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CAPITAL CITY DEVELOPMENT CORPORATION
Board of Commissioners Special Meeting
Conference Room, Fifth Floor, 121 N. 9t Street
September 14, 2020, 12:00 p.m.

Virtual attendance is strongly encouraged.
Please visit: https://ccdcboise.com/the-agency/board-of-commissioners/

AGENDA

R OF Y I I O I O 1 = 5] =1 = ST Chair Zuckerman

[I. ACTION ITEM: AGENDA CHANGES/ADDITIONS ..ottt Chair Zuckerman

[ll. ACTION ITEM: CONSENT AGENDA

A. Expenses
1. Approval of Paid Invoice Report - August 2020

B. Minutes and Reports
1. Approval of August 10, 2020 Meeting Minutes
2. Approval of August 26, 2020 Special Meeting Minutes

C. Other
1. Approve Resolution #1674 - 2419 W. Fairview - Adare Manor - Amendment to the Type 2 General Assistance
Agreement

2. Approve Resolution #1676 - 2419 W. Fairview - Adare Manor - Amendment to the Type 4 Capital
Improvement Project Agreement

3. Approve Resolution #1675 - 1322 W. Main Street - Fire Fusion Studio Retail - Type 1 Streetscape
Participation Program with FireFusion LLC

4. FY2020 Q3 Financial Report (Unaudited)

IV. ACTION ITEM

A. CONSIDER: 600 S. 8th Street Mixed Use — Designation for Participation Program Type 3 Transformative
Agreement with Jordan-Wilcomb Construction and Global Senior Housing
Qo 11101 (=) PSPPI Brady Shinn

B. CONSIDER: Resolution #1669 - Approve First Amendment to the Urban Renewal Plan Westside Downtown
Urban Renewal Project (15 Minutes) ........coocveeiiiiiei i Todd Bunderson/Geoff Dickinson, SB Friedman

C. CONSIDER: Resolution #1670 - Westside Urban Park GMP Approval (10 minutes)
.......................................................................................................................................... Kathy Wanner/Amy Fimbel

D. CONSIDER: Resolution #1671 - Authorizing Parking & Mobility Consultant Selection Process
QO 011 101 (=) USSP Kathy Wanner/Matt Edmond

V. INFORMATION/DISCUSSION ITEMS
A. CCDC Monthly Report (5 MINUIES) .......eeiiiiieiiiieii et ee e e e e e e e e e e e e e e e e annes John Brunelle

VI. ADJOURN

This meeting will be conducted in compliance with the Idaho Open Meetings Law. In addition, all COVID-19 health safety protocols will be
observed. Face masks and social distancing will be required. Due to limited seating in-person attendees may be required to wait outside the
meeting room once the maximum safe meeting room capacity is reached. All CCDC Board members will attend virtually. Interested members of
the public are welcome and are encouraged to attend virtually via the link above.

This meeting is being conducted in a location accessible to those with physical disabilities. Participants may request reasonable
accommodations, including but not limited to a language interpreter, from CCDC to facilitate their participation. For assistance with
accommodation, contact CCDC at 121 N 9th St, Suite 501 or (208) 384-4264 (TTY Relay 1-800-377-3529).


https://ccdcboise.com/the-agency/board-of-commissioners/
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Paid Invoice Report

For the Period: 8/1/2020 through 8/31/2020

Payee Description Payment Date Amount
Debt Service:
US Bank AHA Payment - Civic Plaza 8/10/2020 85,000.00
US Bank Trust Parking Access Agreement 8/10/2020 317,000.00
US Bank 2011 B Bond interest 8/31/2020 143,093.75
US Bank 2011 B Bond principal 8/31/2020 1,095,000.00
Zions Bank 2017 A Bond interest 8/31/2020 106,894.00
Zions Bank 2017 A Bond principal 8/31/2020 1,760,000.00
Zions Bank 2017 B Bond interest 8/31/2020 52,170.00
Zions Bank 2017 B Bond principal 8/31/2020 700,000.00
Total Debt Payments: 4,259,157.75
Payroll:
PERSI Retirement Payment 8/12/2020 18,592.69
EFTPS - IRS Federal Payroll Taxes 8/12/2020 14,519.10
Idaho State Tax Commission State Payroll Taxes 8/12/2020 2,173.00
CCDC Employees Direct Deposits Net Pay 8/12/2020 37,696.35
PERSI Retirement Payment 8/26/2020 18,592.69
EFTPS - IRS Federal Payroll Taxes 8/26/2020 14,519.10
Idaho State Tax Commission State Payroll Taxes 8/26/2020 2,173.00
CCDC Employees Direct Deposits Net Pay 8/26/2020 37,696.33
Total Payroll Payments: 145,962.26
Checks and ACH
Various Vendors Check and ACH Payments (See Attached) August 2020 466,538.83

Total Cash Disbursements:

$ 4,405,120.01

I have reviewed and approved all cash disbursements in the month listed above.

e

Digitally signed by Ross Borden

DN: en=Ross Borden, 0=CCDC, ou=Finance &
Administration, email=rborden@ccdcboise com. ¢=US

Date: 2020.09.03 11:36:41 -06'00

Finance Director

9/3/2020

Date

) A

Exec tiveyrector

10714

[

Date



CAPITAL CITY DEVELOPMENT CORP

Paid Invoice Report - Alphabetical

Check issue dates: 8/1/2020 - 8/31/2020

Page: 1
Sep 02, 2020 09:40AM

Report Criteria:
Detail report type printed

Vendor Invoice Invoice Amount Check Check
Number Name Number Description Date Number  Issue Date
3659 Ada County JULY 2020 July 2020 Master Ground 07/31/2020 29,602.50 63732 08/26/2020
JULY 2020 July 2020 Surplus Ground 07/31/2020 12,761.75 63732 08/26/2020
JULY 2020 # July 2020 Master Ground 07/31/2020 11,925.75 63732 08/26/2020
JULY 2020 # July 2020 Surplus Ground 07/31/2020 13,852.00 63732 08/26/2020
Total 3659: 68,142.00
1316 Blue Cross of Idaho 2019100001  Health Insurance - Aug 202  08/01/2020 26,226.91 63724 08/03/2020
Total 1316: 26,226.91
1385 Boise City Utility Billing 1177 AUG 20 848 Main St # 0447416001  08/01/2020 8.17 11707 08/26/2020
Total 1385: 8.17
4022 Boxcast Inc B57F3A3-00 storage fees 08/01/2020 14.91 11687 08/27/2020
Total 4022: 14.91
3816 Capitol Landscape Inc. 08052020 415 S 8th Paver Repairs —  08/05/2020 1,125.00 63733 08/26/2020
Total 3816: 1,125.00
3712 Car Park AUG2020 settle undeposited funds b~ 08/01/2020 16,910.33 11699 08/28/2020
JUNE2020 10th & Front - Grove 06/30/2020 20,425.01 11699 08/28/2020
JUNE2020 9th & Front - City Centre 06/30/2020 27,826.12 11699 08/28/2020
JUNE2020 9th & Main - Eastman 06/30/2020 22,053.75 11699 08/28/2020
JUNE2020 Cap & Front - BLVD 06/30/2020 11,436.92 11699 08/28/2020
JUNE2020 Cap & Main - Cap Terrace 06/30/2020 25,186.81 11699 08/28/2020
JUNE2020 Cap & Myrtle - Myrtle 06/30/2020 18,168.50 11699 08/28/2020
JUNE2020 9th & Main - Refunds 06/30/2020 14.00 11699 08/28/2020
JUNE2020 Cap & Main - Refunds 06/30/2020 14.00 11699 08/28/2020
JUNE2020 10th & Front - Refunds 06/30/2020 280.00 11699 08/28/2020
Total 3712: 142,315.44
1556 Caselle Inc. 103154 Contract support - August 2  08/01/2020 840.00 63725 08/03/2020
Total 1556: 840.00
1595 City of Boise IL1558 Downtown Core Maint - R 07/01/2020 1,955.95 63734 08/26/2020
IL1558 Downtown Core Maint - W  07/01/2020 1,416.38 63734 08/26/2020
Total 1595: 3,372.33
4116 Civil Survey Consultants In 20015-04 Production Street and Gow  07/31/2020 6,276.00 11700 08/28/2020
Total 4116: 6,276.00
4151 Desman Inc D200048 10th & Front Garage Struct  07/31/2020 2,630.00 11701 08/28/2020
D20036 10th & Front Garage Struct  06/30/2020 5,940.00 11701 08/28/2020
Total 4151: 8,570.00




CAPITAL CITY DEVELOPMENT CORP

Paid Invoice Report - Alphabetical
Check issue dates: 8/1/2020 - 8/31/2020

Page: 2
Sep 02, 2020 09:40AM

Vendor Invoice Invoice Amount Check Check
Number Name Number Description Date Number  Issue Date
1787 Downtown Boise Associati 8328 Downtown Infrastructure C  07/31/2020 3,147.13 63735 08/26/2020
8328 Downtown Infrastructure C  07/31/2020 967.92 63735 08/26/2020
8328 Downtown Infrastructure C  07/31/2020 967.92 63735 08/26/2020
Total 1787: 5,082.97
1838 Elam & Burke P.A. 186709 New Bench URD 07/31/2020 22.50 11702 08/28/2020
186710 Parking Matters 07/31/2020 1,558.00 11702 08/28/2020
186712 New URD - State STreet 07/31/2020 22.50 11702 08/28/2020
186713 Hoffman v. City of Boise 07/31/2020 5,317.13 11702 08/28/2020
186714 WS District Amendment 07/31/2020 2,102.50 11702 08/28/2020
186715 101-0 General 07/31/2020 1,743.75 11702 08/28/2020
186716 River Myrtle Implement Act  07/31/2020 45.00 11702 08/28/2020
186717 Legislation 07/31/2020 157.50 11702 08/28/2020
186718 WS District 07/31/2020 180.00 11702 08/28/2020
Total 1838: 11,148.88
4115 HDR Engineering Inc 1200283799 Main & Fairview Transit Sta 07/31/2020 2,010.00 11688 08/27/2020
Total 4115: 2,010.00
4104 Hellmann Construction Co 200062-1 ParkBOIl Garages — Door H  06/30/2020 15,532.50 11703  08/28/2020
200062-2 ParkBOIl Garages — Door H 07/31/2020 12,180.90 11703  08/28/2020
Total 4104: 27,713.40
3810 Hummel Architects PLLC 9600 Prototype parking structure  07/31/2020 23,695.00 11704 08/28/2020
Total 3810: 23,695.00
2129 Idaho Blueprint & Supply C 0000454666 myrtel front LED maps 07/31/2020 93.00- 11689 08/27/2020
Total 2129: 93.00-
2165 Idaho Power 7995 JULY20 9th & State # 2201627995 07/31/2020 3.50 11685 08/17/2020
JULY 2020 6 9th St outlets #220040660 07/31/2020 3.96 11686 08/18/2020
Total 2165: 7.46
3900 Idaho Records Manageme 0140646 Records Storage 08/01/2020 89.78 11690 08/27/2020
Total 3900: 89.78
2186 Idaho Statesman 263244 JULY Legal Notices 07/31/2020 88.40 63736 08/26/2020
Total 2186: 88.40
3966 Involta LLC 0052156 Website Hosting Services 08/01/2020 1,347.90 63737 08/26/2020
Total 3966: 1,347.90
2288 Jensen Belts Associates 1765CD-5 Westside Park DD-CD-CA 07/31/2020 13,442.00 11705 08/28/2020
1768CD-3 8th and Bannock Streetsca  07/31/2020 5,318.41 11705 08/28/2020
1768CD-3 8th and Bannock Streetsca  07/31/2020 5,939.55 11705 08/28/2020




CAPITAL CITY DEVELOPMENT CORP Paid Invoice Report - Alphabetical Page: 3

Check issue dates: 8/1/2020 - 8/31/2020 Sep 02, 2020 09:40AM
Vendor Invoice Invoice Amount Check Check
Number Name Number Description Date Number  Issue Date

Total 2288: 24,699.96

3913 Kimley-Horn and Associate 191934019-0 Parking Management Plan 06/30/2020 2,695.96 11691  08/27/2020

Total 3913: 2,695.96
2360 Kittelson & Associates Inc. 0111456 11th Street Bikeway Conce  06/30/2020 25,938.35 11706 08/28/2020

Total 2360: 25,938.35
4157 MIG, Inc. 0065277 State Street Corridor Fram  06/30/2020 3,770.00 11692 08/27/2020

Total 4157: 3,770.00
4136 Mintify LLC 157 Management Training 07/31/2020 4,000.00 11693 08/27/2020

Total 4136: 4,000.00
3813 Oliver Russell 24905 BikeBOIl Marketing Campai  07/23/2020 4,125.00 63738 08/26/2020

Total 3813: 4,125.00
2774 Pro Care Landscape Mana 33957 Landscape Maintenance - 07/31/2020 132.00 63739 08/26/2020
33987 Landscape Maintenance - 07/31/2020 249.00 63739 08/26/2020
33988 Landscape Maintenance - 07/31/2020 44.00 63739 08/26/2020

Total 2774: 425.00
2798 Quadrant Consulting Inc. 11117 State Street District Map & 07/17/2020 2,009.12 11694 08/27/2020

11136 State Street Infrastructure 07/31/2020 2,126.40 11694 08/27/2020

Total 2798: 4,135.52
4125 Red Sky Inc 41542 Communication Services 06/30/2020 4,000.00 63740 08/26/2020
Total 4125: 4,000.00
3896 Rim View LLC AUG2020 Monthly Rent and NNN - Tr  08/01/2020 15,250.00 63726 08/03/2020
Total 3896: 15,250.00
3796 Scheidt & Bachmann USAI| 41904 July 2020 Merchant Fees 07/31/2020 266.18 11695 08/27/2020
Total 3796: 266.18
3542 Security LLC - Plaza 121 AUG2020 Office rent - August 2020 08/01/2020 13,620.75 63727 08/03/2020
Total 3542: 13,620.75
3974 Stability Networks Inc. 32947 rack shelves 07/28/2020 431.96 11696 08/27/2020
32988 IT Services - FY2020 07/31/2020 2,255.00 11696 08/27/2020
32988 Phone System Support 07/31/2020 85.00 11696 08/27/2020
32988 AppRiver SecureTide 07/31/2020 90.00 11696 08/27/2020
32988 Cloud Backup 07/31/2020 420.00 11696 08/27/2020

32988 Cisco Subscription 07/31/2020 5.84 11696 08/27/2020




CAPITAL CITY DEVELOPMENT CORP Paid Invoice Report - Alphabetical Page: 4

Check issue dates: 8/1/2020 - 8/31/2020 Sep 02, 2020 09:40AM
Vendor Invoice Invoice Amount Check Check

Number Name Number Description Date Number  Issue Date
Total 3974: 3,287.80

3029 State Insurance Fund 23332521 Installment Premium 07/27/2020 1,239.00 63741 08/26/2020
Total 3029: 1,239.00

3696 Strata BO200266 6th Street Streetscape Imp  07/21/2020 425.00 63742 08/26/2020
Total 3696: 425.00

4109 Syringa Networks LLC 20339 AUG2 internet & data 08/01/2020 647.75 63743 08/26/2020
Total 4109: 647.75

4074 The Potting Shed 18250 Interior Plant Replacement ~ 07/27/2020 37.37 63744 08/26/2020

18267 Interior Plant Maint. 07/31/2020 65.00 63744  08/26/2020
Total 4074: 102.37

3835 US Bank - Credit Cards 07.27.2020 Voice, data & webhostings  07/27/2020 90.41 11684 08/10/2020

07.27.2020 Office Supplies 07/27/2020 178.37 11684 08/10/2020

07.27.2020 Computer & Software Supp 07/27/2020 269.87 11684 08/10/2020

07.27.2020 Dues & Subscriptions 07/27/2020 15.17 11684 08/10/2020

07.27.2020 Personnel Training (Local) 07/27/2020 525.00 11684 08/10/2020

07.27.2020 Professional Services Gen  07/27/2020 5.95 11684 08/10/2020

07.27.2020 Office Furniture & Equipme  07/27/2020 569.22 11684 08/10/2020

07.27.2020 Street/District Improvement  07/27/2020 572.40 11684 08/10/2020

07.27.2020 Banking & Merchant Fees 07/27/2020 80.30 11684 08/10/2020
Total 3835: 2,306.69

3332 Watson Associates 1913B 9th & Front Level 7 & 8 Sp  07/20/2020 24,785.00 63745 08/26/2020
Total 3332: 24,785.00

3365 Westerberg & Associates 236 Legislative Advisement Ser  07/31/2020 2,000.00 11697 08/27/2020
Total 3365: 2,000.00

3990 Xerox Corporation 011006635 Copier Lease 07/31/2020 261.19 11698 08/27/2020
Total 3990: 261.19

4158 Zoom Video Communicatio INV3565190 video conference servicea 08/11/2020 575.76 63746 08/26/2020
Total 4158: 575.76
Grand Totals: _

Report Criteria:
Detail report type printed
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MINUTES OF MEETING
BOARD OF COMMISSIONERS
CAPITAL CITY DEVELOPMENT CORPORATION
Boise, ID 83702
August 10, 2020

. CALL TO ORDER:

Board Members appeared remotely, as did Ross Borden, Finance and Administration Director,
Brady Shinn, Project Manager — Property Development, Doug Woodruff, Assistant Director -
Placemaking & Infrastructure, Joey Chen, Controller and Ryan Armbruster, CCDC Legal Counsel.

John Brunelle, CCDC Executive Director, and Sarah Jones, Executive Assistant, were present at

the CCDC physical office location.

Present: Commissioner Dana Zuckerman, Commissioner Ryan Woodings, Commissioner David
Bieter, Commissioner Latonia Haney Keith, Commissioner Maryanne Jordan, Commissioner

Lauren McLean, and Commissioner Danielle Hurd.

Absent: Commissioner Gordon Jones and Commissioner Kate Nelson

Roll call was taken, by Ryan Armbruster, Agency Legal Counsel confirming quorum.

Chairman Zuckerman convened the meeting with a quorum at 12:01 p.m.

II. ACTION ITEM: AGENDA CHANGES/ADDITIONS:

There were no changes to the agenda.

lll. ACTION ITEM: CONSENT AGENDA

W~

Expenses

. Approval of Paid Invoice Report —July 2020

. Minutes and Reports

Approval of July 13, 2020 Meeting Minutes
Approval of July 13, 2020 Chat Transcript — 1715 W Idaho Street
Approval of July 27, Special Meeting Minutes

Commissioner Woodings made a motion to approve the Consent Agenda.
Commissioner Jordan seconded

Roll Call:

Commissioner Bieter did not vote due to technical issues with the connection.
Commissioner Haney Keith — Aye

Commissioner Hurd — Aye

Commissioner Jordan — Aye

Commissioner Mclean - Aye

Commissioner Woodings — Aye

CCDC Board of Commissioners 08-10-2020 Meeting Minutes



Commissioner Zuckerman — Aye
The motion carried 6-0

IV. ACTION ITEMS

A. CONSIDER: Resolution #1662A - Authorizing Westside Urban Park Naming
Recommendation

Commissioner Zuckerman made a motion to adopt Resolution No. 1662 as amended
concluding the Westside Park Naming Committee and directing Agency staff to forward
the Committee’s information and final report to Boise City Parks and Recreation.

Commissioner Hurd seconded.

Roll Call:

Commissioner Bieter did not vote due to technical issues with the connection.
Commissioner Haney Keith — Aye

Commissioner Hurd — Aye

Commissioner Jordan — Aye

Commissioner Mclean - Aye

Commissioner Woodings — Aye

Commissioner Zuckerman — Aye

The motion carried 6-0

B. CONSIDER: Resolution #1668 — Approving Westside Park Public Art Design Concept
Recommendation

Karl LeClair, City of Boise Public Art, gave a report.

Commissioner Woodings moved to adopt Resolution #1668 approving the Gentle Breeze
design by artist Matthew Mazzotta as the public art component of the Westside Urban
Park.

Commissioner Haney Keith seconded.

Roll Call:

Commissioner Bieter - Aye
Commissioner Haney Keith — Aye
Commissioner Hurd — Aye
Commissioner Jordan — Nay
Commissioner Mclean - Aye
Commissioner Woodings — Aye
Commissioner Zuckerman — Aye

The motion carried 6-1

CCDC Board of Commissioners 08-10-2020 Meeting Minutes 2



C. CONSIDER: Proposed FY 2020 Amended Budget

Ross Borden, Finance and Administration Director, gave a report.
Joey Chen, Controller, gave a report.

Commissioner Woodings moved to amend the FY 2020 Original Budget to new revenue
and expense totals of $21,514,916 and set the time and date of Noon, August 26, 2020,
for the statutorily-required public hearing.

Commissioner Bieter seconded.

Roll Call:

Commissioner Bieter - Aye
Commissioner Haney Keith — Aye
Commissioner Hurd — Aye
Commissioner Jordan — Aye
Commissioner Mclean - Aye
Commissioner Woodings — Aye
Commissioner Zuckerman — Aye

The motion carried 7-0

D. CONSIDER: Proposed FY 2021 Original Budget

Joey Chen, Controller, gave a report.

Commissioner Woodings moved to approve the FY 2021 Original Budget with revenue
and expense totals of $59,317,412 and set the time and date of Noon, August 26, 2020,
for the statutorily-required public hearing.

Commissioner Hurd seconded.
Roll Call:

Commissioner Bieter - Nay
Commissioner Haney Keith — Aye
Commissioner Hurd — Aye
Commissioner Jordan — Aye
Commissioner Mclean - Aye
Commissioner Woodings — Aye
Commissioner Zuckerman — Aye

The motion carried 6-1
Commissioner Bieter left the meeting directly after vote at 1:09pm.
E. CONSIDER: Proposed FY 2021-2025 Capital Improvement Plan

Doug Woodruff, Assistant Director - Placemaking & Infrastructure, gave a report.

CCDC Board of Commissioners 08-10-2020 Meeting Minutes 3



Commissioner Woodings moved to approve the proposed CCDC Capital Improvement
Plan for 2021-2025, and any technical changes which may be required.

Commissioner Jordan noted that she did have a prior objection to the expenditure funds
for Public Art, for an out of state artist on Westside Park.

Commissioner Haney Keith seconded.

Roll Call:

Commissioner Haney Keith — Aye
Commissioner Hurd — Aye
Commissioner Jordan — Aye
Commissioner Mclean - Aye
Commissioner Woodings — Aye
Commissioner Zuckerman — Aye

The motion carried 6-0

Commissioner McLean left the meeting directly after vote at 1:35 pm.

F. CONSIDER: 1322 W Main Street — Fire Fusion Studio — Participation Program Type 1
Agreement with FireFusion Studio LLC

Brady Shinn, Project Manager — Property Development, gave a report.

Commissioner Woodings moved to direct staff to negotiate a final Type 1 Streetscape
Grant Participation Agreement with FireFusion Studio LLC for future Board approval.

Commissioner Haney Keith seconded.

Roll Call:

Commissioner Haney Keith — Aye
Commissioner Hurd — Aye
Commissioner Jordan — Aye
Commissioner Woodings — Aye
Commissioner Zuckerman — Aye

The motion carried 5-0

V. INFORMATION/DISCUSSION ITEMS

A. CCDC Monthly Report

John Brunelle, CCDC Executive Director, gave a report.

CCDC Board of Commissioners 08-10-2020 Meeting Minutes 4



VI. MEETING ADJOURNMENT

There being no further business to come before the Board, a motion was made by Commissioner
Woodings to adjourn the meeting. Commissioner Hurd seconded the motion. A roll call vote was
taken.

Commissioner Haney Keith — Aye
Commissioner Hurd — Aye
Commissioner Jordan — Aye
Commissioner Woodings — Aye
Commissioner Zuckerman — Aye

The motion carried 5-0. The meeting adjourned at 1:41 p.m.

ADOPTED BY THE BOARD OF DIRECTORS OF THE CAPITAL CITY DEVELOPMENT
CORPORATION ON THE 10th DAY OF AUGUST 2020.

Dana Zuckerman, Chair

Lauren McLean, Secretary

CCDC Board of Commissioners 08-10-2020 Meeting Minutes 5



MINUTES OF SPECIAL MEETING
BOARD OF COMMISSIONERS
CAPITAL CITY DEVELOPMENT CORPORATION
Boise, ID 83702
August 26, 2020

. CALL TO ORDER:

Board Members appeared remotely, as did Ross Borden, Finance and Administration Director,
Doug Woodruff, Assistant Director - Placemaking & Infrastructure, Joey Chen, Controller, Todd
Bunderson, Development Director, and Ryan Armbruster, CCDC Legal Counsel.

John Brunelle, CCDC Executive Director, and Sarah Jones, Executive Assistant, were present at
the CCDC physical office location.

Present: Commissioner Dana Zuckerman, Commissioner Ryan Woodings, Commissioner
Gordon Jones, Commissioner Latonia Haney Keith, Commissioner David Bieter, Commissioner
Lauren McLean, and Commissioner Kate Nelson

Absent: Commissioner Danielle Hurd and Commissioner Maryanne Jordan

Roll call was taken, by Ryan Armbruster, Agency Legal Counsel confirming quorum.

Chairman Zuckerman convened the meeting with a quorum at 12:01 p.m.

II. ACTION ITEM: AGENDA CHANGES/ADDITIONS:

There were no changes to the agenda.

lll. ACTION ITEMS

A. PUBLIC HEARING: Proposed FY 2020 Amended Budget
Joey Chen, CCDC Controller, gave a report.

Chair Zuckerman opened the public hearing at 12:03 pm. No public comment was made
and no comment in writing was received.

Public Hearing closed at 12:14 pm.

B. CONSIDER: Resolution #1665 — Adopt FY 2020 Amended Budget
Commissioner Woodings moved to adopt Resolution 1665, the Amended Annual
Appropriation Resolution, to amend the FY2020 Budget to new revenue and expense
totals of $21,514,916 and authorize the Executive Director to file copies as required by

law.

Commissioner David Bieter seconded.

CCDC Board of Commissioners 08-26-2020 Special Meeting Minutes 1



Roll Call:

Commissioner Bieter — Aye
Commissioner Jones — Aye
Commissioner Keith - Aye
Commissioner Mclean — Aye
Commissioner Nelson — Aye
Commissioner Woodings — Aye
Commissioner Zuckerman — Aye

The motion carried 7-0
C. PUBLIC HEARING - Proposed FY 2021 Original Budget

Joey Chen, Controller, gave a report.

Chair Zuckerman opened the public hearing at 12:16 pm. No public comment was made
and no comment in writing was received.

Public Hearing closed at 12:21 pm.

D. CONSIDER: Resolution #1666 — Adopt FY 2021 Original Budget

Joey Chen, Controller, gave a report.

Commissioner Woodings moved to adopt Resolution 1666, the Annual Appropriation
Resolution, to set the FY2021 Original Budget revenue and expense totals to $59,317,412
and authorize the Executive Director to file copies as required by law.

Commissioner Bieter seconded.
Roll Call:

Commissioner Bieter — Aye
Commissioner Jones — Aye
Commissioner Keith - Aye
Commissioner Mclean — Aye
Commissioner Nelson — Aye
Commissioner Woodings — Aye
Commissioner Zuckerman — Aye

The motion carried 7-0
E. CONSIDER: Resolution #1667 — Adopt FY 2021-2025 Capital Improvement Plan

Doug Woodruff, Assistant Director - Placemaking & Infrastructure, gave a report.

Commissioner Woodings moved to approve Resolution #1667, adopting the CCDC 2021-
2025 Capital Improvement Plan

Commissioner Haney Keith seconded.

CCDC Board of Commissioners 08-26-2020 Special Meeting Minutes 2



Roll Call:

Commissioner Bieter — Aye
Commissioner Jones — Aye
Commissioner Keith - Aye
Commissioner Mclean — Aye
Commissioner Nelson — Aye
Commissioner Woodings — Aye
Commissioner Zuckerman — Aye

The motion carried 7-0

IV. MEETING ADJOURNMENT

There being no further business to come before the Board, a motion was made by Commissioner
Woodings to adjourn the meeting. Commissioner Bieter seconded the motion. A roll call vote was
taken.

Roll Call:

Commissioner Bieter — Aye
Commissioner Jones — Aye
Commissioner Keith - Aye
Commissioner Mclean — Aye
Commissioner Nelson — Aye
Commissioner Woodings — Aye
Commissioner Zuckerman — Aye

The motion carried 7-0. The meeting adjourned at 12:29 pm.

ADOPTED BY THE BOARD OF DIRECTORS OF THE CAPITAL CITY DEVELOPMENT
CORPORATION ON THE 26th DAY OF AUGUST 2020.

Dana Zuckerman, Chair

Lauren McLean, Secretary

CCDC Board of Commissioners 08-26-2020 Special Meeting Minutes 3
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AGENDA BILL
Agenda Subject: Date:
Approve Resolution No. 1674 - 2419 W. Fairview - Adare Manor - September 14, 2020
Amendment to the Type 2 General Assistance Agreement
Staff Contact: Attachments:
Brady Shinn 1. Resolution No. 1674

2. First Amendment to Type 2 Participation Agreement

Action Requested:
Adopt Resolution No. 1674 approving and authorizing the Executive Director to execute the
First Amendment to the Type 2 Participation Agreement with Adare Manor LLC.

Background:

Adare Manor LLC and CCDC have an existing Type 2 General Assistance Participation
Agreement on December 11, 2017. CCDC has a second existing Agreement (a Type 4 Capital
Improvement Reimbursement Agreement with Northwest Integrity Housing Corporation) dated
February 15, 2018, concerning the site as well. The combined not to exceed total payment for
both Agreements is $ 758,402.

The project is complete and has its certificate of occupancy. Adare Manor LLC has submitted its
Cost Documentation to CCDC and CCDC has completed its review. The reviewed Cost
Documentation demonstrates that the project’s total Eligible Expenses are $563,598.
Importantly, the scope of the T4 Agreement, which concerns upgrading electrical utility
infrastructure, was not required by Idaho Power.

Therefore, CCDC is amending the original Schedule of Eligible Costs for the T2 and T4 projects.
Since there were no electrical utility upgrades required for the project, the First Amendments to
both Agreements now share the same Schedule of Eligible Costs.

The amended estimated schedule of payments for both Agreements is shown below, for
demonstration and clarity purposes.

Amount FY 2020 FY 2021 FY 2022 FY 2023 FY 2024
T2 $ 285,196 $ 71299 § 71299 § 71299 $ 71,299
T4 $ 278,402 $§ 278,402
Total $ 563598 $ 278402 $ 71,299 $ 71299 $ 71,299 $ 71,299

Fiscal Notes:
The Agency’s total obligation on the project is $563,598. The Agency has budgeted sufficient
funds for both agreements. It is anticipated that all eligible costs will be fully reimbursed.
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Staff Recommendation:

Approve resolution. The attached First Amendment to the Type 2 General Assistance
Participation Agreement, and its corresponding First Amendment to the Type 4 Capital
Improvement Reimbursement Agreement both met the existing rules of CCDC’s Participation
Program at the time of the Agreements’ execution. Additionally, CCDC’s new total expenditure
is less than original budgeted amount due to Idaho Power not requiring the infrastructure
upgrades.

Suggested Motion:
Adopt Resolution No. 1674 approving and authorizing the Executive Director to execute the
First Amendment to the Type 2 Participation Agreement with Adare Manor LLC.
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RESOLUTION NO. 1674

BY THE BOARD OF COMMISSIONERS OF THE URBAN RENEWAL AGENCY OF BOISE
CITY, IDAHO:

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE URBAN
RENEWAL AGENCY OF BOISE CITY, IDAHO, APPROVING AN AMENDMENT
TO THE TYPE 2 GENERAL ASSISTANCE PARTICIPATION AGREEMENT
BETWEEN THE AGENCY AND ADARE MANOR, LLC, AN IDAHO LIMITED
LIABILITY COMPANY; AUTHORIZING THE CHAIRMAN, VICE-CHAIRMAN, OR
EXECUTIVE DIRECTOR TO EXECUTE THE AMENDMENT AND ANY
NECESSARY DOCUMENTS, SUBJECT TO CERTAIN CONTINGENCIES;
AUTHORIZING ANY TECHNICAL CORRECTIONS TO THE AMENDMENT;
AND PROVIDING AN EFFECTIVE DATE.

THIS RESOLUTION is made on the date hereinafter set forth by the Urban Renewal
Agency of Boise City, Idaho, an independent public body, corporate and politic, authorized
under the authority of the Idaho Urban Renewal Law of 1965, as amended, Chapter 20, Title 50,
Idaho Code, and the Local Economic Development Act, as amended and supplemented,
Chapter 29, Title 50, Idaho Code (collectively, the “Act’), as a duly created and functioning
urban renewal agency for Boise City, Idaho (hereinafter referred to as the “Agency”).

WHEREAS, the City Council of the City of Boise City, Idaho (“City”), after notice duly
published, conducted a public hearing on the 30" Street Area Urban Renewal Plan (the “30™
Street Plan”); and,

WHEREAS, following said public hearing, the City adopted its Ordinance No. 6868 on
December 4, 2012, approving the 30" Street Plan and making certain findings; and,

WHEREAS, Adare Manor, LLC, an Idaho limited liability company, controls the
development rights via lease on certain real property (the “Site”) located in the 30th Street
Urban Renewal District (“30" Street District”), as created by the 30" Street Plan; and,

WHEREAS, the Agency and Adare Manor, LLC, entered into a Type 2 General
Assistance Participation Agreement (“Agreement”) on December 11, 2017, for construction of
certain public improvements as specified in the Agreement; and,

WHEREAS, the Agency and Northwest Integrity Housing Company previously entered
into that certain Type 4 Capital Improvement Reimbursement Agreement dated February 15,
2018, which provided for reimbursement of certain public improvements; and,

WHEREAS, the Agency and Northwest Integrity Housing Company have entered into a
First Amendment to the Type 4 Capital Improvement Reimbursement Agreement, which now
provides for a total reimbursement to Northwest Integrity Housing Company of $278,402 for the
cost of certain public improvements, which reimbursement shall reduce the amount of public
improvements to be reimbursed under this First Amendment to this Type 2 General Assistance
Participation Agreement made between the Agency and Adare Manor, LLC; and,
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WHEREAS, Article VII of the Agreement allows for amendments to the Agreement if such would
not alter the basic business purposes of the Agreement, if made in writing, and if agreed to by
the Parties; and,

WHEREAS, the Agency and Adare Manor, LLC, desire to amend the Agreement having
now determined the Actual Costs for the public improvements in accordance with Section Ill.F of
the Agreement; and,

WHEREAS, the Agency Board finds it in the best public interest to approve the
Amendment and to authorize execution of same.

NOW, THEREFORE, BE IT RESOLVED BY THE MEMBERS OF THE BOARD OF
COMMISSIONERS OF THE URBAN RENEWAL AGENCY OF BOISE CITY, IDAHO, AS
FOLLOWS:

Section 1: That the above statements are true and correct.

Section 2: That the Amendment to the Type 2 General Assistance Participation
Agreement, attached hereto as Attachment 1 and incorporated herein by reference, is hereby
approved.

Section 3: That the Chairman, Vice-Chairman, or Executive Director of the Agency
are hereby authorized to sign and enter into the Amendment and to execute all necessary
documents required to implement the actions contemplated by the Amendment, subject to
representations by the Agency staff and the Agency legal counsel that all conditions precedent
to such actions have been met; and further, any necessary technical changes to the
Amendment or other documents are acceptable, upon advice from the Agency’s legal counsel
that said changes are consistent with the provisions of the Agreement, the Amendment, and the
comments and discussions received at the September 14, 2020, Agency Board meeting; the
Agency is further authorized to appropriate any and all funds contemplated by the Amendment
and to perform any and all other duties required pursuant to said Amendment.

Section 4: That this Resolution shall be in full force and effect immediately upon its
adoption and approval.

PASSED AND ADOPTED by the Urban Renewal Agency of Boise City, Idaho, on
September 14, 2020. Signed by the Chair of the Agency Board of Commissioners and attested
by the Secretary to the Agency Board of Commissioners on September 14, 2020.

URBAN RENEWAL AGENCY OF BOISE CITY

BY:
Dana Zuckerman, Chair

ATTEST:

BY:
Lauren McLean, Secretary
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FIRST AMENDMENT TO THE
TYPE 2 GENERAL ASSISTANCE PARTICIPATION AGREEMENT

This FIRST AMENDMENT TO THE TYPE 2 GENERAL ASSISTANCE PARTICIPATION
AGREEMENT (“Amendment”) is made and entered by and between the CAPITAL CITY
DEVELOPMENT CORPORATION (“Agency”) and Adare Manor LLC, an Idaho limited liability
company qualified to do business in ldaho, and/or assigns (“Participant”), collectively referred to
as the “Parties” and each individually as “Party.”

RECITALS

WHEREAS, Participant and Agency have previously entered into that certain Type 2
General Assistance Participation Agreement, dated December 11, 2017 (the “Agreement”); and,

WHEREAS, the Parties have determined the Actual Eligible Costs for the Public
Improvements per Section III.F of the Agreement total $563,598; and,

WHEREAS, the Agency and Northwest Integrity Housing Company previously entered
into that certain Type 4 Capital Improvement Reimbursement Agreement dated February 15,
2018, which provided for reimbursement of certain public improvements; and,

WHEREAS, the Agency and Northwest Integrity Housing Company have entered into a
First Amendment to the Type 4 Capital Improvement Reimbursement Agreement, which now
provides for a total reimbursement to Northwest Integrity Housing Company of $278,402 for the
cost of certain public improvements, which reimbursement shall reduce the amount of public
improvements to be reimbursed under this First Amendment to this Type 2 General Assistance
Participation Agreement; and,

WHEREAS, in accordance with Article VII. AMENDMENTS TO THIS AGREEMENT
which provides that the Parties may agree to reasonable amendments if such would not alter
the basic business purposes of the Agreement, if made in writing, and if agreed to by the
Parties, Participant and Agency wish to amend the terms of the Agreement as set forth herein.

AGREEMENT

NOW, THEREFORE, in consideration of the mutual covenants contained in the
Agreement, the mutual covenants contained herein, and other good and valuable consideration,
the receipt and sufficiency of which are hereby acknowledged, Participant and Agency agree as
follows:

1. Recitals.
The Parties agree that the foregoing recitals are not mere recitations but are covenants of the

Parties, binding upon them and forming a portion of the consideration of the agreements
contained herein.
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2. Exhibits to the Agreement.

The Agreement contains six (6) exhibits, labeled A through F. By this Amendment, Exhibit D is
hereby removed and replaced with a new Exhibit D, attached hereto and labeled “Exhibit D —
AMENDED.”

3. Reimbursement.

As set forth in Exhibit D, the total amount of reimbursable expenses has been established at
$563,598. With payment to Northwest Integrity Housing Company of $278,402 there remains an
amount to be reimbursed to Participant of $285,186 in the time and manner described in
Section Il G of the Agreement.

4. Approval and Consent.

Participant hereby represents, warrants, and covenants by virtue of its signing of this
Amendment that the amendments set forth herein, including but not limited to the
reimbursement amount and the timeline for reimbursement, has been approved and consented
to by Northwest Integrity Housing Company.

5. Full Force and Effect.

All other terms and conditions of the Agreement remain in full force and effect. This Amendment
shall control in the event of a conflict between this Amendment and the Agreement.

End of Amendment | Signatures on the following page.
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IN WITNESS WHEREOF, the Parties hereto have signed this Amendment with an
effective date that shall be the date when this Amendment has been signed by Agency.

Agency: Capital City Development Corporation

Date By:

John Brunelle, Executive Director

Participant: Adare Manor LLC, an Idaho Limited Liability
Company (“Participant”)

By: Adare Manor-TDC Associates LLC,
an Idaho limited liability company,

By: Thomas Development Co.,
an Idaho corporation,

Its: Managing Member

Date By:

Thomas C. Mannschreck, President
By: Adare Manor — NIHC Associates LLC,
an Idaho limited liability company

By: Northwest Integrity Housing Co.,
an ldaho non-profit corporation,

Its: Managing Member
Date By:
Chris Bent, Executive Director
Approved as to form:
Date By:

Thomas C. Mannschreck, Board Member

By: TPC Holdings V, LLC
an Idaho limited liability company

Its: Co- Managing Member

Date By:

Caleb Roope, Manager
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Attachments:
1: Replacement Exhibit D — Amended Schedule of Eligible Cost
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Attachment 1: Exhibit D - AMENDED: Schedule of Eligible Costs

Adare Manor Apartment Project - Boise, Idaho

Actual Eligible Expenses

Actual Costs

| ltem | Description | Qty | Unit | unit Price | Approved |

Off-Site Sewer Relocation (Relocation thru Ennis/Boise Rescue Mission Properties)
1 Exploratory Excavation 1 LS $4,000.00 $ 2,508
2 8" Sewer Main 803 LF $36.00 $ 53,000
8 Traffic Control Allowance 1 LS $5,000.00 $ 1,398
9 Utility Conflict/Relocation Allowance 1 LS $10,000.00 $ 11,167
10 Materials Testing Allowance 1 LS $ 3,040
11 Suneying $ 276
12 Cvil Engineering Redesign $ 14,955

Subtotal $ 86,344

Subtotal

Public Street Improvements (Off-Site Work)
14 Demo Asphalt 22434 SF $0.20 $202,077
20 Sidewalk 2063 LF $4.00 $ 14,539
21 Stamped Colored Concrete 867 SF $15.00 $ 6,338
24 4' Valley Gutter 1800 SF $22.00 $ 10,869
25 Pedestrian Ramps 4 EA $750.00 $ 2,112
26 Traffic Rated Concrete 420 SF $8.00 $ 2,536
27 3-0"x8" Planter Walls 42 cY $450.00 $ 12,425
33 Landscaping - Landscape Planters 8000 LS $3.75 $ 29,724
35 Landscaping - Street Trees 26 EA $275.00 $ 10,000
36 Street Lights 14 EA $5,000.00 $53,439
38 Traffic Control Allowance 1 LS $ 9,625
40 Suneying 1 LS

Subtotal $353,684.13

Public Sidewalk/Street Trees, Access Driveway (On-Site Work For Public Use)
41 Sidewalk 8239 SF $4.00 $ 58,063
43 Street Trees w/ Irrigation 15 EA $450.00 $ 6,000
44 Tree Grates Allowance 15 EA $2,600.00 $ 44,018
45 Furnishings (bench/trash) Allowance 1 LS $10,000.00 $ 15,489

Subtotal $ 123,570

Total $ 563,598
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AGENDA BILL

Agenda Subject: _
Approve Resolution No. 1676 - 2419 W. Fairview - Adare Manor - Date:
Amendment to the Type 4 Capital Improvement Reimbursement September 14, 2020
Agreement
Staff Contact: Attachments:
Brady Shinn 1. Resolution No. 1676

2. First Amendment to Type 4 Participation Agreement

Action Requested:

Adopt Resolution No. 1676 approving and authorizing the Executive Director to execute the
First Amendment to the Type 4 Capital Improvement Reimbursement Agreement with
Northwest Integrity Housing Corporation

Background:

Northwest Integrity Housing Corporation and CCDC have an existing Type 4 Capital
Improvement Reimbursement Agreement dated February 15, 2018. CCDC has a second
existing Agreement (a Type 2 General Assistance Participation Agreement with Adare Manor
LLC), dated December 11, 2017, concerning the site as well. The combined not to exceed
payment for both Agreements is $758,402.

The project is complete and has its certificate of occupancy. Northwest Integrity Housing
Corporation has submitted its Cost Documentation to CCDC, and CCDC has completed its
review. The reviewed Cost Documentation demonstrates that the project’s total Eligible
Expenses are $563,598. Importantly, the scope of the T4 Agreement, which concerns upgrading
electrical utility infrastructure, was not required by Idaho Power.

Therefore, CCDC is amending the original Schedule of Eligible Costs for the T2 and T4 projects.
Since there were no electrical utility upgrades required for the project, the First Amendments to
both Agreements now share the same Schedule of Eligible Costs.

The amended estimated schedule of payments for both Agreements is shown below, for
demonstration and clarity purposes.

Amount FY 2020 FY 2021 FY 2022 FY 2023 FY 2024
T2 $ 285,196 $ 71299 § 71299 § 71,299 § 71,299
T4 $ 278,402 § 278,402
Total $ 563598 $ 278402 $ 71,299 $ 71,299 $ 71,299 $ 71,299
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Fiscal Notes:

The Agency’s total obligation on the project is $563,598. The Agency has budgeted sufficient
funds for payment for the two agreements. It is anticipated that all eligible costs will be fully
reimbursed.

Staff Recommendation:

Approve resolution. The attached First Amendment to the Type 4 Capital Improvement
Reimbursement Agreement and its corresponding First Amendment to the Type 2 General
Assistance Participation Agreement both met the existing rules of CCDC’s Participation
Program at the time of the Agreements’ execution. Additionally, CCDC’s new total expenditure
is less than original budgeted amount due to Idaho Power not requiring the infrastructure
upgrades.

Suggested Motion:

Adopt Resolution No. 1676 approving and authorizing the Executive Director to execute First
Amendment to the Type 4 Capital Improvement Reimbursement Agreement with Northwest
Integrity Housing Corporation
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RESOLUTION NO. 1676

BY THE BOARD OF COMMISSIONERS OF THE URBAN RENEWAL AGENCY OF BOISE
CITY, IDAHO:

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE URBAN
RENEWAL AGENCY OF BOISE CITY, IDAHO, APPROVING AN AMENDMENT
TO THE TYPE 4 CAPITAL IMPROVEMENT REIMBURSEMENT AGREEMENT
BETWEEN THE AGENCY AND NORTHWEST INTEGRITY HOUSING CO., AN
IDAHO NONPROFIT CORPORATION; AUTHORIZING THE CHAIRMAN, VICE-
CHAIRMAN, OR EXECUTIVE DIRECTOR TO EXECUTE THE AMENDMENT
AND ANY NECESSARY DOCUMENTS, SUBJECT TO CERTAIN
CONTINGENCIES; AUTHORIZING ANY TECHNICAL CORRECTIONS TO THE
AMENDMENT; AND PROVIDING AN EFFECTIVE DATE.

THIS RESOLUTION is made on the date hereinafter set forth by the Urban Renewal
Agency of Boise City, Idaho, an independent public body, corporate and politic, authorized
under the authority of the Idaho Urban Renewal Law of 1965, as amended, Chapter 20, Title 50,
Idaho Code, and the Local Economic Development Act, as amended and supplemented,
Chapter 29, Title 50, Idaho Code (collectively, the “Act”), as a duly created and functioning
urban renewal agency for Boise City, Idaho (hereinafter referred to as the “Agency”).

WHEREAS, the City Council of the City of Boise City, Idaho (“City”), after notice duly
published, conducted a public hearing on the 30" Street Area Urban Renewal Plan (the “30™
Street Plan”); and,

WHEREAS, following said public hearing, the City adopted its Ordinance No. 6868 on
December 4, 2012, approving the 30" Street Plan and making certain findings; and,

WHEREAS, Northwest Integrity Housing Co., an Idaho nonprofit corporation, is a
managing member of Adare Manor, LLC, an Idaho limited liability company that controls the
development rights via lease on certain real property (the “Site”) located in the 30th Street
Urban Renewal District (“30™ Street District”), as created by the 30" Street Plan; and,

WHEREAS, the Agency and Northwest Integrity Housing Co. entered into a Type 4
Participation Program Agreement (“Agreement”) on February 15, 2018, for construction of
certain public improvements as specified in the Agreement; and,

WHEREAS, under the Agreement, the estimated public improvement costs to be
reimbursed totaled $287,402 for certain overhead power relocation underground (underground
distribution lines only — 24™ Street), hereinafter “Utility Infrastructure Improvements”; and,

WHEREAS, the utility and permitting jurisdictions did not require any of the Utility
Infrastructure Improvements as originally contemplated and described in the Agreement; and,

WHEREAS, under the Agreement, the Participant could not be reimbursed for any

amounts reimbursed to Adare Manor, LLC under that certain agreement dated December 11,
2017, between Agency and Adare Manor, LLC; and,
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WHEREAS, under the Agreement, any improvements for the Project or related to the
Project to the extent funded by any other public entity, state or federal, are not eligible for
reimbursement; and,

WHEREAS, any improvements for the Project or related to the Project, to the extent
funded by or otherwise paid for or donated by Idaho Power, are not eligible for reimbursement
pursuant to the Agreement; and,

WHEREAS, as a result of the development of the Project (as defined in the Agreement),
certain public infrastructure has been developed and installed in support of the Project (the
“Public Improvements”); and,

WHEREAS, these other Public Improvements are typically reimbursed as part of Agency
Participation Program Type 4 Capital Improvement Reimbursement Agreements; and,

WHEREAS, the Agreement allows for amendments to the Agreement if mutually agreed
to by the Parties and if consistent with the basic business purposes of the Agreement; and,

WHEREAS, the Agency and Northwest Integrity Housing Co. desire to amend the
Agreement, and the Agency Board finds it in the best public interest to approve the Amendment
and to authorize execution of same.

NOW, THEREFORE, BE IT RESOLVED BY THE MEMBERS OF THE BOARD OF
COMMISSIONERS OF THE URBAN RENEWAL AGENCY OF BOISE CITY, IDAHO, AS
FOLLOWS:

Section 1: That the above statements are true and correct.

Section 2: That the Amendment to the Type 4 Capital Improvement Reimbursement
Agreement, attached hereto as Attachment 1 and incorporated herein by reference, is hereby
approved.

Section 3: That the Chairman, Vice-Chairman, or Executive Director of the Agency
are hereby authorized to sign and enter into the Amendment and to execute all necessary
documents required to implement the actions contemplated by the Amendment, subject to
representations by the Agency staff and the Agency legal counsel that all conditions precedent
to such actions have been met; and further, any necessary technical changes to the
Amendment or other documents are acceptable, upon advice from the Agency’s legal counsel
that said changes are consistent with the provisions of the Agreement, the Amendment, and the
comments and discussions received at the September 14, 2020, Agency Board meeting; the
Agency is further authorized to appropriate any and all funds contemplated by the Amendment
and to perform any and all other duties required pursuant to said Amendment.

Section 4: That this Resolution shall be in full force and effect immediately upon its
adoption and approval.

RESOLUTION NO. 1676 -2



PASSED AND ADOPTED by the Urban Renewal Agency of Boise City, Idaho, on
September 14, 2020. Signed by the Chair of the Agency Board of Commissioners and attested
by the Secretary to the Agency Board of Commissioners on September 14, 2020.

URBAN RENEWAL AGENCY OF BOISE CITY

BY:
Dana Zuckerman, Chair

ATTEST:

BY:
Lauren McLean, Secretary
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FIRST AMENDMENT TO THE
TYPE 4 CAPITAL IMPROVEMENT REIMBURSEMENT AGREEMENT

This FIRST AMENDMENT TO THE TYPE 4 CAPITAL IMPROVEMENT
REIMBURSEMENT AGREEMENT (“Amendment”) is made and entered by and between the
CAPITAL CITY DEVELOPMENT CORPORATION (“Agency”) and Northwest Integrity Housing
Co., an Idaho non-profit corporation qualified to do business in Idaho, and/or assigns
(“Participant”), collectively referred to as the “Parties” and each individually as “Party.”

RECITALS

WHEREAS, Participant and Agency have previously entered into that certain Type 4
Capital Improvement Reimbursement Agreement, dated February 15, 2018 (the “Agreement”);
and,

WHEREAS, under the Agreement, the estimated public improvement costs to be
reimbursed totaled $287,402 for certain overhead power relocation underground (underground
distribution lines only — 24" Street), hereinafter “Utility Infrastructure Improvements”; and,

WHEREAS, the utility and permitting jurisdictions did not require any of the Utility
Infrastructure Improvements as originally contemplated and described in the Agreement; and,

WHEREAS, under the Agreement, the Participant could not be reimbursed for any
amounts reimbursed to Adare Manor, LLC under that certain agreement dated December 11,
2017, between Agency and Adare Manor, LLC; and,

WHEREAS, under the Agreement, any improvements for the Project or related to the
Project to the extent funded by any other public entity, state or federal, are not eligible for
reimbursement; and,

WHEREAS, any improvements for the Project or related to the Project, to the extent
funded by or otherwise paid for or donated by Idaho Power, are not eligible for reimbursement
pursuant to the Agreement; and,

WHEREAS, as a result of the development of the Project (as defined in the Agreement),
certain public infrastructure has been developed and installed in support of the Project (the “Public
Improvements”); and,

WHEREAS, these other Public Improvements are typically reimbursed as part of Agency
Participation Program Type 4 Capital Improvement Reimbursement Agreements; and,

WHEREAS, in accordance with Article VII. AMENDMENTS TO THIS AGREEMENT
which provides that the Parties may agree to reasonable amendments if such would not alter
the basic business purposes of the Agreement, if made in writing, and if agreed to by the
Parties, Participant and Agency wish to amend the terms of the Agreement as set forth herein.

AGREEMENT
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NOW, THEREFORE, in consideration of the mutual covenants contained in the
Agreement, the mutual covenants contained herein, and other good and valuable consideration,
the receipt and sufficiency of which are hereby acknowledged, Participant and Agency agree as
follows:

1. Recitals.

The Parties agree the foregoing recitals in this Amendment and the recitals contained in the
Agreement are not mere recitations but are covenants of the Parties binding upon them and
forming a portion of the consideration for the agreements contained herein and in the Agreement.
2. Exhibits to the Agreement.

The Agreement contains three (3) Exhibits, labeled A through C. By this Amendment, Exhibit C:
Schedule of Eligible Costs is hereby removed and replaced with a new Exhibit C, attached hereto
and labeled “Exhibit C — AMENDED: Schedule of Eligible Costs.”

3. Reimbursement.

The Parties hereby agree that the total amount to be reimbursed under this Amendment shall be
$278,402 and shall be reimbursed as set forth in Sections 7 and 8 of the Agreement.

4. Approval and Consent.

Participant hereby represents, warrants, and covenants by virtue of signing of this Amendment,
that the amendments set forth herein, including, but not limited to the reimbursement amount and
the time line for reimbursement has been approved and consented to by Adare Manor LLC.

5. Full Force and Effect.

All other terms and conditions of the Agreement remain in full force and effect. This Amendment
shall control in the event of a conflict between this Amendment and the Agreement.

End of Amendment | Signatures on the following page.
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IN WITNESS WHEREOF, the Parties hereto have signed this Amendment with an
effective date that shall be the date when this Amendment has been signed by Agency.

Agency: Urban Renewal Agency of the City of Boise,
a public body, corporate and politic

By:
Date John Brunelle, Executive Director
PARTICIPANT: Northwest Integrity Housing Co.,

an ldaho non-profit corporation

By:
Date Chris Bent, Executive Director
Attachments:
1: Replacement Exhibit C — Amended Schedule of Eligible Costs
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Attachment 1: Exhibit C - AMENDED: Schedule of Eligible Costs

Adare Manor Apartment Project - Boise, I[daho

Actual Eligible Expenses

Actual Costs

| Item | Description | Qty | Unit | Unit Price [ Approved |

Off-Site Sewer Relocation (Relocation thru Ennis/Boise Rescue Mission Properties)
1 Exploratory Excavation 1 LS $4,000.00 $ 2,508
2 8" Sewer Main 803 LF $36.00 $ 53,000
8 Traffic Control Allowance 1 LS $5,000.00 $ 1,398
9 Utility Conflict/Relocation Allowance 1 LS $10,000.00 $ 11,167
10 Materials Testing Allowance 1 LS $ 3,040
11 Suneying $ 276
12 Cvil Engineering Redesign $ 14,955

Subtotal $ 86,344

Subtotal

Public Street Improvements (Off-Site Work)
14 Demo Asphalt 22434 SF $0.20 $202,077
20 Sidewalk 2063 LF $4.00 $ 14,539
21 Stamped Colored Concrete 867 SF $15.00 $ 6,338
24 4' Valley Gutter 1800 SF $22.00 $ 10,869
25 Pedestrian Ramps 4 EA $750.00 $ 2,112
26 Traffic Rated Concrete 420 SF $8.00 $ 2,536
27 3-0"x8" Planter Walls 42 CcY $450.00 $ 12,425
33 Landscaping - Landscape Planters 8000 LS $3.75 $ 29,724
35 Landscaping - Street Trees 26 EA $275.00 $ 10,000
36 Street Lights 14 EA $5,000.00 $53,439
38 Traffic Control Allowance 1 LS $ 9,625
40 Surveying 1 LS

Subtotal $353,684.13

Public Sidewalk/Street Trees, Access Driveway (On-Site Work For Public Use)
41 Sidewalk 8239 SF $4.00 $ 58,063
43 Street Trees w/ Irrigation 15 EA $450.00 $ 6,000
44 Tree Grates Allowance 15 EA $2,600.00 $ 44,018
45 Furnishings (bench/trash) Allowance 1 LS $10,000.00 $ 15,489

Subtotal $ 123,570

Total $ 563,598
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AGENDA BILL

Agenda Subject: Date:

1322 W. Main Street Blvd. — Fire Fusion Studio -- Type One Participation September 14, 2020
Agreement Designation with FireFusion Studio LLC.

Staff Contact: Attachments:
Brady Shinn 1) Site Map
2) Images

3) Public Improvements Plan

Action Requested:
Adopt Resolution #1675 approving the Type 1 Streetscape Grant Participation Agreement
with FireFusion Studio LLC and authorize the Executive Director to execute the agreement.

Background:

Local artist Delia Dante owns and operates Fire Fusion Studio, an art and metalworking gallery
that has recently relocated to 1322 W. Main Street (Ada County Assessor Parcel
#R1013007553). Ms. Dante is renovating the existing, empty building towards the purpose of
housing Fire Fusion Studio’s sales, art gallery and metalworking classes. The finished project
will feature a completely re-built structure and roof, new interior finishes across the multiple
spaces and new public improvements reimbursed by CCDC.

The maijority of public improvement costs relate to installing a new sidewalk on 14" Street and
filling decommissioned vaults on both 14™ and Main Streets. There are 5 vaults in total: 4
smaller ‘window well’ vaults on Main St., and 1 larger former coal chute vault on 14" Street.
Other work includes minor landscaping and demolition. All of these public improvement costs,
including decommissioning the 5 vaults, will be reimbursed by CCDC as part of the Type 1
Participation Program.

The renovation permit has been approved by the City of Boise, and the Applicant is currently in
the process of adding this public improvements component to that standing permit. Once the
City has reviewed and approved the public improvement scope, the Applicant will return with
final costs. The interior renovation began in April 2020 and all work will conclude in Fall 2020.
The site is in the Westside District.

In addition to meeting the program requirements, the project also promotes a CCDC and City
objective to re-use existing buildings when possible, as re-use is the most environmentally
conscious approach. Type 1 Participation Program projects are the perfect fit for these type of
renovations.
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Project Summary and Timeline:
e 7,000 sq ft commercial space renovated from empty building to retail art gallery and
classroom
e Located at 1322 W. Main Street, corner of 14" and Main (Westside URD)
e $54,367 Not-To-Exceed Costs for public improvements
e January 08, 2020 — Design Review approval
e April 08, 2020 — Building Permit approval from the City of Boise
e August, 2020 — Construction start on interior renovation
o August 2020 -- Type 1 Agreement Designation
o September 08, 2020 — Streetscape permit approval from the City
o September 2020 — CCDC Board Approval of Type 1 Agreement
e Fall 2020 — Construction complete, Applicant submits reimbursement backup

Fiscal Notes:
Per the Type 1 policy, the grant can reimburse for an amount not to exceed $200,000 of eligible

expenses. FireFusion Studio LLC anticipates approximately $54,367 in materials and labor
costs.

The project meets all program requirements, and resources have been approved for this use in
the FY 2021 budget.

The Type 1 reimbursement will be paid upon completion of the project, and prior to the
Westside District’s termination on September 30, 2026.

Staff Recommendation:
Provide feedback and direct for staff to continue negotiating and finalizing the terms of the
Type 1 Participation Agreement for future board approval.

Suggested Motion:
Adopt Resolution #1675 approving the Type 1 Streetscape Grant Participation Agreement
with FireFusion Studio LLC and authorize the Executive Director to execute the agreement.
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RESOLUTION NO. 1675

BY THE BOARD OF COMMISSIONERS OF THE URBAN RENEWAL AGENCY OF BOISE CITY,
IDAHO:

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE URBAN
RENEWAL AGENCY OF BOISE CITY, IDAHO, APPROVING THE TYPE 1
STREETSCAPE GRANT PARTICIPATION PROGRAM AGREEMENT BETWEEN
THE AGENCY AND FIREFUSION STUDIO LLC; AUTHORIZING THE AGENCY
EXECUTIVE DIRECTOR TO EXECUTE THE AGREEMENT AND ANY
NECESSARY DOCUMENTS OR AGREEMENTS, SUBJECT TO CERTAIN
CONTINGENCIES; AUTHORIZING ANY TECHNICAL CORRECTIONS TO THE
AGREEMENTS; AND PROVIDING AN EFFECTIVE DATE.

THIS RESOLUTION is made on the date hereinafter set forth by the Urban Renewal
Agency of Boise City, Idaho, an independent public body, corporate and politic, authorized under
the authority of the Idaho Urban Renewal Law of 1965, as amended, Chapter 20, Title 50, Idaho
Code, and the Local Economic Development Act, as amended and supplemented, Chapter 29,
Title 50, ldaho Code (collectively, the “Act”), as a duly created and functioning urban renewal
agency for Boise City, Idaho (hereinafter referred to as the “Agency”).

WHEREAS, the City Council of the City of Boise City, Idaho (the “City”), after notice duly
published, conducted a public hearing on the Westside Downtown Urban Renewal Plan (the
“‘Westside Plan”), and following said public hearing, the City adopted its Ordinance No. 6108 on
December 4, 2001, approving the Westside Plan and making certain findings; and,

WHEREAS, FireFusion Studio LLC, owns or controls certain real property located at
1322 West Main Street, Boise, Idaho, that it plans to renovate into a studio, gallery, and classroom
space (the “Project”), including certain right-of-way public improvements including sidewalk
replacement, removal of a coal chute vault, removal of window wells, and installation of front entry
steps, all of which are located in the Westside Urban Renewal District as created by the Westside
District Plan; and,

WHEREAS, the Agency has in place a Participation Program which includes the Type 1
Assistance Program under which the Agency provides reimbursement for construction of certain
public improvements that meet the Agency’s requirements; and,

WHEREAS, attached hereto as Exhibit A, and incorporated herein as if set forth in full, is
the Type 1 Participation Program Agreement and exhibits thereto (“Agreement”) with FireFusion
Studio LLC, whereby FireFusion Studio LLC, will construct the Project and the Agency will
reimburse FireFusion Studio LLC, for constructing the public improvements as specified in the
Agreement; and,

WHEREAS, the Agency Board finds it in the best public interest to approve the Agreement
and to authorize the Executive Director to execute the Agreement.
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NOW, THEREFORE, BE IT RESOLVED BY THE MEMBERS OF THE BOARD OF
COMMISSIONERS OF THE URBAN RENEWAL AGENCY OF BOISE CITY, IDAHO, AS
FOLLOWS:

Section 1: That the above statements are true and correct.

Section 2: That the Agreement, which is attached hereto as Exhibit A and
incorporated herein by reference, is hereby approved.

Section 3: That the Executive Director of the Agency is hereby authorized to sign and
enter into the Agreement and to execute all necessary documents required to implement the
actions contemplated by the Agreement, subject to representations by the Agency staff and the
Agency legal counsel that all conditions precedent to such actions have been met; and further,
any necessary technical changes to the Agreement or other documents are acceptable, upon
advice from the Agency’s legal counsel that said changes are consistent with the provisions of
the Agreement and the comments and discussions received at the September 14, 2020, Agency
Board meeting; the Agency is further authorized to appropriate any and all funds contemplated
by the Agreement and to perform any and all other duties required pursuant to said Agreement.

Section 4: That this Resolution shall be in full force and effect immediately upon its

adoption and approval.

PASSED AND ADOPTED by the Urban Renewal Agency of Boise City, |daho, on
September 14, 2020. Signed by the Chair of the Agency Board of Commissioners and attested
by the Secretary to the Agency Board of Commissioners on September 14, 2020.

URBAN RENEWAL AGENCY OF BOISE CITY

BY:
Dana Zuckerman, Chair

ATTEST:

BY:
Lauren McLean, Secretary
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TYPE 1 STREETSCAPE GRANT PARTICIPATION AGREEMENT

THIS TYPE 1 STREETSCAPE GRANT PARTICIPATION AGREEMENT (“Agreement”)
is entered into by and between the Urban Renewal Agency of the City of Boise, also known as
the Capital City Development Corporation, an independent public body, corporate and politic,
organized and existing under the laws of the State of Idaho and known as the urban renewal
agency of the City of Boise City, Idaho (“CCDC”), an Idaho limited liability company, and
FireFusion Studio LLC, an Idaho limited liability company (“Participant”). CCDC and Participant
may be collectively referred to as the “Parties” and individually referred to as a “Party.”

RECITALS

A. Participant owns or controls certain real property located at 1322 West Main
Street, Boise, Idaho also identified as Parcel # R1013007553 with the Ada County Assessor’s
office (the “Project Site”) which is more accurately depicted on attached Exhibit A.

B. The Participant is renovating public improvements on the streetscape at the
Project Site (the “Project”). The Project is more accurately depicted on attached Exhibit B. The
Project meets the requirements of the Type 1 Participation Program and also promotes a CCDC
objective to enhance the pedestrian environment downtown.

C. The CCDC Board of Commissioners has adopted the CCDC Participation
Program Policy which can assist private and public development projects with improvements
that benefit the public, which are located in the public right of way or permanent public
easement area, called Eligible Expenses. As part of the Project, Participant intends to install a
new sidewalk on 14" Street and fill decommissioned subsurface vaults in the Right Of Ways for
both 14" and Main Streets. The Eligible Expenses are depicted on the Public Improvement
Plans on attached Exhibit C (the “Eligible Expenses”).

D. The Project is located in the Westside Urban Renewal District (“WS District”).
The project is requesting funding for streetscape improvements related to work on West 14
and Main Streets.

E. CCDC deems it appropriate to assist the development of the Project to achieve
the objectives set forth in the Plan and in accordance with CCDC’s Participation Program Policy.
AGREEMENT

NOW, THEREFORE, in consideration of the above recitals, which are incorporated into
this Agreement; the mutual covenants contained herein; and other good and valuable

consideration, the receipt and sufficiency of which are hereby acknowledged, the Parties hereby
agree as follows:
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1. Effective Date. The effective date (“Effective Date”) of this Agreement shall be
the date when this Agreement has been signed by the Participant and CCDC (last date signed)
and shall continue until: 1.) the completion of all obligations of each Party; or 2.) twelve (12)
months from the Effective Date, whichever comes first. At CCDC’s sole discretion an extension
may be granted for a period not to exceed one year.

2. Construction of the Project. Participant agrees to construct the Project
consistent with the following:

a. The Project shall be constructed in accordance with the overall City of Boise
(“City”) infrastructure plans, policies, and design standards and with the applicable
portions of the Streetscape Standards adopted as part of the Plan.

b.  The Parties agree that the Project is depicted on Exhibit B and Exhibit C, with
cost estimates for Eligible Expenses described in the Schedule of Eligible
Expenses in Exhibit D. Any other public improvements that are constructed by the
Participant as part of the improvements to the Project Site are not eligible for
reimbursement pursuant to this Agreement. Additionally, CCDC'’s reimbursement
obligation is limited to the amount set forth in Section 6 of this Agreement.

3. Initial Construction Funding. Participant shall pay for all of the costs of
construction for the Project. CCDC acknowledges that the Schedule of Eligible Expenses
attached as Exhibit D is an estimate by Contractor and that actual costs for the Project, as well
as each line item of cost, may be more or less than is shown.

4, Notification of Completion; Inspection. Upon completion of construction and
the improvements being open to the public, Participant shall notify CCDC in writing and request
a final construction inspection and/or a meeting with CCDC to determine if the Project meets the
requirements of this Agreement. At CCDC’s sole discretion, CCDC may require proof of
completion, such as a Certificate of Occupancy, before providing written confirmation of
compliance. CCDC shall provide Participant with written confirmation that the Project has been
completed in compliance with this Agreement.

5. Determining Actual Payment after Completion of Construction. Participant
shall provide appropriate documentation (“Cost Documentation”) to CCDC that Participant has
expended funds for Eligible Expenses in order to receive payment under the terms of this
Agreement. Any Cost Documentation shall be submitted within thirty (30) days of Participant’s
notification to CCDC that construction of the Project is complete and shall include:

a. Schedule of values that includes line items for the Project approved by CCDC for
reimbursement so they are identifiable and separate from other line items
(“Schedule of Values”).

b. Invoices from Participant’s general contractor, subcontractor(s), and material
suppliers for each type of eligible cost item (e.g. concrete, pavers, benches,
historic street lights). Invoices shall specify quantities and unit costs of installed
materials and a percentage estimate of how much installed material was used for
the Project in comparison to the amount used for the remainder of improvements to
the Project Site.
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c. Explanation of any significant deviation between the initial cost estimates in
Exhibit D and the actual costs in the Cost Documentation as requested by CCDC.

d. A signed and notarized letter by Participant attesting that all materials have been
paid for, that all subcontractors have been paid, that no liens exist on the work
performed, and that the Cost Documentation is complete whereupon payment by
CCDC shall constitute full accord and satisfaction of all the Agreement obligations.

e. Additional documentation or clarifications may be required and requested by
CCDC.

f. Recorded easements for any public improvement work done outside of the right of
way.

g. The Participant attests that all requested reimbursement expenses are for eligible
public improvements within the public right-of-way.

CCDC shall have the right to review the Cost Documentation and to obtain independent
verification that the quantities of work claimed, the unit costs, and the total costs for eligible
costs are commercially reasonable and consistent with the cost estimates provided by
Participant to CCDC prior to construction. In the event Participant fails to timely deliver the Cost
Documentation, CCDC may, in its discretion, elect to terminate its payment obligations under
this Agreement by providing Participant with written notice of such default. Participant shall
have thirty (30) days from such written notice to cure the default. In the event Participant fails to
cure such a default, CCDC’s payment obligations under this Agreement may be terminated in
CCDC'’s sole discretion.

Within thirty (30) calendar days of CCDC'’s receipt of the Cost Documentation, CCDC
will notify Participant in writing of CCDC’s acceptance or rejection of the Cost Documentation
and CCDC'’s determination of the Actual Eligible Expenses to be reimbursed. CCDC shall, in its
discretion, determine the Actual Eligible Expenses following its review of the Cost
Documentation, verification of the commercial reasonableness of the costs and expenses
contained in such Cost Documentation, and comparison of the amounts in the Cost
Documentation to the amounts in Exhibit D. IN NO EVENT SHALL THE TOTAL FOR THE
ACTUAL ELIGIBLE COSTS EXCEED THE AMOUNT ALLOWED BY SECTION 6.

If Participant disagrees with CCDC’s calculation of the Actual Eligible Costs, Participant
must respond to CCDC in writing within three (3) business days explaining why Participant
believes CCDC'’s calculation was in error and providing any evidence to support any such
contentions Participant wants CCDC to consider. CCDC shall respond to Participant within
three (3) business days with a revised amount for the Actual Eligible Costs or notifying
Participant CCDC will not revise the initial amount calculated. At that point, the determination of
the Actual Eligible Costs will be final. CCDC’S DETERMINATION OF THE ACTUAL ELIGIBLE
COSTS ISWITHIN ITS SOLE DISCRETION.

6. CCDC’s Reimbursement Payment Amount. In accordance with the
Participation Program, CCDC agrees to reimburse Participant 100% of Actual Eligible Expenses
not to exceed $200,000. The Project’s estimated costs total $54,367. Actual Eligible Expenses
do not include soft costs (e.g., architectural and engineering design, permits, traffic control,
mobilization, and overhead). The payment for this Type 1 Agreement will be made as a one-
time reimbursement.
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7. Conditions Precedent to CCDC’s Payment Obligation. CCDC agrees to
reimburse Participant in the amount as determined in compliance with Sections 2, 5 and 6 no
later than thirty (30) days after completion of all of the following:

a. Project construction is complete and meets the specifications as described in the
Recitals section of this Agreement and as shown in Exhibit B.

b. CCDC receives Cost Documentation as described in Section 5 in a format
acceptable to CCDC.

c. CCDC provides written confirmation to the Participant that the Project has been
constructed in compliance with this Agreement.

Participant’s failure to comply with all Agreement provisions shall be a basis for
termination of CCDC’s reimbursement obligation.

8. Subordination of Reimbursement Obligations. The Parties agree this
Agreement does not provide Participant with a security interest in any CCDC revenues for the
Urban Renewal District Area or any other urban renewal plan area, including but not limited to
revenue from any “Revenue Allocation Area” (as defined in Title 50, Chapter 29 of the Idaho
Code) or any revenue from CCDC'’s parking garages. Notwithstanding anything to the contrary
in this Agreement, the obligation of CCDC to make the payments as specified in this Agreement
shall be subordinate to all CCDC obligations that have committed or in the future commit
available CCDC revenues, including but not limited to revenue from any Revenue Allocation
Area or any revenue from CCDC’s parking garages, and may be subject to consent and
approval by CCDC lenders.

9. Default. Neither Party shall be deemed to be in default of this Agreement
except upon the expiration of forty-five (45) days [ten (10) days in the event of failure to pay
money] from receipt of written notice from the other Party specifying the particulars in which
such Party has failed to perform its obligations under this Agreement unless such Party, prior to
expiration of said 45-day period [ten (10) days in the event of failure to pay money], has rectified
the particulars specified in said notice of default. In the event of a default, the nondefaulting
Party may do the following:

a. The nondefaulting Party may terminate this Agreement upon written notice to the
defaulting Party and recover from the defaulting Party all direct damages incurred
by the nondefaulting Party.

b.  The nondefaulting Party may seek specific performance of those elements of this
Agreement which can be specifically performed and recover all damages incurred
by the nondefaulting Party. The Parties declare it to be their intent that elements of
this Agreement requiring certain actions be taken for which there are not adequate
legal remedies may be specifically enforced.

c. The nondefaulting Party may perform or pay any obligation or encumbrance

necessary to cure the default and offset the cost thereof from monies otherwise due
the defaulting Party or recover said monies from the defaulting Party.
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d. The nondefaulting Party may pursue all other remedies available at law, it being the
intent of the Parties that remedies be cumulative and liberally enforced so as to
adequately and completely compensate the nondefaulting Party.

e. In the event Participant defaults under this Agreement, CCDC (the nondefaulting
Party) shall have the right to suspend or terminate its payment under this Agreement,
as more specifically defined in this Agreement, for so long as the default continues
and if not cured, CCDC'’s obligation for payment shall be deemed extinguished. In
addition, if CCDC funds shall have been paid, Participant shall reimburse CCDC for
any such funds Participant received.

10. Captions and Headings. The captions and headings in this Agreement are for
reference only and shall not be deemed to define or limit the scope or intent of any of the terms,
covenants, conditions, or agreements contained herein.

11. No Joint Venture or Partnership. CCDC and Participant agree that nothing
contained in this Agreement or in any document executed in connection with this Agreement
shall be construed as making CCDC and Participant a joint venture or partners.

12. Successors and Assignment. This Agreement is not assignable except that
the Participant may assign Participant’s rights or obligations under this Agreement to a third
party only with the written approval of CCDC, at CCDC'’s sole discretion which cannot be
reasonably denied.

13. Notices and Receipt. All notices given pursuant to this Agreement shall be in
writing and shall be given by personal service, by United States mail, or by United States
express mail or other established express delivery service (such as Federal Express) with
postage or delivery charges prepaid and return receipt requested, or by electronic mail (e-mail)
addressed to the appropriate Party at the address set forth below:

If to Participant:
Delia Dante
FireFusion Studio LLC
1322 W. Main Street
Boise, ID 83702
208.850.9064
delia@firefusion-studio.com

If to CCDC: John Brunelle, Executive Director
Capital City Development Corporation
121 N. 9 Street, Suite 501
Boise, Idaho 83702
208-384-4264
jbrunelle@ccdcboise.com

14. Applicable Law; Attorney Fees. This Agreement shall be construed and
enforced in accordance with the laws of the State of Idaho. Should any legal action be brought
by either Party because of breach of this Agreement or to enforce any provision of this
Agreement, the prevailing Party shall be entitled to reasonable attorney fees, court costs, and
such other costs as may be found by the Court.
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15. Entire Agreement. This Agreement constitutes the entire understanding and
agreement of the Parties. Exhibits to this Agreement are as follows:

Exhibit A Project Site Map

Exhibit B Project Depiction

Exhibit C Public Improvement Plans
Exhibit D Schedule of Eligible Expenses

16. Indemnification. Participant shall indemnify and hold CCDC and its officers,
agents, and employees harmless from and against all liabilities, obligations, damages,
penalties, claims, costs, charges, and expenses, including reasonable architect and attorney
fees (collectively referred to in this section as “Claim”), which may be imposed upon or incurred
by or asserted against CCDC or its respective officers, agents, and employees relating to the
construction or design of the Streetscape Project or otherwise arising out of Participant’s actions
or inactions. In the event an action or proceeding is brought against CCDC or its respective
officers, agents, and employees by reason of any such Claim, Participant, upon written notice
from CCDC shall, at Participant’s expense, resist or defend such action or proceeding.
Notwithstanding the foregoing, Participant shall have no obligation to indemnify, defend, or hold
CCDC and its respective officers, agents, and employees harmless from and against any matter
to the extent it arises from the active negligence or willful act of CCDC or its respective officers,
agents, or employees.

17. Antidiscrimination During Construction. Participant, for itself and its
successors and assigns, agrees that in the rehabilitation and/or construction of improvements
on the Project Site provided for in this Agreement, the Participant and its agents will not
discriminate against any person on the basis of race, color, religion, sex, sexual orientation,
gender identity/expression, national origin or ancestry, marital status, age, or handicap.

18. Maintenance. Participant recognizes CCDC has no specific authority to accept
maintenance responsibility of the Project or any improvements constructed by Participant and
that no agreement has been reached with CCDC or City to accept any maintenance obligations
for such improvements.

19. Promotion of Project. Participant agrees CCDC may promote the Project and
CCDC'’s involvement with the Project. Such promotion includes reasonable signage at the Site
notifying the public of CCDC’s involvement with the Project.

End of Agreement
[Signatures appear on the following page.]
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IN WITNESS WHEREOF, the Parties hereto have executed this Agreement with an
Effective Date as of the last date written below.

CCDC: The Urban Renewal Agency of Boise City, Idaho, a
public body, corporate and politic

John Brunelle, Executive Director

Date

PARTICIPANT:
FireFusion Studio LLC,
An Idaholimited liability company

By:
Name:
Its:

Exhibits

A: Project Site

B Project Depiction (renderings)
C: Public Improvement Plans

D Schedule of Eligible Expenses
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Exhibit A: Project Site Map
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Exhibit B: Project Depiction
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Exhibit C: Public Improvement Plans
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Exhibit D: Schedule of Eligible Expenses

CCDC Participation Program

Type 1 Eligible Expenses Application Form
Actual Eligible Costs To Be Determined by CCDC
Project Name: Fire Fusion Studio 08.04.2020 By: FireFusion Studio LLC

ALL SCOPE MUST BE 1) LOCATED ON PUBLIC IMPROVEMENT PERMIT AND 2) IN THE PUBLIC RIGHT OF WAY
# |ITEM DESCRIPTION UNIT | UNITPRICE | QUANTITY| TOTAL COST

SITE PREPARATION: DIVISIONS 2 and 31

1|Surface demolition & Excavation 0 0 0 6,000

2|Asphalt demolition 0 0 0 5,260

3[Saw cut 0 0 0 2,260
SIDEWALK WORK: DIVISION 32 0

4|Scored concrete sidewalk 0 0 0 3,220

5|Vault and Window Well concrete infill 0 0 0 16,000

6|Lawn parkway - sod, sprinklers, misc. 0 0 0 5,360

7|Irrigation 0 0 0 1,500
SITUATIONAL FURNISHINGS: DIVISION 32

8|Steps 0 0 0 2,160
OTHER:

9[ROW-specific Traffic Control 0 0 1,200

10|Final Approval Pending: Municipal submittal coordination costs 0 0 1,480

Total Streetscape Costs: 44,440

CCDC Participation Program
Eligible Costs Application Form
Actual Eligible Costs To Be Determined by CCDC

INFRASTRUCTURE & UTILITIES: (In right-of-way)

UNIT UNIT PRICE | QUANTITY | TOTAL COST

OTHER:
11|Approval pending: Exterior Streetscape Awning per CCDC rules 0 0 3,260
12|Demo-phase de-watering ‘ 2,640
Total Infrastructure & Utilities Costs: 5,900

CCDC Participation Program
Eligible Costs Application Form
Actual Eligible Costs To Be Determined by CCDC

SITE: (In right-of-way)

OTHER:
13|TBD 0 0 0
Total Site Costs: 0

Subtotal 50,340

Contingeney (%) _______________|____ 0 ___0 40

TOTAL ELIGIBLE COSTS 54,367

Important Note:
Each program where eligible costs are identified will only pay for those
approved expenses not otherwise paid for by another public entity.
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FY2020 Year-to-Date Financial Report (Unaudited)

Through THIRD QUARTER
October 1, 2019 — June 30, 2020

REVENUES:

The actual tax increment revenues for the first three quarters were $9.6 million or 57%
of the annual budgeted tax increment revenue for FY2020, which is consistent with
expectation. In July, we have received approximately $6.7 million tax increment revenue.
At the end of July, we have received 97% of the budgeted tax increment revenue for
FY2020.

Q1: Some of the Q1 variance is attributable to a PARCS (Parking Access and Control
System) failure affecting all Agency garages at the start of the holiday season.

Q2 - Q3: The COVID-19 pandemic ‘arrived’ in Boise on March 13 when Governor Little
issued the statewide Stay Healthy emergency order. Similar action by Mayor McLean and
the Boise City Council came shortly thereafter. While the Agency’s ParkBOI system of
public parking garages remained open as essential support to essential businesses, most
downtown businesses were required to close. Parking garage utilization fell to 5% of
normal as a result. With just two weeks remaining, parking revenues took a relatively
small hit in Q2. For Q3, parking revenues were significantly impacted by the pandemic.
Total parking revenue year-to-date at the end of Q3 was $4.6 million, about $2 million or
30% less than the original budget.

EXPENSES:

As of June 30, 2020, Agency’s operating expenses were 56% of the annual budget amount.
Capital outlay expenditures for the first three quarters were below budget. Several major
projects, such as Westside District’s mixed-used catalyst development project and Urban
Park project will be carried-forward to FY2021.

ABOUT THIS REPORT. This report includes all budgeted Agency funds.
Revenues
e Ada County distributes property tax revenue to local governments monthly as received; however, almost
99% of the total budgeted amount is distributed twice a year in January (about 60%) and in July (about 40%)
after property tax due dates (December and June).
e Parking garage revenue is generated and received daily throughout the year.
e Fund Balance: Transfer-in if revenues exceed expenses, transfer-out if expenses exceed revenues.
Expenses
e Debt service payments are made twice per year: interest only in March; principal & interest in September.
e Capital projects are typically designed and planned during the first half of a fiscal year with construction and
most expenses occurring in the second half.
e Revenues received from sub-lessee Civic Plaza are equal to the expenses distributed to Ada County for the
Ada County Courthouse Master/Surplus Ground Lease. They are passed through only.




FY2020 BUDGET SUMMARY through 3rd quarter June is month 9 of 12; FY2020 is 75% complete.

FY2020 FY2020 % Actual
Total Q3 To
REVENUE SUMMARY (Original) Budget Actual Total Budget
Revenue from Operations
Revenue Allocation (TaX INCrEMENT)........uie it et e et e e e aae e e eaneeens 16,830,000 9,653,280 57%
PArKiNG REVENUE........eeieieetieeieeee ettt e e et e st e e e e s e e ae e s seeense e neeenseesseeanseenseesnseen srsaennenanne 8,776,542 4,629,433 53%
Other Revenues (Various Reimbursements) 5,319,500 132,599 2%
Subtotal S 30,926,042 $ 14,415,312 47%
Other Sources
Misc. Revenues (Grants/Leases/Property Transactions).......cccceceecvereeieeseereesesieeseeseessesesssensens 579,543 681,432 118%
270 o To =T T T o ol -0 14,600,000 - 0%
Use of (Transfer to) Working Capital FUNG.........cocueeriiiieiceeeececeeee et 22,793,939 (5,341,030) -23%
Subtotal S 37,973,482 $ (4,659,598) -12%
Subtotal - Revenue from Operations S 68,899,524 $ 9,755,714 14%
Pass-Through Revenue
Ada County Courthouse Corridor LEASES. .....uuiuirriiereerieeeieesteesteeseeseeeseeesseesseesseeenseesnseenseesseens 420,111 77,333 18%
Subtotal S 420,111 S 77,333 18%
TOTAL REVENUE S 69,319,635 $ 9,833,047 14%
FY2020 FY2020 % Actual
Total Q3 To
EXPENSE SUMMARY (Original) Budget Actual Total Budget
Operating Expense
PEISONNEI COSES. .. uviiiiiiieeeieeeecee ettt e et e e et e e e e ettt e e e ettt e eeteeeeasseeeesseeessaeasasseeeessseesesseseensasaeasanseeens 2,472,000 1,709,507 69%
SEIVICES & OPBIATIONS. .. eiiiiiiiiiiie ettt ettt e et e e st e e s bt e e s satee e sabbeesabeesebeeaeeenaneeas 2,983,851 1,915,590 64%
Facilities Management.... 908,057 583,937 64%
Prof@SSIONal SEIVICES ....ooieeieeeee ettt ettt e e et e e e e bt e e e eaeeeeeabeeeetaeeeenseseeeeanneeeas 2,155,000 529,983 25%
Subtotal S 8,518,908 S 4,739,018 56%
Debt Service & Contractual Obligations
Debt Service....coovmiriiiieceieee e 4,329,316 446,994 10%
Contractual Obligations (included in CIP) 3,216,000 934,999 29%
Subtotal S 7,545,316 S 1,381,993 18%
Capital Outlay
Office Furniture/Computer EQUIPMENT.......cccuicieiieieeieete et e e e seesteeae s e eaeste e esae s s ese e enaenns 74,500 121,307 163%
CAPITAL IMPROVEMENT PLAN (CIP)..ccciiiiriuneeeniiisssssnnsesssissssssssssssssssssssssssssssssssssnssssssssssssnsanss 49,442,300 2,713,166 5%
Parking ReinvestmMent Plan (PRP).......ccuieiieeeeceeee ettt ste et seese e e e ste e s esse e e sneeeneesnne e e 2,335,000 676,746 29%
o o i uY 2o =T ot £ 983,500 123,485 13%
Subtotal S 52,835,300 $ 3,634,703 7%
Subtotal - Expenses for Operations S 68,899,524 S 9,755,714 14%
Pass-Through Expense
Ada County Courthouse Corridor LEASES......cuuiuiiiiiiieeiiiiieeiieeesieeesireeseteeesiaeeeseveeesabeeesbaeeesaseas 420,111 77,333 18%
Subtotal S 420,111 S 77,333 18%

TOTAL EXPENSE $ 69,319,635 $ 9,833,047 14%




FY2020 OPERATING REVENUES through 3rd Quarter
QUARTERLY REVENUE REPORT
PROPERTY TAX REVENUE ALLOCATION DISTRICT (RAD) & PARKING SYSTEM SUMMARY
Q1 (October 2019 thru June 2020)

FY 2019 FY 2020 FY 2020
Total Total YTD YTD YTD YTD
Activity Actual Budget Budget Actual Variance 5 Variance %
TIF BY DISTRICT
River-Myrtle / Old Boise 10,546,366 11,100,000 6,652,068 6,223,767 (428,301) -6%
Westside 3,723,464 4,100,000 2,586,819 2,332,198 (254,621) -10%
30th Street 645,687 800,000 486,484 483,413 (3,071) -1%
Shoreline n/a 120,000 0 66,660 66,660 n/a
Gateway East n/a 710,000 0 547,242 547,242 n/a
TOTAL RAD 14,915,516 16,830,000 9,725,371 9,653,280 (72,091) -1%
PARKING BY GARAGE
9th & Main (Eastman) 1,509,721 1,535,469 1,167,255 1,034,304 (132,951) -11%
Capitol & Main (Cap Terrace) 2,147,564 2,243,138 1,702,546 1,028,856 (673,690) -40%
9th & Front (City Centre) 1,747,722 1,807,582 1,378,188 867,554 (510,634) -37%
10th & Front (Grove st.) 1,166,458 1,182,586 893,351 631,773 (261,578) -29%
Capitol & Front (Boulevard) 523,297 533,394 405,216 254,900 (150,316) -37%
Capitol & Myrtle (Myrtle st.) 992,372 1,014,081 753,028 519,336 (233,692) -31%
11th & Front (ccDC's portion 30.1%) 307,631 376,171 277,029 183,285 (93,744) -34%
Misc. Parking 85,286 84,121 63,091 109,425 46,334 73%
TOTAL PARKING 8,480,052 8,776,542 6,639,703 4,629,433 (2,010,270) -30%
Other 534,380 5,319,500 112,575 132,599 20,024 18%
TOTAL 23,929,948 30,926,042 16,477,649 14,415,312 (2,062,337) -13%
RECONCILIATION TO FY2020 BUDGETED OPERATING REVENUES
Total Revenues Approved Budget $69,319,635
Ada County Courthouse Master/Surplus Ground Lease (passed-through) (420,111)
Use of Fund Balance (22,793,939)
Bond Financing Proceeds (14,600,000)
Miscellaneous Revenue (Lease, Property Transactions) (579,543)
Operating Revenues $30,926,042



Capital City Development Corporation
Balance Sheet - Governmental Funds
June 30, 2020

ASSETS
Cash and investments
Accounts receivable
Interest receivable
Taxes receivable
Due from other governmental units
Prepaids
Restricted cash
Restricted investments
Interest in partnership
Property held for resale or development

TOTAL ASSETS
LIABILITIES AND FUND BALANCES

LIABILITIES
Accounts payable
Accrued liabilities
Advanced revenues
Refundable deposits

Total liabilities
DEFERRED INFLOWS OF RESOURCES
Unavailable property tax
Total deferred inflows of resources
FUND BALANCES
Nonspendable
Restricted
Committed
Assigned

Unassigned

Total fund balances

TOTAL LIABILITIES DEFERRED INFLOWS OF RESOURCES AND FUND BALANCES

FUND BALANCE DEFINITIONS

Gateway East

River Myrtle Westside District ~ 30th Street District ~ Shoreline District District RA

General Fund District RA Fund RA Fund RA Fund RA Fund Fund Parking Fund Total
1,330,000 23,466,928 6,715,095 1,684,441 141,558 434,187 9,610,995 43,383,204
1,424 - 69,795 - - - (41,606) 29,613
18,692 - - - - - - 18,692
- 4,214,057 1,540,686 288,133 44,845 129,899 - 6,217,620
- 15,250 - - - - - 15,250
- 2,156,909 - - - - 2,833,295 4,990,204
- 54,490 7,129,390 - - - - 7,183,880
1,350,116 29,907,634 15,454,966 1,972,574 186,403 564,086 12,402,684 61,838,463
31,333 64,913 80,049 - 1 5,302 417,735 599,333
178,365 - - - - - - 178,365
- - 11,526 - - - - 11,526
209,698 64,913 91,575 - 1 5,302 417,735 789,224
- 4,214,057 1,540,686 288,133 44,845 129,899 6,217,620
- 4,214,057 1,540,686 288,133 44,845 129,899 - 6,217,620
- 69,740 7,129,390 - - - - 7,199,130
- 25,558,924 6,693,315 1,684,441 141,557 428,885 2,333,291 36,840,413
- - - - - - 500,000 500,000
- - - - - - 9,151,658 9,151,658
1,140,418 - - - 1,140,418
1,140,418 25,628,664 13,822,705 1,684,441 141,557 428,885 11,984,949 54,831,619
1,350,116 29,907,634 15,454,966 1,972,574 186,403 564,086 12,402,684 61,838,463

Nonspendable: cannot be spent because they are not in spendable form or are legally or contractually required to remain intact.
Restricted: can be spent for only stipulated purposes as determined by law or external resource providers.
Committed: can be spent for only specific purposes as determined by formal CCDC Board action.
Assigned: intended for specific purposes but not committed or restricted.

Unassigned: all other funds ; typically the General Fund.
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AGENDA BILL

Agenda Subject: Date:
Designation for Participation Program Type 3 Transformative Agreement = September 14, 2020
with Jordan-Wilcomb Construction and Global Senior Housing

Staff Contact: Attachments:
Brady Shinn 1) Site Map
2) Images

3) Public Improvements Plan
4) Letter of Intent

Action Requested:

Designate the 8" and River mixed-use project as eligible to utilize the Type 3 Transformative
Participation Agreement and direct staff to continue negotiating a Letter of Intent with Wilcomb
LLC and/or assigns for future Board approval.

Background:

Jordan-Wilcomb Construction Company and Global Senior Housing, both out of the Treasure
Valley, are contemplating a mixed-use tower at 600 S. 8" Street (Parcels S1010315061 and
S1010315041) comprised of a ground floor office and retail space, four floors of parking, and
seven floors of for-rent residential housing under the 55 and older “Active Adult Community
Platform.”

CCDC has interest in purchasing a parking condominium in the property with the intent to offer
public parking. Should the project be realized, CCDC is interested in purchasing approximately
210 parking stalls for $6,500,000. The remaining approximately 60 to 100 spaces will be part of
the residential component.

Jordan-Wilcomb Construction and Global Senior housing are in the early stages of its pre-
development financing, architectural design, permitting and budgeting processes. Once the
developers finalize the project’s overall programming and secure a financing commitment,
CCDC will evaluate the project for purposes of Board Approval.

CCDC has drafted a Letter of Intent as an exhibit to this Agenda Bill that memorializes the
known development program and CCDC investment parameters. The Applicants will use the
Letter to demonstrate CCDC interest to potential lenders on the project.

As of this date, the Applicant estimates roughly $750,000 in Public Improvements on the site,
with two-thirds expected to serve utility infrastructure upgrades and the rest for public Right-of-
Way Streetscape improvements.

Page 1




CCDC supports the proposed project, especially regarding the Active Adult Community
Platform. This platform will serve a unique downtown demographic that is currently not found in
existing and proposed projects in the River Myrtle Old Boise District. Additionally, the public
parking will serve community resources such as the Library, Boise Art Museum, the Greenbelt
and Julia Davis park, as well as neighboring businesses in an area with minimal on-street
parking capacity. Lastly, transforming the vacant, existing warehouse into the proposed project
will increase the County’s tax rolls on the site potentially as high as $45 million.

Staff will present a final agreement and supporting documents to the CCDC Board for
consideration when the project’s details become more concrete and the project has received a
Commitment Letter from a lender.

Project Information (as of this date):

¢ Commercial — 20,000 to 23,000 sq ft for-rent office, restaurant or retail space.

e Parking -- 300 stalls.

¢ Residential — 160 residences, “Active Adult Community Platform.”

o August 2020: Permitting intake with the City started,;

e October 2020: Intended Design Review hearing;

o Summer / Fall 2021: Anticipated finalized development program and Board Approval to
execute an Agreement with the development entity, pending CCDC staff review and
approval of the development program;

e Summer/ Fall 2021: Construction Start, expected duration 16-20 months

o Spring 2023: Project completion and Certificate of Occupancy.

e Spring 2023: Public parking operations begin under ParkBOl management

o FY 2024: First full year on Ada County’s tax rolls

o FY 2025: Reimbursement payment

Fiscal Notes:

Total assistance on Public Improvements is estimated at this time to not exceed $750,000 and
will be based on the actual costs for streetscape and utility infrastructure improvements after
construction, per utility and municipal permitting requirements, for the frontages along the
perimeter of the site adjacent to 8" Street, an alley-way, River Street and Fulton Street. All
reimbursable improvements will be in the public right-of-way or an adjacent public easement.
The request meets the requirements set forth in the Type 3 Participation Policy.

Details regarding the payment schedule of CCDC Reimbursements will be determined once the
project’'s development program and timing are set. The agreement would propose to reimburse
the developer from the increment generated by the project after project completion and other
CCDC tax increment income in the RMOB district. For example, the project is scheduled for
completion in 2023, its full value will be reflected in the 2024 tax year assessment; and CCDC
will reimburse in fiscal 2025. Based on the estimated development costs and associated tax
increment generated, one payment likely will cover the project’s Eligible Expenses.
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Staff Recommendation:

Staff recommends the Board designate the 8" and River project as a Type 3 Transformative

Participation Project.

Suggested Motion:

| move to Designate the 8" and River mixed-use project as eligible to utilize the Type 3

Transformative Participation Agreement and direct staff to continue negotiating a Letter of Intent

with Wilcomb LLC and/or assigns for future Board approval.

Page 3




Exhibit 1 — Site Location and Site Map
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Exhibit 2 — Images
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Exhibit 3 — Streetscape Plan

Exhibit 3 — Streetscape Plan :
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Exhibit 4 — Letter of Intent

Page 4



cfc
T capma oy

LETTER OF INTENT
TO THE
To-Be-Formed Single Purpose Entity

This non-binding LETTER OF INTENT is to express the interest of Capital City
Development Corporation (CCDC) to enter into a public-private project with a to-be-formed
single purpose entity between Wilcomb LLC and Global Senior Housing LLC, “the Project”.

This Letter of Intent does not constitute a legally binding agreement between the parties
but only a point from which further negotiations for development may take place. This Letter of
Intent is effective through June 14, 2021.

Estimated Total Development Costs are $53 million. CCDC understands the Project to
be construction of a mixed-use tower comprised of a ground floor commercial space, then a
public parking garage of approximately 240-340 spaces, and then a residential space serving
approximately 159 units. CCDC'’s goal is to participate in the Project and catalyze private
development in the vicinity. Upon project advancement, final terms and conditions will be
included in a Type 3 Agreement as per CCDC’s Participation Program. Participation is
conditioned upon the final Project being consistent with both City of Boise requirements and
with the River Myrtle / Old Boise Urban Renewal Adopted Plan as well as final CCDC Board
approval. Additionally, a third party financial analysis and Lender's Commitment Letter may be
required as part of the Participation Program.

DEVELOPER

To-Be-Formed Joint Venture entity between Wilcomb LLC and Global Senior Housing LLC.
Wilcomb LLC Global Senior Housing LLC

ATTN: Tim Wilcomb, (title) ATTN: Ron Walsh, (title)
406 South 6th Street PO Box 1427

Boise, Idaho 83702 Eagle, Idaho 83616

PROPERTY

Wilcomb LLC is the owner of the real property addressed as:

600 South 8th Street

Boise, Idaho 83702

And recorded by the Ada County Recorder as Parcels: S1010315061, S1010315041

PURCHASER

Capital City Development Corporation
Attn: John Brunelle, Executive Director
121 North 9th Street, Suite 501

Boise, Idaho 83702
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KEY DEVELOPMENT TERMS

$53M Total Development Cost (+/-).

159 +/- market rate residential units for an “Active Adult Community Platform”; unit mix to
be approximately: 1/3 2 bed, 1/2 1 bed, and 1/6 studio.

There will be +/- 300 parking spaces on the Property.

Ground floor anticipated to include one large anchor office tenant and then other retail,
office and restaurant tenants. Estimated 20-23,000 sq ft gross rental area total.

Parking structure exterior facade subject to CCDC approval. CCDC desires an attractive
facade of precast concrete, brick, or metal panels, or other quality materials.

CCDC will participate in public improvements in addition to purchasing parking.
Participation in public improvements will be based off of Tax Increment the project
generates, per CCDC'’s Participation Program Policy. Estimated $750,000 in public
improvements (60% utility infrastructure, 40% streetscape improvements)

CCDC promotes walkable and pedestrian oriented design and, to the extent feasible, will
work with the developer and design team to create connectivity through this large
singular parcel.

Developer carries industry-standard construction and commercial insurance appropriate
for a similar project.

Consistency with project development programming and details as submitted by
Developer for CCDC’s Designation step.

The Property received Designation status by CCDC’s Board of Commissioners on
September 14, 2020. Further advancement in CCDC'’s Participation Program and any
purchase requires complete submission of review documents, including but not limited to
financial information (project Sources and Uses, appraisals for any financing, Lender’s
Commitment Letter, development cost proforma, construction costs, etc.) and other
necessary due diligence on the Property and Developer, to CCDC’s satisfaction.

KEY PARKING TERMS

Upon completion of the Project (Certificate of Occupancy), CCDC will purchase

215 parking stalls for $6,500,000 ($30,000 per stall) within the Project.

The anticipated completion date at this time is late 2022 or early 2023.

Developer will retain ownership of additional spaces: 60 to 110 spaces (+/-).

CCDC financing stipulates “Private Use Rule,” which states CCDC cannot lease parking
stalls to commercial or residential operator for greater than 10% of total CCDC stall
count).

The entire garage may be operated as part of the ParkBOI public parking system and
will require a parking operations agreement.

CCDC determines ParkBOlI rates, hours, etc., based on CCDC parking policy.
ParkBOlI identifying signage will be placed on the garage.

Parking garage will adhere to Boise City Code and any ACHD requirements.
Consistency with parking development programming and details as submitted by
Developer for CCDC’s Designation step.

Parking garage will adhere to CCDC’s parking garage design specifications regarding
interior overhead lighting, stall dimensions, turning radius, drive aisle width, and Above
Finished Floor obstruction clearance of no less than 8’2" in all car-accessible areas.
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Compact stalls must comprise less than 10% of total stall count. No obstructions
regarding garage ingress/egress.
= CCDC defines a typical parking stall to be at least 8.5’ wide by 18 feet long.

EXPRESSION OF INTENT

The parties do not intend this to be a binding agreement but rather a good faith expression of
their mutual intentions and interest to pursue the formal and legally binding T3 Agreement.
While neither party shall be obligated to enter into a binding agreement, the parties do
understand that each shall, in reliance on this intent, expend considerable time, effort, and their
own monies in furtherance of the Project. Consequently, the parties agree to pursue the
negotiation and drafting of the T3 Agreement in good faith and with all due diligence.

Signatures on the following page.
Capital City Development Corporation

DATE:

John Brunelle, Executive Director

Wilcomb LLC, an Idaho limited liability company

DATE:

Tim Wilcomb,

Global Senior Housing LLC, an Idaho limited liability company

DATE:

Ron Walsh,
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AGENDA BILL
Agenda Subject: Date:
Resolution #1669 — Approve First Amendment to the Urban Renewal September 14, 2020
Plan Westside Downtown Urban Renewal Project
Staff Contact: Attachments:
Doug Woodruff & Todd 1) Resolution No. 1669
Bunderson 2) First Amendment to the Urban Renewal Plan

Westside Downtown Urban Renewal Project

Action Requested:
Adopt Resolution #1669 Approving the First Amendment to the Urban Renewal Plan Westside
Downtown Urban Renewal Project

Background:
In December 2001, the Urban Renewal Plan Westside Downtown Urban Renewal Project (the

“Plan”) was approved by the City of Boise establishing the Westside Revenue Allocation Area
(the “RAA”). The Plan, by attachment, included the Westside Downtown Framework Master
Plan, as well as the other required attachments including a description of the RAA boundary, a
map of the RAA, a list of properties to be acquired and an economic feasibility study. The Plan
has a twenty-four (24) year term and a termination date of December 31, 2025; however, the
Plan recognizes revenue allocation proceeds will be received in 2026 with formal termination on
September 30, 2026. There are six more years of activity before the term of the RAA will be
complete.

The RAA is home to a variety of large office buildings and institutions such as Meadow Gold
and Idaho Power. The area includes many surface parking lots and CCDC has worked with a
variety of property owners to create investments in workforce housing, historic rehabilitation of
buildings, business headquarters, hospitality, public art, streetscapes and the design of lively
public spaces. Additional opportunities have been identified for properties adjacent to both
inside and outside of the current RAA boundaries.

The First Amendment to the Urban Renewal Plan, Westside Downtown Urban Renewal Project
(the “First Amendment”) seeks to amend the Plan to add: 1) approximately 3.4 acres of land
contiguous to the northern boundary of the Westside District Project Area and generally
bounded by 9th Street to the west, 8th Street to Franklin St. to the east, State Street to the
south, and Washington Street to the north (the “East Node”); and 2) approximately 10.6 acres of
land contiguous to the northern boundary of the Westside District Project Area and generally
bounded by 13th Street to the west, 10th Street to the east, Washington Street to the south and
Franklin Street to the north, with the extension of an adjacent block to the south that is bounded
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by 11th Street to the west, 10th Street to the east, State Street to the south, and Washington
Street to the north (the “West Node”).

The existing RAA is currently nearly 144 acres; the geographically smallest RAA administered
by CCDC. The proposed amendment area is 14 acres or 9.8% of the total existing RAA, which
complies with the geographic limitation for an amendment to a RAA set forth in Idaho Code
Section 50-2033.

Further, the combined base values of the existing revenue allocation areas, plus the value of the
area added is approximately 3% of the City’s 2019 taxable value, which is well below the 10%
statutory limit set forth in Idaho Code Section 50-2903(15).

The Westside Downtown Framework Master Plan, Attachment 3 to the Plan (the “Framework”),
describes a proposed street character and sets forth certain design guidelines. The Master
Framework confirms the importance of right-of-ways designed to accommodate all modes of
transportation, including pedestrians and bicycles, as well as generally enhancing the
streetscape experience. This is one of the primary improvements the Agency hopes to complete
in order to attract investment and collaborate with institutional groups.

CCDC is collaborating with public and private partners to facilitate additional investment and
development both within the existing RAA and those areas directly adjacent to it in the proposed
area of addition. The proposed amended area includes large parcels owned by Boise School
District and the YMCA. These institutions are not real estate development focused and face
challenges in creating taxable investment opportunities. There may be opportunities to partner
to advance symbiotic goals. The area proposed to be added to the RAA also includes the
privately owned Carnegie Library building that is encumbered with a historic overlay and whose
primary tenants vacated approximately two years ago. The former bank building on the highly
visible corner of 8" and State Street has not had a permanent tenant since the state of Idaho
auctioned the building on December 1, 2016. The need for north-south multi-modal transit
routes connecting the dense neighborhood to the north with Downtown has increased as both
areas continue to expand.

In May 2019, the Agency adopted Resolution No. 1599 accepting the Westside Downtown
Urban Renewal Area Amendment Eligibility Report, an eligibility study determining that the
study area meets the statutory criteria pursuant to the Idaho Urban Renewal Law of 1965,
Chapter 20, Title 50, Idaho Code (the “Law”) and the Local Economic Development Act,
Chapter 29, Title 50, Idaho Code (the “Act”) (the “Eligibility Report”). The City Council
subsequently adopted the study by Resolution No. RES-229-19 on June 4, 2019.

Additionally, the City of Boise, CDCC and the Boise School District have been working
collaboratively to determine how urban renewal can most effectively assist the redevelopment of
in-town neighborhoods while supporting the goals of the School District.

Currently the Agency owns a portion of the block south of State Street between 10" Street and
11" Street (1010 W. Jefferson and 421 N. 10" Street) and believes the likelihood of a larger
transformative project in the area would be more likely to be achieved with the ability to
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participate in ROW improvements, increasing multi modal transit corridors, and focusing on the
future investment of currently vacant and inactive buildings.

S.B. Friedman & Company prepared a third-party economic feasibility study (the “Study”) for the
area added to the RAA by the First Amendment, plus a 2020 update for the existing RAA. The
Study determined that the expansion of the RAA and the associated projects are financially
feasible.

The Study also analyzed the impact of House Bill 587. House Bill 587, as amended in
the Senate, effective July 1, 2020, amends Idaho Code Section 50-2908 altering the allocation
of revenue allocation funds to the Agency from the Ada County Highway District levy. This
amendment applies only to the area to be added by this First Amendment, not the existing
Project Area, and provides: “[ijn the case of a revenue allocation area first formed or expanded
to include the property on or after July 1, 2020, all taxes levied by any highway district, unless
the local governing body that created the revenue allocation area has responsibility for the
maintenance of roads or highways” will be allocated to the applicable highway district, which in
this case is the Ada County Highway District.

However, amended ldaho Code Section 50-2908 further provides the highway district
and Agency may enter into an agreement for a different allocation. A copy of any agreement is
required to be submitted to the Idaho State Tax Commission and to the Ada County Clerk by the
Ada County Highway District as soon as practicable after the parties have entered into the
agreement and by no later than September 1 of the year in which the agreement takes effect.

The area added by this First Amendment includes significant transportation elements
and the Agency intends to work with ACHD to enter into an agreement on or before September
1, 2021, allowing the Agency to retain the revenues from the highway district levies from the
area added. The Study estimates revenues from the ACHD levy in the amended area through
Plan termination to be $1,000.

Fiscal Notes
There is no outstanding debt or bond covenants in the Westside District.

The cost of the Plan Amendment lies in legal and consultant fees, staff time and public noticing
costs and is incorporated within the FY2020 Amended and FY2021 Original budget and will be
within the approved budgets. This Plan Amendment will not impact on the duration of the
Westside District and will not reset the base value of the Westside District. It will add the
described parcels into the Westside Street District, and therefore, the Westside Street District
will receive an allocation of revenues from the taxable annexed parcels.

Staff Recommendation:
Adopt Resolution #1669, approving First Amendment to the Urban Renewal Plan Westside
Downtown Urban Renewal Project.

Suggested Motion:
Resolution #1669 — Approve First Amendment to the Urban Renewal Plan Westside Downtown
Urban Renewal Project

4827-5886-1514, v. 2
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RESOLUTION NO. 1669

BY THE BOARD OF COMMISSIONERS OF THE URBAN RENEWAL AGENCY OF THE
CITY OF BOISE, IDAHO:

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF
THE URBAN RENEWAL AGENCY OF BOISE CITY, IDAHO,
ALSO KNOWN AS CAPITAL CITY DEVELOPMENT
CORPORATION, RECOMMENDING AND ADOPTING

THE FIRST AMENDMENT TO THE URBAN RENEWAL
PLAN WESTSIDE DOWNTOWN URBAN RENEWAL
PROJECT, WHICH PLAN SEEKS TO ANNEX CERTAIN
AREAS TO THE EXISTING WESTSIDE DOWNTOWN
PROJECT AREA, WHICH PLAN AMENDMENT INCLUDES
REVENUE ALLOCATION FINANCING PROVISIONS
SUBJECT TO CERTAIN CONDITIONS; AUTHORIZING THE
CHAIR, VICE-CHAIR, OR EXECUTIVE DIRECTOR AND THE
SECRETARY OF THE AGENCY TO TAKE APPROPRIATE
ACTION; AND PROVIDING FOR THIS RESOLUTION TO BE
EFFECTIVE UPON ITS PASSAGE AND APPROVAL.

THIS RESOLUTION, made on the date hereinafter set forth by the Urban Renewal
Agency of Boise City, Idaho, also known as Capital City Development Corporation, an
independent public body, corporate and politic, authorized by and existing under the authority of
the Idaho Urban Renewal Law of 1965, Chapter 20, Title 50, Idaho Code, as amended (the
“Law”), and the Local Economic Development Act, Chapter 29, Title 50, Idaho Code, as
amended (the “Act”), a duly created and functioning urban renewal agency for Boise City, Idaho,
hereinafter referred to as the “Agency.”

WHEREAS, the City Council (the “City Council”) of the City of Boise City, Idaho (the
“City”), after notice duly published, conducted a public hearing on the River Street-Myrtle Street
Urban Renewal Plan (the “River Street Plan”);

WHEREAS, following said public hearing, the City Council adopted its Ordinance No.
5596 on December 6, 1994, approving the River Street Plan and making certain findings;

WHEREAS, the City Council, after notice duly published, conducted a public hearing on
the Westside Downtown Urban Renewal Plan (the “Westside Plan”);

WHEREAS, following said public hearing, the City Council adopted its Ordinance No.
6108 on December 4, 2001, approving the Westside Plan and making certain findings;

WHEREAS, the City Council, after notice duly published, conducted a public hearing on
the First Amended and Restated Urban Renewal Plan, River Street-Myrtle Street Urban Renewal
Project (annexation of the Old Boise Eastside Study Area and Several Minor Parcels) and
Renamed River Myrtle-Old Boise Urban Renewal Project (the “River Myrtle-Old Boise Plan”);
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WHEREAS, following said public hearing, the City Council adopted its Ordinance No.
6362 on November 30, 2004, approving the River Myrtle-Old Boise Plan and making certain
findings;

WHEREAS, the City Council, after notice duly published, conducted a public hearing on
the 30th Street Area Urban Renewal Project Urban Renewal Plan (the “30" Street Plan™);

WHEREAS, following said public hearing, the City Council adopted its Ordinance No.
6868 on December 4, 2012, approving the 30th Street Plan and making certain findings;

WHEREAS, the City Council, after notice duly published, conducted a public hearing on
the First Amendment to the First Amended and Restated Urban Renewal Plan, River Street-
Myrtle Street, Urban Renewal Project and Renamed River Myrtle — Old Boise Urban Renewal
Project (the “First Amendment to the River Myrtle-Old Boise Plan”);

WHEREAS, following said public hearing, the City Council adopted its Ordinance No.
24-18 on July 24, 2018, approving the First Amendment to the River Myrtle-Old Boise Plan for
the purpose of de-annexing certain parcels from the existing revenue allocation area and making
certain findings;

WHEREAS, the City Council, after notice duly published, conducted a public hearing on
the First Amendment to the Urban Renewal Plan, 30th Street Area, Urban Renewal Project (the
“First Amendment to the 30" Street Plan™);

WHEREAS, following said public hearing, the City Council adopted its Ordinance No.
26-18 on July 24, 2018, approving the First Amendment to the 30th Street Plan for the purpose
of de-annexing certain parcels from the existing revenue allocation area and making certain
findings;

WHEREAS, the City Council, after notice duly published, conducted a public hearing on
the Urban Renewal Plan for the Shoreline District Urban Renewal Project Area (the “Shoreline
District Plan”);

WHEREAS, following said public hearing, the City Council adopted its Ordinance No.
55-18 on December 18, 2018, approving the Shoreline District Plan and making certain findings;

WHEREAS, the City Council, after notice duly published, conducted a public hearing on
the Urban Renewal Plan for the Gateway East Economic Development District Project Area (the
“Gateway East District Plan”);

WHEREAS, following said public hearing, the City Council adopted its Ordinance No.
58-18 on December 18, 2018, approving the Gateway East District Plan and making certain
findings;

WHEREAS, the River Myrtle-Old Boise Plan, as amended by the First Amendment to
the River Myrtle-Old Boise Plan, the Westside Plan, the 30" Street Plan, as amended by the First
Amendment to the 30" Street Plan, the Shoreline District Plan and the Gateway East District
Plan and their project areas are collectively referred to herein as the “EXxisting Project Areas;”
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WHEREAS, pursuant to Idaho Code Section 50-2008, an urban renewal project may not
be planned or initiated unless the local governing body has, by resolution, determined such area
to be a deteriorated area or deteriorating area, or combination thereof, and designated such area
as appropriate for an urban renewal project;

WHEREAS, Idaho Code Section 50-2906, also requires that in order to adopt an urban
renewal plan containing a revenue allocation financing provision, the local governing body must
make a finding or determination that the area included in such plan is a deteriorated area or
deteriorating area;

WHEREAS, based on inquiries and information presented by certain interested parties
and property owners, the City and Agency commenced certain discussions concerning
examination of an additional area as appropriate for an urban renewal project;

WHEREAS, in late 2018/early 2019, the Agency authorized SB Friedman Development
Advisors to commence an eligibility study and preparation of an eligibility report of a geographic
area totaling approximately 14 acres adjacent and contiguous to the existing Westside Plan
Revenue Allocation Area (also may be referred to as the “Westside Project Area”). The area
reviewed was divided into two nodes: (1) the East Node which is generally bounded by 9th
Street to the west, 8th Street to the east, State Street to the south, and Washington Street to the
north; and (2) the West Node which is generally bounded by 13th Street to the west, 10th Street
to the east, Washington Street to the south, and Franklin Street to the north, with the extension of
an adjacent block to the south that is bounded by 11" Street to the west, 10" Street to the east,
State Street to the south, and Washington Street to the north. Collectively, the East Node and the
West Node are commonly referred to as the Amendment Area (the “Amendment Area”);

WHEREAS, the Agency obtained the Westside Downtown Urban Renewal Area
Amendment Eligibility Report, dated May 8, 2019 (the “Report”), which examined the
Amendment Area for purposes of determining whether such area is a deteriorating area, a
deteriorated area, or a combination of both a deteriorating area and a deteriorated area, as those
terms are defined by Idaho Code Sections 50-2018(8), (9) and 50-2903(8);

WHEREAS, pursuant to Idaho Code Sections 50-2018(8), (9) and 50-2903(8), which
define a deteriorating area and a deteriorated area, many of the conditions necessary to support a
finding of eligibility are found in the Amendment Area, i.e. the presence of a substantial number
of deteriorated or deteriorating structures, deterioration of site or other improvements,
predominance of defective or inadequate street layout, and faulty lot layout in relation to size,
adequacy, accessibility or usefulness;

WHEREAS, the effects of the listed conditions cited in the Report result in the economic
underdevelopment of the area, substantially impairs or arrests the sound growth of a
municipality, constitutes an economic or social liability, and is a menace to the public health,
safety, morals, or welfare in its present condition or use;

WHEREAS, the Agency, on May 13, 2019, adopted Resolution No. 1599, accepting the
Report subject to technical and ministerial edits, and authorizing the Chair, Vice-Chair, or
Executive Director of the Agency to transmit the Report to the City Council requesting its
consideration for designation of an urban renewal area and requesting the City Council to direct
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the Agency to prepare an urban renewal plan or plan amendment for the Amendment Area,
which plan or plan amendment may include a revenue allocation provision as allowed by law;

WHEREAS, the City Council on or about June 4, 2019, adopted and approved
Resolution No. RES-229-19 finding the Amendment Area described in the Report to be a
deteriorated area or deteriorating area as defined by the Law and the Act, that such Amendment
Area was appropriate for an urban renewal project, and directed the Agency to commence
preparation of an urban renewal plan or plan amendment for the Amendment Area;

WHEREAS, the Agency seeks to amend the Westside Plan, which contains provisions of
revenue allocation financing as allowed by the Act;

WHEREAS, pursuant to the Law and Act, as amended, the First Amendment to the
Urban Renewal Plan Westside Downtown Urban Renewal Project (the “First Amendment to the
Westside Plan™) seeks to add the Amendment Area to the Westside Project Area and further, to
provide updates to certain provisions and financial information from the Westside Plan,
including to address changes in the Law and Act, to provide a projection concerning the
remaining and additional improvements, projected expenses, and anticipated revenues through
the Westside Plan termination;

WHEREAS, in order to implement the provisions of the Act and the Law either the
Agency may prepare a plan, or any person, public or private, may submit such plan to the
Agency;

WHEREAS, the Agency has prepared the First Amendment to the Westside Plan for the
additional area previously designated as eligible for urban renewal planning;

WHEREAS, the Act authorizes the Agency to adopt revenue allocation financing
provisions as part of an urban renewal plan;

WHEREAS, the First Amendment to the Westside Plan contains revenue allocation
financing provisions as allowed by the Act;

WHEREAS, in order to implement the provisions of the Act, the Agency shall prepare
and adopt the First Amendment to the Westside Plan and submit the First Amendment to the
Westside Plan and recommendation for approval thereof to the City;

WHEREAS, pursuant to the Intergovernmental Cooperation and Development
Agreement, dated January 22, 2019, by and between the Agency, City and the Independent
School District of the City of Boise (the “BSD”), Agency and BSD representatives have met to
discuss proposed projects within the First Amendment to the Westside Plan, and the parties have
agreed to continue to have an open dialogue concerning projects within the area to be added by
the First Amendment to the Westside Plan;

WHEREAS, as required by the Act, the Agency has reviewed the information within the
First Amendment to the Westside Plan concerning the use of revenue allocation funds and
approved such information and considered the First Amendment to the Westside Plan at its
meeting on September 14, 2020;
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WHEREAS, such First Amendment to the Westside Plan will be tendered to the Planning
and Zoning Commission and to the City for their consideration and review as required by the
Law and the Act;

WHEREAS, under the Act, the First Amendment to the Westside Plan shall include with
specificity the following: (1) a statement describing the total assessed valuation of the base
assessment roll of the revenue allocation area and the total assessed valuation of all taxable
property within the municipality; (2) a statement listing the kind, number, and location of all
proposed public works or improvements within the revenue allocation area; (3) an economic
feasibility study; (4) a detailed list of estimated project costs; (5) a fiscal impact statement
showing the impact of the revenue allocation area, both until and after the bonds are repaid, upon
all taxing districts levying taxes upon property in the revenue allocation area; and (6) a
description of the methods of financing all estimated project costs and the time when related
costs or monetary obligations are to be incurred; (7) a termination date for the plan and the
revenue allocation area as provided for in Idaho Code § 50-2903(20); and (8) a description of the
disposition or retention of any assets of the agency upon the termination date;

WHEREAS, it is necessary and in the best interests of the citizens of the City to
recommend approval of the First Amendment to the Westside Plan and to adopt, as part of the
First Amendment to the Westside Plan, revenue allocation financing provisions that will help
finance urban renewal projects to be completed in accordance with the First Amendment to the
Westside Plan in order to (1) encourage private development in the urban renewal area; (2) to
prevent and arrest decay of the Amendment Area added by the First Amendment to the Westside
Plan due to the inability of existing financing methods to provide needed public improvements;
(3) to encourage taxing districts to cooperate in the allocation of future tax revenues arising in
the Amendment Area added by the First Amendment to the Westside Plan in order to facilitate
the long-term growth of their common tax base; (4) to encourage the long-term growth of their
common tax base; (5) to encourage private investment within the City and (6) to further the
public purposes of the Agency;

WHEREAS, the Agency Board finds that the equalized assessed valuation of the taxable
property in the revenue allocation area described in Attachments 1A and 2A of the First
Amendment to the Westside Plan is likely to increase as a result of initiation of urban renewal
projects in accordance with the First Amendment to the Westside Plan;

WHEREAS, under the Law and Act, any such plan should provide for (1) a feasible
method for the location of families who will be displaced from the urban renewal area in decent,
safe and sanitary dwelling accommodations within their means and without undue hardship to
such families; (2) the urban renewal plan should conform to the general plan of the municipality
as a whole; (3) the urban renewal plan should give due consideration to the provision of adequate
park and recreational areas and facilities that may be desirable for neighborhood improvement,
with special consideration for the health, safety and welfare of the children residing in the
general vicinity of the site covered by the plan; and (4) the urban renewal plan should afford
maximum opportunity, consistent with the sound needs of the municipality as a whole, for the
rehabilitation or redevelopment of the urban renewal area by private enterprise;

WHEREAS, if the urban renewal area consists of an area of open land to be acquired by
the urban renewal agency, such area shall not be so acquired unless (1) if it is to be developed for
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residential uses, the local governing body shall determine that a shortage of housing of sound
standards and design which is decent, safe and sanitary exists in the municipality; that the need
for housing accommaodations has been or will be increased as a result of the clearance of slums in
other areas; that the conditions of blight in the area and the shortage of decent, safe and sanitary
housing cause or contribute to an increase in and spread of disease and crime and constitute a
menace to the public health, safety, morals, or welfare; and that the acquisition of the area for
residential uses is an integral part of and essential to the program of the municipality, or (2) if it
is to be developed for nonresidential uses, the local governing body shall determine that such
nonresidential uses are necessary and appropriate to facilitate the proper growth and
development of the community in accordance with sound planning standards and local
community objectives, which acquisition may require the exercise of governmental action, as
provided in this act, because of defective or unusual conditions of title, diversity of ownership,
tax delinquency, improper subdivisions, outmoded street patterns, deterioration of site, economic
disuse, unsuitable topography or faulty lot layouts, the need for the correlation of the area with
other areas of a municipality by streets and modern traffic requirements, or any combination of
such factors or other conditions which retard development of the area;

WHEREAS, the base assessment roll of the area added by the First Amendment to the
Westside Plan, together with the base assessment roll values of the Existing Project Areas,
cannot exceed ten percent (10%) of the current assessed values of all the taxable property in the
City;

WHEREAS, the area to be added by the First Amendment cannot exceed ten percent
(10%) of the area within the Westside Project Area, and the Amendment Area is contiguous to
the Westside Project Area;

WHEREAS, Agency staff and consultants recommend the Agency Board accept the First
Amendment Westside Plan and forward it to the City Council;

WHEREAS, the Agency Board finds it in the best interests of the Agency and the public
to formally adopt the First Amendment to the Westside Plan, as set forth in Exhibit 1 attached
hereto, and to forward it to the Mayor and City Council, and recommend its adoption, subject to
certain conditions.

NOW, THEREFORE, BE IT RESOLVED BY THE MEMBERS OF THE BOARD OF
COMMISSIONERS OF THE URBAN RENEWAL AGENCY OF BOISE CITY, AS
FOLLOWS:

Section 1. That the above statements are true and correct.

Section 2. It is hereby found and determined that the Amendment Area as defined in
the First Amendment to the Westside Plan is a deteriorated area, a deteriorating area, or a
combination thereof, as defined in the Law and the Act and qualifies as an eligible urban renewal
area under the Law.

Section 2. That the Agency specifically adopts the First Amendment to the Westside
Plan along with any changes discussed at the September 14, 2020, Agency Board meeting,
including but not limited to finalization of the Attachments to the First Amendment to the
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Westside Plan, confirmation of levy rates, confirmation of the affected taxing districts, updated
list of projects, updated map or legal description and any modifications to the financial analysis
previously prepared by SB Friedman Development Advisors.

Section 4. That the Agency recommends that the First Amendment to the Westside
Plan, a copy of which is attached hereto as Exhibit 1, and incorporated herein by reference, be
adopted by the City Council, including those sections, modifications, or text, or replacement of
Attachments as discussed at the September 14, 2020, Agency Board meeting.

Section 5. That this Resolution constitutes the necessary action of the Agency under
the Act, Idaho Code 8§ 50-2905, recommending approval by the City and that the First
Amendment to the Westside Plan includes with specificity the following: (1) a statement
describing the total assessed valuation of the base assessment roll of the revenue allocation area
and the total assessed valuation of all taxable property within the municipality; (2) a statement
listing the kind, number, and location of all proposed public works or improvements within the
revenue allocation area; (3) an economic feasibility study; (4) a detailed list of estimated project
costs; (5) a fiscal impact statement showing the impact of the revenue allocation area, both until
and after the bonds are repaid, upon all taxing districts levying taxes upon property in the
revenue allocation area; and (6) a description of the methods of financing all estimated project
costs and the time when related costs or monetary obligations are to be incurred; (7) a
termination date for the plan and the revenue allocation area as provided for in Idaho Code § 50-
2903(20); and (8) a description of the disposition or retention of any assets of the agency upon
the termination date.

Section 6. It is hereby found and determined that:

€)) The First Amendment to the Westside Plan gives due consideration to the
provision of adequate park and recreation areas and facilities that may be
desirable for neighborhood improvement (recognizing the mixed-use
residential and commercial components of the First Amendment to the
Westside Plan and the need for public improvements), and shows
consideration for the health, safety, and welfare of any residents or
businesses in the general vicinity of the urban renewal area covered by the
First Amendment to the Westside Plan.

(b) The First Amendment to the Westside Plan affords maximum opportunity
consistent with the sound needs of the City as a whole for the
rehabilitation, development and redevelopment of the Westside Project
Area as amended by the First Amendment to the Westside Plan by private
enterprises.

(©) The First Amendment to the Westside Plan provides a feasible method for
relocation of any displaced families residing within the Westside Project
Area, noting there are no current residents in the area added by the First
Amendment to the Westside Plan.

(d) The area added by the First Amendment to the Westside Plan does not
contain “open land” areas, or areas of agricultural operation. The Agency
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(€)

(f)

(@)

(h)

Section 7.

may acquire land and the First Amendment to the Westside Project Area is
planned to be redeveloped in a manner that may include residential and
non-residential uses.

The portion of the area added by the First Amendment to the Westside
Plan which may be identified for residential uses is necessary and
appropriate as there is a shortage of housing of sound standards and design
which is decent, safe and sanitary in the City; that the need for housing
accommodations has been or will be increased as a result of the clearance
of slums in other areas; that the conditions of blight in the area and the
shortage of decent, safe and sanitary housing cause or contribute to an
increase in and spread of disease and crime and constitute a menace to the
public health, safety, morals, or welfare; and that the acquisition of the
area for residential uses is an integral part of and essential to the program
of the City.

The portion of the area added by the First Amendment to the Westside
Plan which may be identified for non-residential uses is necessary and
appropriate to facilitate the proper growth and development standards in
accordance with the objectives of the Comprehensive Plan to overcome
economic disuse, the need for improved traffic patterns and the need for
the correlation of this area with other areas of the City.

The base assessment roll of the area added by the First Amendment to the
Westside Plan, together with the base assessment roll values of the
Existing Project Areas, do not exceed ten percent (10%) of the current
assessed values of all the taxable property in the City.

The area to be added by the First Amendment does not exceed ten percent
(10%) of the geographical area contained within the existing Westside
Project Area and the area to be added is contiguous to the existing
Westside Project Area.

The First Amendment to the Westside Plan includes a revenue allocation
provision and the Agency has determined that the equalized assessed
valuation of the revenue allocation area will likely increase as the result of
the initiation of an urban renewal project.

That this Resolution constitutes the necessary action of the Agency under

the Law, Section 50-2008, Idaho Code and the Act.

Section 8.

The Chair, Vice-Chair, or Executive Director, and the Secretary of the

Agency are hereby authorized and directed to take all steps necessary and convenient to submit
the proposed First Amendment to the Westside Plan for approval by the City Council.

Section 9.

That this Resolution shall be in full force and effect immediately upon its

adoption and approval.
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PASSED by the Urban Renewal Agency of Boise City, Idaho, on September 14, 2020.
Signed by the Chair of the Board of Commissioners and attested by the Secretary to the Board of
Commissioners, on September 14, 2020.

APPROVED:
By
Dana Zuckerman, Chair
ATTEST:
By

Lauren McLean, Secretary
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Exhibit 1

The First Amendment to the Urban Renewal Plan Westside Downtown Urban Renewal Project
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FIRST AMENDMENT TO THE
URBAN RENEWAL PLAN
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URBAN RENEWAL PROJECT

URBAN RENEWAL AGENCY OF BOISE CITY
BOISE, IDAHO

Ordinance No. 6108
Adopted December 4, 2001
Effective December 8, 2001, publication

First Amendment to the
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Ordinance No.
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BACKGROUND

This First Amendment (“First Amendment”) to the Urban Renewal Plan, Westside
Downtown Urban Renewal Project (the “Plan”) amends the Plan for the following purposes: 1)
to add approximately 3.4 acres of land contiguous to the northern boundary of the Westside
District Project Area and generally bounded by 9" Street to the west, 8" Street to Franklin Street
to the east, State Street to the south, and Washington Street to the north (the “East Node”); and 2)
to add approximately 10.6 acres of land contiguous to the northern boundary of the Westside
District Project Area and generally bounded by 13" Street to the west, 10" Street to the east,
Washington Street to the south, and Franklin Street to the north, with the extension of an
adjacent block to the south that is bounded by 11™ Street to the west, 10™" Street to the east, State
Street to the south, and Washington Street to the north (the “West Node™). The scope of this First
Amendment is limited to addressing the addition of area to the Westside District Project Area. It
is important to note this First Amendment to the Plan does not extend the Plan’s duration. The
Plan terminates on December 31, 2025; however, revenue allocation proceeds will be received in
2026 pursuant to Idaho Code § 50-2905(7).

This First Amendment to the Plan, which adds area to the Westside District Project Area,
does not result in a reset of the base assessment roll values to the current equalized assessed
values in the year following the amendment or modification of the Plan. House Bill 606,
effective July 1, 2016, amended the Local Economic Development Act, Chapter 29, Title 50,
Idaho Code, as amended (the “Act”), firmly establishing “[f]or plans adopted or modified prior
to July 1, 2016, and for subsequent modifications of those urban renewal plans, the value of the
base assessment roll of property within the revenue allocation area shall be determined as if the
modification had not occurred.” Idaho Code § 50-2903(4). Though the provisions of Idaho Code
8 50-2903A do not apply to the Plan, a plan amendment or modification to add area to an
existing revenue allocation area pursuant to Idaho Code § 50-2033 is a specifically identified
exception to a base reset. Idaho Code § 50-2903A(1)(a)(ii). This highlights the legislative
support for these types of amendments.

Idaho Code § 50-2033 permits an urban renewal agency, after July 1, 2011, to add area to
an existing revenue allocation area one (1) time “so long as the total area to be added is not
greater than ten percent (10%) of the existing revenue allocation area and the area to be added is
contiguous to the existing revenue allocation area . . . .” ldaho Code § 50-2033. Contiguity
cannot be established solely by a shoestring or public or railroad right-of-way. See Idaho Code
§ 50-2033. The two geographic areas to be added to the Westside District Project Area are
contiguous to the existing Project Area and combined are less than 10% of the existing revenue
allocation area.

A separate base assessment value will be established for the areas to be added to the
Westside District Project Area, effective retroactive to January 1, 2020. The Agency will receive
an allocation of revenues from the added area from any increases in value above the base value
through the remaining years of the Plan. The base values for the original Project Area will
continue to be retroactive to January 1, 2001.

The area to be added to the Westside District Project Area was deemed to be a
deteriorated area and/or a deteriorating area under the Law and the Act and, therefore, eligible
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for inclusion into the existing revenue allocation area pursuant to the Westside Downtown Urban
Renewal Area Amendment Eligibility Report, prepared by S.B. Friedman & Company, dated
May 8, 2019 (the “Eligibility Report™). The Eligibility Report was submitted to the Agency,
which by adoption of Resolution No. 1599 on May 13, 2019, found the additional area to be
eligible and authorized the transmission of the Eligibility Report and Resolution to the Boise
City City Council, together with the Agency’s recommendation that the area be designated as
appropriate for an urban renewal project, and seeking direction from the City Council to proceed
with an urban renewal plan amendment. The Boise City City Council, by adoption of Resolution
No. RES-229-19 on June 4, 2019, found the area under consideration to be a deteriorating area or
a deteriorated area in the City, as defined by the Law and the Act, and authorized preparation of
a new plan area and/or a plan amendment.

AMENDMENTS TO THE PLAN

1. Definitions. Capitalized terms not otherwise defined herein shall have the
respective meanings ascribed to such terms in the Plan.

2. The following defined terms in the Plan are amended throughout the Plan as
follows:

a. Delete “Project Area” and replace with “Amended Project Area” except
where specifically referenced in this First Amendment.

b. Delete references to “Attachment 1 and replace with “Attachment 1, as
supplemented by Attachment 1A” except where specifically referenced in this First Amendment.

C. Delete references to “Attachment 2” and replace with “Attachment 2, as
supplemented by Attachment 2A” except where specifically referenced in this First Amendment.

d. Delete references to “Attachment 4 and replace with “Attachment 4, as
supplemented by Attachment 4A” except where specifically referenced in this First Amendment.

e. Delete references to “Attachment 5 and replace with “Attachment 5, as
supplemented by Attachment 5A” except where specifically referenced in this First Amendment.

3. Amendment to List of Attachments. The List of Attachments on Page 4 is
amended by deleting the list of attachments and replacing it as follows:

Attachment 1: Legal Description of the Project Area and Revenue Allocation Area
Boundaries

Attachment 1A: Legal Descriptions of the Boundaries of the Additional Areas

Attachment 2: Boundary Map of Project Area and Revenue Allocation Area
Boundary

Attachment 2A: Boundary Map of the Additional Areas
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Attachment 3: Westside Downtown Framework Master Plan

Attachment 3A:  Map Depicting Expected Land Uses and Current Zoning Within the
Areas Added by the First Amendment

Attachment 4: Properties to Be Acquired
Attachment 4A:  Properties (Public and/or Private) Which May Be Acquired by Agency

Attachment 5: Economic Feasibility Study for the Westside Downtown Urban
Renewal Area

Attachment 5A:  Proposed Amended Westside Urban Renewal District Feasibility
Study

4. Amendment to Section 100 of the Plan.

a. Section 100 is amended by deleting the list of attachments in the first
paragraph and replacing it as follows:

Legal Description of the Project Area and Revenue Allocation Area Boundaries
(Attachment 1);

Legal Descriptions of the Boundaries of the Additional Areas (Attachment 1A);

Boundary Map of Project Area and Revenue Allocation Area Boundary
(Attachment 2);

Boundary Map of the Additional Areas (Attachment 2A);
Westside Downtown Framework Master Plan (Attachment 3);

Map Depicting Expected Land Uses and Current Zoning Within the Area Added
by the First Amendment (Attachment 3A);

Properties to Be Acquired (Attachment 4);

Properties (Public and/or Private) Which May Be Acquired by Agency

(Attachment 4A)

Economic Feasibility Study for the Westside Downtown Urban Renewal Area
(Attachment 5)

Proposed Amended Westside Urban Renewal District Feasibility Study
(Attachment 5A)

b. Section 100 is amended by deleting the list of planning documents in the

sixth paragraph and replacing it as follows:
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Document 1/Attachment 3

The Westside Downtown Framework Master Plan dated November 13, 2001, as

adopted by the Agency pursuant to Resolution No. 861, dated October 15, 2001.

5

Document 2

(Reserved)

Document 3

Capital Improvement Plan
Document 4

Recommended Strategic Investments/Actions: Westside Downtown District
(2016)

Amendment to Section 101.01 of the Plan. Section 101.01 entitled

“CONFORMANCE WITH STATE OF IDAHO URBAN RENEWAL LAW OF 1965, AS
AMENDED?” is amended by adding new paragraphs to the end of the existing language as

follows:

d.

Subsequent to adoption of this Plan in 2001, in late 2018, the Agency retained a
third-party consultant to review approximately 14 acres of land adjacent and
contiguous to the Project Area for an eligibility determination for an urban
renewal project. The area reviewed included (1) land contiguous to the northern
boundary of the Westside District Project Area and generally bounded by 9™
Street to the west, 8" Street to Franklin Street to the east, State Street to the south,
and Washington Street to the north (the “East Node”); and (2) land contiguous to
the northern boundary of the Westside District Project Area and generally
bounded by 13" Street to the west, 10" Street to the east, Washington Street to the
south, and Franklin Street to the north, with the extension of an adjacent block to
the south that is bounded by 11™ Street to the west, 101 Street to the east, State
Street to the south, and Washington Street to the north (the “West Node”).

The additional area to be added to the Project Area was reviewed and determined
to be a deteriorated area and/or a deteriorating area under the Law and the Act
and, therefore, eligible for inclusion into the existing revenue allocation area
pursuant to the Westside Downtown Urban Renewal Area Amendment Eligibility
Report, prepared by SB Friedman, dated May 8, 2019 (the “Eligibility Report™).
The Eligibility Report was submitted to the Agency, which by adoption of
Resolution No. 1599 on May 13, 2019, found the additional area to be eligible
and authorized the transmission of the Eligibility Report and Resolution to the
City Council, together with the Agency’s recommendation that the area be
designated as appropriate for an urban renewal project, and seeking direction from
the City Council to proceed with an urban renewal plan amendment. The City
Council by adoption of Resolution No. RES-229-19 on June 4, 2019, found the
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area under consideration to be a deteriorating area or a deteriorated area in the
City, as defined by the Law and the Act, and authorized preparation of a plan
amendment. The 14 acres being added to the Project Area hereby create the
“Amended Project Area” as further described and shown in Attachments 1, 1A, 2,
and 2A.

f. This First Amendment to the Plan (the “First Amendment”) was prepared and
submitted to the Agency for its review and approval. The Agency approved the
First Amendment by the adoption of Agency Resolution No.[ ] on
[ , 2020] and submitted the First Amendment to the City
Council with its recommendation for adoption.

g. In accordance with the Law, this First Amendment was submitted to the Planning
and Zoning Commission of the City. After consideration of the First Amendment,
the Commission reported to the City Council, by Resolution, finding that this First
Amendment is in conformity with the City’s Comprehensive Plan, and as
subsequently as amended.

h. Pursuant to the Law and Act, the City Council having published due notice
thereof, held a public hearing on the First Amendment. Notice of the hearing was
duly published in the Idaho Statesman, a newspaper having general circulation in
the City. The City Council adopted the First Amendment on ,
2020, by Ordinance No. :

6. Amendment to Section 102 of the Plan. Section 102 is amended by adding new
paragraphs following the last paragraph as follows:

During 2018 and early 2019, the City, Agency, and other interested parties began
to examine the need to expand the Project Area to include all or a portion of Boise High
School, the YMCA Downtown, the former Carnegie Library site, and the adjacent rights-
of-way. The approximately 14 acres total of land to be added to the Project Area is
separated into two separate geographic areas: the East Node, including approximately 3.4
acres, and the West Node, including approximately 10.6 acres, as further described
above.

Both areas to be added to the Project Area include a substantial number of
deteriorated or deteriorating structures and deterioration of site. There was significant
visual evidence of cracked foundations, cracked or damaged windows, and significant
water damage to existing structures. Further, cracked pavement and sidewalks, potholes,
and damage to streetscape was observed throughout the East Node and West Node. The
West Node, which includes Boise High School, exhibited a predominance of defective or
inadequate street layout, as well as, faulty lot layout in relation to size, adequacy,
accessibility or usefulness. The Boise High School site presents a large superblock, which
blocks the 11™" Street and 12" Street transportation corridors unlinking the neighborhoods
to the north from downtown. The superblock, combined, with the smaller undevelopable
YMCA parking parcels, present potential impediments to future development. Generally,
the deteriorating conditions have resulted in economic and social liability. The East Node
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includes a number of vacant or underutilized parcels representing an economic liability.
The West Node includes parcels with no taxable value; however, both Boise High School
and the YMCA require significant capital improvements. Further, due to the site and
layout, those parcels are not easily transitioned to developable parcels.

The First Amendment embraces the principles set forth in the Plan and proposes
improvements to public infrastructure and other publicly owned assets throughout the
expansion area, creating the framework for the development of mixed-use, residential,
commercial, and retail areas, improvements to educational facilities, improvements to
other public facilities, including, but not limited to, streets, streetscapes, water and sewer
improvements, environmental remediation/site preparation, public parking, community
facilities, and pedestrian/bike amenities. A portion of the expansion area is
underdeveloped and is not being used to its highest and best use due to deterioration of
structures and site. Further, the East Node and West Node could better address pedestrian
and bicycle uses connecting the neighborhoods to the north with the downtown core. The
foregoing conditions have arrested or impaired growth in the expansion area.

7. Amendment to Section 200 of the Plan. Section 200 entitled “DESCRIPTION OF
PROJECT AREA” is deleted and replaced as follows:

DESCRIPTION OF THE AMENDED PROJECT AREA

The boundaries of the Project Area and of the Revenue Allocation Area are described in
Attachment 1 and are shown on the Boundary Map of Project Area and Revenue
Allocation Area Boundary, in Attachment 2.

The boundaries of the areas added to the Project Area, pursuant to the First Amendment,
are described in the Legal Descriptions of the Boundaries of the Additional Areas in
Attachment 1A and are shown on the Boundary Map of the Additional Areas in
Attachment 2A. Collectively, the Project Area, as amended, may be referred to as the
“Amended Project Area.”

For purposes of boundary descriptions and use of proceeds for payment of
improvements, the boundary shall be deemed to extend to the outer boundary of rights-
of-way or other natural boundary.

The attachments referenced above are attached hereto and are incorporated herein by
reference.

8. Amendment to Section 301 of the Plan.

a. Section 301 is amended by deleting paragraph f and replacing it as
follows:

f. The installation, construction, or reconstruction of streets and
utilities, including, removal, burying, or relocation of overhead utilities;
extension of electrical distribution lines and transformers; improvement of
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irrigation and drainage ditches and laterals; addition of fiber optic lines or
other communication systems; and improvement of storm drainage
facilities, flood control facilities, public parking facilities, and other public
improvements, including, but not limited to, water and sewer
improvements, fire protection systems, roadways, curbs, gutters, and
streetscapes, which for purposes of this Plan, the term streetscapes
includes sidewalks, lighting, landscaping, benches, bike racks, public art,
and similar amenities between the curb and right-of-way line; and other
public improvements, including parks, pedestrian/bike paths and trails,
plazas, open space, and other recreational facilities; other public
improvements related to the development of mixed-use residential,
commercial, and retail areas, educational facilities, community facilities
and other public facilities that may be deemed appropriate by the Board;

b. Section 301 is amended by deleting paragraph i. and replacing it as
follows:

I. The preparation and assembly of adequate sites for the
development and construction of facilities for mixed-use, residential,
commercial and retail areas, recreational facilities, educational facilities,
and other public or governmental use;

C. Section 301 is amended by adding paragraph | as follows:

l. The remediation of certain site conditions and other environmental
remediation to encourage development of land by private enterprise.

d. Section 301 is amended by adding paragraph m as follows:

m. Other related improvements to those set forth above and as may be
further described in Attachments 5 and 5A.

9. Amendment to Section 302 of the Plan. Section 302 is amended by deleting the
first sentence of the second paragraph and replacing it as follows:

The Amended Project Area includes the area as described in Section 200, as
amended by the First Amendment.

10.  Amendment to Section 401 of the Plan. Section 401 is amended by deleting the
paragraph and replacing it as follows:

The Amended Project Area includes the area as described in Section 200, as
amended by the First Amendment. The proposed land uses to be permitted in the
Amended Project Area for all land, public and private, are depicted in Attachments 3 and
3A.
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11.  Amendment to Section 402.01 of the Plan. Section 402.01 is amended by deleting
the paragraph and replacing it as follows:

The zoning classifications for the Amended Project Area are shown and depicted
in Attachment 3A. 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 conditional use process.

12.  Amendment to Section 504 of the Plan.

a. Section 504 is amended by deleting the first sentence of the first paragraph
and replacing it as follows: The Agency hereby adopts revenue allocation financing
provisions as authorized by the Act, Chapter 29, Title 50, Idaho Code, effective
retroactively to January 1, 2001, for the original Project Area and effective retroactively
to January 1, 2020, for the area added to the Project Area by the First Amendment.

b. Section 504 is amended by deleting the first and second sentences of the
fourth paragraph and replacing it as follows: 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 § 50-2905 is included in Attachment 5 for the Project Area, and as
supplemented in Attachment 5A for the area added to the Project Area by the First
Amendment, including a 2020 update for the existing Project Area. The information
contained in Attachment 5A necessarily incorporates estimates and projections based on
the Agency’s present knowledge and expectations and includes analysis and assessment
based on the additional estimated 14 acres added to the Project Area.

13. Amendment to Section 504.01 of the Plan. Section 504.01 is amended by deleting
Section 504.01and replacing it as follows:

Attachment 5 consists of the Economic Feasibility Study for the Westside
Downtown Urban Renewal Area prepared by Keyser Marston Associates, Inc.
Attachment 5A consists of the Proposed Amended Westside Urban Renewal District
Feasibility Study, which includes an Economic Feasibility Study for the area added to the
Project Area by the First Amendment, plus a 2020 update for the existing Project Area
prepared by S.B. Friedman & Company (collectively, Attachments 5 and 5A are referred
to as the “Study”). The Study constitutes the financial analysis required by the Act.

14.  Amendment to Section 504.03 of the Plan. Section 504.03 is amended by deleting
Section 504.03 and replacing it as follows:

Under the Act, the base assessed valuation for all revenue allocation areas cannot
exceed gross/net ten percent (10%) of the current assessed taxable value for the entire
City. According to the Ada County Assessor, the assessed taxable value for the City as of
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January 1, 2019,! less homeowners’ exemptions is $27,742,463,491. Therefore, the 10%
limit is $2,774,246,349.

The adjusted base assessed value of each of the existing revenue allocation areas,
plus the expansion area, as of January 1, 2020, is as follows:

Westside Downtown District $138,858,300
2020 Westside Downtown District Project Area Amendment $3,369,800
River Myrtle/Old Boise District $120,435,600
30th Street District $59,685,100
Shoreline District $117,552,700
Gateway East District $378,899,000

TOTAL: $818,800,500

The adjusted base values for the combined revenue allocation areas total
$818,800,500, which is less than 10% of the City’s 2019 taxable value.

Further Idaho Code § 50-2033 provides that after July 1, 2011: “[a]n urban
renewal plan that includes a revenue allocation area may be extended only one (1) time to
extend the boundary of the revenue allocation so long as the total area to be added is not
greater than ten percent (10%) of the existing revenue allocation area and the area to be
added is contiguous to the existing revenue allocation area but such contiguity cannot be
established solely by a shoestring or strip of land which comprises a railroad or public
right-of-way.” The Project Area consists of approximately 143.4 acres; therefore, the
10% geographic limit is approximately 14.3 acres. The area to be added to the Project
Area, which is adjacent and contiguous to the Project Area, consists of approximately
14.1 acres, which is less than 10% of the acreage included in the Project Area.

15. Amendment to Section 508 of the Plan. Section 508 of the Plan is amended by
deleting Section 508 and replacing it as follows:

An estimate of the overall impact of the revenue allocation project on each taxing
district is shown in the Study through the new development projections.

The assessed value for each property in a revenue allocation area consists of a
base value and an increment value. The base value is the assessed value as of January 1
of the year in which a revenue allocation area is approved by a municipality with periodic
adjustments allowed by Idaho law. The addition of the geographic area to the Project
Area does not reset the base; however, for the area added, the base value is the assessed

! Due to the timing of the assessment process and creation of this First Amendment, the 2020 adjusted base values of
the existing revenue allocation areas and the 2019 taxable values of the City have been used to establish compliance
with the 10% limitation. Using these values, the total value of the existing revenue allocation areas combined with
the value of this Amended Project Area are approximately 3% of the total taxable value of the City. Even assuming
an increase in the taxable values of the City for 2020, the combined base values of the existing revenue allocation
areas and the base value of the Amended Project Area would not exceed 10% of the current assessed taxable value
for the entire City.
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value as of January 1 of the year in which the municipality approved the expansion or, in
this instance, January 1, 2020. The increment value is the difference between the adjusted
base assessed value and current assessed taxable value in any given year while the
property is in a revenue allocation area. Under Idaho Code § 63-802, taxing entities are
constrained in establishing levy rates by the amount each budget of each taxing district
can increase on an annual basis.? Taxing entities submit proposed budgets to the County
Board of Commissioners, which budgets are required to comply with the limitations set
forth in Idaho Code § 63-802. Therefore, with the exception of the Boise School District,
the impact of revenue allocation is more of a product of the imposition of Idaho Code

8§ 63-802 than the effect of urban renewal.

The County Board of Commissioners calculates the levy rate required to produce
the proposed budget amount for each taxing entity using the assessed values which are
subject to each taxing entity’s levy rate. Assessed values in urban renewal districts which
are subject to revenue allocation (incremental values) are not included in this calculation.
The combined levy rate for the taxing entities is applied to the incremental property
values in a revenue allocation area to determine the amount of property tax revenue
which is allocated to an urban renewal agency. The property taxes generated by the base
assessed values of properties in the urban renewal districts and by properties outside
revenue allocation areas are distributed to the taxing entities. Properties in revenue
allocation areas are subject to the same levy rate as they would be outside a revenue
allocation area. The difference is how the revenue is distributed. If the overall levy rate is
less than assumed, the Agency will receive fewer funds from revenue allocation.

In addition, without the revenue allocation area and its ability to pay for public
improvements and public facilities, fewer substantial improvements within the revenue
allocation area would be expected during the remaining term of the Plan; hence, there
would be lower increases in assessed valuation to be used by the other taxing entities.

One result of new construction occurring outside of the revenue allocation area
(Idaho Code 88 63-802 and 63-301A) is the likely reduction of the levy rate as assessed
values increase for property within each taxing entity’s jurisdiction. From and after
December 31, 2006, Idaho Code § 63-301A prohibits taxing entities from including, as
part of the new construction roll, the increased value related to new construction within a
revenue allocation area until the revenue allocation authority is terminated. Any new
construction within the Amended Project Area is not available for inclusion by the taxing
entities to increase their budgets. Upon termination of this Plan, the taxing entities will be
able to include the accumulated new construction roll value in setting the following
year’s budget and revenue from such value; thus, the budget is not limited to the three
percent increase allowed in Idaho Code § 63-802(1)(a).

2 Recognizing the Boise School District’s tort levy is the only levy constrained in this manner.
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Pursuant to the First Amendment and the Study concerning the expansion, as
2020 certified levy rates are not determined until late September 2020, the 2019 certified
levy rates have been used in the Study.® Those taxing districts and rates are as follows:

Taxing District Levy Rate
Ada County 002549212
Ada County Ambulance 000121963
City of Boise .005698506
Boise Auditorium 0
Boise Independent School District #1 .00359095
College of Western Idaho .000128506
ACHD 000771526
SW Ada County Mosquito Abatement 000021765

0.012882428

House Bill 587, as amended in the Senate, effective July 1, 2020, amends Idaho Code
Section 50-2908 altering the allocation of revenue allocation funds to the Agency from the Ada
County Highway District levy. This amendment applies only to the area to be added by this First
Amendment, not the existing Project Area, and provides: “[i]n the case of a revenue allocation
area first formed or expanded to include the property on or after July 1, 2020, all taxes levied by
any highway district, unless the local governing body that created the revenue allocation area has
responsibility for the maintenance of roads or highways” will be allocated to the applicable
highway district, which in this case is the Ada County Highway District.

However, amended Idaho Code Section 50-2908 further provides the highway district
and Agency may enter into an agreement for a different allocation. A copy of any agreement is
required to be submitted to the Idaho State Tax Commission and to the Ada County Clerk by the
Ada County Highway District as soon as practicable after the parties have entered into the
agreement and by no later than September 1 of the year in which the agreement takes effect. The
area added by this First Amendment includes significant transportation elements, and the Agency
intends to work with the Ada County Highway District to enter into an agreement allowing the
Agency to retain the revenues from the highway district levies.*

Additionally, due to COVID-19, the state of Idaho is currently working to leverage $200
million in federal coronavirus aid under the CARES Act to provide local property tax relief. This
program is referred to as the Governor’s Public Safety Grants Initiative (“GPSGI”). Ada County
and the City are eligible under the program. To the extent Ada County and/or the City elect to
receive funds under the GPSGI, preliminary evidence of impact of the property tax relief
indicates there could be a drop in levy rates for those taxing districts. The impact of this program

3 Due to the timing of the taxing districts’ budget and levy setting process, certification of the 2020 levy rates did not
occur until this First Amendment had been prepared and considered by the Agency. In order to provide a basis to
analyze the impact on the taxing entities, the 2019 levy rates are used. Use of the 2019 levy rates provides a more
accurate base than estimating the 2020 levy rates.

4 This First Amendment continues to be feasible despite any agreement with the Ada County Highway District for a
different allocation. Projected revenues from the Ada County Highway District Levy in the area to be added by the
First Amendment total less than $1,000.00 for the remaining life of the Amended Project Area.
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on the Agency is unknown; however, if increment values remain stagnant or drop, the result
could be less revenue for the Agency in calendar year 2021.°

The Study has made certain assumptions concerning the levy rate. The 2020 levy rate is
estimated to drop slightly to 1.24% and then increase in 2021 to 1.34% and remain constant for
the life of the Amended Project Area. The annual increment value is expected to increase by an
estimated 2.0% annually across the Amended Project Area for the remaining term of the Plan. If
the overall levy rate is less than projected, or the land values do not increase as expected, or
expected development fails to occur as estimated, the Agency shall receive fewer funds from
revenue allocation.

Pursuant to Idaho Code § 50-2908, the Agency is not entitled to revenue allocation
proceeds from certain levy increases which are allowed by either specific statutory authorization
or approved by an election of the qualified electors of the particular taxing district. Therefore, for
any levy election, the Agency will not receive revenue allocation funds which would have been
generated by imposing that levy on the assessed valuation within the Amended Project Area. The
Study has taken this statute into account.

16. Amendment to Section 500 of the Plan. Section 500 of the Plan is amended by the
addition of new Section 509 entitled “LEASE REVENUE, PARKING REVENUE, AND
BONDS” as follows:

509 Lease Revenue, Parking Revenue, and Bonds

Under the Law (Idaho Code § 50-2012), the Agency is authorized to issue revenue bonds
to finance certain public improvements identified in the Plan. Under that type of financing, the
public entity would pay the Agency a lease payment annually which provides certain funds to the
Agency to retire the bond debt. Another variation of this type of financing is sometimes referred
to as conduit financing, which provides a mechanism where the Agency uses its bonding
authority for the Project, with the end user making payments to the Agency to retire the bond
debt. These sources of revenues are not related to revenue allocation funds and are not
particularly noted in the Study 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 20-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 § 50-
2905(8) as those resources involve funds not related to revenue allocation funds.

17.  Amendment to Section 500 of the Plan. Section 500 of the Plan is amended by the
addition of new Section 510 entitled “MEMBERSHIP DUES AND SUPPORT OF
COMMUNITY ECONOMIC DEVELOPMENT?” as follows:

® To the extent possible, efforts have been made to neutralize any impact on urban renewal agencies.

FIRST AMENDMENT TO THE WESTSIDE DOWNTOWN PLAN- 1244631.0004.11428446.1



510  Membership Dues and Support of Community Economic Development

The Act is premised upon economic development being a valid public purpose.
To the extent allowed by the Law and the Act, the Agency reserves the authority to use
revenue allocation funds to contract with non-profit and charitable organizations
established for the purpose of supporting economic development and job creation.
Additionally, the Agency reserves the authority to expend revenue allocation funds to
join, participate, and support non-profit organizations established to support Agency best
practices and administration. The line item of Operation Costs within the Study shall be
deemed to include expenditures for the purposes described in this section as may be
deemed appropriate during the annual budgetary process.

18.  Amendment to Section 800 of the Plan. Section 800 of the Plan is amended by
deleting Section 800 and replacing it as follows:®

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 twenty-four (24) years
from the effective date of the adoption of the original Plan by the City Council in 2001,
subject to modifications and/or extensions set forth in Idaho Code 88 50-2904 and 50-
2905(7). The revenue allocation authority will expire on December 31, 2025, except for
any revenue allocation proceeds received in calendar year 2026, as contemplated by
Idaho Code § 50-2905(7).

Idaho Code § 50-2903(5) provides the Agency shall adopt a resolution of intent to
terminate the revenue allocation area by September 1. In order to provide sufficient
notice of termination to the affected taxing districts to allow them to benefit from the
increased budget capacity, the Agency will use its best efforts to provide notice of its
intent to terminate this Plan and its revenue allocation authority by May 1, 20267 or if the
Agency determines an earlier termination date, then by May 1 of the early termination
year:

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 Idaho Code § 50-
2908 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

® This amendment does not seek to extend the duration of the Agency’s revenue allocation authority; rather, the
intent is to update this Section to better reflect the Idaho law provisions governing termination.

" Due to the difference between the tax year and the budget-levy setting cycle, this date contemplates the Agency’s
receipt of revenue allocation from assessments in 2025, consistent with Idaho Code § 50-2905(7).
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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 Idaho
Code § 50-2909 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 revenue allocation provision described in the 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 Idaho Code § 50-2909(4). 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 May 1, but in any event, no
later than 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 the Revenue
Allocation Area by December 31 of the current year and declaring a surplus to be
distributed as described in ldaho Code § 50-2909 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 Idaho Code
§ 63-215.

Upon termination of the revenue allocation authority of the Plan to the extent the
Agency owns or possesses any assets, subject to the following paragraph, the Agency
intends to dispose of any remaining assets by granting or conveying or dedicating such
assets to the City, unless based on the nature of the asset, disposition to another public
entity is more appropriate.

As allowed by Idaho Code § 50-2905(8), the Agency may retain assets or
revenues generated from such assets as long as the Agency shall have resources other
than revenue allocation funds to operate and manage such assets. Similarly, facilities
which provide a lease income stream to the Agency for full retirement of the facility debt
will allow the Agency to meet debt services obligations and provide for the continued
operation and management of the facility.

19. Amendment to Section 1100 of the Plan. Section 1100 of the Plan is deleted and
replaced with new Section 1100 entitled “ANNUAL REPORT AND OTHER REPORTING
REQUIREMENTS” as follows:

1100 ANNUAL REPORT AND OTHER REPORTING REQUIREMENTS
Under the Law, the Agency is required to file with the City, on or before March

31 of each year, a report of the Agency’s activities for the preceding calendar year, which
report shall include a complete financial statement setting forth its assets, liabilities,
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income, and operating expenses as of the end of such calendar year. This annual report
shall be considered at a public meeting to report these findings and take comments from
the public.

Additionally, the Agency must comply with certain other reporting requirements
as set forth in ldaho Code 8§ 67-450E, the local government registry portal, and Idaho
Code § 50-2913, the tax commission plan repository. Failure to report the information
requested under any of these statutes results in significant penalties, including loss of
increment revenue and the imposition of other compliance measures by the Ada County
Board of County Commissioners.

20.  Amendment to Plan to add new Attachment 1A. The Plan is amended to add new
Attachment 1A entitled “Legal Descriptions of the Boundaries of the Additional Areas,” attached
hereto.

21. Amendment to Plan to add new Attachment 2A. The Plan is amended to add new
Attachment 2A entitled “Boundary Map of the Additional Areas,” attached hereto.

22.  Amendment to Plan to add new Attachment 3A. The Plan is amended to add new
Attachment 3A entitled “Map Depicting Expected Land Uses and Current Zoning Within the
Area Added by the First Amendment,” attached hereto.

23.  Amendment to Plan to add new Attachment 4A. The Plan is amended to add new
Attachment 4A entitled “Properties Which May be Acquired by the Agency,” attached hereto.

24.  Amendment to Plan to add new Attachment 5A. The Plan is amended to add new
Attachment 5A entitled “Proposed Amended Westside Urban Renewal District Feasibility
Study,” attached hereto.

25.  Westside Downtown District Plan Remains in Effect. Except as expressly
modified in this First Amendment, the Plan and the Attachments thereto remain in full force and
effect.
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Attachment 1A

Legal Descriptions of the Boundaries of the Additional Areas



HE
HE QOuadrant

Consulting, Inc.

WESTSIDE URBAN RENEWAL PROJECT AMENDMENT
East Node Description

A tract of land being all of Block 87 of the Boise City Original Townsite, Book 1 of Plats at Page
1, records of Ada County and portions of North 8" Street and West Washington Street. Said
tract being situated in portions of Sections 3 and 10, Township 3 North, Range 2 East, Boise
Meridian, Boise City, Ada County, Idaho and 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 South 88°31°56” East 3468.73 feet along the common line
to said Sections 3 and 10 to a point, thence leaving said common line South 01°28°04” West
62.18 feet to the point of intersection of the northerly Right-Of-Way of West State Street and the
Easterly Right-Of-Way of North 8" Street, said point also being on the northerly line of the
original Westside Urban Renewal Project Boundary and being the POINT OF BEGINNING;
thence continuing along said Northerly Right-Of-Way of West State Street and said original
Westside Boundary

North 54° 46’ 52" West 380.00 feet to the intersection with the Easterly Right-Of-Way of North
9" Street, thence leaving said Northerly Right-Of-Way and original Westside Boundary

North 35° 12' 12" East 340.00 feet along said Easterly Right-Of-Way of North 9" Street to the
intersection with the Northerly Right-Of-Way of West Washington Street, thence
leaving said Easterly Right-Of-Way of North 9™ Street

South 54° 47' 27" East 300.08 feet along said Northerly Right-Of-Way of West Washington
Street to the intersection with the Westerly Right-Of-Way of said North 8" Street, thence

North 35° 12' 59" East 259.81 feet along said Westerly Right-of-Way to the intersection with the
Southerly Right-Of-Way of West Franklin Street, thence

South 54° 53' 00" East 80.00 feet to the intersection of said Southerly Right-Of-Way of West
Franklin Street with the Easterly Right-Of-Way of said North 8™ Street, thence

South 35° 12' 59" West 600.00 feet along said Easterly Right-Of-Way of North 8" Street to the
POINT OF BEGINNING.

Said Tract contains 3.444 acres, more or less.

1904 West. Overland Road - Boise, ID 83705 « Phone (208) 342-0091 + Fax (208) 342-0092 - Internet: www.quadrant.cc
Civil Engineering * Surveying * Construction Management
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WESTSIDE URBAN RENEWAL PROJECT AMENDMENT
West Node Description

A tract of land being all of Blocks 72, 77, 79 and 80 of the Boise City Original Townsite, Book 1
of Plats at Page 1, records of Ada County, a portion of West Franklin Street, a portion of West
Washington Street, the vacated alleys in said blocks and vacated portions of North 11" and 12
Streets. Said tract being situated in a portion of Section 3, Township 3 North, Range 2 East,
Boise Meridian, Boise City, Ada County, Idaho and 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 South 88°31°56” East 3468.73 feet along the Section line
common to said Sections 3 and 10 to a point, thence leaving said common line South 01°28°04”
West 62.18 feet to the point of intersection of the Northerly Right-Of-Way of West State Street
and the Easterly Right-Of-Way of North 8" Street, said point also being on the northerly line of
the original Westside Urban Renewal Project Boundary, thence continuing along said Northerly
Right-Of-Way of West State Street and said original Westside Boundary North 54° 46’ 52” West
840.00 feet to the intersection with the Westerly Right-Of-Way of North 10" Street being the
POINT OF BEGINNING; thence continuing along said Northerly Right-Of-Way and original
Westside Boundary

North 54° 46' 52" West 300.00 feet to the intersection with the Easterly Right-Of-Way of North
11" Street, thence leaving said Northerly Right-Of-Way, and continuing along said Easterly
Right-Of-Way and said original Westside Boundary

North 35° 12' 59" East 340.00 feet to the intersection with the Northerly Right-Of-Way of West
Washington Street, thence continuing along said Northerly Right-Of-Way and original Westside
Boundary

North 54° 46' 42" West 760.00 feet to the intersection with the Easterly Right-Of-Way of North
13" Street, thence leaving said Northerly Right-Of-Way of West Washington Street and original
Westside Boundary

North 35° 12' 34" East 340.00 feet along said Easterly Right-Of-Way of West 13" Street to the
intersection with the Northerly Right-Of-Way West Franklin Street, thence continuing along said
Northerly Right-Of-Way of West Franklin Street

South 54° 46' 44" East 1060.00 feet to the intersection with the Westerly Right-Of-Way of North
10t Street, thence

South 35° 12' 47" West 80.00 feet to the intersection with the Southerly Right-Of-Way of West
Franklin Street, thence

South 35° 12' 47" West 259.99 feet along the Westerly line of a vacated portion of North 10%"
Street, to the intersection with the Northerly Right-Of-Way of West Washington Street and the
along the Northerly extension of and Westerly Right-Of-Way of North 10" Street,

South 35° 12' 47" West 340.00 feet to the POINT OF BEGINNING
Said Tract contains 10.615 acres, more or less.

1904 West. Overland Road - Boise, ID 83705 « Phone (208) 342-0091 + Fax (208) 342-0092 - Internet: www.quadrant.cc
Civil Engineering * Surveying * Construction Management
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Boundary Map of the Additional Areas
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Attachment 3A
Map Depicting Expected Land Uses and Current Zoning
Within the Area Added by the First Amendment
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Attachment 4A

Properties (Public and/or Private) Which May Be Acquired by Agency

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

a) assemble with adjacent parcels to facilitate redevelopment;

b) assemble with adjacent rights-of-way to improve configuration and/or to enlarge
parcels for redevelopment;

C) reconfigure sites for development and possible extension of streets or pathways

d) assemble for future transfer to qualified developers to facilitate development of
mixed-use, residential, commercial, retail, education and/or community recreation
uses consistent with the Plan.

e) assemble for the construction of improvements consistent with the Plan, including
but not limited to streets, streetscapes, water and sewer improvements, environmental
remediation/site preparation, public parking, community facilities, educational facilities,
parks, pedestrian/bike paths and trails, recreation access points, and other public facilities.

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

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

Other parcels may be acquired for the purpose of facilitating catalyst or demonstration
projects, constructing public parking, constructing new streets or pathways, enhancing
public spaces, or to implement other elements of the urban renewal plan strategy and/or
any master plan for the Project Area.
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Proposed Amended Westside Urban Renewal District Feasibility Study, prepared by S. B.
Friedman & Company
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1. Executive Summary

Background

The Urban Renewal Plan Westside Downtown Urban Renewal Project (the “Plan”) establishing the Westside
Downtown Revenue Allocation Area (the “Original Urban Redevelopment District” or “Original URD") was created
in 2001 with a goal of funding “enhanced public facilities” in order to foster “adjacent private investment”. The
143-acre Original URD consists of 405 parcels on the northwest edge of Downtown Boise. Through fiscal year
(FY) 2019, the Original URD collected approximately $30.1 million in revenue (“Historic Revenues”) from
incremental property taxes and other revenues, and incurred project costs of approximately $25.0 million
("Historic Project Costs” or “Historic Costs”). FY 2019 ended on September 30, 2019. The combined Historic
Revenues and Historic Project costs leave the Original URD with an approximately $5.1 million fund balance at
the end of FY 2019 (the “2019 Fund Balance”). Annual FY 2019 data is the most recent available, as FY20 will end
on September 30, 2020. To date, costs have primarily funded capital improvements (72% of Historic Costs),
promoting economic development, infrastructure, placemaking, mobility, and special projects. The Original URD,
will terminate in 2026 after 24 years of property tax collections.

In late 2018 the Urban Renewal Agency of the city of Boise City Idaho, also known as Capital City Development
Corporation (“CCDC") engaged SB Friedman Development Advisors (“SB Friedman”) to assess the eligibility of a
proposed seven-parcel, 14-acre amendment to the Original URD (the “Amendment Area”) pursuant to the Idaho
Urban Renewal Law of 1965, Title 50, Chapter 20, Idaho Code (the “Law”), and the Local Economic Development
Act, Title 50, Chapter 29, Idaho Code (the "Act”), collectively the “Urban Renewal Law.” An Eligibility Report
prepared by SB Friedman establishing the eligibility of the Amendment Area was approved by Boise City Council
in June 2019 (CC RES-229-19), SB Friedman was re-engaged by CCDC in May 2020 to conduct this economic
feasibility study for the proposed amended urban renewal district boundary encompassing the Original URD and
the Amendment Area (collectively the “Proposed Amended URD" ). Figure 1shows the Original URD, Amendment
Area, and Proposed Amended URD. The remainder of the Executive Summary lays out the legal requirements for
the economic feasibility study and summarizes SB Friedman'’s findings.

D Proposed Amended URD

':_! Original URD
77 Amendment Area

Proposed Amended URD Parcels

Source: Ada County Assessor; CCDC; City of Boise; SB Friedman
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CCDC / Proposed Amended Westside Feasibility Study

Urban Renewal and Economic Development Law Requirements

The Plan and Original URD are being amended pursuant to Idaho Code Sections 50-2033, 50-2903(4) and 50-
2905. Idaho Code Section 50-2905 provides that an urban renewal agency shall prepare and adopt a plan for
each revenue allocation area. The agency shall submit the plan and recommendation for approval thereof to
the local governing body. Among the plan requirements listed in Idaho Code 50-2905, the plan shall include
an economic feasibility study. Economic feasibility is an analysis of a scenario of revenues that could be
generated by the urban renewal district, and the future costs required for the implementation of a plan that
can be supported by those revenues. Idaho Code 50-2905 also articulates the economic feasibility study must
be held to a standard of specificity.

SB Friedman worked with CCDC and their legal counsel to assess the need for a revised economic feasibility
study (“2020 Feasibility Study”) for the Plan for the Proposed Amended URD. The Original URD's initial
feasibility study and a 2011 update (collectively, the “Original Feasibility Studies”) pre-dated the Act's 2016
specificity requirement. The 2011 feasibility study update was not officially approved via an amendment process,
the document was for internal district management and planning purposes. Following the first phase of SB
Friedman’s engagement, CCDC re-engaged SB Friedman to produce a revised 2020 Feasibility Study, including
a model (the “Feasibility Model") focused on:

1. Addressing specific differences between the Original URD’s projected revenues/costs (from the
Original Feasibility Studies) and actual Historic Revenues and Historic Costs through FY 2019 by
replacing those original projections with the known actuals;

2. Modifying expense and revenue projections to more appropriately model expected revenues and
planned expenditures/financing mechanisms (including bonds) anticipated over the remaining life of
the Proposed Amended URD; and

3. Incorporating projected taxable value (TV) increases driven by the addition of the Amendment Area
parcels.

The following 2020 Feasibility Study satisfies these objectives. The Proposed Amended URD’s existing fund
balance and projected revenues were balanced against planned costs to establish an economically feasible
revenue allocation area plan.

Findings of Feasibility

To assess the economic feasibility of the Proposed Amended URD, SB Friedman aligned the Original URD's
2019 Fund Balance and total projected revenues for the Proposed Amended URD through its September 30,
2026 termination ("Projected Revenues”) with projected project costs through termination (“Projected Project
Costs” or “Projected Costs”) in the Feasibility Model. Projected Revenues and Projected Costs, as well as the
findings of feasibility for the Proposed Amended URD, are summarized below.

PROJECTED REVENUES

Incremental property taxes constituted 96% of Historic Revenues through FY 2019. This trend continues in SB
Friedman’'s model for obtaining Projected Revenues (the “Revenue Model”). In the Revenue Model, incremental
property tax revenue projections are based on assumed increases in TV for existing properties (including the
Amendment Area) and increases in TV resulting from redevelopment. Projected incremental property tax
revenues through September 30, 2026 total approximately $36.4 million, undiscounted, which are combined
with anticipated additional other revenues ($2.6 million) coming from intergovernmental transfers, lease
income, and earnings on interest. The $39.0 million in total Projected Revenues through the Proposed
Amended URD's 2026 termination are summarized in Section 5 and Appendix IV. Projected Revenues ($39.0

SB Friedman Development Advisors 2



CCDC / Proposed Amended Westside Feasibility Study

million) plus 2019 Fund Balance ($5.1 million) equals the projected funds available to be spent over the
remaining life of the Proposed Amended URD ("Projected Available Funds”) of $44.1 million.

PROJECTED COSTS

Historic and Projected Costs were provided to SB Friedman by CCDC. Where detailed information was
unavailable, Historic Costs were estimated by SB Friedman from existing information. Through 2019, Projected
Costs incurred by the Original URD totaled $25.0 million, undiscounted. Historic Costs primarily covered a
range of capital improvements and operations/transfers. CCDC identified $40.3 million in Projected Costs,
undiscounted, for the remaining life of the Proposed Amended URD. Most Projected Costs (73%) are
designated for capital improvements, with the balance funding operations-related expenses, and other minor
expenses. Along with Projected Available Funds, Projected Costs are incorporated into the Feasibility Model.
Projected Costs in the Feasibility Model were assumed to be paid through either a cash payment or the
proceeds of two bonds, including an approximately $10 million bond issued in FY 2021 and an approximately
$2.9 million bond issued in FY 2023.

CONCLUSIONS

Based on the Feasibility Model, SB Friedman projected cumulative Historic Revenues and Projected Revenues
("Total Revenues”) through the remaining life of the Proposed Amended URD ($69.2 million) will exceed
cumulative Historic Costs and Project Costs (“Total Project Costs”) ($66.3 million). The projected September 30,
2026 fund balance is approximately $2.9 million.

The actual fund balance at the time of district termination could be lower or higher depending on actual
revenues and expenditures. Any surplus after termination of the Proposed Amended URD would be submitted
to Ada County for pro rata distribution to the affected taxing districts, including the City of Boise, Ada County,
Ada County Highway District, Ada County Paramedics, Ada County Mosquito Abatement District, Boise School
District 1, and College of Western Idaho.

SB Friedman Development Advisors 3



2.Introduction

The Original URD was created in 2001 with a goal of funding “enhanced public facilities” in order to foster
"adjacent private investment”. The 143-acre Original URD consists of 405 parcels on the northwest edge of
Downtown Boise. Through FY 2019, the Original URD collected approximately $30.1 million in Historic Revenues
from incremental property taxes and other revenues, and incurred Historic Project Costs of approximately $25.0
million, leaving the Original URD with a $5.1 million 2019 Fund Balance. To date, costs have primarily funded
capital improvements (61% of all costs), promoting economic development, infrastructure, placemaking, mobility,
and special projects.

In late 2018, CCDC engaged SB Friedman to assess the eligibility of the Amendment Area pursuant to Idaho's
Urban Renewal Law. The 14-acre Amendment Area consists of seven parcels, including five
institutional/property tax exempt parcels on the northeast side of the Original URD. An Eligibility Report
prepared by SB Friedman establishing the eligibility of the Amendment Area was approved by Boise City
Council in June 2019 (CC RES-229-19). SB Friedman was then re-engaged by CCDC to conduct the 2020
Feasibility Study for the Proposed Amended URD, encompassing the Original URD and the Amendment Area.
The boundaries for both the Original and Proposed Amended URDs are shown in Figure 3 in the following
section.

Implementing an urban renewal district provides the opportunity for CCDC to utilize revenue allocation funds,
also known as tax increment financing (TIF) revenues, as a means of funding geographically targeted public
improvements. As permitted by Idaho law, TIF can improve the ability of an urban renewal district to assist in
economic development projects, make infrastructure improvements and implement mobility initiatives and
place-making projects which benefit the area.

ldaho Code 50-2905 requires CCDC evaluate the economic feasibility of the Proposed Amended URD and
include economic feasibility findings within the Plan which shall be held to a standard of specificity. This 2020
Feasibility Study fulfills this objective by evaluating the existing status of the Original URD (including Historic
Revenues and Historic Costs) and reconciling Projected Revenues and Projected Costs for the remaining life of
the Proposed Amended URD in the Feasibility Model. In the process of satisfying the requirements, CCDC
coordinated with City staff and SB Friedman. SB Friedman led the financial analyses and revenue projections.
CCDC provided cost estimates through the District's September 30, 2026 termination.

The document includes the following sections:

1. Executive Summary | A summary of the document’s findings.

2. Introduction | Project background and document outline.

3. Proposed Amended URD Boundary and Valuation | Description of amended boundary and
revised base valuation.

4. Historic Revenues & Costs | Outline of Historic Revenues and Historic Costs since establishment of
the Original URD.

5. Projected Revenues | Inputs, assumptions, and results of SB Friedman’s revenue projections.

Projected Costs | Specific Projected Costs and phasing assumptions.

7. Economic Feasibility | Assessment of the economic feasibility of the Proposed Amended URD based
on a reconciliation of the 2019 Fund Balance, the Revenue Model, and Projected Costs.

o
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8. Alternative Sources of Funds | A listing of other prospective revenue sources (not specified
elsewhere).

The following key documents and models were developed and serve as key inputs into the 2020 Feasibility
Study and will be referenced throughout the report:

e Revenue Model | The model for obtaining Projected Revenues, including incremental property tax
revenues based on planned development and other key assumptions.

e Projected Costs | Costs identified in CCDC's Capital Improvement Plan that could be incurred by the
Proposed Amended URD.

e Feasibility Model | A model prepared by SB Friedman which reconciles the Revenue Model and
Projected Costs to ensure an economically feasible plan.

SB Friedman Development Advisors 5



3.Proposed Amended URD Boundary and
Valuation

Westside Urban Renewal District Amended Boundary

The Proposed Amended URD is generally bounded by 16™ Street on the northwest, Franklin Street on the
northeast, 8™ Street to the southeast, and Grove Street to the southwest.

The Amendment Area, consisting of seven parcels on the northeast side of the district, includes most of the
Boise High School campus; the Downtown Boise YMCA,; First Church of Christ, Scientist; the former Carnegie
Public Library, and an office building. The Amendment Area is anticipated as a 2020 addition the Original URD,
collectively forming the Proposed Amended URD.

Based on Ada County Assessor data for tax year (TY) 2020, there are 412 parcels, including 144 condominium
parcels in the Proposed Amended URD encompassing 157.5 acres (inclusive of public right-of-way). Primary
property types include commercial (34% of acreage), residential (3%), undeveloped land (3%),
institutional/property tax exempt (18%), and right-of-way (42%). No parcels within the Proposed Amended
URD include agricultural operations or forest lands which would require consent of the property owner per
Idaho Code 50-2018(8), 50-2018(9) and 50-2903(8).

The Proposed Amended URD includes 65 property tax exempt parcels encompassing 28 acres, or
approximately 18% of the Proposed Amended URD. It is assumed any private improvements made on land
currently in public ownership will be taxable moving forward, regardless of land disposition strategy.

Existing Valuation of the Urban Renewal District

The Proposed Amended URD has a total of 412 real property parcels, 144 of which are condominium parcels
with a cumulative TV of $470,292,900 in TY 2020. For the purposes of the 2020 Feasibility Study, TV is defined
as total taxable value per the Ada County Assessor, before exemptions. Classification of parcels by Ada County
Assessor use category is included in Figure 2.

Figure 2. 2020 Taxable Value by Assessor Property Code Category

Proposed Amended URD

AV Acreage
Commercial $405,855,200 52 $3,369,800 1 $409,225,000 53
Residential $53,887,400 $0 0 $53,887,400
Land $7,180,500 4 $0 0 $7,180,500 4
Exempt $0 20 $0 9 $0 28
Right-of-Way [2] $0 63 $0 4 $0 67
$470,292,900 157

Source: Ada County Assessor, SB Friedman

[1] Parcels with $0 in value were coded as Exempt.

[2] Right-of-way includes all unparcelized land area within the URD.

[3] Due to rounding totals may not equal sum of components by property code.
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Existing (2020) TV was also analyzed spatially to identify lower value nodes within the Proposed Amended
URD. Figure 3 displays TV per land square foot throughout the Proposed Amended URD. Properties with a
higher existing TV per square foot are primarily located on the southeast side of the Proposed Amended URD.

Institutional/exempt properties are prevalent on the northeast side of the Proposed Amended URD and lower
value commercial properties cover much of the northwest side.

Figure 3. Proposed Amended URD Boundary and Taxable Valuation
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4.Historic Revenues & Costs

Overview

The following section outlines the Original URD’s Historic Revenues and Historic Costs, through FY 2019,
including the primary sources of each. Since establishment in 2001, Original URD Historic Costs totaled
approximately $25.0 million, undiscounted. Historic Revenues were approximately $30.1 million, undiscounted.
Thus, the Original URD amassed a fund balance of $5.1 million, as of FY 2019. The 2019 Fund Balance served
as one of the key inputs to the Feasibility Model, discussed in Section 7. Historic Revenues, Historic Costs, and
existing fund balances for FYs 2003-2019 were reported from CCDC Independent Financial Statements and SB
Friedman estimates.

Revenue Categories
Through FY 2019, the Original URD's primary sources of revenue included:

o Incremental Property Tax Revenues

e Other Revenues
a. Lease Revenues from office space at 1010 W. Jefferson and associated parking
b. Interest on Fund Balance

$OM $5M $10M $15M $20M $25M $30M $35M

M Incremental Property Tax Revenues m Other Revenues

Of the $30.1 million in Historic Revenues, approximately 96% were attributable to incremental property tax
revenue. Revenue from lease payments on a CCDC-owned office building in the Original URD and interest
collected on the annual fund balance comprised the remaining 4%.
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Cost Categories
The Original URD'’s primary Historic Cost categories included:

0 Capital Costs, primarily for
a. Economic Development
b. Infrastructure
c. Placemaking
d. Mobility
e. Special Projects
Operation Costs, primarily for
a. CCDC Agency Operations
b. Professional Studies

e Other Costs
a. Write Down of Property Held

$OM $5M $10M $15M $20M $25M $30M $35M

m Capital Costs ~ m Operation Costs ~ m Other Costs

The three primary categories of the $25.0 million in Historic Costs included: Capital Costs, Operation Costs and
Other Costs. Capital Costs constituted approximately 72% of Historic Costs. Capital Costs generally fell into
one of five key CCDC objectives: Economic Development, Infrastructure, Placemaking, Mobility, or Special
Projects. The following subsection highlights some of the Original URD’s notable capital projects. Historic
Operation Costs include CCDC Agency Operations and Professional Studies. A small share of the Historic Costs,
approximately $500,000, were the result of a property value write-down.

Highlighted Capital Projects

The Original URD’s Capital Costs were generally used to support streetscaping, sidewalk improvements,
connectivity, and curb and gutter projects. One example project is the reconfiguration of 8" Street from
Bannock Street to State Street to add accommodation for bikes, fiber optic conduit expansion, and geothermal
network expansion.

Other funds supported park and open space projects, including the development of the Westside Downtown
Urban Park at 1100 W Bannock Street. Funds from the Original URD also supported necessary infrastructure to
spur public and private investments, directly supporting business and housing development. For example,
district-funded site improvements associated with the historic Owyhee Hotel's 2014 rehabilitation led to the
expansion of multiple businesses and creation of 36 market rate apartment units in Downtown Boise. Similarly,
district-funded sitework at the former CC Anderson Building assisted in the establishment of the new corporate
headquarters and teacher training facilities for Athlos Academies, bringing additional jobs and visitors to
Downtown Boise.
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5.Projected Revenues

Analyses from Section 4 reflect Historic Revenues and Historic Costs through FY 2019. SB Friedman projected
revenues through the 2026 termination of the Proposed Amended URD by constructing the Revenue Model
based on a series of known values and assumptions. This section details the structure and key assumptions of
the Revenue Model followed by the resulting Projected Revenues for the remainder of the Proposed Amended
URD. Figures 4-5 summarize the Proposed Amended URD’s Projected Revenues.

Components

The Revenue Model accounts for all expected sources of future income, including: (1) Incremental Property Tax
Revenues, (2a) Office Lease Revenues, (2b) Interest on Fund Balance; and (2¢) Transfers From Other Agencies.
Except for the addition of (2c), Transfers From Other Agencies, the revenue sources are consistent with the
Historic Revenue sources outlined in Section 4. The basic structure of the Revenue Model is depicted below:

PROJECTED INCREMENTAL
PROPERTY TAX REVENUES

@ PROJECTED OFFICE LEASE REVENUES
+
@ PROJECTED INTEREST ON FUND BALANCE

PROJECTED TRANSFERS
FROM OTHER AGENCIES

TOTAL PROJECTED REVENUES

Assumptions
A series of known inputs and assumptions undergird the basic model components. Working with CCDC, SB
Friedman derived the following inputs which drive revenue projections:

n PROJECTED INCREMENTAL PROPERTY TAX REVENUES

As stated in Section 4, historically, incremental property tax revenues constituted approximately 96%
of Historic Revenues. The following assumptions underly the incremental property tax projections.

e Sources of Growth in Incremental Taxable Value | The Revenue Model accounted for projected
growth in incremental TV through three means:
0 Appreciation of existing properties in the Original URD;
0 The addition of a single office building currently under construction at 1100 W. Idaho,
assuming full assessment in FY 2027; and
0 The inclusion of the Amendment Area beginning January 1, 2020 and the subsequent
appreciation of property through the URD's termination.
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e TIF Schedule | The Original URD was adopted in December 2001 with a base year of January 1, 2001,
and collected its first incremental tax revenues in 2003. The addition of the Amendment Area, forming
the Proposed Amended URD, has no impact on the Original URD’s schedule. As permitted by Idaho
law, the Amended URD is set to expire in 2025 at the end of its 24 year term, with final property tax
collections in 2026.

e Base Taxable Value | The Original URD’s 2001 TV was $167,651,000. The adjusted base TV for the
Original URD is $138,858,300 based on 2020 TV data from CCDC. The Amendment Area’s anticipated
base TV, $3,369,800, is based on the 2020 TV reported by the Ada County Assessor. The two combined
have a current base value of $142,228,100 for the Proposed Amended URD.

e Taxable Value Growth Rate | In the absence of significant improvements, all properties within the
Proposed Amended URD are assumed to appreciate 2.0% annually.

e Current Taxable Value | The Original URD's and Amendment Area’s last known TV for TY 2020,
reported by the Ada County Assessor, was the starting point for TV projections for all remaining years.

e Taxable Value Growth for New Development | SB Friedman assumed a 191,000 square foot Class A
office building currently under construction at 1100 W. Idaho will be fully assessed by FY 2021. The new
development appears to be partially valued in FY 2020 assessments. Based on analysis of comparable
recent deliveries, SB Friedman assumed a fully assessed TV of $364 per square foot for the completed
building, in 2021 dollars. The additional TV is assumed to appreciate at 2.0% annually over the
remaining life of the Amended URD.

e Levy Rates | Actual and projected property tax levy rates were provided by CCDC through 2021. CCDC
provided estimated 2020 and 2021 Levy Rates based on recent trends. Thereafter, the three-year
average of the most recent years (2019-2021) is assumed, through the District's termination in 2026.

e Discount Rate | SB Friedman assumed a 4% cost of funds, per CCDC, for discounting revenue
projections to calculate present value.

@ PROJECTED OFFICE LEASE REVENUES

e Lease Terms | CCDC provided SB Friedman with a detailed inventory of annual revenues from tenants
in the CCDC-owned office building at 1010 W. Jefferson Street. These revenues include rent of the
building’s office space as well as associated parking.

e Lease Renewals | Per CCDC, lease extensions are not assumed. Thus, lease revenue in the model
phases out as current lease terms expire.

e Collections Loss | Collection loss is not anticipated in Projected Revenues. All tenants are assumed to
pay rents in full until lease expiration.

@ PROJECTED INTEREST ON FUND BALANCE

e Fund Balance | The Original URD’s 2019 Fund Balance was the last known balance reported by CCDC.
All future year fund balances are projected based on the 2019 Fund Balance, Projected Revenues and
Projected Costs.

e Interest on Fund Balance | 1% interest on the prior year's fund balance is included as other revenue,
through the termination of the Proposed Amended URD in 2026. Interest earnings account for
approximately $269,000 in revenue, undiscounted, over the remaining life of the Proposed Amended
URD.
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e TRANSFERS FROM OTHER AGENCIES

e Revenue Sharing & Reimbursements | In FY 2021, CCDC expects the Proposed Amended URD will
receive a total of $1.6 million from revenue sharing agreements and reimbursements. Revenue sharing
agreements with both the City of Boise and the Ada County Highway District are anticipated to support
specific projects subject to actual annual budgeting for each respective project. This projection is not
binding for CCDC, the City of Boise or Ada County Highway District.

Revenue Results

In total, the Proposed Amended URD is projected to generate approximately $39.0 million in Projected
Revenue through its remaining life, undiscounted, to fund Projected Costs. Discounted at 4%, these revenues
are anticipated to be approximately $34.6 million in 2020 dollars. Annual Projected Revenues are summarized
in Figure 4.

Projected Revenues include irregular increases in FY 2021 and FY 2022 due to (1) anticipated revenue sharing
income from other agencies in FY 2021 and (2) addition of real property increment from the 1100 W. Idaho

development in FY 2022.

Figure 4. Projected Revenues, 2020-2026 (Undiscounted)
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Source: Ada County Assessor; CCDC; SB Friedman
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Figure 5: Revenue Model Summary

PROJECTED OTHER
PROJECTED INCREMENTAL PROPERTY TAX REVENUES [2] REVENUES
Projected appreciation of  Projected appreciation of From office leases, interest
Fiscal Year ) .pp . . ’ .pp From addition of new on fund balance and Total Projected
real estate in Original URD real estate in Amendment :
[1] development [5] projected transfers from Revenues
[3] Area [4] .
other agencies
2020 $3,818,537 $0 $0 $386,437 $4,204,974
2021 $4,058,000 $0 $0 $1,927,695 $5,985,695
2022 $4,527,177 $904 $875,702 $149,932 $5,553,715
2023 $4,654,984 $1,827 $893,216 $107,035 $5,657,062
2024 $4,785,346 $2,768 $911,081 $16,606 $5,715,801
2025 $4,918,317 $3,727 $929,302 $24,697 $5,876,043
2026 $5,053,946 $4,706 $947,888 $25,790 $6,032,330
Total $31,816,307 $13,932 $4,557,190 $2,638,191 $39,025,620

Source: Ada County Assessor; CCDC; SB Friedman

The Westside URD will receive collections from the 24th and last year of the URD in FY 2026, or September 30, 2026. Note that taxes are collected
one year in arrears (e.g. taxes for FY 2020 are modeled to be collected in FY 2021).

Incremental TV for the prior year multiplied by the assumed levy rate. The property tax levy rates were provided by CCDC through 2021. The latest
[2]  available rate is from 2019, 2020 onward are estimates. SB Friedman assumed the three-year average from 2019-2021 is held constant beginning in
2022 through the District’s termination in 2026.

[3]  Assumes 2.0% annual appreciation.
[4]  Amendment Area added with a retroactive base year of January 1, 2020.

[5]  Revenue from new development increment and appreciation on all following years.
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6.Projected Costs

Section 4 summarizes Historic Project Costs through FY 2019. CCDC provided SB Friedman with a list of
anticipated projects and associated Projected Costs for the remaining years of the Proposed Amended URD.
ldaho Code 50-2905 requires a detailed list of estimated project costs the urban renewal district is likely to
incur in the revenue allocation area. Idaho Code 50-2905 also requires improvements be provided with
specificity, including the kind, number and location of all proposed public works or improvements in addition
to the estimated cost of each. Appendix IV details Projected Costs, including the kind, number, and location
of projects.

Components

Projected Costs provided by CCDC align with the Historic Cost categories outlined in Section 4: (1) Capital
Costs, (2) Operation Costs, and (3) Other Costs. The Other Costs component includes interest repayment for
the anticipated $10.0 million and $2.9 million bonds, issued in 2021 and 2023 respectively. Bond proceeds fund
Capital Costs in the near term, allowing for additional flexibility in funding larger-scale projects.

PROJECTED CAPITAL COSTS
o (INCLUDING REPAYMENT OF BOND PRINCIPAL)

© PROJECTED OPERATION COSTS
+ ]€ } ) ; ( y
@ PROJECTED OTHER COSTS

TOTAL PROJECTED COSTS

Assumptions
A series of known inputs and assumptions undergird the Proposed Amended URD’s Projected Costs:

a PROJECTED CAPITAL COSTS

e Source of Funds | SB Friedman assumed the Proposed Amended URD will make cash payments for
all Projected Costs, except those paid with the proceeds of two bonds: (1) a $10.0 million bond issued
in 2021, and (2) A $2.9 million bond issued in 2023. Additional bonding assumptions are provided in
Section 7.

e Annual Cost Escalation | CCDC provided Projected Costs in 2020 dollars. Costs paid out of cash flow
were escalated at 2.0%, annually, to the year of spending. All projects funded with the proceeds of the
2021 bond were left in 2020 dollars. All projects funded with the proceeds of the 2023 bond were
inflated to 2023.
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PROJECTED OPERATION COSTS

Annual Cost Escalation | CCDC-provided Operation Costs for agency initiatives, operations &
professional services are in current year dollars and do not require escalation.

PROJECTED OTHER COSTS

Bond Interest | See Section 7 for detailed bonding assumptions.

Projected Costs Summary

As demonstrated in Figures 6-7, Capital Costs and Operation Costs account for almost 98% of all Projected
Costs. Projected Other Costs include interest on the proposed debt. A total of $40.3 million in Projected Costs
are anticipated between 2020 and 2026.

Like Historic Capital Costs, Projected Capital Costs advance CCDC's five key objectives: Economic Development,
Infrastructure, Mobility, Placemaking, and Special Projects. A selection of Projected Capital Costs are
highlighted below by objective. Appendix IV further details Projected Capital Costs including timing by
Projected Cost.

Economic Development | Proposed Capital Costs for Economic Development include acquiring a
series of parcels for future redevelopment and supporting various private investments.

Infrastructure | Proposed Capital Costs for Infrastructure include a variety of streetscaping projects.
Major projects include improvements to W. State Street and N. 8™ Street

Mobility | Proposed Capital Costs for Mobility include preliminary engineering work for downtown
mobility infrastructure.

Placemaking | Proposed Capital Costs for Placemaking include the funding for the Westside Urban
Park which will bring additional open space to Downtown Boise and complement adjacent private
investments.

Special Projects | Proposed Capital Costs for Special Projects include funding for various new and
ongoing public art projects such as the wrapping of City of Boise traffic boxes.

To confirm economic feasibility SB Friedman used the 2019 Fund Balance and Revenue Projections described
in Section 5 and constructed the Feasibility Model to balance Projected Available Funds and Projected Costs.
The Feasibility Model is presented in detail in the following section.
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Figure 6. Projected Costs, 2020-2026 (Undiscounted)
$12M

$8M

N I I I I I I
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2020 2021 2022 2023 2024 2025 2026
M Projected Capital Costs M Projected Operation Costs M Projected Other Costs

Source: CCDC; SB Friedman

Figure 7. Summarized Projected Costs, 2020-2026 (Undiscounted)
Projected Capital Costs

(including repayment of bond principal) 73%
Economic Development $7,760,000
Infrastructure $12,049,500
Mobility $2,950,000
Placemaking $6,325,000
Special Projects $195,000

Projected Operation Costs 25%
Agency Operations $6,927,400
Professional Services $3,083,900

Projected Other Costs
Bond Interest $984,700

100%

Total Projected Project Costs
Source: CCDC; SB Friedman
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7.Economic Feasibility

Components

SB Friedman created a model to assess economic feasibility of the Proposed Amended URD using the following
key inputs:

2019 Fund Balance | Introduced in Section 4

2020-2026 Projected Revenues | Introduced in Section 5
2020-2026 Projected Costs | Introduced in Section 6
2020 Bond Assumptions

rwn =

The 2019 Fund Balance is the starting point for the Feasibility Model. Annual fund balances (total annual
revenues minus total annual costs) are added to the cumulative fund balance from the prior year to obtain
cumulative fund balance for the present year. SB Friedman projected cumulative fund balances for 2020-2026,
ensuring the Proposed Amended URD maintained a positive cumulative fund balance for the remainder of its
life.

Bond Assumptions

SB Friedman reconciled Projected Costs (introduced in Section 6) with Projected Available Funds to define a
financially feasible plan to fund Projected Costs. It is assumed the Proposed Amended URD will make cash
payments for all Project Costs, except those paid with the proceeds of the assumed $10.0 million bond (issued
in 2021) and $2.9 million bond (issued in 2023). All other projects are funded through the Projected Available
Funds. As stated previously, costs paid out of cash flow are inflated to the year of spending, while costs paid
from the proceeds of the 2020 bond are left in 2020 dollars and those paid from the proceeds of the 2023
bond are inflated to 2023 dollars. In evaluating bond feasibility, SB Friedman included the following key
assumptions in the Feasibility Model:

e Interest Rate | SB Friedman assumed an annual bond interest rate of 2.85%. The rate is reflective of
recent CCDC experience with bonding in mature urban renewal districts and could be confirmed after
consultation with a Municipal Advisor.

e Issuance Cost | No costs of issuance such as legal fees, municipal advisor fees and other costs are
assumed.

e Debt Service Structure | Debt service varies for the two bonds:

0 SB Friedman assumed level principal and interest payments for the 2021 bond. The bond term
for the bond is 5 years; repayment occurring between 2022 and 2026.

0 The bond term for the bond issued in 2023 is 3 years; with level principal and interest
payments followed by a balloon payment in the third year.

Results
In the scenario of Projected Available Funds described, the Proposed Amended URD could fund all Projected
Costs by termination in 2026, including the retirement of both identified bonds.
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The Feasibility Model resulted in a cumulative September 30, 2026 fund balance of $2.9 million which would
revert to local taxing bodies if realized at the expiration of the Proposed Amended URD in 2026. This scenario
requires the following key assumptions:

e Revenue assumptions introduced in Section 5 materialize;
e A $10.0 million bond is issued in 2021, and a $2.9 million bond is issued in 2023; and
e Bond interest rates will be 2.85% and will be saleable in varying term durations.

Appendix V includes the complete Feasibility Model, confirming that sufficient revenues are projected to
service the 2021 and 2023 bonds while covering all other costs out of cash flow (assuming assumptions are
realized). While several of the Proposed Amended URD'’s final years have negative annual cash flows, the
scenario results in a positive cumulative cash flow in every year.

SB Friedman concludes that this 2020 Feasibility Study confirms there is a plausible scenario, built upon specific
market assumptions and trends, which allows for approximately $40.3 million in Projected Costs to be funded
over the remaining life of the Proposed Amended URD. This 2020 Feasibility Study is designed to serve as an
attachment to the Plan Amendment, satisfying the requirement in Idaho Code 50-2905 that the plan shall
include an economic feasibility study with specificity.
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8. Alternative Sources of Funds

Funds necessary to pay for redevelopment Projected Costs and/or municipal obligations, which may be
issued or incurred to pay for such costs, are to be derived principally from Proposed Amended URD
revenues and/or proceeds from municipal obligations, which have as a repayment source tax increment
revenue. To secure the issuance of these obligations and the developer's performance of redevelopment
agreement obligations, CCDC may require the utilization of guarantees, deposits, reserves, and/or other
forms of security made available by private sector developers. CCDC may incur Projected Costs that are
paid from the funds of CCDC other than incremental taxes, and CCDC then may be reimbursed for such
costs from incremental taxes.

Other sources of funds, which may be used to pay for development costs and associated obligations issued
or incurred, include land disposition proceeds, state and federal grants, investment income, private
investor and financial institution funds or developer investment, and other sources of funds and revenues
as CCDC from time to time may deem appropriate. In the event alternative sources of funds become
available, CCDC may adjust the anticipated funding sources and prioritization of costs outlined above.
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Appendix I: Limitations of Engagement

Our report will be based on estimates, assumptions, and other information developed from research of the
market, knowledge of the industry, and meetings during which we will obtain certain information. The sources
of information and bases of the estimates and assumptions will be stated in the report. Some assumptions
inevitably will not materialize, and unanticipated events and circumstances may occur. Therefore, actual results
achieved during the period covered by our analysis will necessarily vary from those described in our report,
and the variations may be material.

The terms of this engagement are such that we have no obligation to revise the report to reflect events or
conditions which occur subsequent to the date of the report. These events or conditions include, without
limitation, economic growth trends, governmental actions, additional competitive developments, interest rates,
and other market factors. However, we will be available to discuss the necessity for revision in view of changes
in the economic or market factors affecting the proposed project.

Our study will not ascertain the legal and regulatory requirements applicable to this project, including zoning,
other State and local government regulations, permits, and licenses. No effort will be made to determine the
possible effect on this project of present or future federal, state or local legislation, including any environmental
or ecological matters.

Tax increment projections are anticipated to be prepared under this engagement for the purpose of estimating
the approximate level of increment that could be generated by proposed projects and other properties within
the proposed District boundary and from inflationary increases in value. These projections are intended to
provide an estimate of the final taxable value of the District for inclusion in the final report and to provide a
level of assurance that the increment to be generated would be sufficient to cover estimated Projected Project
Costs.

As such, our report and the preliminary projections prepared under this engagement are intended solely for
your information, for the purpose of establishing a District, and may be reviewed by private institutional lenders
in support of potential debt obligations. These projections should not be relied upon by any other person, firm
or corporation, or for any other purposes. Neither the report nor its contents, nor any reference to our Firm,
may be included or quoted in any offering circular or registration statement, appraisal, sales brochure,
prospectus, loan, or other agreement or document intended for use in obtaining funds from individual
investors, without prior written consent.
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Appendix Il: Proposed Westside URD Boundary
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SB Friedman Development Advisors

21



General Model Assumptions

Total Revenue [4]

Appendix Ill: Revenue Model

Adjusted Frozen Taxable Value (TV) [1] $138,858,300 Historic Revenues (FYs 2002-2019) $30,137,007

Annual Inflation [2] 2.0% Projected Revenues (FYs 2020-2026) $39,025,620

Annual Interest Rate on Fund Balance 1% Total Revenues $69,162,627

Amendment Area Assumptions

Most Recent TV Available 2020

2020 TV [3] $3,369,800

HISTORIC PROJECTED
Historic Projected
URD Year Fiscal Year Revenues Incremental TV Incremental TV Incr::‘r:nez;czl v Total Levy Rate RevJenues Source
(FY) from Original URD | from Amendment Area Incremental TV
(FYs 2002-2019) Development (FYs 2020-2026)

[5] [6] [7] [8] [9] [10] [11] [12] [15]
0 2002 -
1 2003 $367,726 Estimates
2 2004 $381,1M Estimates
3 2005 $537,882 Estimates
4 2006 $600,048 Estimates
5 2007 $1,109,961 Estimates
6 2008 $1,497,845 Actuals
7 2009 $1,925,404 Actuals
8 2010 $2,040,086 Actuals
9 2011 $1,934,650 Actuals
10 2012 $1,732,187 Actuals
1 2013 $1,778,610 Actuals
12 2014 $1,514,099 Actuals
13 2015 $2,078,966 Actuals
14 2016 $2,363,233 Actuals
15 2017 $2,635,913 Actuals
16 2018 $3,469,292 Actuals
17 2019 $4,169,994 $290,183,300 $0 $0 $290,183,300 1.32% Actuals
18 2020 $328,064,800 $0 $0 $328,064,800 1.24% $3,818,537 $386,437 $4,204,974 Estimates
19 2021 $337,403,262 $67,396 $65,264,700 $402,735,358 1.34% $4,058,000 $1,927,695 $5,985,695 Estimates
20 2022 $346,928,493 $136,140 $66,569,994 $413,634,627 1.34% $5,403,784 $149,932 $5,553,715 Projections|  Amendment Area & 1100 W
21 2023 $356,644,229 $206,259 $67,901,394 $424,751,882 1.34% $5,550,027 $107,035 $5,657,062 Projections Idaho Development Added
22 2024 $366,554,280 $277,780 $69,259,422 $436,091,481 1.34% $5,699,195 $16,606 $5,715,801 Projections
23 2025 $376,662,531 $350,731 $70,644,610 $447,657,873 1.34% $5,851,346 $24,697 $5,876,043 Projections
24 2026 $6,006,541 $25,790 $6,032,330 Projections

NOTES ON FOLLOWING PAGE
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(5]

(6]

(7]
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[90]

(10

(1

[12]

[13]

[14]

[15]

CCDC / Proposed Amended Westside Feasibility Study

Adjusted Frozen Taxable Value, per CCDC on September 4, 2020.
Assumes a 2.0% annual appreciation across the Original District and Amendment Area.
FY 2020 Taxable Value, per Ada County Assessor data.

Various inputs for Projected Revenues and Projected Costs provided by CCDC. Projections include both the 2021 and 2023
bonds as well as costs paid out of cash flow. CCDC data received 5/29/20, 6/16/20, 7/10/20, 7/16/20 and 8/17/20.

Assumes the Proposed Amended URD receives its final year of incremental property tax revenue and is dissolved on
September 30, 2026.

The Westside URD will receive collections from the 24th and last year of the URD in FY 2026. Note that taxes are collected
one year in arrears (e.g. taxes for 2020 are modeled to be collected in FY 2021).

Historic Revenues, Historic Costs and fund balances from FYs 2008-2019 come from CCDC's Independent Financial
Statements. Actual figures for FYs 2003-2007 were unavailable due to changes in accounting detail. In lieu of actuals,
Historic Revenues were estimated based on known incremental property taxes for those years, assuming Other Revenues
make up the same share of total Historic Revenues observed for FYs 2008-2019. Historic Costs were estimated for the FYs
2003-2006 such that the cumulative fund balance for FY 2007 (Year 5) aligns with the first known fund balance, $2,258,410,
in that year.

Current year TV of the Original URD minus Adjusted Frozen TV($138,858,300); annual appreciation of 2.0% is assumed for all
properties; the 1100 W. Idaho development is not included after 2020.

Current year TV of the Amendment Area minus TV as of January 1, 2020 ($3,369,800); annual appreciation of 2.0% is
assumed for all properties.

Current year TV for 1100 W. Idaho development after deducting its value prior to development; assumes annual
appreciation of 2.0% in all years following delivery.

The sum of Incremental TV from (1) the Original URD, (2) the Amendment Area, and (3) New Development.

Incremental TV for the prior year multiplied by the assumed levy rate. The property tax levy rates were provided by CCDC
through 2021. The latest available rate is from 2019, 2020 onward are estimates. SB Friedman assumed the three-year
average from 2019-2021 is held constant beginning in 2022 through the District's termination in 2026.

Incremental TV multiplied by the assumed levy rate, collected in the following year. The Feasibility Model includes the Ada
County Highway District (ACHD) levy (ACHD Levy) for all parcels. Within the Amendment Area, the ACHD Levy accounts for
approximately $1,000 in incremental property tax revenues through FY26.

Includes office lease revenues, interest earnings on the cumulative fund balance of the prior year, and projected transfers
from other agencies.

Incremental Property Tax Revenues, plus Other Revenues.
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Appendix IV: Projected Costs

Parcel Acquisition/Redevelopment - Type 5 $2,000,000 $0 $2,040,000 $0 $0 $0 $0 $0
1024 W. Bannock St. - Hyatt Place - Type 2 $360,000 $120,000 $122,400 $124,848 $0 $0 $0 $0
1118 W. Idaho St. - 11th & Idaho Bldg. — Type 2 $1,100,000 $0 $0 $416,160 $424,483 $324,730 $0 $0
=2 51| Land Purchase - 17th & Idaho $650,000 $650,000 $0 $0 $0 $0 $0 $0
O Avery Hotel - PP - Type 2 or Type 3 $850,000 $0 $0 $572,220 $106,121 $108,243 $110,408 $0
= |Parcel Acquisition - Workforce/Missing Middle Housing $2,500,000
N. 8th St. & W. Washington ST. - PP - Type 2 or Type 3 (new URD Boundary) $300,000
N. 8th St. Streetscape - W. Bannock St. to W. State St. $980,000 $200,000 $795,600 $0 $0 $0 $0 $0
Bannock Streetscape — N. 8th St. to N. 9th Street $237,500 $237,500 $0 $0 $0 $0 $0 $0
N. 8th St. Conduit Bank - W. Bannock St. to W. State St. $155,000 $75,000 $81,600 $0 $0 $0 $0 $0
8th & Bannock Cost Share with ACHD $410,000 $0 $418,200 $0 $0 $0 $0 $0
Pre Development & Community Engagement - Upcoming Projects $300,000 $50,000 $51,000 $52,020 $53,060 $54,122 $55,204 $0
N. 11th St. Streetscape - 11th Street Extension and Area Improvements (New URD Boundary) $500,000 $0 $0 $520,200 $0 $0 $0 $0
1322 W Main Street PP Type 1 $50,000 $50,000 $0 $0 $0 $0 $0 $0
S. 15th St. Streetscape - West Side of S. 15th St. - W. Front St. to W. Idaho St. $300,000 $0 $0 $312,120 $0 $0 $0 $0
W. State St. Streetscape - N. 16th St. - N. 8th St. - Both Sides (Joint Project w/ACHD) + Conduit $1,600,000 $50,000 $51,000 $1,560,600 $0 $0 $0 $0
Participation Program Streetscape Reimbursements (Not yet awarded) - Type 1 $2,000,000 $0 $408,000 $416,160 $424,483 $432,973 $441,632 $0
2 |Westside - Consolidated Newspaper Boxes $16,000 $16,000 $0 $0 $0 $0 $0 $0
N. 15th Utilities - Undergrounding & Conduit $76,000 $76,000 $0 $0 $0 $0 $0 $0
N. 11th St. Streetscape - W. Grove St. to W. Washington St. Connectivity $2,300,000
N. 11th St. Streetscape - W. Grove St. to W. Washington St. Connectivity - Protected Bike Lanes $500,000
Safari Inn PP Type 1 $25,000
W. Bannock St. Streetscape - N. 13th St. to N. 16th St. $900,000
N. 8th St, Streetscapes - W. State Street to W. Franklin Street (New URD Boundary) $1,500,000
WS Closeout - Accessments & Projects $200,000
o):3| Downtown Mobility Infrastructure $2,950,000
Linen Blocks, W. Grove St. Improvements (S. 13th St. to S. 10th St.) $285,000 $10,000 $10,200 $275,706 $0 $0 $0 $0
Linen Blocks, W. Grove St. Improvements (S. 16th St. to S. 13th St.) $285,000 $10,000 $10,200 $275,706 $0 $0 $0 $0
= [N. 11th St. & N. Bannock St. — Westside Urban Park $205,000 $205,000 $0 $0 $0 $0 $0 $0
Public Space, WS District $1,190,000 $0 $0 $0 $47,754 $48,709 $1,214,489 $0
S8 N. 11th St. & N. Bannock St. — Westside Urban Park $4,000,000
= |Public Art: N. 11th St. & N. Bannock St. — Westside Urban Park Art - Type 4 $350,000
Tree Replacement/Addition with Community Forestry $10,000
Public Art: Treefort Footprint Public Art/Artist Designed Infrastructure, Grove Street $55,000 $0 $0 $0 $58,366 $0 $0 $0
. Public Art: Eyes of the World Corner 16th & Grove in ROW $75,000 $0 $0 $78,030 $0 $0 $0 $0
@J|Public Art: Record Exchange Mural $20,000 $0 $0 $20,808 $0 $0 $0 $0
¥ |Public Art: Re-Wrap Traffic Boxes $45,000 $0 $0 $15,606 $15,918 $16,236 $0 $0
Projected Capita O 0 9 500
Agency Operations $6,927,440
Professional Services $3,083,900
Bond Interest $984,716

Projected Other Costs

TOTAL

Source: CCDC; City of Boise; SB Friedman
[1] Costs presented in FY21-FY26 inflated to future value
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$984,716
$40,275,556
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General Model Assumptions

Total Revenue [4]

Appendix V: Feasibility Model

Adjusted Frozen Taxable Value (TV) [1] $138,858,300 Historic Revenues (FYs 2002-2019) $30,137,007

Annual Inflation [2] 2.0% Projected Revenues (FYs 2020-2026) $39,025,620

Annual Interest Rate on Fund Balance 1% Total Revenues $69,162,627

Amendment Area Assumptions Total Expenditures [5]

Most Recent TV Available 2020 Historic Costs (FYs 2002-2019) -$25,040,368

2020 TV [3] $3,369,800 Projected Costs (FYs 2020-2026) -$41,248,514

Total Project Costs -$66,288,881
HISTORIC PROJECTED
Historic L Historic Projected Projected Projected
URD Year Fiscal vear Revenues Historic Costs Balance fota Levy Rate Revenues Costs Balance Source
(FY) (FYs 2002-2019) Incremental TV
(FYs 2002-2019) (FYs 2002-2019) (FYs 2020-2026) | (FYs 2020-2026) (FYs 2020-2026)

[6] [7] [8] [8] [8] 9] [10] [13] 4] [15]
0 2002 -
1 2003 $367,726 $0 $367,726 Estimates
2 2004 $381,1M1 -$184,579 $564,257 Estimates
3 2005 $537,882 -$184,579 $917,559 Estimates
4 2006 $600,048 -$184,579 $1,333,028 Estimates
5 2007 $1,109,961 -$184,579 $2,258,410 Estimates
6 2008 $1,497,845 -$666,639 $3,089,616 Actuals
7 2009 $1,925,404 -$688,496 $4,326,524 Actuals
8 2010 $2,040,086 -$1,290,077 $5,076,533 Actuals
9 201 $1,934,650 -$1,560,280 $5,450,903 Actuals
10 2012 $1,732,187 -$1,561,041 $5,622,049 Actuals
1 2013 $1,778,610 -$2,597,284 $4,803,375 Actuals
12 2014 $1,514,099 -$1,375,529 $4,941,945 Actuals
13 2015 $2,078,966 -$961,396 $6,059,515 Actuals
14 2016 $2,363,233 -$1,040,041 $7,382,707 Actuals
15 2017 $2,635,913 -$1,535,441 $8,483,179 Actuals
16 2018 $3,469,292 -$8,956,291 $2,996,180 Actuals
17 2019 $4,169,994 -$2,069,535 $5,096,639 $290,183,300 1.32% Actuals
18 2020 $328,064,800 1.24% $3,818,537 $386,437 $4,204,974 -$3,073,728 $6,227,885 Estimates
19 2021 $402,735,358 1.34% $4,058,000 $1,927,695 $5,985,695 -$5,646,912 $6,566,668 Estimates
20 2022 $413,634,627 1.34% $5,403,784 $149,932 $5,553,715 -$9,843,420 $2,276,964 Projections| ~ Amendment Area & 1100 W
21 2023 $424,751,882 1.34% $5,550,027 $107,035 $5,657,062 -$6,273,436 $1,660,589 Projections|  Idaho Development Added
22 2024 $436,091,481 1.34% $5,699,195 $16,606 $5,715,801 -$4,906,714 $2,469,676 Projections
23 2025 $447,657,873 1.34% $5,851,346 $24,697 $5,876,043 -$5,766,734 $2,578,985 Projections
24 2026 $6,006,541 $25,790 $6,032,330 -$5,737,570 $2,873,745 Projections

NOTES ON FOLLOWING PAGE
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(7]

(8]

(10]

(1

[12]

[13]
[14]

[15]

CCDC / Proposed Amended Westside Feasibility Study

Adjusted Frozen Taxable Value, per CCDC on September 4, 2020.

Assumes a 2.0% annual inflation across the Original District and Amendment Area.

FY 2020 Taxable Value, per Ada County Assessor data.

Total Revenues include the entire levy rate associated with parcels within the Westside URD.

Various inputs for Projected Revenues and Projected Costs provided by CCDC. Projections include both the 2021 and 2023
bonds as well as costs paid out of cash flow. Costs paid out of Cash Flow are inflated to future years value. CCDC data
received 5/29/20, 6/16/20, 7/10/20, 7/16/20 and 8/17/20.

Assumed the Proposed Amended URD receives its final year of incremental property tax revenue and is dissolved in FY
2026.

The Westside URD will receive collections from the 24th and last year of the URD in FY 2026. Note that taxes are collected
one year in arrears (e.g. taxes for 2020 are modeled to be collected in FY 2021).

Historic Revenues, Historic Costs and fund balances from FYs 2008-2019 come from CCDC's Independent Financial
Statements. Actual figures for FYs 2003-2007 were unavailable due to changes in accounting detail. In lieu of actuals,
Historic Revenues were estimated based on known incremental property taxes for those years, assuming Other Revenues
make up the same share of total Historic Revenues observed for FYs 2008-2019. Historic Costs were estimated for the FYs
2003-2006 such that the cumulative fund balance for FY 2007 (Year 5) aligns with the first known fund balance, $2,258,410,
in that year.

Aggregated incremental TV projections from (1) the Original URD (not including development), (2) the Amendment Area
(not including development), and (3) New Development. TV for FY 2020, per Ada County Assessor's data, serves as the
starting value for Projected Revenues. A single development, 1100 W. Idaho St., fully assessed by FY 2021, is assumed.

Incremental TV for the prior year multiplied by the assumed levy rate. The property tax levy rates were provided by CCDC
through 2021. The latest available rate is from 2019, 2020 onward are estimates. SB Friedman assumed the three-year
average from 2019-2021 is held constant beginning in 2022 through the District's termination in 2026.

Incremental TV multiplied by the assumed levy rate, collected in the following year.

Includes office lease revenues, interest earnings on the cumulative fund balance of the prior year, and projected transfers
from other agencies.

Incremental Property Tax Revenues, plus Other Revenues.

CCDC's Projected Costs for FYs 2020-2026, based on CCDC data received 5/29/20, and revised 6/16/20, 7/10/20, 7/16/20
and 8/17/20.

Projected revenues less projected expenditures, using the last known fund balance for FY 2019 as a starting value.
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URBAN RENEWAL PLAN
WESTSIDE DOWNTOWN URBAN RENEWAL AREA
URBAN RENEWAL AGENCY OF BOISE CITY

Section 100 Introduction

This is the Urban Renewal Plan (the “Plan”) for the Westside Downtown 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 Westside Downtown Framework Master Plan (Attachment 3) which includes
Expected Land Uses and Current Zoning Within the Urban Renewal Area, the Private Properties
which may be Acquired by Agency (Attachment 4), and the Economic Feasibility Study for the
Westside Downtown Urban Renewal Area (Attachment 5).

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.

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 Plan conforms to a
policy plan for 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.

Attachment 3 and its Appendices contain several planning documents that generally describe
the overall Project and identify certain specific public and private capital improvement projects.
Because of the changing nature of the Project, these documents, by necessity, must be dynamic
and flexible. The 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 except as related to the
mapping and zoning aspects of Attachment 3. 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
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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:

Document 1/Attachment 3

The Westside Downtown Framework Master Plan dated November 13, 2001, as adopted
by the Agency pursuant to Resolution No. 861 dated October 15, 2001.

Document 2

Utility Plan (Reserved).
Document 3

Capital Improvement Plan (Reserved).
Document 4

Relocation Plan (Reserved).

As Documents 2, 3, and 4 are prepared and developed, those documents will be separately
considered and approved by the Agency.

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 which provides tools to the Agency to fashion,
develop, and proceed with such specific plans, projects, and solutions.

Implementation of the framework master plan 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
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convention-related facilities. This public-private relationship has been instrumental in the
successful redevelopment of the Central District Urban Renewal Area in Boise for the last 15

years.

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 and Act will be attained through and the major goals of this Plan
are:

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

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.

The potential use of the City’s geothermal resource.

Funding of arts programs.

The replanning, redesign, and development of undeveloped areas that are stagnant
or improperly utilized.

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.

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

Improvements to the streets, rights-of-way, and other public infrastructure.

The establishment and implementation of performance criteria to assure high site
design standards and environmental quality and other design elements that
provide unity and integrity to the entire Project.

The opportunity of providing housing within the Project Area.

The strengthening of the tax base by encouraging private development, thus
increasing the assessed valuation of properties within the Revenue Allocation
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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. As a public body, the Agency is governed by all of the
statutory provisions of the Idaho Code applicable to public entities, including, but not
limited to, the Idaho Open Meeting Law. In addition, under Idaho Code, the Agency is
required to conduct financial audit or review of its financial statements pursuant to Idaho
Code Section 67-450B.

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 Federal, State, and Local Requirements

Section 101.01 Conformance With State of Idaho Urban Renewal Law
of 1965, as Amended

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 certified as an Urban Renewal Area
by the Boise City Council. The Westside Downtown Area was certified by the
Council by Resolution on December 19, 2000, Resolution No. 16306. The
supplemental Westside Area was certified by the council by resolution on October
30, 2001, Resolution No. 16759.

b. In accordance with the Idaho Urban Renewal Law of 1965 this Plan was
submitted to the Planning and Zoning Commission of the City of Boise. After
consideration of the Plan, the Commission filed a Resolution with the City
Council stating that this Plan is in conformity with the Boise City Comprehensive
Plan.

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
hearing was duly published in a newspaper having general circulation. The City
Council adopted this Plan on , by Ordinance No. .




Section 102 History of the Westside Area and Existing Conditions

The Westside Downtown Area is a combination of urban, high-density commercial offices
and storefront retail businesses; but also includes obsolete, low-density strip commercial and
fragmented uses; with over 65 percent of the area devoted to surface parking. Westside has
reasonable proximity to many of Boise’s civic amenities, but lacks enhanced streets, parks, and
plazas of its own, leaving the area underdeveloped and unattractive.

Interest in creating an urban renewal district and master plan for Westside has grown directly
from successful redevelopment in the Central and River Street-Myrtle Street Urban Renewal
Areas. CCDC has taken the lead role in detailed planning for all three areas.

The foundation for the Westside Downtown Framework Master Plan is the City’s 1993

Downtown Boise Plan, which presents detailed goals, objective, and policies for downtown
Boise. It was made part of the Boise City Comprehensive Plan in 1997. The 1993 Downtown

Boise Plan clearly calls for:

yd 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 alternate transportation modes—pedestrian, bicycle, and transit; and

A A W AN

Recruitment of new businesses and retention of existing strong businesses.

The

£

estside Downtown Plan embraces the following principles:

Reduced dependence on automobile travel

Reduced energy consumption through improved design

Reduced infrastructure costs through higher intensity, urban-style development
Housing choices

Walkable neighborhoods

AN U U N Y

Enhanced public spaces



Formal adoption of this plan will allow current development proposals to move forward with
certainty and will allow CCDC to select and fund certain public improvements that will support
and attract additional new development.

In order to guide the planning process, a number of assumptions were made to provide
structure to the process and to the strategy. These assumptions include:

7 Downtown Boise will be a mixed-use environment based on the adopted Boise
City Comprehensive Plan and recommendations of the City and community
leaders.

e Although the initial planning period for Westside is twenty-four years, it is not
reasonable to assume that the area will be fully redeveloped within that time
period. There is life (and growth) beyond 2026.

yd Without direct public intervention, much of Westside could conceivably remain
the same for the next twenty years. Public-private partnering will be essential.
History shows that private capital follows public commitment.

e Planning for Westside supports a strategy of transformation, recognizing that as
the area intensifies, some existing users may move to other parts of the City to
seek less expensive land or more space. Change is not without a price.

rd Redevelopment will take place through many, many public and private decisions
and individual projects. No single developer will “save the day” with one major
investment. However, a single major retail complex is important if not essential
to meeting the retail forecast for Westside.

The strategy and the ability to achieve the desired build out, then, speaks to the need for the
City and its development arm, Capital City Development Corporation, to proactively lay the
groundwork for policy and regulation to support mixed-use revitalization and then follow up
with specific public investments designed to stimulate private sector development in all of the
primary sectors—retail, office, and urban housing.

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. During the planning process, the Agency
determined that slightly different boundaries than originally determined by City Council
Resolution No. 16306 should be considered. The Agency received a report dated September 28,
2001, from Harlan W. Mann, consultant, concerning findings of deteriorated or deteriorating
conditions within the additional area. The additional/supplemental area was accepted by the City
Council through its adoption of Resolution No. 16759 on October 30, 2001. The City Council
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made the required findings to consider this additional area as part of the planning area upon
adoption of Resolution No. 16759 on October 30, 2001.

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.

b.

The acquisition of certain real property;
The demolition or removal of certain buildings and improvements;

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;

The management of any property acquired by and under the ownership and
control of the Agency;

The provision for relocation assistance to displaced Project occupants, as required
by law;

The installation, construction, or reconstruction of streets, utilities, parking
facilities, recreation and park amenities, and other public improvements, public
building, and the operation and management of such facilities in conformance
with the Law and the Act;

The disposition of property for uses in accordance with the Law and this Plan and
the commitment by those to whom such property is conveyed to redevelop the
property in accordance with the Law and this Plan;

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

The assembly of adequate sites for the development and construction of
residential and commercial facilities;

To the extent allowed by law, the lending or investing of federal and other, if
available, funds to facilitate redevelopment; and

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
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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 47 blocks or 143.5 acres adjacent to the Boise
Central Business District. The area has 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.

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

commercial and cultural center.

Hence, the Urban Renewal Plan for the Project Area is a proposal for public improvements,
to provide an improved environment for new retail, office, residential, lodging, and commercial
developments, to eliminate unsafe conditions, to assist potential owners and developers for
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, lodging,
retail, 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.

All existing alleys within the Project Area may be vacated to permit development as well as
encourage variety and flexibility of design within the periphery blocks.
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A further objective of the Urban Renewal Plan is to provide for the acquisition and clearance
of property to be used for other public facilities. Off-street parking and loading facilities will be
developed to serve the new commercial complex within the Project Area. Over the life of the
Plan, land use in the Project Area will be modified to the extent that buildings currently vacant
and land now devoted to scattered surface parking will be converted to residential, lodging,
commercial, retail, office, 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 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 Westside Downtown Framework 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
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 Westside
Downtown into a vital, thriving part of the community requires an assertive strategy. The
following list represents the key elements of that effort.

1. Initiate simultaneous projects designed to revitalize Westside. From street
planters to sidewalk improvements to significant new development, CCDC plays
a key role in creating the necessary momentum to get and keep things going.

2. 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™).

3. Pursue several initial medium and high-density residential developments totaling
200 to 300 units of mixed housing product in Westside. Housing is the key to a
healthy downtown and new residents will serve as a catalyst to other
redevelopment efforts.

4, Recruit at least one new quality hotel.

5. Develop one or two new office buildings in Westside in the next five years.
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6. Clear regulatory barriers. Zoning codes must support the plan and developers
must be rewarded by an expedited process.

7. Pursue development across all land-use sectors simultaneously.

Without direct public intervention, much of Westside could conceivably remain unchanged
for the next twenty to twenty-five years. 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 Westside to capture a

share of Boise’s growing population and economy.

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. Parking in Westside is not a shared
resource like it is in the heart of the CBD near Main and 8th streets.

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
Westside Downtown Framework Master Plan. 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 1993 Downtown Plan, 1997 Boise City Comprehensive
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Plan, applicable zoning ordinance, and the Westside Downtown Framework
Master Plan. Upon completion of any rehabilitation each structure must be safe
and sound in all physical respects and be refurbished and altered to bring the
property to an upgraded marketable condition that 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 reconstructed 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 305 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 Westside Downtown Plan 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
permitted uses to prevent properties from falling into disuse, a proliferation of vacant
and deteriorated parcels and a reduction in downtown employment.

c. Allowing existing non-conforming uses to continue in accordance with City
regulations, and to accommodate improvements and expansions allowed by City

regulations.
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d. Subject to the limitations of the Act, providing incentives to improve non-conforming
properties so they implement the design guidelines contained in this plan to the extent
possible, and to encourage an orderly transition from non-conforming to conforming
uses over the 24-year planning horizon.

Section 303.02  Zoning Incentives, Impact Fees and Waivers

Pursuant to the City’s zoning ordinance and downtown plan, certain zoning incentives,
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, under current 2001 zoning regulations, including a residential housing component
within a commercial/office development would entitle such developer to relaxation to the density
requirements.

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.

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 design controls contained in
this Plan to ensure that present uses and any future development by public bodies will conform to
the requirements of this Plan; 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, the State of Idaho, the Ada County Highway District, and Ada County for the acquisition
of property and the construction of public improvements and public buildings.

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 Westside Downtown Framework Master Plan and other
land use elements and shall conform to those standards specified in Section 405.02 of this Plan.
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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 that own or intend to acquire property in the Project Area. Any public body
that 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, any real property located in the Project Area where it is determined that the property is
needed for construction of public improvements, should be acquired to eliminate or mitigate the
deteriorated or deteriorating conditions, and as otherwise allowed by law. The acquisition shall
be by any means authorized by law (including, but not limited to, the 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 acquire 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 and the Framework 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.

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
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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 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 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.

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 decent, 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.
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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. The Agency may also consider the analysis of replacement
value for the compensation awarded to either owner occupants or businesses displaced by the
Agency to achieve the objectives of this Plan. The Agency may adopt relocation guidelines
which would define the extent of relocation assistance in non-federally-assisted projects and
which relocation assistance to the greatest extent feasible would be uniform.

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

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

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

Section 308.02 Preparation of Building Sites
The Agency is authorized (but not required) to prepare, or cause to be prepared, as building
sites any real property in the Project Area owned by the Agency. In connection therewith, the
Agency may cause, provide for, or undertake the installation or construction of streets, utilities,

parks, pedestrian walkways, parking facilities, drainage facilities, and other public improvements
necessary to carry out this Plan.

The Agency is also authorized (but not required) to construct foundations, platforms, and
other structural forms necessary for the provision or utilization of air rights sites for buildings to
be used for residential, commercial, private, public, and other uses provided in this Plan.

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
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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
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,
handicap, 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 developer. The developer (including
owner/participants) will be required by the contractual agreement to observe provisions 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.
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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.

It may be included that the developers, their successors, and assigns agree:

)

@

€)

“

©)

©)

9

®)

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

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.

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

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

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.

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.

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

All such buildings or portions of the buildings, which are to remain within

the Project Area, shall be reconstructed in conformity with all applicable
federal, state, and local codes and ordinances.
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(9)  All new construction shall have a minimum estimated life of no less than
twenty (20) years.

All disposition and development documents shall also be governed by the provisions of
Section 405.02 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 Attachment 5, attached hereto and incorporated herein by reference,
and may acquire or pay for the land required therefore.

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

In addition to the public improvements authorized under Idaho Code Sections 50-2007,
50-2018, and 50-2903(8), (11), and (12), 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; (2) telecommunications facilities; (3) parks, plazas, and pedestrian paths;

(4) landscaped areas; (5) parking facilities; (6) street improvements (with prior consent of the
Ada County Highway District); (6) sanitary sewers; (7) flood control facilities and storm drains;
(8) water mains; (9) civic center or other public building; (10) police and fire facilities; and

(11) transit/transportation facilities, vehicles, and infrastructure.

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 coordinate special streets, parks, and urban open spaces within
Westside. A network of well-developed pedestrian environments, landscaped front yards and
proposed new urban open spaces contribute to the public realm. A series of intersections where
one enters or leaves the CBD serve as potential nodes for enhanced design treatment. When
completed, the framework of civic places and corridors will extend the amenities of the core
CBD to the greater downtown area.

The Agency seeks to develop a major new urban open space at 14th, Main, and Idaho streets.
The design proposed for this open space in the Westside Downtown Framework Plan includes
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providing at least 150 feet in width along the 14th Street corridor between facing buildings. The
open space would extend at least to the north side of Idaho Street and the south side of Main
Street and would have a grassy, shade tree landscape character. The edges would be lined with a
20-foot wide pedestrian promenade with retail and restaurant uses. It could include a water
feature that would enrich the space in each season, perhaps providing skating in winter, sound
and movement in warmer weather, and light at night. The open space would have a family of
furnishings that is compatible with downtown street furnishings. Ample seating would be
provided along the promenade. Enhanced lighting would be provided for safety. This open
space would be programmed, designed and promoted to accommodate active day, night, and
seasonal uses.

Section 309.01(d) Development Plans

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 that is acquired by the
Agency.

Section 311 Rehabilitation and Conservation

The Agency is authorized to rehabilitate, renovate, and conserve, or to cause to be
rehabilitated, renovated, and conserved, any building or structure in the Project Area owned by
the Agency for preparation of redevelopment and disposition. The Agency is also authorized
and directed to advise, encourage, and assist in 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 that 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 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
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the Community Development Block Grant Program, the Economic Development Administration,
the Small Business Administration or other federal agencies.

Under those regulations the Agency may participate with the private sector in the
development and financing of those private projects that 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.

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 Westside Downtown Framework Master Plan. The Agency may
use a guideline that 1% of the construction cost of a particular project be allocated to arts
projects, subject to budget considerations.

Arts projects may be selected and provided by the Agency, separately from any construction
costs of developers, or may be funded through partnerships with developers and other public
agencies. 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

24



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 for
consideration of the use of the City’s geothermal resource:

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

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
Attachment 3.

Section 402 Designated Land Uses
Section 402.01 Zoning Classifications

The zoning classifications for the Project Area are as shown and depicted in Attachment 3 on
page 141 and include primarily general commercial (C-2), multi-family residential (R-3PD),
limited office (L-OPD), and high density commercial (C-5D), 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. As part of the planning process and the
preparation of the Framework Master Plan, this Plan recommends the City consider certain
zoning changes to achieve the objectives of the Framework Master Plan including extending the
area classified as C-5D and establishing a mixed use zone similar to C-5D with potential limits
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on height and density. Areas proposed for zoning changes are shown on page 175 of the
Westside Downtown Framework Master Plan.

Section 402.02 Preferred Land Use Framework Plan

The Framework Master Plan includes a preferred pattern for the development of land uses in
order to achieve the overall vision for Westside Downtown. Proposed uses correspond to the
four major land use categories evaluated in the development of the plan: retail,
convention/hotel/entertainment, office, and housing. Most blocks in Westside Downtown are
suitable for two, three or all four of the land use categories depending on the context, adjacent
uses, and access. The plan identifies, however, areas where urban housing and major retail
should be emphasized. The plan indicates optional locations for certain civic uses, and
conceptual locations for public and private parking structures. The preferred land use framework
plan is on page 25 of the Westside Downtown Framework Master 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 District, or
Idaho Department of Transportation as may be applicable.

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.
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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.

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.
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Section 404.03 Limitation on Type, Size, and 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,
marital status, national origin, handicap, or ancestry 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:
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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 that do not apply generally to other
properties having the same standards, restrictions, and controls;

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

d. Permitting a variation will not be contrary to the objectives of this Plan or of the
Boise City 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 Westside Downtown Framework
Master Plan.

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
Westside Downtown Framework Master Plan design guidelines are applicable to all public and
private property in the Project Area recognizing the need for flexibility in interpretation and
implementation of the Plan and the Framework Master Plan design guidelines and the ability of
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the Agency to grant variations to the Plan and the Framework Master Plan as allowed by
Section 404.10 of this Plan.

The land use elements of the Framework Master 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 Framework 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 Framework Master Plan 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 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 zoning ordinances;
provided, however, each and every development shall comply with all applicable City zoning
and building ordinances.

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 Westside Downtown Framework Master Plan as additional
design review guidelines for the Project Area.
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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, 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, as it is able, may also supply
additional assistance through City loans and grants for various public facilities.

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

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, 2001. 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
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finance or to refinance the Project Costs (as defined in Idaho Code Section 50-2903[11]) 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 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 5 to this Plan.
This statement necessarily incorporates estimates and projections based on the Agency’s present
knowledge and expectations. The Agency is hereby authorized to modify the presently
anticipated urban renewal projects and use of revenue allocation financing of the related Project
Costs if the Board of Commissioners of the Agency deems such modification necessary or
convenient to effectuate the general objectives of the Plan.

The Agency may also appropriate funds consisting of revenue allocation proceeds on an
annual basis without the issuance of bonds. The Agency has also provided for obtaining
advances or loans from the City or private entity in order to immediately commence construction
of certain of the public improvements. Revenues will continue to be allocated to the Agency
until the improvements identified in Attachment 5 are completely constructed or until any
obligation to the City or other public entity or private entity are fulfilled. Attachment 5
incorporates estimates and projections based on the Agency’s present knowledge and
expectations concerning the length of time to complete the improvements. The activity may take
longer depending on the significance and timeliness of development. Alternatively the activity
may be completed earlier if revenue allocation proceeds are greater or the Agency obtains
additional funds.

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

The Agency is authorized to make such pledges as to specific advances, loans, and
indebtedness as appropriate in carrying out the Project.
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Section 504.01 Keyser-Marston Feasibility Study

Attachment 5 consists of the Economic Feasibility Study (“Study”) for the Westside
Downtown Urban Renewal Area. The Study constitutes the financial analysis required by the
Act.

Section 504.02 Assumptions and Conditions/Economic Feasibility
Statement

The information contained in Attachment 5 assumes certain completed and projected actions.
Under the provisions of the Act, the revenue allocation shall continue until the bond debt is
satisfied. All debt is projected to be repaid no later than the duration period of the Plan. 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, not including utilities and less any homeowner’s exemption, for the original
revenue allocation area for the Boise Central District as of January 1, 1987, is $31,568,535. The
base assessment roll, not including utilities and less any homeowner’s exemption for the River
Street/Myrtle Street District as of January 1, 1994 is $60,252,634. The base assessment roll not
including utilities and less the homeowner’s exemption for the Westside Area as of J anuary 1,
2001, is $97,199,800. The base assessment roll, not including utilities and less any homeowner’s
exemption for the Boise Central District, the River Street/Myrtle Street Area, and the Westside
Area is $189,020,969. The total assessed value for the City of Boise as of January 1, 2001, less
homeowner’s exemptions, is $11,388,185,002. The combined base assessment roll for all three
Revenue Allocation Areas do not exceed 10 percent of the assessed value for the City of Boise.
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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 three percent inflationary
increase through year 5 and a four percent increase commencing in year 6. Conversely, new
developments reflect only 75 percent of maximum build-out over twenty years.

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 the 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 a period of 24 years. Second, the total amount of
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,
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 as 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,
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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 5 of this Plan any revenue allocation funds not 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.

Attachment 5 describes the Agency’s financing plan for the Project. The Project will be
financed, in part, through tax increment financing, using revenue allocation funds as allowed by
the Act. The Agency anticipates that on an annual basis, tax increment, and other funds may be
sufficient to satisfy the obligations incurred by the Agency, even though 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, storm 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 LID 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
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Study. Since the passage of House Bill 156 in 1995, taxing entities are constrained in
establishing levy rates by a function of the amount each budget of each taxing district can
increase on an annual basis. The amounts set forth in the Study, 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.

Section 600 Actions by the City

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

a. Institution and completion of proceedings necessary for changes and
improvements in the 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 development 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.
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f. 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.

i 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.

L Imposition, whenever 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 their proper development and use.

The foregoing actions to 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 twenty-four (24) years from the date of
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adoption of this Plan by the City Council through December 31, 2025, which date shall be
deemed the termination date of the Plan,

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. 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.

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 may be filed with the City as part of the annual report required under the Law.
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PROJECT AREA AND REVENUE ALLOCATION BOUNDARY OF THE

WESTSIDE URBAN RENEWAL PROJECT
BOISE, IDAHO

A tract of land consisting approximately 143.5 acreg being portions of the Boise City Original
Town Site, Book 1 of Plats at Page 1, McCarty’s 2" Addition, Book 2 of Plats at Page 85 and Mrs.
McCarty’s Subdivision, Book 1 of Plats at Page 41, records of Ada County and unsubdivided land.
Said tract being situated in portions of Sections 3, 4 and 10 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 Corer common to Sections 3, 4, 9 and 10, of Township 3 North,
Range 2 East, Boise Meridian thence North 0°21°00” East 212.53 feet along the Section line
common to said Sections 3 and 4 to a point on the northeastern boundary of the River Street-Myrtle
Street Urban Renewal Project Area, said point being on the northeasterly Right-Of-Way of Grove
Street and the POINT OF BEGINNING; thence

North 55°18°00” West 81.55 feet along said northeasterly Right-Of-Way of Grove Street to a point
on the northwesterly Right-Of-Way of North 16™ Street, said point being the northwest
corner of said River Street-Myrtle Street Urban Renewal Project Area; thence

South 34°42°00” West 80.00 feet along the northwestern boundary of said River Street-Myrtle
Street Urban Renewal Project Area to the southwest Right-Of-Way of Grove Street; thence
leaving said River Street-Myrtle Street Urban Renewal Project Area boundary and
following said southwest Right-Of-Way of Grove Street the following courses:

North 55°18°00” West 235.00 feet; thence continuing along said southwest Right-Of-Way as
described in Resolution No. 541 For Vacation and Abandonment, Instrument No.
100009884, records of Ada County

North 34°57°18” East 20.71 feet; thence

127.67 feet along a curve to the right, said curve having a radius of 226.68 feet, a delta angle of
32°16’08” and a chord of 125.99 feet bearing North 17°47°10” West; thence leaving said
southwest Right-Of-Way (Instrument No. 100009884)

North 11°14°20” East 111.76 feet to a point on the southwesterly Right-Of-Way of Grove Street, as

shown on the Boise One-Way Couplet, Project No. U-3021(21) Highway Survey, as shown on the

plans thereof; thence along said southwesterly Right-Of-Way

North 00°57°20 East 38.95 feet; thence

North 17°37°57” West 71.35 feet; thence

North 07°07°15” West 43.47 feet; thence
79.11 feet along a curve to the left to the southwesterly Right-Of-Way of Main Street, said curve

having a radius of 140.50 feet, a delta angle of 32°15°41” a chord of 78.07 feet bearing
North 33°17°45” West; thence continuing along said southwesterly Right-Of-Way

North 01°35°24” West 3.00 feet to the southwesterly Right-Of-Way of Main Street; thence

North 55°18°00” West 199.40 feet to the southwesterly extension of the northwesterly Right-Of-
Way of North 18™ Street; thence along said extension and said northwesterly Right-Of-Way

North 34°42°00” East 420.00 feet to the northeasterly Right-Of-Way of West Idaho Street; thence
along said northeasterly Ri ght-Of-Way,

South 55°18°00 East 760.00 feet to the northwesterly Right-Of-Way of North 16™ Street; thence

along said northwesterly Right-Of-Way
North 34°42°00” East 1620.00 feet to the southwesterly Right-Of-Way of West Franklin Street;
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thence along said southwesterly Right-Of-Way
South 55°18°00” East 80.00 feet to the southeasterly Right-Of-Way of North 16™ Street; thence

along said southeasterly Right-Of-Way

South 34°42°00” West 122.00 feet to the northeasterly Right-Of-Way of the alley located between
West Franklin Street and West Washington Street; thence along said northeasterly alley
Right-Of-Way

South 55°18°00” East 300.00 feet to the northwesterly Right-Of-Way of North 15" Street:
thence along said northwesterly Right-Of-Way

North 34°42°00” East 122.00 feet to said southwesterly Right-Of-Way of West Franklin Street;
thence along said southwesterly Right-Of-Way

South 55°18°00” East 80.00 feet to the southeasterly Right-Of-Way of North 15™ Street; thence
along said southeasterly Right-Of-Way

South 34°42°00” West 122.00 feet to said northeasterly alley Right-Of-Way; thence along said
northeasterly alley Right-Of-Way

South 55°18°00” East 300.00 feet to the northwesterly Right-Of-Way of North 14™ Street;
thence along said northwesterly Right-Of-Way

North 34°42°00” East 122.00 feet to said southwesterly Right-Of-Way of West Franklin Street;
thence along said southwesterly Right-Of-Way

South 55°18°00” East 80.00 feet to the southeasterly Right-Of-Way of North 14™ Street; thence
along said southeasterly Right-Of-Way

South 34°42°00” West 122.00 feet to said northeasterly alley Right-Of-Way; thence along said
northeasterly alley Right-Of-Way

South 55°18°00” East 150.00 feet to the northerly extension of the line between Lot 3 and Lot 4, of
Block 130 of said Boise City Original Town Site; leaving said northeasterly alley Right-Of-
Way and along said northerly extension and line between said Lot 3 and Lot 4

- South 34°42°00” West 138.00 feet to the northeasterly Right-Of-Way of West Washington

Street; thence along said northeasterly Right-Of-Way

South 55°18°00” East 990.00 feet to the southeasterly Right-Of-Way of North 11™ Street; thence
along said southeasterly Right-Of-Way _

South 34°42°00” West 340.00 feet to northeasterly Right-Of-Way of West State Street, thence

along said northeasterly Right-Of-Way
South 55°18°00” East 1140.00 feet to the southeasterly Right-Of-Way of North 8" Street; thence

along said southeasterly Right-Of-Way

South 34°42°00” West 680.00 feet to the northeasterly Right-Of-Way of West Bannock Street;
thence along said northeasterly Right-Of-Way

North 55°18°00” West 460.00 feet to the northwesterly Right-Of-Way of North 9™ Street; thence
along said northwesterly Right-Of-Way

South 34°42°00” West 1360.00 feet; to a point on the northeasterly Right-Of-Way of Front Street
and being a point on said northeastern boundary of the River Street-Myrtle Street Urban
Renewal Project Area; thence following said northeastern boundary the following courses:

North 55°18°00” West 380.00 feet along said northeasterly Right-Of-Way of Front Street to the
northwesterly Right-Of-Way of South 10™ Street; thence along said northwesterly Right-Of-Way

North 34°42°00 East 340.00 feet to the northeasterly Right-Of-Way of Grove Street; thence along

said northeasterly Right-Of-Way
North 55°18°00” West 2198.45 feet to the POINT OF BEGINNING.
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WESTSIDE DOWNTOWN
FRAMEWORK MASTER PLAN

As Recommended for Adoption by

Capital City Development Corporation Board of Commissioners
Boise, Idaho

November 13, 2001



PREFACE

This plan for the Boise Westside Downtown District is the third in a
series of urban renewal plans for downtown Boise. Efforts to revitalize
downtown Boise started in 1965 with adoption of the urban renewal plan
for the Central Business District. This plan was revised in 1986, shifting
direction for revitalization from development of a downtown regional
mall to preservation of the existing historic building fabric and creation
of a lively mix of pedestrian-oriented uses at an urban level of intensity.
Public investments included construction of the Grove pedestrian plaza,
8" Street pedestrian spine, transit mall on Main and Idaho, brick
streetscapes and five parking garages. With this work nearly complete,
civic attention moved south resulting in the establishment of the River
Street/Myrtle Street District and adoption of the urban design plan in
1994. Renewal activities have included construction of office buildings,
apartments, the new Ada County Courthouse, and renovation of the
Pioneer Warehouse into the Fulton Street Theater. A cultural district
south of Front Street is emerging, and the University of Idaho has made a
major commitment to the Idaho Place and Idaho Water Center projects.

The Westside Downtown urban design plan continues the community’s
efforts to reinvigorate and enhance downtown Boise, through both public
and private investment, so it continues as the vital heart for both the
metropolitan area and the region.
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I. EXECUTIVE SUMMARY

Statement of Purpose

STATEMENT OF PURPOSE

A city is only as strong as its downtown. Downtown Boise is where
the community’s history began and over time, the character and
culture of downtown has created a place that sets Boise apart from
other cities. Downtown remains the heart of the community. All
across America, cities struggle with downtowns in decline and Boise
has shared this experience. Fortunately for this community, Boise is
a place worth caring about and civic leaders have demonstrated the
vision and commitment to restore vitality in its heart. Boise’s rede-
velopment effort started in 1965 in the Central District with the
current plan for this area being adopted in 1986. With this work
nearly complete, civic attention moved south resulting in the estab-
lishment of the River Street/Myrtle Street District and adoption of the
urban design plan in 1994. New commercial, office and residential
developments have been built, historic buildings have been reno-
vated, and start-up technology companies have moved into this
district. A new courthouse and offices for Ada County is under
construction, and plans are underway for the University of Idaho and
Idaho State University to create a unique educational center at Idaho
Place.

Adoption of Westside Downtown Framework Master Plan represents
the next phase in downtown revitalization, with the goal of extend-
ing the success and vitality generated in previous efforts to the area
west of the Central Business District (CBD).

In 1993, the City of Boise published the Downtown Boise Plan,
which anticipated eventual expansion to the west, all other directions
being constrained by existing development and active uses. While
the 1993 plan provided valuable direction for downtown expansion,
it was not explicit about the type, rate or character of expansion that
should occur. The purpose of this Westside Downtown Framework
Master Plan is to clarify that vision, by providing a firm but flexible
framework for development of almost fifty blocks immediately west
of the existing central business district.

The Westside Downtown Plan provides a long-range view of what

uses and activities might best occur in this location given its proxim-

ity to an array of existing community assets as well as to improve-

ments already made in surrounding areas. Funding to implement the

plan, under statutory mandate, extends over a 24-year period. Full

implementation may require a longer time, but the public resources

expire at the end of this period making early investment in key 1
projects that can serve as a catalyst critical.

WESTSIDE DOWNTOWN
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Statement of Purpose

WESTSIDE DOWNTOWN
FRAMEWORK MASTER PLAN

The plan area roughly delineated by 8" and 9% Streets on the east,
16™ and 18" Streets on the west, Grove Street on the southand
Washington Street on the north combines the potential for significant
densities and building heights close to the Central District with a
stepped-down level of density near the fringes. The ultimate mix
will depend upon the evolving market and the plan is specifically
designed to accommodate market shifts over time. However, there is
a strong commitment providing maximum opportunity for people to
live in and close to downtown through a variety of housing styles and
price ranges.

The ultimate purpose of this plan is to both direct and encourage
development that will serve to improve the quality of life of Boiseans
who live, work, or visit the district. To this end, formulation of the
plan is only this first step. Land use regulations may need to be
modified to better ensure the plan is implemented. We must identify
early opportunities for coordinated public and private investments in
improvements to leverage further investment and to ensure high
quality design and construction of a variety of developments. These
improvements materially improve greater Downtown Boise as a
place to live and work.

While the twenty-four year planning horizon seems long, early and
continuous activity must be fostered to spark the regeneration that
will complement the excellent work already done in ensuring a strong
and vibrant heart for Idaho’s capital city.



I. EXECUTIVE SUMMARY

Planning Context

PLANNING CONTEXT

Interest in creating an urban renewal district and urban design plan for
Westside has grown directly from successful redevelopment in the
Central and River Street-Myrtle Street urban renewal areas. CCDC has
taken the lead role in detailed planning for all three areas.

The foundation for the Westside Downtown Framework Master Plan is
the City’s 1993 Downtown Boise Plan, which presents detailed goals,
objective, and polices for downtown Boise. It was adopted by reference
as part of the Boise City Comprehensive Plan in 1997. The 1993 Down-
town Boise Plan clearly calls for:

¢ Downtown to remain as the regional center for corporate busi-
ness, finance, arts, entertainment, higher education, and govern-
ment services;

e Downtown to be a compact, urban district of high quality design
and amenities;
Promotion of urban housing;

e Promotion of alternate transportation modes—pedestrian,
bicycle, and transit; and

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

Goals from the 1993 Downtown Boise Plan applicable to Westside and
utilized in development of this plan are included in Section II of this plan
(pages 14-21).

A more recent national public-interest program program, called
SmartCities, advocates mixed use, pedestrian-oriented development with
strong city centers. It includes such concepts as:

¢ Reduced dependence on automobile travel

e Reduced energy consumption through improved design

¢ Reduced infrastructure costs through higher intensity, urban-style
development

¢ Housing choices

e Walkable neighborhoods

¢ Enhanced public spaces

The Westside Downtown Framework Master Plan embraces these principles.

WESTSIDE DOWNTOWN
FRAMEWORK MASTER PLAN
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Planning Context
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As redevelopment in the Central District nears completion, and
construction in the River Street-Myrtle Street District is gaining
momentum, redevelopment attention is beginning to shift to the next
adjacent area—Westside. Much of the land in Westside is in surface
parking lots and there is a lack of development activity. At the same
time, it is located close to the successful redevelopment of the
downtown core, offers opportunities for downtown expansion, and is
experiencing rising assessed values and growing interest in invest-
ment potential. The corporate headquarters for Boise Cascade and
Idaho Power are located here. The construction of the Connector
using Front and Myrtle Streets, rather than Main and Idaho Streets as
the through route for downtown traffic has improved access and
shifted traffic patterns, both of which have benefited Westside.

Formal adoption of this plan will allow current development propos-
als to move forward with certainty and will allow CCDC and other
agencies to select and fund certain public improvements that will
support and attract additional new development. Finally, recom-
mended zoning changes to a portion of Westside are described in
Appendix 5, pp. 174-176. These revisions are critical to the imple-
mentation of the urban design plan.



VISION

Westside Downtown is envisioned to be a vital part of downtown
Boise with a rich mixture of urban-style housing, offices, shops,
restaurants and sidewalk cafes where people live, work, visit and
enjoy being part of the city center. Westside will enhance
downtown’s economic vitality with new stores that make downtown
a shopping destination and with new and expanded businesses that
increase employment in the central business district. Westside will
be an urban neighborhood with tree lined-streets and attractive
sidewalks that encourage walking as the primary means of travel.
Plazas, park-like green space, artwork, concerts and cultural events
will enhance public spaces created here and delight both heart and
mind. The route of the Boise City Canal, which cuts diagonally
through this district, will be celebrated as part of the community’s
history. The area will be served by excellent transit, which will allow
people to move easily between different parts of downtown and to
commute to other parts of the city. Residents and visitors will have
convenient connections to the cultural district, the Grove, Boise
River, Julia Davis and Ann Morrison Parks, Boise State University
and the Foothills through a network of pedestrian and bicycle routes.
Where Westside meets adjacent neighborhoods to the north and west,
the intensity of development will be compatible with these quieter,
more peaceful places. Westside will serve as a connection between
existing close-in residential neighborhoods and downtown.

URBAN DESIGN PRINCIPLES

Cities across the country are rejuvenating their centers. Through the
combined efforts of whole communities, downtowns are coming
back to life as places to work, shop, live, and recreate. New genera-
tions are seeking the variety, creativity, bustling activity, and close-in
proximity that only downtowns, not suburbs, can offer. Boise has put
great effort into reinvigorating its central city and the Westside
Downtown Framework Master Plan builds on that success. The
intent of the plan is to expand the vitality of the existing downtown
core into Westside. The plan embodies these principles:

* A rich and varied public realm is the backbone of a thriving,
interesting downtown. The streets, plazas, parks, and green
spaces are the living room of the city where people from all
walks of life come together.

e Compact, urban, pedestrian-oriented design is critical to
successfully mixing uses and generating vitality. If various land
uses are spread out beyond comfortable pedestrian range, the
overlapping of various people and their activities will not achieve
a critical level of cohesiveness.

I. EXECUTIVE SUMMARY
Vision &
Urban Design Principles
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Urban Design Principles

WESTSIDE DOWNTOWN
FRAMEWORK MASTER PLAN

Vital city centers can become neighborhoods where people live.
When residential uses are mixed with offices, restaurants, stores,
theaters, hotels, churches, recreation centers, etc, both residents
and visitors feel a sense of belonging to the place, people feel
more secure, and there is a heightened level of both day and
evening activity. Downtown remains alive beyond the work day.

Successful downtowns guide themselves over decades of
development and redevelopment by honoring a shared public
vision. This vision, in turn, is the basis for excellence in design.
Continued success requires continued leadership, care, and
attention.

A successful framework master plan should be responsive to
changing real estate markets, but also definitive enough that
redevelopment, no matter how large or small, can begin
anywhere in the district and be consistent with the plan.

Implementation of the framework master plan 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, or housing. This public-private partnership has
been instrumental in the successful redevelopment of the Central
District Urban Renewal Area in Boise over the last 15 years.




. EXECUTIVE SUMMARY

Market Strategy

MARKET STRATEGY SUMMARY

Preparation of the Westside Downtown Framework Master Plan
included market research to answer the fundamental question—is this
plan achievable based on capturing a reasonable share of the overall
regional real estate market growth? What are the prospects for
residential, office and retail development in Westside over a 24-year
period? (This planning horizon was chosen because the Idaho State
Code places a limit of 24 years on the lifespan of urban renewal
districts except under special circumstances.) Preparation of a market
based development strategy for Westside accompanied this research.
The development strategy identifies ways to capture and create
economic opportunities—both harness and generate market forces. A
keystone of the development strategy in this plan is to create a unique
and authentic identity for Westside, an activity called “placemaking”,
which will prompt private investment. A development strategy
provides flexibility over the planning period. It recognizes that
market conditions will change and adjustments will need to be made.
It relies on the conviction, however, that creating long-term,
fundamental value in a place through people-oriented urban design
and well-conceived investment in public infrastructure will attract
private capital and bring about success. The Westside Plan requires
concentrated placemaking anchored in public-private partnerships.

This section provides a summary of market statistics collected and
the development strategy prepared for this plan. The complete
market strategy report is included under Market Context and Strategy
in Section II The Plan (pp. 100-124).

Market Profile

The following core statistics emerged from the research and form the
basis for the market development strategy:

] Over the last ten years, the City of Boise and the surrounding
region have grown by almost 30 percent—a remarkable
growth rate.

. Population projections, although conservative, are positive
over the next twenty years.

. Over 63 percent of all Boise households consist of one or
two persons.

° Boise’s median household income of $47,586 is 17 percent
above the national average.

. Boise has a strong office market, with an increasing share of
that sector locating downtown. 7

. The housing market remains solid in Boise, with a potentially
strong unmet demand for quality urban housing.

° The downtown retail market is continuing to lose small

merchants and lacks strong retail anchors.

WESTSIDE DOWNTOWN
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These market details led to projections for new development in the
study area. The plan calls for 258,000 square feet of new retail
space, 830 additional hotel rooms, 1.2 million square feet of office
space, and approximately 1,000 housing units over the next twenty
years. The development program is supported by the market re-
search.

Development Strategy

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 Westside Downtown into
a vital, thriving part of the community, requires an assertive strategy.
The following list represents the key elements of that effort.

1. Initiate simultaneous projects designed to revitalize Westside.
From street trees to sidewalk improvements to significant
new development, CCDC plays a key role in creating the
necessary momentum to get and keep things going.

2. 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).

3. Pursue several initial medium and high-density residential
developments totaling 200 to 300 units of mixed housing
product in Westside. Housing is the key to a healthy down-
town and new residents will serve as a catalyst to other
redevelopment efforts.




4. Recruit at least one quality hotel.

5. Develop one or two new office buildings in Westside in the
next five years.

6. Clear regulatory barriers. Zoning codes must support the
plan and developers must be rewarded by an expedited
process.

7. Pursue development across all land-use sectors
simultaneously.

Without direct public intervention, much of Westside could conceiv-
ably remain unchanged for the next twenty years. Success will come
through numerous public-private partnerships—no single developer
will save the day. The plan and the market strategy presented in the
following section create the necessary flexible framework for
Westside to capture a share of Boise’s growing population and
economy.

I. EXECUTIVE SUMMARY
Market Strategy

WESTSIDE DOWNTOWN
FRAMEWORK MASTER PLAN
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WESTSIDE FRAMEWORK MASTER PLAN

In the early part of the 20™ century, Westside was an established part
of downtown Boise — it shared the street grid, trolleys and canals
and it was the transition from the central business district to early
adjacent residential areas. In the 1980s, as rail yards were removed,
the connector was built, and both public and private investments
were made in the Central District, Westside became a leftover zone.
Land and buildings were cleared or fell into disuse or were cleared
and Westside was left without a real sense of place or identity.

When city leaders developed goals and policies for the greater
downtown area in 1993, they recognized the substantial potential of
Westside. It was identified as part of the central business district
expansion area. The time is now advantageous for Westside to be
rejuvenated, build on its existing assets, and become a vital part of
downtown Boise. The Boise Westside Downtown Urban Design
Plan envisions a natural expansion of urban mixed uses over the next
24 years into this area. Primary features of the plan are:

e Reinforcement of downtown retail with new major retailers near
Tenth, Eleventh, Main and Idaho streets;

¢ Substantial new urban housing (at middle market prices) focused
in the western portion of the district around a new park-like
green space at 14th, Main and Idaho streets, and on the northern
edge along a landscaped urban parkway at State Street;

e New office uses concentrated primarily in the eastern and central
portions of the district to form a denser CBD, and to make better
use of shared parking facilities and improved transit service;

e New hotel and entertainment uses concentrated between Grove,
Myrtle, 13% and Ninth around expanded convention facilities
planned at Front and Eleventh streets;

e Using the 14th Street Park between Main and Idaho as a catalyst
and centerpiece for residential, retail, entertainment, and office
development in Westside, thus creating an identity for this in-
town neighborhood.

e Animproved street environment on all of Westside’s grid of
streets including enhanced paving, trees, lights, pedestrian
furnishings, etc;

e Enhancement of State Street between 16® and Eighth streets as a
visual gateway to the Idaho State Capitol Building and Mall;

e An expanded system of public parking facilities conveniently
distributed throughout the Westside to serve a number of uses

10 with varying parking demands;

¢ Protection of culturally valuable historic buildings remaining in

the district.

WESTSIDE DOWNTOWN
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Framework Master Plan

GRAPHICTO BE ADDED
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Plan Implementation Summary

However good a plan may be, its benefits will not be realized until it
has been implemented. Implementation occurs through many
avenues including private and public investments, grant programs,
the use of regulatory tools such as zoning and design review, con-
struction of catalyst projects, and other actions.

The Westside Downtown Framework Master Plan sets goals, po-
lices, design guidelines and plans that describe how the district
should be developed over the next 24 years. The intent of the plan is
to transform Westside into a vibrant urban place within downtown
Boise. Tools available for implementation include the following:

e Creating a revenue allocation area for Westside that will
capture a portion of the property taxes generated in the
Westside district for urban renewal activities;

e Accessing federal and state funding programs, grants and
donations;

Implementing the Westside Downtown financial plan;

e Using public funds to leverage private investment in the

Westside district;

Creating public-private partnerships;

Incorporating the Westside Downtown Plan into the Boise
City Comprehensive Plan;

e Obtaining approval for zoning revisions that create greater
consistency between plan goals, policies and guidelines and
land use and development regulations;

e Using the Westside Downtown Master Plan in evaluating
specific development proposals;

¢ Undertaking specific implementation strategies and pro-
grams.

These tools are described in more detail in the Plan Implementation
section on pages 63-69. The Westside Downtown Framework
Master Plan strives to create a workable balance between public and
private interests that will benefit downtown Boise and the larger
community. Implementation of the Westside Downtown Master Plan
will require commitment, dedicated effort and sizeable investment
from both the pubic and private sectors. The plan recognizes
partnerships as a key factor in accomplishing the desired results.

12
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INTRODUCTION

This section constitutes the heart of the Westside Downtown Frame-
work Master Plan. 1t includes the following:

e Goals and policies from the 1993 Boise Downtown Plan
applicable to Westside, which have been used as a foundation
in developing this plan.

e Specific goals and objectives for future development and
redevelopment of Westside.

e A series of framework plans that depict the various design
components essential to achieving the revitalization goals for
Westside. Each framework plan is accompanied by design
guidelines. The framework plans and design guidelines set a
standard for planning and design quality for those in public
agencies who review development proposals and for both
public and private entities that design and develop projects in
Westside. Among these framework plans, the preferred land
use plan appears first and provides an overview of the
development plan for Westside.

e Standards for design of streets and sidewalks and selection of
furnishings in the public right-of-way. These address such
items as street plans and sections, paving details for side-
walks, street trees and tree grates, transit shelters, light
fixtures, an extensive list of street furniture, and graphics.
These standards create a sense of continuity and a consistent
level of quality in the design of the public realm. They are to
be used in designing and reviewing development proposals
that abut the public right-of-way and other public spaces, or
involve improvements to these areas.

e The full report on the market context and strategy, which has

been summarized in Section I, is given at the end of Section
I

13
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Ground floor retail
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DOWNTOWN BOISE PLAN-1993

Almost all of the Westside district is included in the area governed by
the 1993 Downtown Boise Plan. This adopted plan’s purpose is “to
preserve and enhance the strengths of downtown businesses by
guiding growth and development in the greater Downtown Boise
area.” It is a policy plan that supplements Boise’s comprehensive
plan, the Metro Plan. Goals that apply specifically to the area area
given below with relevant policy elements noted.

Goal 1: The Central Business District should be developed in a
compact manner with the downtown area as Boise s primary re-
gional activity and employment area. A diversity of land use, quality
design, and good access from all areas of the City should be empha-
sized.

Policies:

a. The Central Business District will be developed in a manner
that creates a distinct identity through the design of
streetscapes, open spaces and buildings.

b. Concentration of office and retail uses within the Central
Business District will be encouraged.

c. NA

d. The area immediately west of the downtown core, between
13% and 17" streets, from State to Myrtle Street will be
protected from uses not compatible with those allowed in the
Central Business District to encourage future expansion of
the CBD into this area.

e. NA

Transportation improvements within the Central
Business District should emphasize efficient public transit
and vehicle access as well as promote safe pedestrian
and bicycle movement

)

Goal 2: Retail, personal services, and entertainment uses should be

concentrated in the Central Business District to encourage a high

level of pedestrian use and to promote twenty-four hour activity

atmosphere.

Policies:

a. Retail uses will be emphasized in the Central Business

District especially at street level on Idaho Street, Main Street,
and along Eighth Street corridor.

. NA
c. NA
d. NA
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1993 Downtown Plan

€. Mixed uses of buildings within the Central Business District
will be encouraged (i.e. retail, office and residential uses
under one roof).

f.  Residential uses may be encouraged in the downtown area
by using density, height, or parking bonuses to increase
activity levels.

Goal 3: The City should emphasize growth of downtown businesses
based on the strength of existing uses in the downtown area.
Policies:

a. Encourage existing employers to retain and expand their
offices in the downtown area.

b. Encourage new employers to locate downtown.

c. Complementary uses are encouraged to locate near major
downtown employment centers such as ..., State Capitol
Mall, and other major financial or corporate offices in order A major downtown employer.
to provide better service to these entities.

d. Nonconforming uses in the downtown area that provide
essential services to other downtown uses should be retained
where possible — provided their activities are not detrimental
to adjoining properties and uses.

Goal 4: The City should retain government offices and social
services in the downtown area and encourage their expansion.
Policies:
a. The City will encourage refinement of the State Capitol Mall
Plan.
b. State and County government offices are encouraged to
locate within the downtown area.
c. Social services will be encouraged to locate within the
downtown area to improve delivery of services

Goal 5: Low-density residential neighborhoods, ..., should be
protected by a buffer of higher density residential uses and offices
while maximizing the economic potential of existing buildings.
Policies:
a. Residential and office buffer areas are established around the
Central Business District to discourage encroachment or
expansion of high intensity commercial uses into these areas.

15
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b. NA

c. Inresidential and office buffer areas located north of the ~
Central Business District, new development should provide a
sense of transition from high-rise, higher intensity uses near
the CBD boundary (State Street), to low-rise, lower intensity
uses near the North End Neighborhood boundary (Franklin
Street).

d. NA

e. The residential quality of buffer areas should be emphasized
and enhanced through building setback and design standards
as well as encouragement for rehabilitation, adaptive reuse,
preservation and protection of historic properties.

f. The design of new buildings within buffer areas should
reflect residential design qualities compatible to the character
of the established neighborhood.

g. Standards for building design and setbacks in buffer areas
should be stringently applied to protect the integrity and
value of designated historic properties.

Goal 6: Offices, retail uses, automobile dealerships, motels, restau-
rants, fast food restaurants, auto-oriented uses and land intensive
developments will be encouraged to locate in the area west of the
Central Business District.

Policies:

a. Auto-oriented uses and land intensive developments are
encouraged to locate in the area west of the Central Business
District, between 23 and 27 streets and from Americana

e .. L Boulevard to Main Street.

Auto-orientea ) b. NA

c. Building heights should be limited to between 3 and 5
stories to preserve important views of the foothills and
buildings within the Central Business District.

Goal 7: The intensity of uses and the arrangement and design of
proposed structures, parking areas, streetscapes, signs and open
spaces should relate to the intended level or type of activity of each
downtown sub-district. .

16 Policies:
a. NA
b. NA
WESTSIDE DOWNTOWN
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c. New auto-related uses such as drive-up services, gas stations
and automobile dealerships should be restricted from locating
in the Central Business District.

d. Where allowed in the downtown area, surface parking lots
shall be designed and landscaped to promote pedestrian
activity and be aesthetically pleasing.

e. Roof signs are prohibited ...

f. New development shall comply with the requirements and
standards of the Downtown Historic Lighting District.

g. New development shall comply with the requirements and
standards of the Downtown Gateway Streets District.

Goal 8: The City should seek to encourage and improve pedestrian
circulation and use of public transit in the downtown area through
parking regulations, incentives programs, enforcement and coordi-
nation with parking vendors.

Policies:

a. Standards for off-street parking within the Central Business
District should be flexible to permit the use of innovative
solutions for parking problems. Adverse impacts on parking
area safety must be mitigated. Parking requirements for new
developments should not be waived.

b. The approval of parking reductions or the application of
Parking Reduction overlay Zones should be linked to the
presence or use of one or more of the following: 1. The
location, availability and quantity of public and quasi-public
parking facilities; 2. Utilization of public transit for employ-
ees or customers or both by the development or use: 3. =
Provision of pedestrian amenities and orientation of the uses Shared, short-term parking available
to pedestrians, 4. Application of recognized transportation to the public.
systems management techniques that conclusively reduce the
need for parking for a particular development.

c. Off-street parking will be required to be maintained to city
standards with a particular emphasis on the upkeep of
required landscaped areas.

(et
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On-street parking

18

WESTSIDE DOWNTOWN
FRAMEWORK MASTER PLAN

Goal 9: The location and type of downtown parking facilities should
encourage ease of access to the downtown area while promoting ~
downtown businesses, employment, pedestrian activity, efficient uses
of land, and good design.

Policies:

a. Peripheral parking areas should be permitted to be located
adjacent to the Central business District to provide low cost
parking options.

b. Parking facilities should be linked to employment and
shopping areas within the Central Business District by public
transit service and pedestrian paths.

c. Construction of new parking facilities between Front and
Myrtle is encouraged.

d. Retain on-street parking spaces and regulate them to better
serve customers of downtown businesses.

e. Parking areas within residential areas should be located
behind a primary structure. Access should be from alleys or
side streets to minimize impacts to residential quality.

Goal 10: City zoning, land use, and design decisions should con-
Jorm to the adopted land use plan map and special design districts
for the downtown planning area.

To guide implementation of these goals and policies, the Plan maps
districts and special features within the downtown area. Westside,
indicated by a broken line in the map opposite, includes large seg-
ments of the Central Business District (1), and the CBD Expansion
Area (9).
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RECOMMENDED LAND USE - DOWNTOWN BOISE PLAN 1993 Qs METERS 450
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Findings:

1. The 1993 Plan is clear that the Westside Downtown area is seen as the future expansion of the Cen-

tral Business District — high density office, retail, entertainment and residential uses.

2. The 1993 Plan is also clear about prohibiting new auto-oriented commercial uses in the Westside

Downtown area. This presumes that existing auto-oriented uses would be phased out by market demand

Jor new higher intensity uses. Zone 3, to the southwest, provides for auto-oriented uses. 19
3. Goals and policies concerning parking management, pedestrian emphasis and transit service are

compatible with compact mixed uses. Efficient, compact, shared parking facilities are encouraged.

BOISE WESTSIDE DOWNTOWN
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WESTSIDE DOWNTOWN GOALS & OBJECTIVES

These broad goals and objectives are derived from the 1993
Downtown Boise Plan and from dialogue with stakeholders and
City agencies. They are also generally consistent with broad
urban design goals of the Central District Urban Design Plan
and the River Street-Myrtle Street Urban Design Plan.

Goal 1. New, mixed-use redevelopment in Westside should
reinforce activities in the greater Downtown Boise area.

Objectives:

¢ Continue prosperity in downtown Boise by encouraging
development of supportive uses;

e Capitalize on ‘new economy’ opportunities;
Complement plans and activities of adjacent sub-districts
including the Central District Urban Renewal Area, the River
Street-Myrtle Street Urban Renewal Area, the North End
Neighborhood and State Capitol Mall.

Goal 2. Build on existing attributes within the Westside area.

Objectives:

o Utilize the Westside Downtown’s established grid of streets

as the fundamental building block;

e Preserve and reinforce areas of valued urban character such
as historic districts, active ground floor uses, established
open spaces, streets with large trees, continuous residential
front yards, garages at alleys, etc;

Protect and respect historic buildings;

Protect existing, viable commercial structures;

Promote compatibly scaled infill redevelopment;

Stop the encroachment of surface parking lots into viable
neighborhood areas by provision of parking alternatives.

Goal 3. Require an urban character in redevelopment of
Westside.

Objectives:

¢ Respect existing urban development patterns: blocks, grid
streets, street-oriented buildings, rear parking, curbside street
trees, alleys (where feasible), etc;

e Require a pedestrian orientation of new development in the
design and location of buildings, streets, parking and open
space;

e Provide flexibility in the design of buildings for the changing
nature of uses;

¢ Provide a continuity of pedestrian connections such as
sidewalks, paths and signalized crossings.

WESTSIDE DOWNTOWN
FRAMEWORK MASTER PLAN
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Goal 4. Create a memorable and dignified civic framework of
open spaces and streets that complements the activity and design
of adjacent uses and links Westside to its neighboring sub-
districts.

Objectives:
e Provide access to public open space for residents and work-
ers in the district;

¢ (Clarify a hierarchy of streets that serves the needs of the
district not only by traffic capacity but also by design treat-
ment of sidewalks, crosswalks, street trees, lighting and
furnishings;
Extend special design treatment on Main and Idaho streets;

e Provide special design treatment on Bannock, 14%, Eleventh,
State and Jefferson streets.

Goal 5. Invest strategically in public facilities such as streetscape,
open space and public parking where these help stimulate
appropriate, intensive, mixed-use redevelopment.

Objectives:

o Locate public parking facilities where they can serve the
greatest need and where they relieve pressures to demolish
viable existing buildings in order to expand surface parking
lots;

* Give a sense of place to the Westside by developing new
public open space as a focal point for new mixed-use rede-
velopment.

Goal 6. Improve the quality of life for all who live and work in
the downtown by wise public and private investment in Westside
redevelopment.

Objectives:
e Invest in sustainable design, favoring life-cycle costs over
initial capital cost;

e Promote alternative modes of transportation in the Westside
redevelopment — walking, transit, and bicycling;
¢ Ensure clean air and clean water.

WESTSIDE DOWNTOWN
FRAMEWORK MASTER PLAN
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URBAN DESIGN FRAMEWORK PLANS

The urban design framework plans and related design guidelines are
the core of the Westside Downtown Framework Master Plan. These
framework plans and their supporting guidelines have been devel-
oped in order to make understanding the overall plan’s intent easier.
Each of the plans addresses an important design element that is
essential to realizing the revitalization goals for Westside. The
Westside plan also complements and builds upon the urban design
plans for the two existing urban renewal districts in Boise: the
Central District plan adopted in 1986 and the River Street-Myrtle
Street plan adopted in 1994. These two plans together regulate
design quality for a substantial portion of downtown Boise. Since
Westside is contiguous with both of these urban renewal districts, and
the Westside plan addresses an integral part of the downtown, the
Westside plan needs to be coordinated with the overall goals for
redevelopment of downtown Boise. The following framework plans,
guidelines and standards are intended to be used by those who will
construct projects and those who will review the design of those
projects in Westside.

These framework plans also identify actions needed to provide
catalysts for development. Unlike the Central District when it
underwent redevelopment, most of the land in Westside is privately
owned and the plan anticipates that this situation will continue.
Achieving the revitalization goals for Westside will be accomplished
more through public-private partnership, incentives and development
regulation than through public ownership of the land, where a public
agency can direct how the land will develop. A summary of the
implementation strategy is included in Section I (see page 12), and a
more detailed discussion of plan implementation appears in this
Section II (see page 63). This strategy identifies actions that are
needed to achieve the vision desired for Westside. One of the key
components of this strategy is how public funds generated from the
Westside urban renewal district will be invested—what projects and
improvements will be undertaken and what incentives will be offered
to prompt private investment in the direction indicated by the plan.



1. PREFERRED LAND USE FRAMEWORK PLAN

The Preferred Land Use Framework Plan provides a vision of land
uses within Westside that will support the goals stated in the preced-
ing pages. In developing the land use plan, a series of alternative
concepts were created and used to identify issues and obtain input
from property and business owners, residents, elected and appointed
officials and other public agencies, and the real estate market strate-
gist hired to assist with plan development. These alternatives fo-
cused on four types of land use analyzed in the market strategy:
retail, convention/hotel/entertainment, office, and housing, and are
summarized in Market Context and Strategy on page 100.

The land use plan depicts a preferred pattern for the development of
land uses in order to achieve the overall vision for Westside. Pro-
posed uses correspond to the four major land use categories men-
tioned above. Most blocks are suitable for two, three or all four of
the land use categories depending on context, adjacent uses, and
access. However, the plan also identifies areas where urban housing
and major retail should be emphasized. The proposed convention
center expansion is shown as a recommended single use in the
adjacent River Street-Myrtle Street urban renewal district. The plan
indicates optional locations for certain civic uses, and concept
locations for public and private parking structures.

Housing and retail are more sensitive to locational variables than is
office development. Certain sites are logical for residential redevel-
opment due to site opportunity, proximity to amenities, separation
from heavy traffic, access, perception of safety, etc. The framework
plan emphasizes housing in the western portion and northern edge of
Westside, where it can connect with and reinforce adjacent urban
neighborhoods. Within the district, housing needs to be concentrated
so that it establishes a sense of neighborhood. This will also provide
a critical mass of residents who support stores, restaurants, and other
local services. A pivotal component of the land use plan is the
development of significant housing facing the proposed urban open

space at 14 Street. This will expand the mix of people who will use

this public space and extend its hours of use, making it feel safer,
and more inviting. The Westside Plan regards substantial new
housing in the district as critical to its success, and anticipates
concerted effort by the public sector, along with participation by the
private sector, to reach this goal.
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The land use framework plan anticipates downtown retail expansion.
Development of larger retail stores is encouraged in the area immedi-
ately west of downtown’s existing retail concentration on Main,
Idaho and Eighth streets. Also indicated are zones where smaller
scale, storefront retail is encouraged to activate frontages on certain
streets, intersections, and open spaces. Main, Idaho, and 11% streets,
as well as the proposed urban open space at 14" Street, are primary
storefront retail locations.

Office uses tend to be market driven and can be accommodated in a
number of locations, hence they are indicated in areas of flexible use.
Current market forces and land economics in Westside tend to favor
office development over housing and retail. In order to achieve the
desired mix of uses in Westside, it will be necessary to prompt new
housing and retail uses through catalyst projects and incentives and
by the direction depicted in the plan.

Finally, the development of new hotels will be significantly influ-
enced by the location of the Boise Convention Center Expansion
(currently proposed for the site between 11%, 13, Front and Myrtle

-streets). Potential new hotel and entertainment uses are indicated on

flexible-use blocks surrounding this site.

Base zoning would be the ultimate determinant of allowed uses.
However, this vision of preferred uses will form the basis of invest-
ment by CCDC in catalyst projects and in development partnerships
in Westside.
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PREFERRED LAND USE DESIGN GUIDELINES

1.1 Establish a neighborhood of moderate to high-density
urban housing in the west and northwest sectors of the
Westside District, and as in-fill opportunities are available
along State Street.

1.2 Locate housing adjacent to the urban open space planned
on 14th Street between Main and Idaho to give residents
access to this amenity and to promote “eyes on the park”
for safety.

1.3 Concrentrate retail uses near the existing retail core to
reinforce activity in the CBD.

14 Allow office uses throughout Westside to mix with other
uses, with larger offices in the area eastern portion of the
Westside District.
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1.5 Accommodate future hotel uses near the expanded
convention center within either the Westside or River-
Myrtle urban renewal districts.

1.6 Accommodate neighborhood police facilities in the
vicinity of Front, Grove, 15% and 13 streets. Evaluate
combining this with a downtown transit transfer station
and public parking. Provide police vehicle storage in
separate securedparts of the public garage.

1.7 Create an inter-model transportation center in downtown
in close proximity to the Connector that could provide
connections between city and regional transit buses, a
downtown circulator system, and interstate bus services,
and short- and long-term parking for adjacent uses. The
Land Use Framework Plan envisions two possible
locations for this center: one in Westside and one in River
Street/Myrtle Street.

Combined transit center, parking garage,
and secure bicycle storage

1.8 Accommodate expansion of the Central Fire Station at
Front and 16" streets.

1.9 Encourage a mix of uses within blocks and, where
feasible, within building complexes.

Office, retail, and housing

1.10 Encourage active ground floor uses, such as retail and
restaurant uses, service agencies, and offices with public
access along streets and around open spaces.

Two-level retail

WESTSIDE DOWNTOWN
FRAMEWORK MASTER PLAN
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2. BUILT FORM FRAMEWORK PLAN

The Built Form Framework Plan addresses the arrangement and
design of structures within Westside. Its intent is to provide a
logic to the scale and massing of buildings and the way buildings
address the public realm of streets and open spaces. Detailed
regulations are provided in the base zoning. Some of those
regulations will be modified to complement these guidelines.
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BUILT FORM DESIGN GUIDELINES

2.1

2.2

Height tion 2.3

24

Foothill views

2.5

2.6

2.7

Horizontal and vertical setbacks

WESTSIDE DOWNTOWN
FRAMEWORK MASTER PLAN

Building Height

Relate building height and configuration to the desired image
of the downtown as an integrated whole. Make a transition
from higher buildings in the CBD expansion area to adjacent
neighborhoods as shown on the Built Form Framework Plan
on page 29.

Conform building height and configuration to respect
the solar access of adjacent public open spaces.

Maintain public views of the mountains and foothills along
public street rights-of-way. Consider upper-level setbacks in
tall buildings to preserve valued public views, and to retain a
human scale to the street.

Building Massing

Provide building massing that is respectful of the existing
street and block grid. Maintain a recognizable enclosure of
space along streets and public open spaces.

Define intersections with buildings and active ground floor
uses wherever possible.

Vary the character of the walls of multistory buildings.
Differentiate between building base, shaft and top. Control
building shapes and materials to minimize reflection of the
sun into adjacent structures and public open spaces.

Design new major buildings on open blocks to accommodate
future buildings on the same block in an integrated,
complementary pattern such as sharing an off-street entrance
plaza or service and loading bay. When adding a new major
building to a block with existing buildings, provide massing
and architectural design that does not compromise access to
light and air for the original buildings.



Building Frontage

2.8

2.9

Building Orientation

2.10

2.11

2.12

2.13

2.14

Il. THE PLAN

Framework Plans &
Design Guidelines

Provide 70% of a building’s perimeter wall along the street
right-of-way line at the right-of-way line with no setback.

Make at least 50% of wall surfaces between the sidewalk and
12 feet above the sidewalk transparent where buildings
directly abut the public right-of-way. Limit blank walls at
street level. Avoid use of highly reflective glass. oy ST T s £l

Ground floor transparency

Encourage a strong orientation of buildings to streets and
open spaces. Provide ground floor entrances, lobbies and
active uses facing streets and parks.

Provide clearly visible primary entrances. At buildings facing
both a street and open space, provide entrances on both with
through-lobby circulation.

Provide individual entrances to retail uses directly from
streets, plazas and open spaces (not exclusively from internal
lobbies).

Locate loading and service entrances away from main
entrances, important pedestrian routes and open spaces.
Preserve alleys as service and loading corridors where
feasible.

Orient private and shared residential entrances, porches,
balconies and window openings toward streets, and open
spaces. Where they are openly visible provide a primary
entrance to ground floor units and to stair and elevator
lobbies directly from streets. _ Midblock parking entrance

WESTSIDE DOWNTOWN
FRAMEWORK MASTER PLAN



Il. THE PLAN

Framework Plans &
Design Guidelines

Building Architecture

2.15

2.16

2.17

2.18

2.19

Quality materials

32

Provide an architecture of consistent quality, detail and
permanence. Respect downtown architectural precedents for
commercial, institutional and residential buildings
respectively.

Ensure compatibility in scale, configuration, materials and
colors with surrounding development. Strict uniformity with
other buildings is not required or encouraged.

Use building materials of quality and permahence such as
natural stone, brick, precast concrete and refined exterior
metal panels.

Provide weather protection with a colonnade, awning, or
entrance canopy.

Respect predominant roof forms, especially in nearby
historic buildings. Favor sloped roofs in predominantly
residential areas.

New architecture compatible withold

WESTSIDE DOWNTOWN
FRAMEWORK MASTER PLAN
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2.20  Integrate mechanical equipment with architectural forms,
particularly on roofs, where it shold be effectively screened
from view.

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

2.22  Identify and respect the distinguishing qualities of each
historic building and its site. Traditional fagade elements
include: kick plates as base to storefronts, first floor display
windows, transoms above entrance doors, clerestory portion
of display windows, sign bands, parapet walls with caps or
cornices, window patterns and shapes, window sills, recessed
entrance areas or angled entrances on corners, pilasters and
decorative brick, stone, or terracotta work.

2.23  Avoid “historicist” alterations which are alien to the original
architecture of the building.

2.24 Do not allow contemporary alterations and additions which
destroy significant historical, architectural or cultural
qualities of the original building. Ensure that modifications
are compatible with the size, scale, proportion and character
of the property and with the adjacent environment.

2.25  Assess historic buildings and blockfronts for inclusion into
city historic preservation districts.

2.26  Encourage property owners and developers to incorporate
artwork into the design of Westside redevelopment projects.
Foster partnerships between the private sector and public
agencies that provide funding for public artwork.

Complete renovation

WESTSIDE DOWNTOWN
FRAMEWORK MASTER PLAN
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3. CIVIC SPACE FRAMEWORK PLAN

The Civic Space Framework Plan coordinates special streets, parks,
and urban open spaces within Westside. A network of well-developed
pedestrian environments, landscaped front yards and a proposed new
urban open space contribute to the public realm. A series of intersec-
tions where one enters or leaves the CBD are also shown as potential
nodes for enhanced design treatment. When completed, the frame-
work of civic places and corridors will extend the amenities of the
core CBD to the greater downtown area.
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CIVIC SPACE DESIGN GUIDELINES

3.1 Provide a hierarchy of open spaces in Westside, from major
urban open spaces to semi-public plazas and private open
spaces that are visually connected by pedestrian routes.
Program, design and promote a new urban open space at
14th/Main/Idaho.

~ vl -

Open space activity

Equip each open space with furnishings and materials that
will enhance its effectiveness as an attractor of appropriate
activity. Elements for pedestrian comfort include seating,
drinking fountains, trash receptacles, lighting, signage,
information kiosks, and news vendors.

36

Small urban open spaces

Informtion kiosk Retail kiosk
WESTSIDE DOWNTOWN
FRAMEWORK MASTER PLAN
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33 Provide a major new urban open space at 14", Main and
Idaho streets. Provide at least 150 feet in width along the 14%
Street corridor, between facing buildings. Extend the open
space at least to the north side of Idaho Street and the south
side of Main Street. Line the edges of this space with 20 foot
wide pedestrian promenades with retail and restaurant uses.
Program, design, and promote this space to accommodate
active day, night, and seasonal uses. Provide a grassy, shade
tree landscape character. Include a water feature that will
'enrich the space in each season, perhaps providing skating in
winter, sound and movement in warmer weather and light at
night. Provide enhanced lighting for safety. Provide a
family of furnishings in the space that is compatible with
downtown street furnishings. Ensure ample seating along the
promenades.

R7Y

Complementary retail uses

7 7
=
A Q; " UML ﬂf L Ry
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: | :

[ ORIGINAL 80' R.O.W. ! 37

| i o 0 2o
MAJOR URBAN OPEN SPACE
@ 14TH / MAIN / IDAHO
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CIVIC SPACE DESIGN GUIDELINES

34 Improve State Street as an entryway to downtown Boise and
the State Capitol Mall by changing its design to an urban
parkway with unified landscaping and lighting. Provide
landscaped front yard setbacks at new buildings on State
Street between 16th and Eighth streets that builds on the
pattern of existing front yards along the corridor at churches
and residential buildings. Pedestrian entrances to buildings
should face these front yards.

% 2 2 S

S R S S, e
nt yards at State Street

Lndscapééi fro

Landscaping at the Capitol Mall on State Street

35 Enhance 14th Street between State and Bannock with a
special residential design treatment including narrowed
roadway, trees in tree lawn strips, wider sidewalks, and other
pedestrian amenities (see Design Standards- Street Character
types on pages 80-81).

WESTSIDE DOWNTOWN
FRAMEWORK MASTER PLAN
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3.6 Give special design treatment to arrival points at the -
following intersections: Main/16%, State/16%, Jefferson/16%,
State/Ninth. Other downtown arrival points are at
intersections outside the Westside district.

Arrival point - open space

3.7 Use public art to identify, define and enhance streetscapes,
public spaces and neighborhoods. Encourage developers to
collaborate with artists and to incorporate artwork that is
visible to the public in private developments.

10l
=~
s !a

Free standing public art

e 7

3.8 Evaluate donated art pieces and memorials for their e 39
suitability before confirming their installation. The civic Integrated public art
qualities and functions of a candidate space should be
evaluated for its suitability as a permanent location for a
specific artifact.
WESTSIDE DOWNTOWN

FRAMEWORK MASTER PLAN
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4. STREET CHARACTER FRAMEWORK PLAN

The Street Character Framework Plan describes preferred design
treatments along the various public rights-of-way in Westside. Since
these streets have different traffic circulation responsibilities and will
abut different land uses, design treatments will vary. The 1993
Downtown Boise Plan calls for a compact, mixed use downtown that
is oriented to pedestrians. It also advocates creation of a distinct
identity through the design of streetscapes, open spaces and build-
ings. The Street Character Plan and guidelines promote a pleasant
pedestrian environment on all Westside streets. Specific standards
recommended for use in Westside are enumerated in the following
section of this plan. These recommended designs is subject to
ACHD approval.
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. &

Main, Idaho improvements will be
extended westward.

WESTSIDE DOWNTOWN
FRAMEWORK MASTER PLAN

STREET CHARACTER DESIGN GUIDELINES

4.1

4.2

Maintain the continuity of the existing grid for convenience
of access and distribution of traffic volumes in Westside,
except for the redesign of 14% Street between Grove and
Bannock streets where the plan proposes a major urban open
space and promenade centered on the existing right-of-way.
This section of 14th Street may be open only to pedestrians
and emergency vehicles or may also allow limited vehicular
access in a narrow lane around the proposed open space,
depending on decisions made in final design. All proposed
circulation concepts will be subject to ACHD approval.

Accommodate all modes — cars, transit, service vehicles,
pedestrians, and bicyclists — within Westside rights-of-way.
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43 Provide an enhanced pedestrian environment on all streets in
Westside. Within the existing 80-foot right-of-way,
maintain minimum 14-foot sidewalks (15-20 foot typical)
whether streets are one-way or two-way. Evaluate any
proposals for non-typical street configuration, such as
diagonal parking or weaving curblines, against this
minimum dimension.

44 Limit the number of driveways in any block, particularly
along east-west blockfronts. Locate driveways to parking
away from corners.

43

WESTSIDE DOWNTOWN
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L

CURB ZONE (CZ)

WESTSIDE DOWNTOWN
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4.5

By

Peop

Clearly articulate the four sidewalk use zones by use of
paving, street trees, and furnishings. Minimum dimensions
for street sections are given in the Design Standards,

pp- 70-83.

Curb Zone (CZ): a clear zone from the curb face to any
vertical object; varies according to street type and function;

Through Pedestrian Zone (TPZ): a clear zone for the
unobstructed passage of pedestrians separated from traffic
by the furnishings and curb zones. Often delineated by

distinct paving;

Building Frontage Zone (BFZ): a linear zone directly
abutting buildings that accommodates café tables and minor
building projections like down-spouts and meters; often
delineated by distinct paving; on certain street types this is
replaced by a front yard setback.
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o Furnishings Zone (FZ): a linear zone that accommodates all
street furnishings; varies according to street type and
function; often delineated by distinct paving;

4.6 For each type of street, provide a continuity of design
elements, which may include street lights, trees, benches,
trash receptacles, kiosks, news racks and paving. Refer to
design standards for detailed layout of each street type in
Westside. S &

47 In order to achieve equity among street users, introduce ~
traffic calming elements where feasible. Techniques include
curb extensions, four way stops at unsignalized intersections,
on-street parking, slower posted speed limits and other

measures. _ | L
FURNISHING ZONE (F2)

On Main and Idaho streets downtown, sidewalk zones are clearly defined by
special paving and furnishings.

45
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5. TRANSIT FRAMEWORK PLAN & DESIGN GUIDELINES

Framework Plan

Coordination between local and regional bus services will necessarily
include a rational system of routes, stops, and a staging location downtown.
The Transit Framework Plan illustrates primary and secondary transit routing
and the general interval of stops through the downtown area. Main and Idaho
streets between Capitol Boulevard and Ninth Street, currently form the
downtown transit mall and transfer center. This plan proposes to extend a
high level of transit service westward along Main and Idaho as Westside
redevelops to a greater intensity of uses. Reorganization of transit routing
through the Boise region is likely to change the concentration of routes
which currently loop the transit mall. The current layover operation on the
transit mall, which compromises the pedestrian retail environment, will be
modified to strictly stop-and-go operation. Timed transfers will be accom-
modated at a transit station between 13th and 16th streets in either Westside
or the River Street/Myrtle Street district. Service will be provided by
through bus routes, and may be supplemented by downtown circulator
shuttles. The volume of transit buses is not anticipated to require extension
of the exclusive (diamond) lane along Main-Idaho west of Ninth. Potential
rail transit corridors should be considered in the near future.

Design Guidelines

5.1 Provide transit stops on primary transit streets like Main and
Idaho at the beginning of a block to allow buses to get through
intersections and have the remainder of the block to change lanes
if necessary. Allow buses to stop and go from the right hand
lane, providing widened sidewalks for transit amenities and
eliminating the need to re-enter traffic from a bus pullover zone.

5.2 Provide enhanced transit stop amenities at primary stops along
Main and Idaho streets. Include route and time information,
larger shelters with natural daylight and supplementary night
lighting, and partial windscreen protection. Provide a high
degree of transparency in shelter design so views to storefronts
are not compromised.

5.3 Accomodate bus dimensions and turning parameters in the design
of all current and potential transit streets.

Stop-and-go operation with no on- 5.4 Develop a downtown transit transfer and intermodal center in
Street staging or timed transfers. Westside or in close proximity in the River Street/Myrtle Street
District. Encourage existing transportation facilities such as the
46 ) Greyhound bus station to consolidate with the intermodal center.

5.5 Implement a downtown circulator system that will connect
Westside, Central, and River Street/Myrtle Street urban renewal
districts. Consider creating a free zone in the downtown and

eventual extensions into adjacent neighborhoods.
WESTSIDE DOWNTOWN
FRAMEWORK MASTER PLAN
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6. PEDESTRIAN & BICYCLE FRAMEWORK PLAN

The Pedestrian and Bicycle Framework Plan identifies primary and
secondary pedestrian routes and bicycle routes through Westside. The
premise of the overall plan is a high-quality pedestrian environment
throughout the downtown area including Westside. Attributes which
support this quality are interesting and continuous ground level uses,
well-furnished and adequately sized sidewalks, and a frequent
interval of signalized crossings along direct and convenient routes.
Bicyclists also benefit from pedestrian-friendly street design as well
as direct routes and striped lanes.
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PEDESTRIAN & BICYCLE DESIGN GUIDELINES

6.1

Sidewalks and tree lawns are important
features of the best Boise residential streets.

6.2

6.3

Well designed streets encourage people to
walk.

50
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Ensure a pedestrian-orientation to the design of rights-of-
way in Westside. Where feasible, maintain alleys for

service and loading access. Where alleys are eliminated,
provide enclosed service and loading bays within building
footprints and away from primary lobby and retail entrances.

Provide pedestrain amentities in public rights-of-way,
including shade, shelter, seating, lighting, street trees,
planters, and other street furniture.

Provide safe and direct pedestrian access to and between
streets, public open spaces, and popular destinations.
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Bike routes should be safe and avoid conflicts
with pedestrians and vehicles.

6.4

6.5

6.6

6.7

6.8

6.9

Plan for secure bicycle parking in public parking garages and
at other convenient locations.

Provide short-term sidewalk parking for bikes using simple
street-mounted furniture that is located out of conflict with
pedestrian circulation.

Establish continuous, striped bike lanes through Westside and
the downtown core (Central District) on Tenth, Eleventh,
15th, Bannock, and Grove streets.

Design and reconstruct Eleventh street as a special pedestrian
street connecting Westside to the Pioneer Walkway and the
Boise River.

Design and reconstruct 14th Street between State and Front Secure, weather-protected storage for
to emphasize pedestrian access. See the Street Character bicycles at convenient locations.
Framework Plan on page 41. 51

Provide a new urban open space at 14th, Main, and Idaho
streets that will serve as a pedestrian focal point for Westside.
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7. PARKING FRAMEWORK PLAN

The Parking Framework Plan proposes an expanded system of public
and private parking structures. The public parking garages will
provide short-term spaces for business customers and downtown
visitors, and long-term spaces for downtown workers and residents.
Provision of public off-street parking, particularly short-term parking
in garages, has been a primary responsibility of CCDC as it is
important to the success of retail and other businesses. This plan
proposes that the successful system of public parking garages devel-
oped in the Central District be extended into Westside. The locations
shown for new public parking garages were selected with two goals
in mind:

e (Garages would serve a variety of development with different
peak hours for parking demand, thus extending the hours of
use, making garages more cost-effective;

e  Garages would be convenient to customers, and having
parked in Westside, they would walk or use transit as the
primary means of local access.

Private parking garages are expected to augment the public parking
system. Private parking garages are expected primarily to serve
businesses and offer long-term employee parking, or be associated
with higher-intensity, residential development. Potential locations for
private garages reflect the preferred land use plan and the distribution
of office and residential development.
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PARKING DESIGN GUIDELINES
Design Guidelines

7.1 Design parking garages as downtown architecture with
appropriate wall materials, window opening scale,
proportion and pattern, and pedestrian-oriented ground floor
uses. Garages should be good neighbors to office, retail,
hotel, entertainment and housing uses. Provide the same
quality of human scale, transparency, frontage, and weather
protection as required of other buildings at street level.

T o —— o

A parking garage with appropriate architectural treatment and pedestrian-
oriented ground floor uses.

7.2 Encourage mid-block parking structures, where feasible, that
minimize garage frontage and allow commercial and
residential buildings to occupy the comer lots.

7.3 Incorporate active uses such as retail, service businesses, and
restaurants fronting the sidewalks in garages that face streets
and other public open spaces.

7.4 Integrate parking below internal open space and behind retail
frontage where appropriate.



7.4

7.5

7.6

Public I;ak on top of a two-level grarage with an elevator at the street

7.7

7.8

Locate garage entrances near mid-block to avoid conflicts
with turning movements and queues at intersections. Design
garage driveways to minimize interruption to pedestrian
circulation.

Provide convenient and efficient garage design with safe
entries and exits for vehicles and pedestrians. For taller
garages, provide express exit ramps.

Where feasible, locate stair and elevator cores at the street
edge for increased visibility. Provide a high degree of
transparency in the hoistway and cab of elevators.

B 1 =

Adhere to safety-in-design guidelines for parking structures.
Maintain good, uniform lighting, and minimize opportunities
for personal concealment.

Use consistent signage throughout central Boise to direct
visitors to public parking.
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8. LANDSCAPE FRAMEWORK PLAN

A broad goal of the framework master plan is to enhance the urban
environment of Westside and downtown Boise. The Landscape
Framework Plan proposes improvements in tree cover and landscape
open space to transform the character of Westside’s man-made
environment. Boise’s arid climate demands special care in the
selection and cultivaiton of landscape materials. Solar access in
winter and shade in summer contribute to the quality of urban life.
The original Boise Downtown (Central District) Urban Design Plan
stipulated specific tree species and spacing as approved by the City
Forester for the seven street corridors in the Central District. The
Westside Landscape Framework Plan indicates street tree corridors
and proposed landscaped open space throughout the study area. The
Design Standards— Street Design Elements provides a species list for
each street corridor (see page 87).
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LANDSCAPE DESIGN GUIDELINES

8.1

Extend continuous tree plantings along the streets in
Westside to mitigate urban heat island effects. Shade paved
areas to create a pleasant pedestrian experience and to
improve the appearance of downtown.

8.2
o ERE
Landscape improvements on Main Street
provide shade and set a precedent for
quality materials and design. 8.4

WESTSIDE DOWNTOWN
FRAMEWORK MASTER PLAN

Identify candidate tree species that are approved by the City
Forester. Select trees for their appropriate size, shape,
density, transparency of canopy, surface root habits, fall
color, and tolerance to drought and urban conditions. Also
consider the benefits of visual continuity and diversity in
each location.

Provide irrigation systems for all street trees. Maintain these
irrigation systems over a normal healthy tree life.

Improve underground root space conditions for trees planted
in paving. Incorporate new technologies such as structural
soil, air-entrained structural soil, tree trenches, aeration and
hydration vents and other new designs to increase street tree
health and longevity.



8.5

8.6

8.7

8.8

Formal tree plantings at Idaho Power Company Headquarters.
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Provide special landscape features at downtown arrival
intersections.

Provide seasonal color with flower plantings in planter pots
at selective sidewalk locations in Westside. Provide a
maintenance program for planter pots that ensures attractive
appearance through the growing season.

Use colorful plantings sparingly
to highlight special places.

Develop the proposed urban open space at 14%/Main/Idaho
as a single, formal space with primarily grass surfaces and
symmetrical tree plantings. Include seasonal flower plantings
where appropriate.

A= 2N,

treet tree trenches increase
Refer to design standards for specific tree species and the volume of moist earth
planting details. available for root growth

encouraging vigorous and
healthy trees.

WESTSIDE DOWNTOWN
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9. SUSTAINABLE DEVELOPMENT DESIGN GUIDELINES

Sustainable development has been defined as meeting the needs of
the present without compromising the ability of future generations to
meet their own needs. How buildings are located, designed and built
has a significant impact on the use of the earth’s resources. More and
more communities are establishing programs to encourage the use of
green building techniques—techniques such as using recyclable,
recycled and renewable materials, energy efficiency and alternative
energy sources, solar orientation, erosion control, more efficient use
of water, and natural lighting. Coordinating new development and
the provision of alternative transportation systems to serve it is
another technique. Sustainable development practices often save
money when the life-cycle costs of buildings are considered.

The Westside Downtown Plan anticipates significant development in
Boise’s downtown core over the 24-year planning horizon. This
section provides guidelines to encourage the use of sustainable
development practices as Westside develops. It serves as a checklist
of ideas for both the public and private sectors to consider in under-
taking development projects. Implementation of these guidelines
will rely on commitment by public agencies to use these techniques
in development projects in which they are involved, education
programs on the economic benefits of sustainable building practices,
and incentives for private developers.
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Sustainable Site Planning

° Design landscape to control erosion, reduce heat islands and
minimize glare. Use shade trees and light color materials.

] Promote alternative transportation facilities (pedestrian,
bicycle, carpools, shuttles, commuter rail, public transit).

° Promote efficient site layout for buildings (orient to
minimize energy consumption due to sun and wind
exposure). Take advantage of natural topography.

o Encourage mixed land use and coordinate development with
access to public transit to achieve trip reduction. Allow
people to walk or use transit to get to work, shopping,
entertainment, daycare, and for errands.

Energy Efficiency

° Design buildings to take advanteage of natural ventilation,
heating and cooling during portions of the year.

) Consider renewable energy sources including wind, solar,
and Boise’s geothermal heat source.

o Extend the City’s geothermal system to serve Westside.
Utilize geothermal for heating and cooling as feasible.

° Design new buildings to take full advantage of natural
daylight, thereby reducing energy consumption and costs.

Water Efficiency

° Where appropriate, consider “green” roofs for storm runoff
detention and heat sink-dampers.

] Reduce and filter water runoff. Limit impermeable surfaces,
install oil grit separators, biofiltration or detention ponds for
parking facilities.

WESTSIDE DOWNTOWN
FRAMEWORK MASTER PLAN
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Material and Resources Conservation

o Use local materials, where possible (within 300 mile radius),
to reduce transport-related costs and resource use.

. Consider materials manufactured using environmentally
sound planning and production processes (such as recycled
and non toxic materials) that minimize the use of natural
resources and meet practical architectural and engineering

design practices.

° Reuse resources (salvaged material) and recycle content
materials whenever practical and consistent with life cycle
design criteria.

o Select products that are durable and allow efficient end-of-

life disposal (recyclable).

° Rehabilitate buildings and reuse existing structural shells and
other building components.

Solid Waste Reduction

o Prepare and implement construction waste management
plans.

o Institute a construction site protocol to limit generation of

waste construction materials, and to separate and salvage
recyclable waste.

° Extend construction waste recycling plans to all new
construction, renovation, demolition sites, and encourage

adaptive reuse.

Environmental Quality

. Select outdoor furniture made from renewable and recycled
materials.
o Minimize light pollution from street lighting and exterior

lighting in private developments.
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IMPLEMENTATION AND NEXT STEPS

However good a plan may be, its benefits will not be realized until it
has been implemented. Implementation occurs through many
avenues including private and public investments, grant programs,
the use of regulatory tools such as zoning and design review, con-
struction of catalyst projects, and other actions. Boise has experi-
enced successful redevelopment in the Central District, where
investments of public funds have precipitated a four- to five-fold
investment of private funds. Construction of the Grove, reconstruc-
tion of downtown streets and installation of brick sidewalks, street
trees and planters, turning 8" Street into a pedestrian oriented street
where restaurants and shops thrive, creating the transit mall and
building public parking garages have brought about a transformation
of Boise’s downtown core. Entering into partnerships with private
developers and using land write-downs has resulted in renovation
and re-use of historic buildings and new development.

The Westside Downtown Framework Master Plan sets forth goals,
policies, design guidelines and plans that describe how the district
should be developed over the next 24 years. The intent of the plan is
to transform Westside into a vibrant urban place within downtown
Boise; a place that will have a lively mix of uses, an enriching and
inviting environment where people will want to live, work, shop,
dine and visit and where businesses will prosper. The plan will help
guide public and private actions as development proceeds so that
they complement each other and yield greater results than what
otherwise would occur if no plan were in place. These results will
not be achieved, however, without commitment, dedicated effort and
sizeable investment from both the public and private sectors. This
section of the plan describes what resources are available and what
steps must be taken in order to implement the Westside Downtown
Master Plan.
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Resources for Public Investment

Revenue allocation is the primary means for financing public
improvements in an urban renewal area. Idaho State Code allows
for the establishment of urban renewal districts and the creation of
revenue allocation areas to provide a source of funding for urban
renewal activities. When a revenues allocation area is created, a
portion of the property taxes generated from increases in assessed
valuation are allocated to the urban renewal agency. These funds
must be used in the urban renewal district for activities that are
intended to revitalize and redevelop the area.

Other sources of funding for redevelopment activities include:

® Revenues from public parking and transit systems operated
by the urban renewal agency
Revenue bonds
Improvement districts
Federal and state funding programs for transportation and
transit projects, housing, community development, business
development, and other funding programs
Federal tax credit programs

e Grants and donations

Westside Downtown Financial Plan

Preparation of the Westside Downtown Master Plan included
development of a financial plan for the 24-year planning horizon.
This plan includes the following:

¢ Assumptions about the amount, type and timing of develop-
ment that would occur during the planning period. These
assumptions are drawn from the market analysis and
strategy summarized on pp. 7-9. The financial plan as-
sumes that 75% of the projected development for Westside
will occur in the first 24 years. Development assumptions
are used to estimate the amount of property tax revenue that
would flow to CCDC from the tax allocation area;

e Assumptions about the number and size of parking garages
that would be built and estimates of revenue that would be
generated;

e Estimates of other likely sources of funding;

e List of potential projects CCDC would undertake to revital-
ize Westside. These projects are intended to be catalysts
that will trigger private investment in the district.
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The table below is a listing of revitalization projects and estimated
costs over the 24-year planning horizon that form a description of
the anticipated public investment in the Westside Downtown district.
The complete financial plan is in Attachment 5 to the Westside

Downtown Urban Renewal Plan.

Revitalization Projects & Costs

Parking Garages (4) $29,000,000
Transit Facilities/Downtown Circulator $ 8,000,000

$2,000,000 local

$6,000,000 federal
Streetscaping/Sidewalks/Curb & Gutter $14,341,300
Utility Undergrounding $ 1,108,800
Sewer/Storm Drainage $ 2,016,400
Water Quality Treatment $ 125,900
Bus Shelters $ 194,200
Telecommunications Facilities $ 1,008,100
Traffic Signals $ 302,600
Park/Open Space $ 1,260,100
Housing $ 1,260,100
Fagade Easements $ 25200
Fagade Improvements $ 25,200
Property Acquisition $ 756,300
Catalyst/Demonstration Projects $ 1,250,100
Special Projects $ 1,209,700

Total

$61,884,000

WESTSIDE DOWNTOWN
FRAMEWORK MASTER PLAN
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Westside Downtown Master Plan as part of Boise City Compre-
hensive Plan -

City decision makers use the Boise City Comprehensive Plan in
evaluating development applications. The Boise City Zoning
Ordinance requires that granting approval for zoning revisions, land
subdivisions, conditional uses and design review requires a finding
that the proposal is consistent with the Comprehensive Plan. Exist-
ing urban renewal plans for the Central and River Street/Myrtle
Street Districts have been adopted by reference as part of the Com-
prehensive Plan, and thus are used in determining consistency when
a development proposal is located in one of those districts. Initiat-
ing an amendment to the Comprehensive Plan to include the
Westside Downtown Master Plan is one of the important next steps
in implementing this plan, so it will be used in making consistency
findings.

Zoning Revisions

Zoning is one of the key tools for implementing any long-range plan
for revitalization and development. The Westside Downtown Master
Plan establishes a vision and desired direction for Westside, and a
series of framework plans and design guidelines to guide future
development. The Boise City Zoning Ordinance actually regulates
how property owners can use their property. Plan implementation is
more effective when there is consistency between the urban design
plan and the zoning regulations.
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Current zoning designations in Westside are shown on page 141. A
majority of the property in Westside is in C-5D and C-2D districts
will fall for the most part on either side of 13% Street. (C-5 and C-2
are commercial districts. The D in the designation indicates that
Boise City requires design review when development projects are
proposed in these districts.) C-5D encourages urban density, pedes-
trian-oriented development while C-2D allows commercial uses with
suburban-style site layouts. The two zoning districts promote
different characters, and tend to conflict with one another. C-5D is
more in keeping with the vision set forth in the Westside Plan in
terms of mix of uses, density and design requirements. The Westside
Plan recommends that the C-2D and C-2DD zoning be replaced with
a different zone category more conducive to achieving the goals of
the plan (see Appendix 5.). Any zone change would have to be
approved by the Boise City Council after a public hearing. Revising
the zoning designations in Westside is an important step in imple-
menting this plan.

Development Review

As noted above, Boise City regulations require a finding that a
development application is consistent with the Comprehensive Plan
before approval may be granted. Boise City refers development
applications for property in any urban renewal district to CCDC for
comment prior to taking action. CCDC provides comments on the
degree to which the development proposal implements the plan for
that district. These comments are considered by the Planning &
Zoning Commission, Design Review Commission, and City Council
when make decisions on these applications.
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Specific Implementation Strategies and Programs

Public-Private Partnerships

IS.1.

IS.2.

IS.3.

Undertake an outreach program to acquaint developers with
investment opportunities in Westside, with particular
attention to housing and retail developers.

Prepare development coordination plans in cooperation with
property owners when multiple interests are involved in a
small area (1-3 blocks) within Westside.

Utilize public-private partnerships, land write-downs and
other incentives to prompt development consistent with the
Westside Plan. If necessary, undertake a developer selection
process.

Critical Mass of Housing

IS.4.

Initiate a concentrated public agency effort to promote
partnerships with landowners and developers, and use
incentives, amenities and catalyst projects to create a critical
mass of residential development in the Westside district.

Urban Open Space on 14" Street/14* Street Design

IS.5.

IS.6.

IS.7.

Establishment of the new urban open space at 14%, Main and
Idaho Streets is expected to change the design and function
of 14 Street. The section of 14™ between Main and Idaho
may be closed to traffic or may have a single, reduced width
lane bordering the east and west sides of the open space to
allow limited vehicle circulation. Adjacent businesses and
residents shall be involved in development of the design for
the open space and 14" Street. The design for 14" Street is
subject to ACHD approval.

Attention shall be given to the operational needs of existing
businesses on 14" Street in the design of the new urban open
space and in improvements to this street. Construction of
improvements may be phased.

Use enhanced landscape treatment for the entire length of
14* Street from Front to Washington to create a special
pedestrian street.
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Existing Businesses

IS.8. Encourage established businesses to revitalize deteriorating
areas of their parcels, and to incorporate elements of the
Westside Downtown Framework Master Plan such as street
trees and sidewalk treatments to accelerate the enhancement
of the street environment in the Plan area. Subject to
applicable legal limitations, establish funding programs and
incentives to encourage facade renovations.

IS.9.  Subject to application legal limitations, provide incentives to
business owners to encourage continued utilization and
expansion of existing permitted land uses to prevent proper-
ties from falling into disuse, a proliferation of vacant and
deteriorated parcels and a reduction in downtown employ-
ment.

IS.10. Allow existing non-conforming uses to continue in accor-
dance with City regulations. Work with owners of non-
conforming businesses to accommodate improvements and
expansions allowed by City regulations in order to keep
businesses viable and prosperous. Subject to applicable
legal limitations, provide incentives to improve these
properties so they implement the design guidelines contained
in this plan to the extent possible, and to encourage an
orderly transition from non-conforming to conforming uses
over the 24-year planning horizon.

Other Implementation Actions
IS.12. Continue to cultivate new cycles of improvement projects in
Westside.

IS.13. Address the impacts of cruise activity on the desirability of

the Westside District as a place to live, work and visit.
Discourage the cruise from remaining inside the district.
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Design Standards -
Street Character Types

N 18TH ST
N 17TH ST
N 16TH ST
N 15TH ST
N 14TH ST
N 13TH ST
N 12TH ST
N 11TH 8T
N 10TH ST
N 9TH ST
N 8TH ST

WASHINGTON ST

STATE ST
JEFFERSON ST

BANNOCK ST

fat IDAHO ST

MAIN ST

GROVE ST

FRONT ST

BROAD ST

MYRTLE ST
SPECIAL DOWNTOWN STREET
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DESIGN STANDARDS

In contrast to design guidelines, which are typically qualitative and’
advisory, design standards stipulate specific design requirements that
are quantified. The design standards which follow are intended to
provide consistency in quality, maintenance, and appearance through-
out Westside and are consistent with those established in the down-
town core.

SPECIAL DOWNTOWN PEDESTRIAN STREET

Type
Enhanced Pedestrian and Transit Street, 80’ right-of-way typical.

Configuration

2 or 3 lanes, one- or two-way; transit shares right hand lane; on-street
parking on non-transit side and partia