Urban Renewal Agency of the City of Caldwell
411 Blaine Street
Caldwell, Idaho 83605

Caldwell Urban Renewal Agency

SPECIAL MEETING
Caldwell Urban Renewal Agency

Monday
October 16, 2023
5:30 p.m.

Caldwell Police Department
Community Room
110 South 5™ Avenue

AGENDA

ACTION ITEM: (Continued from October 10, 2023)

Consider Resolution authorizing the execution of a First Amendment to
Disposition and Development Agreement between Agency and Amano
Developments LLC.

ACTION ITEM: Consider recommending the adoption of the Caldwell
Central Urban Renewal Plan to the City Council of the City of Caldwell.

Posted: October 12, 2023




RESOLUTION NO. 2023-

A RESOLUTION OF THE CALDWELL URBAN RENEWAL AGENCY
AUTHORIZING THE EXECUTION OF A FIRST AMENDMENT TO THE
DEVELOPMENT & DISPOSITION AGREEMENT WITH AMANO DEVELOPMENTS
LLC FOR THE SITE LOCATED AT 516 MAIN STREET IN DOWNTOWN

CALDWELL.

BE IT HEREBY RESOLVED by the Caldwell Urban Renewal Agency authorizes the
execution of the First Amendment to the Disposition and Development Agreement made part

hereof and set forth in full.

PASSED BY THE CALDWELL URBAN RENEWAL AGENCY this 16" day of October,
2023.

APPROVED BY THE CHAIRMAN OF THE URBAN RENEWAL AGENCY OF THE
CITY OF CALDWELL on this 16™ day of October, 2023.

APPROVED:

Jim Porter - CHAIRMAN

ATTEST:

Debbie Geyer - SECRETARY



FIRST AMENDMENT TO
DISPOSITION AND DEVELOPMENT AGREEMENT

THIS FIRST AMENDMENT TO DISPOSITION AND DEVELOPMENT AGREEMENT (this “First

Amendment”) is made effective Gctober16;-2623, between the Urban Renewal Agency of the City of
Caldwell, Idaho, a public body, corporate and politic, organized pursuant to the Idaho Urban Renewal Law,
Title 50, Chapter 20, Idaho Code as amended (“Agency”), and Amano Developments LLC, an Idaho limited
liability company (“Developer”), collectively referred to as the “Parties” and each individually as “Party,”

on the terms and provisions set forth below.
RECITALS:

A. Agency and Developer entered into that certain Disposition and Development Agreement
dated effective December 12, 2023 (the “Agreement”), for the purpose of memorializing the disposition
of Agency owned property to Developer to facilitate the Project as defined in the Agreement.

B. Developer has requested certain amendments to the Agreement and the scope of the
Property resulting from several factors, including delays in environmental testing and development of
remediation plans resulting in delays of the commencement of construction, causing impacts to the
development, construction and hospitality industries including, but not limited to, challenging capital
market conditions concerning financing underwriting, investor requirements, as well as the high cost of
construction, supply chain issues, and labor shortages.

C. Developer and Agency desire to amend the Agreement to amend the definition and scope
of the Project, reduce the ultimate Property size through the Boundary Adjustment (defined below) for
the successful development of the Project, and updated the Schedule of Performance on the terms and

conditions contained herein.

AGREEMENT:

NOW, THEREFORE, in consideration of the foregoing Recitals, the agreements set forth herein,
and for other good and valuable consideration, the receipt and sufficiency of which are hereby
acknowledged, Agency and Developer hereby agree as follows:

1. Defined Terms. All capitalized terms not otherwise defined herein shall have the
meanings set forth in the Agreement.

2. Attachment 2, Schedule of Performance. Attachment 2, Schedule of Performance
attached to the Agreement is hereby deleted and replaced in its entirety with the Attachment 2, Schedule
of Performance attached hereto, which is incorporated in and deemed a part of the Agreement as

provided herein.

3. Attachment 3, Design Development Plan. Attachment 3, Design Development Pan
attached to the Agreement is hereby deleted and replaced in its entirety with the Attachment 3, Design
Development Agreement attached hereto, which is incorporated in and deemed a part of the Agreement

as provided herein.
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4. Attachment 9, Boundary Adjustment. Attachment?9, Boundary Adjustment, showing the
resulting Property after the Boundary Adjustment, which is incorporated in and deemed a part of the

Agreement as provided herein.

5. Amendment to Section 2.5, Deliveries by Agency. Section 2.5 is hereby deleted an
replaced in its entirety with the following:

“3.5  The Project. The Project is a single story development that will
include approximately 8,850 sq. ft. on the first floor, consisting of
approximately 7,350 sq. ft of indoor dining and approximately 1,490 sq.
ft. of outdoor patio and garden dining. The user on the first floor will be
the Amano Restaurant, relocated to this site from 702 Main Street,
Caldwell, Idaho, for indoor and outdoor dining uses, and for use as a
separate “speakeasy” to be open to the public, consisting of
approximately 1,500 sq. ft.”

6. Section 4.1, Submission of Preliminary Financing. The evidence of preliminary financing
shall eighty-five (85) days after the Effective Date of this Amendment.

7. Lot Line Adjustment. Prior to Closing and as a condition to closing of both Agency and
Developer under Sections 5.3.1 and 5.3.2, respectively, Agency, at its sole cost and expense shall cause
the lot lines to between the two parcels comprising the Property to be adjusted, creating a legal lot
consisting of existing of approximately 13,800 sq. ft (the “Boundary Adjustment”). Any remaining real
property which was part of the original defined “Property”, shall revert to Agency and no longer be subject
to the DDA upon completion of the Boundary Adjustment. The Parties further agree to amend
Attachment 1 and the DDA to reflect the new legal description of the resulting Property after the Boundary
Adjustment and all references to “property” or “Site” shall refer to the real property resulting after the
Boundary Adjustment, as graphically depicted on Attachment 9.

8. Counterparts. This First Amendment may be executed in multiple counterparts, each of
which shall be deemed an original, but all of which, together, shall constitute one and the same
instrument.

9. Ratification. Except as amended by this First Amendment, the Agreement is hereby

ratified and confirmed and all other terms, provisions and conditions of the Agreement shall remain in full
force and effect, unaltered, unwaived and unchanged by this First Amendment.

[end of text]
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EXECUTED as of the date first above written.

AGENCY:

URBAN RENEWAL AGENCY OF THE CITY OF CALDWELL, IDAHO

By:
Jim Porter, Chairperson
Betober10;,2023—
DEVELOPER:

AMANO DEVELOPMENTS LLC,
an Idaho limited liability company

By:

Salvador Alamilla, Manager

Oetober10;,2023—
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Attachment 2 Schedule of Performance

(attached)
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Schedule of Performance

Action

Due Date

Section

Execution & Delivery of Agreement by Developer. Developer
shall execute anddeliver this Agreement to Agency.

Execution and Delivery of Agreement by Agency. Agency shall
consider approval of this Agreement, and if approved, shall
deliver one executed original to Developer.

Within forty-five (45) days of
execution anddelivery by
Developer to Agency.

13.8

Effective Date

December 14, 2022

Escrow Opening. Agency shall open escrow for the sale of
Parcel to Developer.

\Within 5 business days of
Execution of Agreementby
Agency.

Delivery of Design Review Drawings. Developer shall provide
Agency updated and revised Design Review Drawings and a
clear chart showing any changes to the Design Development
Plan

Prior to submission to the
City Design Review
Committee

Initial Developer Title Objections

days from Effective Date, from
receipt of any updated Title
Report and the Survey
described below, to notify
lAgency of any objections it
may have with respect to the
updated Title Report or Survey
(“Title Objections”). If
Developer does not give such
notice within such thirty (30)
day period, such failure shall
be conclusively deemed to be
Developer's approval of those
matters.

Developer shall have thirty (30)3.

IAgency Response to Title Objections

If Developer has any Title
Objections, Agency shall have
ten (10) business days after
receipt of the Title
Commitment and the Survey
to notify Developer that
IAgency (a) will cause or (b)
elects not to cause any or all
of the Title Objections
disclosed therein to be
removed or insured over by




the Title Companyin a
manner reasonably
satisfactory to Developer.
Agency's failure to notify
Developer within such ten
(10) business day period as to
any Title Objections that
Agency is willing to cure or
cause to be insured over shall
be deemed an election by
Agency not to remove or
have the Title Company
insure over such Title
Objections.

Developer Response to Agency Response

if Agency notifies or is
deemed to have notified
Developer that Agency shall
hot remove nor have the Title
Company insure over any or
all of the Title Objections,
Developer shall have three
(3) business days after the
expiration of Agency's ten
(10) business day period to
respond to Developer's Title
Objections to either (a)
terminate this Agreement; or
(b) waive such Title
Objections and proceed to
Closing.

3.2

Supplemental Title Objections

Fifteen (15) days prior to
Close

10.

Asency Response to Supplemental Title Objections

If Developer has any
Supplemental Title Objections,
Agency shall have five (5)
business days after receipt
thereof to notify Developer
that Agency (a) will cause or
(b) elects not to cause any or’
all of the Supplemental Title
Objections disclosed therein to
be removed or insured over by
the Title Company in a manner
reasonably satisfactory to
Developer. Agency's failure to
notify Developer within such
five (5) business day period as




to any Supplemental Title
Objections that Agency is
willing to cure or cause to be
insured over shall be deemed
an election by Agency not to
remove or have the Title
Company insure over such
Supplemental Title Objections.

11.

ALTA Survey - Agency

At Agency’s sole cost and
expense, Agency shall deliver
Developer an ALTA Survey of
the Property and the Adjoining
Property (the “Survey”) not
more than forty-five (45) days
after the Effective Date.

3.4

12.

Phase |

Agency shall obtain a Phase |
Environmental Site Assessment
(the “Phase |”) on the Property
and Adjoining Property within
thirty (30) days of such request
evidencing no environmental
contamination or necessary
remediation that would
prohibit or delay the
commencement of
construction of Phase .

6.3

13.

Agency Review of Revised Design Review Drawings. Agency

shall provide approval, disapproval or modifications to the
revised Design Review Drawings.

from Developer

Fifteen (15) days after receipt|7.

14. ISubmission of Final Construction Documents. Developer shall [Thirty (30) days prior to 7.5
prepare and submitto Agency and City for review and Closing
approval construction plans sufficient to obtain abuilding
permit for the Project. Agency's approval shall be presumed
upon City's approval unless otherwise indicated by Agency in
writing within fifteen (15) days of Developer's written notice
to Agency of City's approval.
15. |Developer Submission of Evidence of Financing. Developer \Within eighty five (85) days 4.1
shall submit itsevidence of financing for the Project. prior to Closing.
\Within twenty (20) days of  |4.2

16.

Agency Approval of Developer Evidence of Financing. Agency
shall approve or disapprove Developer's evidence of
financing.

submission by the
Developer.




17.

Insurance. Developer shall furnish evidence of the insurance
required under the Agreement to Agency.

Prior to Closing.

8.1

18.

Reimbursement of Shovel Ready Work

All costs and expenses of the
Shovel Ready Work shall be
paid by Agency, either directly
to the contractor completing
the Shovel Ready Work, or for
any Shovel Ready Work
completed by Developer, on
Agency’s behalf after the
Closing. In the event Developer
completes the Shovel Ready
Work on the Agency’s behalf,
IAgency will reimburse
Developer all its costs and
expenses incurred by
Developer over and above the
cost of the construction of the
Project within thirty (30) days
after receipt the invoices and
reasonably supporting
documentation of such costs
by Agency.

19. |Conditions to Agency’s Obligations to Close. All conditions to |Prior to or at Closing. 5.3.1
Closing shall be satisfied or waived.
20. lconditions to Developer’s Obligations to Close. All conditions|Prior to or at Closing 5.3.2
to Closing shall be satisfied or waived.
21. |Boundary Adjustment. Agency, at its sole cost and expense Prior to Closing First
shall cause the lot lines to between the two parcels Amdn,
Section 6

comprising the Property to create a legal lot consisting of
existing 13,800 sq. footage (the “Boundary Adjustment”)

22.

Closing. Agency shall close escrow and convey Parcel to
Developer.

The Close of Escrow (“Closing”)
shall occur within ten (10) days
after the date all of the Agency
Closing Conditions and the
Developer’s Closing Conditions
(other than the conditions on
the delivery of documents and
funds into Escrow, which shall
occur during said ten (10) day
period) are satisfied or waived
by the benefited party, but in
nho event later than one
hundred eighty (120) days
from the Effective Date of the

First Amendment.

5.2.2




Commencement of Construction. Developer shall begin

On or hefore March 1, 2024

N/A

23.
construction to complete the Project.

94. |Substantial Completion of Construction. Developer shall have|On or before November 15, N/A
substantially completed the project so that a temporary 2024
Certificate of Occupancy can be issued by the City

35, |certificate of Completion. Agency shall provide Certification of  Subject to Agency discretion, 10.1

Completion toDeveloper.

Agency shall promptly issue the
Certificate of Completion if (a)
City has issued a temporary
certificate of occupancy for the
Project, and (b) if Developer is
not in default under this
Agreement and Agency has not
sent notice to Developer of any
event which with the passing of
time could give rise to a default

under this Agreement.




Attachment 3 Design Development Plan

(attached)
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Change in scope in section 2.5 in DDA

rooftop garden

floors

patios

restaurant / retail spaces
square feet of office space

square feet total

Herb garden by the river
floors

patios

restaurant / retail spaces
sguare teetorotficespace

square feet total




Change in scope in
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PROPOSED USES

RETAIL #1: AMANO 2.0

« AMANO currently employs around 50 team
members year round and will employee around 80-
100 team members for the new location with total
payroll being around $160,000 per month.

- Average wages for managers ranges between -
$55,000-$90,000 + benefits

- Entry level positions average $15/hr (with tips)

. Servers average $35,00-60,000

. Bartenders average $45,000-80,000

« We are pleased that our food can provide living
wages and support families

+ 94% of employees live in Canyon County

IST FLOOR

MAIN DINING BOOTHS



PROPOSED USES: Ist FLOOR

RETAIL #2: SPEAKEASY BAR

« The footprint will span roughly 1,300 square feet with a secret
entryway.

- This will be a unique experience not just for Caldwell, but the

West Coast as it will be the first Mexican Speakeasy outside of

New York.

There will be a focus on premium Idaho products including

Snake River Farms meats, Idaho caviar, etc.

- This will be a great unique addition to “Restaurant Row” located

on Main St. and be beneficial to the proposed hotel



AMANO 2.0 Main St. View Previous Rendering



AMANO 2.0 Main St. View Proposed Rendering
*The left side is slightly longer due to the reduction of lunch space.



AMANO 2.0 Patio
Creekside View Previous

10



AMANO 2.0 Creekside view

AMANO 2.0 Patio
§ Creekside View
PlProposed
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Graphic Depiction of Property after Boundary Adjustment

Attachment 9
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Date: 10/4/2023
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RESOLUTION NO. 2023 - 16

A RESOLUTION OF THE CALDWELL URBAN RENEWAL AGENCY, CITY OF
CALDWELL, CANYON COUNTY, IDAHO, SUBMITTING THE CALDWELL
CENTRAL URBAN RENEWAL AREA PLAN TO THE CITY COUNCIL OF THE CITY
OF CALDWELL AND RECOMMENDING THE APPROVAL AND ADOPTION OF AN
URBAN RENEWAL PLAN PURSUANT TO IDAHO CODE § 50-2905.

WHEREAS, the Caldwell Urban Renewal Agency (the “CURA”) is a duly constituted
urban renewal agency operating under the laws of the State of Idaho; and,

WHEREAS, the City Council, by Resolution No. 237-23, declared certain areas of the
City of Caldwell to be deteriorated and deteriorating and appropriate for urban renewal activities;

and,

WHEREAS, pursuant to Idaho Code § 50-2905, “the urban renewal agency of the
municipality shall prepare and adopt a plan for each revenue allocation area and submit the plan
and recommendation for approval thereof to the local governing body.”; and,

WHEREAS, attached hereto is the Caldwell Central Urban Renewal Area Plan (the
“Plan™), which has been prepared by the Agency pursuant to Idaho Code Title 50, Chapter 20 and

29; and,

WHEREAS, the Agency has reviewed the Plan and finds that it is compliant with Idaho
Code Title 50, Chapter 20 and 29; and,

WHEREAS, the Agency desires that the Caldwell City Council consider the Plan, provide
the Plan to the Caldwell Planning and Zoning Commission for review and comments, scheduling
a hearing on the adoption of the plan, and adopt the Plan.

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF COMMISSIONERS OF
THE URBAN RENEWAL AGENCY OF THE CITY OF CALDWELL, IDAHO:

1. That the Agency hereby adopts the Plan, attached hereto, pending its adoption and
approval by the Caldwell City Council.

2. That the Agency hereby submits the Plan to the Caldwell City Council.
3. That the Agency hereby recommends the approval of the Plan.
4. That the Agency finds that the Plan includes, with specificity:

a. 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;



ATTEST:

SECRETARY

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

An economic feasibility study;
A detailed list of estimated project costs;

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 on the revenue allocation area;

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

A termination date for the plan and the revenue allocation area as provided for
in section 50-2903(20), Idaho Code. 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 urban renewal plan;

A description of the disposition or retention of any assets of the agency upon
the termination date. Provided however, nothing herein shall prevent the agency
from retaining 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.




URBAN RENEWAL PLAN FOR THE
CALDWELL CENTRAL RENEWAL PROJECT AREA

THE URBAN RENEWAL AGENCY
OF THE CITY OF CALDWELL, IDAHO

Ordinance No.
Adopted
Effective
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SECTION 100: INTRODUCTION
SECTION 101: State of Idaho Urban Renewal Law and Economic Development Act
SECTION 102: History and General Conditions
SECTION 103: Description of Project Area

SECTION 200: SCOPE OF PROPOSED DEVELOPMENT

SECTION 300: ECONOMIC DEVELOPMENT AREA PLAN OBJECTIVES
SECTION 301: Participation Opportunities and Agreements
SECTION 302: Zoning Incentives, Impact Fees and Waivers
SECTION 303: Reimbursement Agreements
SECTION 304: Cooperation with Public Bodies
SECTION 305: Business Improvement Grants

SECTION 400: PROPERTY ACQUISITION, DISPOSITION, DEVELOPMENT, AND
MANAGEMENT
SECTION 401: Property Acquisition and Disposition
SECTION 401.1: Disposition and Development Documents
SECTION 402: Property Development by Agency '
SECTION 402.1: Rehabilitation and Conservation
SECTION 402.2: Relocation of Persons (Including Individuals and Families),
Business Concerns, and Others Displaced by the Project.
SECTION 403: Property Management
SECTION 404: Uses Permitted in the Project Area
SECTION 404.1: Designated Land Uses
SECTION 404.2: Public Rights-of-Way
SECTION 405: Other Public, Semi-Public, Institutional, and Nonprofit Uses
SECTION 406: Interim Uses
SECTION 407: General Controls and Limitations
SECTION 407.1: Construction
SECTION 407.2: Rehabilitation and Retention of Properties
SECTION 407.3: Minor Variances
SECTION 407.4: Design for Development

SECTION 500: METHODS OF FINANCING THE PROJECTS
SECTION 501: General Description of the Proposed Financing Method
SECTION 502: Revenue Bond Funds
SECTION 503: Other Loans and Grants
SECTION 504: Revenue Allocation Financing Provisions and Economic Feasibility
Study
SECTION 504.1: Assumptions and Conditions/Economic Feasibility Study
SECTION 504.2: Ten Percent Limitation
SECTION 504.3: Financial Limitation
SECTION 504.4: Impact on Other Taxing Districts and Levy Rate
SECTION 505: Participation of LIDs
SECTION 506: Lease Revenue, Parking Revenue, and Bonds
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SECTION 600: ACTIONS BY THE CITY
SECTION 601: Maintenance of Public Improvements

SECTION 700: ENFORCEMENT

SECTION 800: DURATION OF THIS PLAN

SECTION 900: PROCEDURES FOR END OF PLAN, TERMINATION, AND ASSET
RETENTION

SECTION 1000: PROCEDURE FOR AMENDING AND UPDATING THE PLAN

SECTION 1100: SEVERABILITY

SECTION 1200: ANNUAL REPORT

Attachments:
No. 1: Description of Project Area
No. 2: Project Area Boundary Map
No. 3: Map Depicting Current Zoning within Project Area
No. 4: Detail of Projects and Estimated Project Costs
No. 5: Map Depicting Street Needs
No. 6: Administrative Costs
No. 7: Economic Feasibility Study

No. 8: Actions of City
No. 8.1:  Resolution of Deteriorated or Deteriorating by City
No. 8.2: Recommendations of P&Z
No. 8.3:  Ordinance Approving Plan
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SECTION 100: INTRODUCTION
This is the Urban Renewal Plan for the Caldwell Northwest Urban Renewal Project Area

(the "Plan") in portions of the City of Caldwell, Idaho ("Caldwell" or "City"). Attachments 1
through 8.3, attached hereto (collectively, the "Plan Attachments") are incorporated herein and
shall be considered a part of this Plan.

This Plan was prepared by the Board of Commissioners, consultants, and staff of the Urban
Renewal Agency of the City of Caldwell, Idaho ("Agency") and reviewed and recommended by
the Agency pursuant to the Idaho Urban Renewal Law of 1965, Chapter 20, Title 50, Idaho Code,
as amended (the "Law"), the Local Economic Development Act, Chapter 29, Title 50, Idaho Code,
as amended (the "Act"), and all applicable local laws and ordinances.

This Plan contains both a general description of the powers the Agency will exercise and
the manner in which they will be exercised in the carrying out of this Plan, as well as all specific
information and detail as required by the Law and the Act, including Idaho Code Section 50-2905.

SECTION 101: State of Idaho Urban Renewal Law and Economic Development Act

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 many of the statutory provisions of the
Idaho Code applicable to public entities, including, but not limited to, the Idaho Open Meeting
Law and the Idaho Public Records Act. In addition, under Idaho Code, the Agency is required to
have the same fiscal year as the City, and to conduct financial audits and reviews of its financial

statements pursuant to Idaho Code Section 67-450B.
For this Plan to be implemented, the laws of the State of Idaho require the following:

a. A resolution, by the Caldwell City Council, evidencing the determination that the area to
be included in the Plan, defined and described below, is deteriorated or deteriorating and
designating such area as appropriate for an urban renewal project. A resolution making said
determination and designation, Resolution No. 237-23, was passed by the Caldwell City
Council on September 19%, 2023. A true and correct copy of said resolution is attached
hereto as Attachment 8.1.

b. The submission of this Plan to the Caldwell Planning and Zoning Commission for review
and recommendation with its conformity to the general plan of development for Caldwell
as a whole, the Caldwell Comprehensive Plan. This Plan was submitted to the Caldwell

Planning and Zoning Commission on , 2023. The Caldwell Planning
and Zoning Commission reviewed this Plan and submitted its written recommendations to
the Caldwell City Council on , 2023, which date of submittal was

less than sixty (60) days from the date of review of the Caldwell Planning and Zoning
Commission. A true and correct copy of said written recommendations are attached hereto

as Attachment 8.2.
c. A public hearing on this Plan, conducted by the Caldwell City Council pursuant to Idaho
Code § 50-2008. The Caldwell City Council conducted said hearing on
, 2023. Notice for said hearing was published in the Idaho Press
Tribune, on , 2023, which is a newspaper of general circulation, and
notice was also transmitted, together with a copy of the plan and recommendation of the
Agency, to the governing body of each taxing district overlapping with the Revenue
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Allocation Area proposed by this Plan. The Caldwell City Council found that: (1) a feasible
method exists for the location of families who will be displaced from the Project Area in
decent, safe and sanitary dwelling accommodations within their means and without undue
hardship to such families, (2) this Plan conforms to the general plan of the City of Caldwell
as a whole, (3) this Plan gives due consideration to the provision of adequate park and
recreational areas and facilities that may be desirable for neighborhood improvement, and
(4) that this Plan will afford maximum opportunity consistent with the sound needs of City
of Caldwell as a whole, for the rehabilitation and redevelopment of the Project Area by
private enterprise. The Caldwell City Council gave special consideration to the health,

safety, and welfare of children when considering the foregoing factors.
Based upon the foregoing conclusions and considerations, the Caldwell City Council
approved this Plan at the public hearing held on , 2023, by Ordinance
No. . A true and correct copy of said ordinance is attached hereto as Attachment 8.3.
d. Notification, after the effective date of the ordinance approving this Plan, to the Canyon
County Auditor and Tax Assessor, as well as to the governing bodies of all affected taxing
districts and the Idaho State Tax Commission. Said notifications was sent on
, 2023, which was within 30 days of the effective date of Ordinance No.

, in accordance with Idaho Code § 63-125.

SECTION 102: History and General Conditions

The area within which the following described projects and activities will take place is
described and depicted on Attachments 1 and 2 ("Project Area").

The Project Area is generally located in downtown Caldwell, between S 4th Avenue and S
12th Avenue, and between Everett Street and Albany Street, and is likely to experience substantial
development pressure in the near future. The Project Area exhibits a predominance of defective
or inadequate street layout and quality, access due to obsolete platting and existing infrastructure,
deterioration of structures or improvements, properties with access and other issues based upon
adjacency to the railroad right-of-way, insanitary or unsafe conditions associated with dilapidated
and obsolete structures, and conditions which endanger life or property all of which results in
economic underdevelopment of the CCURA and substantially impairs or arrests the sound growth
of Caldwell, and constitutes an economic liability and is a menace to the public health, safety,
morals or welfare in its present condition and use.

The preparation and approval of an urban renewal plan including a revenue allocation
financing provision provides additional resources to solve the aforementioned problems in the
Project Area. Revenue allocation financing and bonding should help to improve the situation and
stimulate private investment otherwise not realized. In effect, property taxes generated by
improvements and new developments within the Project Area may be used by the Agency to
finance a variety of needed public improvements and facilities.

This Plan focuses on the current and future economic development needs with an emphasis
on job creation and commercial and industrial development by maximizing opportunities for
private enterprise. The targeted areas were chosen after careful consideration of deteriorating
conditions as defined by Idaho Code, future needs, and potential for generating private investment
and a return of increased tax revenue and economic activity on the various Projects. This Plan and
the Projects have been planned, and will be carried out, in conformity with the Comprehensive
Plan of the City of Caldwell. Additionally, this Plan has been analyzed and approved by the

PLAN FOR THE CALDWELL NORTH URBAN RENEWAL PROJECT AREA, Page - 5




Planning and Zoning Commission of the City of Caldwell for its consistency with said
Comprehensive Plan.

SECTION 103: Description of Project Area

The boundaries for the Project Area shall coincide with a corresponding Revenue
Allocation Area ("RAA") created and established as part of this Plan, pursuant to the Act.
Generally, unless indicated to the contrary, references in this Plan to the "Project Area" should be
understood to include both Project Area and the RAA. The boundaries of the Project Area are
described in Attachment No. 1, which is attached hereto and incorporated herein by reference, and
are illustrated on the Project Area Boundary Map, attached hereto as Attachment No. 2, and
incorporated herein by reference. Consent of the owners has been obtained for all parcels of

agricultural land to be included in the Project Area.

SECTION 200: SCOPE OF PROPOSED DEVELOPMENT

The Agency proposes to carry out and effectuate the purposes and provisions of the Law
and the Act by exercising all powers authorized under the Law and the Act, including, but not
limited to, the following:

1. The acquisition of certain real property;

9 The demolition and/or removal of certain buildings and improvements for public rights-of-
way for streets, utilities, walkways, and other improvements for public facility building
sites, to eliminate unhealthful, unsanitary, or unsafe conditions, improve density, eliminate
obsolete or other uses detrimental to the public welfare, or otherwise to remove or to
prevent the spread of blight or deterioration;

3. The maintenance of any property acquired by the Agency while said property is being
prepared for disposition and development.

4. The provision for participation by property owners within the Project Area, including
entering into reimbursement agreements;

5. The management of any property acquired by and under the ownership and control of the
Agency,

6. The provision for relocation assistance to displaced Project occupants, as required by law;

7. The installation, construction, and reconstruction of streets, curb and gutter, sidewalks,
streetscapes, design standards, and all utilities, including infrastructure and transmission
lines for water, sewer, natural gas, electrical distribution, and internet systems, as well as
shared trenches and transmission lines, for all such utilities in an underground and/or aerial
configuration, to encourage new developments of fiber optic systems, parking facilities,
recreation and park amenities, art, improvements to railroad property and other public
improvements, including, but not limited to, the operation and management of such
facilities and the design and engineering of such facilities in conformance with the Law,
the Act, and this Plan;

8. The disposition of property for uses in accordance with the Law and Act, and this Plan;

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

10. The rehabilitation of structures and improvements by present owners, their successors, and

the Agency;
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I1.

12.

13.
14.

15.

16.

17.

18.

19.

20.

21.
22.

23.

24.

25.
26.

27.

The preparation and assembly of adequate sites for development, redevelopment, and
construction of facilities for industrial, commercial, mixed-use residential, office,
appropriate retail, public facility and other ancillary uses.

To the extent allowed by law, the lending or investing of federal funds to facilitate
redevelopment;

Ability to commit to long term leases for public facilities;

Environmental assessment and remediation where environmental conditions detrimental to
redevelopment exist;

The construction of storm water management infrastructure to support compliance with
federal and local regulations for storm water discharge and to support private development;
In collaboration with property owners and other stakeholders, working with the City of
Caldwell to amend the zoning regulations and standards and guidelines for the design of
streetscape applicable to the Project Area as needed to support implementation of this Plan;
The enhancement, construction, and possible realignment of streets, pathways, sidewalks,
and related streetscape amenities;

The construction and financial support of infrastructure necessary for the provision of
improved transit and alternative transportation;

The construction of cultural facilities, and the enhancement and construction of parks, open
spaces, and public recreational and school facilities;

The acquisition, disposition and, where necessary, clearance of property for uses consistent
with the Plan;

The rehabilitation and adaptive reuse and repurposing of existing buildings;

The provision of financial and other assistance to support preservation of historic buildings
and affordable housing and workforce housing as defined by Agency policy;

The provision of financial and other assistance to encourage and attract business enterprise
including but not limited to start-ups and microbusinesses, unique cultural businesses,
midsized companies, and large-scale corporations;

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

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

The construction of foundations, platforms, and other like structural forms necessary for
the provision or utilization of air rights and sites for buildings to be used for residential,
commercial, and other uses contemplated by the Plan and to provide utilities to the
development site.

All other actions described in this Plan.
In 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 hereinafter permitted by the Law, the Act or other provisions of Idaho or
federal law. The foregoing powers will be exercised in the undertaking of specific projects to carry
out the purposes of the Plan. Attachments 4, 5, and 6 contain detailed descriptions and depictions
of the specific Projects, and their related costs, which the Agency shall undertake within the project
Area. The Economic Feasibility Study, attached as Attachment 7 and as described in Section 504,
contains a detailed analysis of the revenue that will be generated by development within the Project
Area, the time when said revenue will be expended and the projects on which it will be expended,
as well as the source of all revenue for the specific projects. Said Attachments and the Feasibility
Study are incorporated, here, by this reference, as if set forth fully herein.
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SECTION 300: ECONOMIC DEVELOPMENT AREA PLAN OBJECTIVES

Economic Development action is necessary in the Project Area to combat problems of
deterioration and economic underdevelopment. Economic Development actions and acitivites may
also be called the CCURA Projects. The predominance of dilapidated, deteriorated, aged, and
obsolete buildings and improvements; defective and inadequate street layouts, faulty lot layouts,
poor access, obsolete platting, deterioration of structures or improvements, inaccessible and
unusable properties, and conditions which generally endanger life or property, will be reduced and
corrected by commencing and completing the Projects, as described in this Plan, which will resolve
the foregoing issues within the Project Area, satisfying the general purposes of the Plan, inclusive
of the following specific economic development objectives:

a. Economic development activities, coupled with development incentives, will bring new
development to the Project Area, resulting in the replacement or rehabilitation of
dilapidated and deteriorated buildings.

b. The revenue generated by new development will provide funding for the rehabilitation and
expansion of certain streets, as well as the construction of additional streets within the
Project Area, which will provide adequate access for future development.

c. Additionally, the rehabilitation and expansion of certain streets, as well as the construction
of additional streets within the Project Area, coupled with careful and deliberate platting
and replatting, will increase the viability and readiness of future development
opportunities.

d. The further development of public utilities, including water, power, sewer, fiber, and multi-
use conduits will decrease the time required for private investors to make development

decisions within the Project Area.
e. The relocation and repositioning of public utilities will further reduce development

impediments.

f.  The construction of a public parking garage and associated parking equipment and facilities
to alleviate parking issues that are impeding the economic development of the downtown
area.

g. Creek improvements and beautification.

h. Culvert and bridge maintenance work.

i. Railroad righ-of-way improvements and beautification to improve safety and protect health
and well-being.

j. Transit Station improvements to alleviate traffic and parking issues that are arresting the
sound growth of the downtown area.

k. The achievement of the foregoing objectives, as well as all other objectives of the Agency
and of this Plan, will ensure the methodical and efficient economic development of the
Project Area, and of the City of Caldwell generally.

SECTION 301: Participation Opportunities and Agreements

The Agency shall enter into an owner participation agreement with any existing or future
owners of property, in the event the property owner seeks and/or receives assistance, including
receipt of reimbursements, from the Agency in the redevelopment of their property and the Agency
determines such participation is in the best interests of the Agency, the public and consistent with
the Law, the Act and the Plan. ‘

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
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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. The owner executes a participation agreement to meet conditions described below.

b. Any such property within the Project Area shall be required to conform to all applicable
provisions, requirements, and regulations of this Plan. The owner participation agreement
may require as a condition of financial participation by the Agency, a commitment by the
property owner to meet greater objectives of land use and development that those otherwise
applicable. 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 of at least
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 Canyon
County and the City of Caldwell, as applicable, including any mandated federal authority.

d. Any new construction shall also conform to all applicable provisions, requirements, and
regulations of this Plan, as well as any appropriate design requirements.

e. Any renovation of a historic structure may seek any applicable and appropriate waiver of
the Building Code.

f.  Owner participation agreements may require all or portions of new developments to remain
subject to ad valorem real property taxes for up to twenty (20) years following completion.
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 their real property pursuant to this Plan and the participation agreement,
the Agency may, in addition to any other remedy at law or in equity, specifically enforce said
participation agreement or, at its own cost, enter onto said property for the purpose of bringing it
into compliance with said participation agreement and file a lien against the property for all costs

and fees incurred in such action.

SECTION 302: Zoning Incentives, Impact Fees and Waivers

Pursuant to applicable law, any zoning incentives, density waivers, and waivers of parking
requirements may be available to qualifying developers. 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 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 in an amount not to exceed those atiributable to the particular

development to the extent allowed by law.

SECTION 303: Reimbursement Agreements

The Agency, in conjunction with the City, may enter into "late-comer" agreements for the
construction, by private parties, of sanitary sewer within the Project Area, pursuant to Caldwell
City Code, Section 04-05-07(4); or for the construction, funding, or contribution of any capital
improvements to meet the need for police, fire, and parks and recreation, for which an impact fee
is imposed, pursuant to Caldwell City Code, Section 10-09-09.
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The Agency may also enter into Increment Reimbursement Agreements as a method of
funding any or all of the Projects, including the construction of any public utilities, infrastructure,
conduits, streets, sidewalks, landscaping, parks, or any other required public improvements
("RPIs") within the Project Area. The Increment Reimbursement Agreements shall be entered into
when a private entity constructs or pays for the construction of RPIs. Said Agreements shall allow
for the repayment, by the Agency, of any expenditures made by a private party for said RPIs. The
use of Increment Reimbursement Agreements allows the Agency to provide development
incentives without requiring bonding during the initial quarters of the Plan. The Feasibility Study,
as described in Section 504 of this Plan, contains a detailed description of the intended utilization
of Increment Reimbursement Agreements to fund the Projects. Increment Reimbursement
Agreements shall not violate the following limitations:

1. Reimbursement to a private entity for the construction of RPIs shall only be made from
any increment accruing to the Agency as the result of increases in the value of the land the
development of which necessitates the RPIs, including value added by the addition of
buildings and improvements.

2. The maximum total amount of reimbursement paid to a private entity in a given year (365
day period) shall not exceed 90% of the increment accruing to the Agency from the
property in that year.

3. No Increment Reimbursement Agreement shall purport to constitute, or constitute in fact,
a guarantee of the reimbursement of any certain amount of money to a private entity.

4. No Increment Reimbursement Agreement shall last beyond the termination date of this
Plan.

5. No Increment Reimbursement Agreement shall be entered into for partially completed
RPIs. Completion of RPIs shall be determined by the specific department of the City of
Caldwell charged with overseeing or regulating the specific improvements that are
contemplated by an Increment Reimbursement Agreement.

6. The Agency shall be responsible for approving all Increment Reimbursement Agreements
and shall exercise discretion in said approvals to ensure that all urban renewal funding is
expended in a way that optimizes the use of the Project Area for high-value development.
In so doing, the Agency may rely upon the advice and council of economic development
experts, including the Economic Development Director and staff, as well as any statistic
and data compiled and analyzed by said Director relating to the specific values of capital
improvements per acre, job creation, and wages.

Any reference in this plan to "reimbursements" or "reimbursement agreements" shall be read so as

to include Increment Reimbursement Agreements.

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 project within the Project
Area. 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 is authorized to financially (and otherwise) assist any public body in the cost

of public land, buildings, facilities, structures, or other improvements within the Project Area to
the extent permitted by the Law and the Act.
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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: Business Improvement Grants
- The Agency, being authorized to construct foundations, platforms, and other like structural
forms necessary for the provision or utilization of air rights sites for buildings, is authorized to
enter into business improvement grant agreements, whereby developers may be reimbursed for
costs of certain capital improvements for which the Agency is authorized to pay. The
reimbursements contemplated by such agreements shall be triggered by the creation of qualifying
jobs. Such grants will be implemented throughout the Project Area in the second, third, and fourth
quarters of the Plan, contingent upon the availability of revenue allocation funding or funding from
bonds.
The terms and requirements for such agreements shall be determined by the Agency on a
case-by-case basis, except that, in all cases, the Agency shall comply with the following:
1. No more than ten-thousand dollars ($10,000) of capital costs shall be reimbursed per
job created; and
2. No more than two-hundred-thousand dollars ($200,000) of capital costs shall be
reimbursed to any developer under the terms of this Section 405.

SECTION 400: PROPERTY ACQUISITION, DISPOSITION, DEVELOPMENT, AND
MANAGEMENT

SECTION 401: Property Acquisition and Disposition

As specified in this Plan, the Agency is authorized to acquire by purchase, lease, option,
gift, grant, bequest, devise, eminent domain or otherwise, any real property or personal property
for its administrative purposes, together with any improvements thereon; to hold, improve,
renovate, rehabilitate, clear or prepare for redevelopment any such property or buildings; to
mortgage, pledge, hypothecate or otherwise encumber or dispose of any real property; to insure or
provide for the insurance of any real or personal property or operations of the municipality against
any risks or hazards, including the power to pay premiums on any such insurance; and to enter into
any contracts necessary to effectuate the purposes of this Plan.

As specified within this Plan, the Agency is authorized to sell, lease, lease/purchase,
exchange, subdivide, transfer, assign, pledge, encumber by mortgage or deed of trust, or otherwise
dispose of, or retain, any interest in real property under the provisions set forth in Idaho Code
Section 50-2011. To the extent permitted by law, the Agency is authorized to dispose of real
property by negotiated lease, sale, or transfer without public bidding. Idaho Code Section 50-2011,
together with any specific procedures for disposition of real property adopted by the Agency
pursuant to that Section, provides the structure of disposition requirements.

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

Any 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 determines as reasonable, and to comply with
job creation and other conditions which the Agency deems necessary to carry out the purposes of
this Plan.

Any real property acquired within the Project Area will be retained and/or disposed of
pursuant to this section, the Law, the Act, and the following Sections concerning development
documents and agreements.

The Agency is authorized to acquire land for the purposes of site preparation and
rehabilitation for disposition and redevelopment. Said parcels are referenced in the Economic
Feasibility Study and in the Project list contained within Attachment 4, which also contain detailed
description of the specific Projects and estimated costs that will be undertaken and incurred in
acquisition, rehabilitation and preparation, disposition of, and redevelopment of said properties.
Specifically, the Agency shall purchase parcels in the Southeast portion of the Project Area, which
parcels are under very high levels of distress, as compared with the other parcels in the Project
Area. Said parcels shall be purchased and prepared for disposition for development by private
industries.

The Agency is authorized to assist in the acquisition of all rights of way. The estimated
costs of said acquisitions are included in Attachment 4.

The Agency is authorized to acquire additional property for lot improvement, as described
in the Feasibility Study and the project list contained in Attachment 4. The estimated costs of the
acquisition and development of said projects is contained within Attachment 4.

Any acquisition of land contemplated by this Plan, if said land is "open land" as the term
is used in Idaho Code Section 50-2008(d), shall not be effectuated unless the necessary findings
are made by the City, pursuant to Idaho Code Section 50-2008(d).

The Agency is authorized to dispose of all property acquired pursuant to this Plan prior to
the Termination of this Plan, except that the Agency is authorized to retain any parcel purchased
which has not been able to be fully redeveloped as of the termination of the Plan to ensure their
continued use to facilitate economic development within the Project Area.

SECTION 401.1: Disposition and Development Documents

To provide adequate safeguards to ensure that the provisions of this Plan will be carried
out and to prevent the recurrence of deteriorating conditions, all real property sold, leased, or
conveyed by the Agency, as well as all property subject to participation or other
development/disposition agreements, shall be transferred only with restrictive commitments
consistent with the provisions of this Plan. Accordingly, 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, lease/purchases, 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 Canyon County.
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All property acquired or disposed of by the Agency in the Project Area is hereby subject
to the restriction that there shall be no discrimination or segregation based upon race, color, creed,
religion, sex, age, national origin or ancestry in the sale, lease, sublease, transfer, use, occupancy,
disability/handicap, tenure, or enjoyment of property in the Project Area. All property sold, leased,
conveyed, or subject to a disposition and development 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
non-segregation clauses as required by law.

The land and/or air rights and subterranean rights acquired by the Agency will be disposed
of subject to an agreement between the Agency and the developer. The developer will be required
by the contractual agreement to observe the requirements of this Plan and to submit a development
and job creation schedule satisfactory to the Agency. Schedule revisions will be made only with
the consent of the Agency.

All final development plans (whether public or private) prepared pursuant to disposition
and development or owner participation agreements shall be submitted to the Agency Board of

Commissioners for review and approval.

SECTION 402: Property Development by Agency

The Agency is authorized to acquire certain parcels within the Project Area, as described
in Section 401 of this Plan, to prepare the same for development, redevelopment, or rehabilitation.
In carrying out any of the Projects, except as limited by the Law and the Act, as amended, the
Agency is authorized to undertake the following activities:

a. 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 and may be a component of a Project including new private investment and/or
development.

b. 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.

c. Prepare, or cause to be prepared, as building sites any real property in the Project Area
owned by the Agency including site preparation.

d. 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.

e. 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.

f. Assist in the preparation of building sites by way of reclamation, remediation, or
elimination of deteriorated or environmentally hazardous conditions. The Agency is also
authorized (but not required) to purchase certain site or building improvements for purpose
of site preparation and development.

g. 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 facilities,
including, but not limited to, the following: utilities; telecommunications (including fiber-
optic) facilities; parks, plazas, and, in cooperation with the City of Caldwell, pedestrian
and bicycle paths; parking facilities; landscaped areas; street improvements; sanitary
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sewers; flood control facilities and storm drains; water mains; canal crossings; other public

buildings or infrastructure; and transit/transportation facilities, vehicles, and infrastructure.
The Agency shall also give due consideration to the provision of adequate park and recreational
areas and facilities that may be desirable for neighborhood improvements with special
consideration for the health, safety and welfare of children residing in the general vicinity of the
Project Area.

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 is authorized to engage in the development of properties by installing or
constructing, or funding the installation and/or construction of, all buildings, facilities, structures,
improvements, and other developments identified as Projects in Attachment 4, attached hereto and
incorporated herein by reference, and the Agency is authorized to acquire or pay for the land
required therefor.

The Agency acknowledges that the Act requires an election for certain expenditures for
specific Projects. Prior to undertaking any Projects requiring an election pursuant to Idaho Code
Section 50-2905A, the Agency shall undertake all actions necessary to effectuate such an election
and shall not proceed with said Projects unless approved by such an election.

SECTION 402.1: Rehabilitation and Conservation

In carrying out the purposes of this Plan, the Agency is authorized to move, or to cause to
be moved, any substandard structure or building or any structure or building which can be
rehabilitated to a location within or outside the Project Area.

Under the Law, the Agency has the authority to lend or invest funds obtained from the
federal government or through the City for the purposes of the Law if allowable under federal laws
or regulations. The federal funds that may be available to the Agency are governed by regulations
promulgated by the Department of Housing and Urban Development for the Community
Development Block Grant Program ("CDBG"), the Economic Development Administration, the
Small Business Administration, or other federal agencies. In order to enhance and/or match such
grants, the Agency's use of revenue allocation funds is critical.

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

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

SECTION 402.2: 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, and all other applicable federal law and
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rules. The Agency may also undertake relocation activities for those not entitled to benefit under
federal law as the Agency may deem appropriate for which funds are available.

The Agency reserves the right to extend benefits for relocation to those not otherwise
entitled to relocation benefits as a matter of law. The intent of this section is to allow the Agency
sufficient flexibility to award relocation benefits on some rational basis, or by payment of a lump
sum on a per case basis. The Agency shall also coordinate with the various local, state, or federal
agencies concerning relocation assistance as may be warranted.

SECTION 403: Property Management

During such time when any property 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 404: Uses Permitted in the Project Area
The proposed land uses to be permitted in the Project Area for all land, public and private,

are depicted in Attachment 3.

SECTION 404.1: Designated Land Uses
The Agency intends to rely upon the overall land use designations and zoning
requirements, including maximum densities, of the City of Caldwell and, where applicable,
Canyon County. The Agency may participate with Canyon County, the City, other agencies, and
stakeholders in proposing new zoning regulations and standards or guidelines for streetscape,

design, and construction.

SECTION 404.2: Public Rights-of-Way
A map showing all public streets to be constructed within the Project Area is attached

hereto as Attachment 5. The Project Costs for all acquisition and construction of the same are
contained within Attachment 4, and further described by the Feasibility Study.

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 and in conjunction with any applicable
policies and standards of the appropriate road or highway jurisdiction. The Agency has the right
to lease sell or partner with private entities for development on right-of-way land within the Project

Area.
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 appropriate road or highway jurisdiction
and shall be effectuated in the manner prescribed by state and local law and shall be guided by the
following criteria:

a. A balancing of the needs of proposed and potential new developments for adequate
pedestrian and vehicular access, vehicular parking, and delivery loading docks with the
similar needs of any existing developments permitted to remain; and

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

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

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

SECTION 405: 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, including park and recreational facilities;
educational, fraternal, employee, philanthropic, and charitable institutions; utilities; governmental
facilities; re-use of railroad rights-of-way and equipment; and facilities of other similar
associations or organizations. 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. Non-public entities, such as nonprofits, are considered to be private entities

under the Plan.

SECTION 406: 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, which uses
must comply with applicable law and must have a set expiration date.

SECTION 407: General Controls and Limitations

All real property in the Project Area, under the provisions of either a disposition and
development agreement, owner participation agreement or reimbursement agreement, is made
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.

SECTION 407.1: 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 407.2: Rehabilitation and Retention of Properties

Any existing structure within the Project Area, subject to either a disposition and
development agreement, owner participation agreement, or reimbursement agreement, subject to
approval 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. No variance shall be granted
which changes a basic land use or which permits departure from the provisions of this Plan. In
permitting any such variance, the Agency shall impose such conditions.as are necessary to protect
this public peace, health, safety or welfare and to assure compliance with the purposes of this Plan.
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Any variance permitted by the Agency hereunder shall not supersede any other approval required
under applicable law.

SECTION 407.3: Minor Variances

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

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

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

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

d. Permitting a variance will not be contrary to the objectives of this Plan or of the applicable
comprehensive plan.

No variance shall be granted which changes a basic land use or which permits other than a
minor departure from the provisions of this Plan. In permitting any such variance, 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 variance permitted by the Agency
hereunder shall not supersede any other approval required under applicable codes and ordinances.

SECTION 407.4: Design for Development
Any development within the Project Area must comply with the applicable zoning
ordinance regarding land use, heights, setbacks, and other standards.

SECTION 500: METHODS OF FINANCING THE PROJECTS

SECTION 501: General Description of the Proposed Financing Method

The Agency intends to fund all Projects and other Plan activities with a combination of
revenue allocation funding and bonding. The availability of revenue allocation funding is
contingent upon the rate of development within the Project Area, and the Agency intends to employ
a combination of revenue allocation funding, bonding, and other revenue sources, as such funding
methods are available throughout the life of the Plan. Detailed descriptions of the method of
financing, the time when obligations will be incurred, and fiscal impact on other taxing districts is
contained within the Feasibility Study, attached hereto as Attachment 7, and incorporated herein
by this reference.

The Agency is authorized to finance this Project with financial assistance from any local
government, the State of Idaho, federal government, or other public entities, interest income,
Agency bonds, donations, loans from private financial institutions, the lease or sale of Agency
owned property, revenue allocation funds as allowed by the Act, bonding, and 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, lines of credit, 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 funds available to the Agency. The City, as it is able, may also
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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
The Agency intends to use bonding as a means of financing the Plan and the Projects, as

allowed by Law and subject to such restrictions as are imposed by Law, including, but not limited
to, Idaho Code §§ 50-2909, 50-2910, and 50-2012. Detailed descriptions of the implementation of
bonds are contained within the Economic Feasibility Study. The rate of development within the
Project Area will inform the Agency when making the specific decisions on when to implement
bonding in order to finance all or any part of the Projects. 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, CDBG funds, or any other public or private source will be utilized if available. The
Agency may consider funding sources through Local Improvement Districts, Business
Improvement Districts, Community Infrastructure Districts, or similar districts as authorized by
state law. Neither the members of the Agency nor any persons executing such loans or grants shall
be liable on the loans or grants by reason of their issuance.

The Agency also intends to seek appropriate private contributions, where applicable, to
assist in the funding of the activities described herein.

SECTION 504: Revenue Allocation Financing Provisions and Economic Feasibility
Study
The Agency hereby adopts revenue allocation financing provisions as authorized by the
Act, said revenue allocation financing provision being effective retroactively to January 1, 2023.
The Agency shall take all actions necessary or convenient to implement these revenue allocation
financing provisions. The Agency shall create a special fund into which the County Treasurer shall
deposit allocated revenues as provided in Idaho Code Section 50-2908. The Agency shall use said
funds in accordance with the Act, the Law, and this Plan.

As authorized by the Law and the Act, and as described in this Plan, the Agency shall
obtain financing for the Projects from increment financing generated within the Project Area,
which is the same area as the Revenue Allocation Area. Funding is generated when new growth
within the Project Area, generated by the economic development activities the Agency engages in
pursuant to this Plan, increases the value of the properties within the Project Area. Said increased
value is taxed at levy rates set by overlapping taxing districts, and the revenue generated by said
taxes is allocated to the Agency.

A full description of the goals, feasibility, projections, estimates, effects, and timeline for
the Revenue Allocation Area is contained within the Economic Feasibility Study for the Project
Area, attached hereto as Attachment 7, and incorporated herein by this reference. The Study
constitutes the financial analysis required by the Act and is based upon existing information from
the Agency and City. Projections are based upon prior urban renewal area date, as well as input
from the Agency, public agencies, property owners, developers, and others.
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SECTION 504.1: Assumptions and Conditions/Economic Feasibility Study

The information contained in this Plan, including in the Economic Feasibility Study of
Attachment 7 assumes certain completed and projected actions and Projects. Under the provisions
of the Act, the revenue allocation shall continue until the debt or other obligations or other Project
activity is completed or satisfied. All debt is projected to be repaid no later than the duration period
of the Plan. The total amount of bonded indebtedness (and all other loans or indebtedness) and the
amount of revenue generated by revenue allocation are dependent upon the extent and timing of
private development. Should all of the development take place faster than as projected,
indebtedness could be extinguished earlier, dependent upon the bond sale documents, the Projects,
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 debt may continue for the Plan's full term.

The Plan and Attachments incorporate estimates and projections based on the Agency's
present knowledge and expectations. The Agency reserves the right to make minor alterations to
the sequence and scope of the Projects if necessitated by then-current circumstances within the
Project Area.

The assumptions set forth in the Study are based upon the best information available to the
Agency through public sources or discussions with property owners, developers, and others. The
information has been analyzed by the Agency and its consultants in order to provide an analysis
that meets the requirements set forth under the Law and Act. At the point in time when the Agency
may seek a loan from lenders or others, a more detailed and then-current financial pro forma will
be presented to those lenders or underwriters for analysis to determine the borrowing capacity of
the Agency. As set forth herein, the Agency will prioritize the activities set forth in this Plan and
determine what funds are available and what activities can be funded.

The assumptions concerning revenue allocation proceeds are based upon certain assessed
value increases and assumed tax levy rates, and insignificant rounding discrepancies may present

in the Study.

SECTION 504.2: Ten Percent Limitation

Under the Act the base assessed valuation for all revenue allocation areas cannot exceed
ten percent (10%) of the current assessed valuation of all taxable property within the City. The
total estimated assessed taxable value for the City as of January 1, 2023 is $7,338,006,384.00.
Therefore, the 10% limit is $733,800,638.40. The base assessment roll for the Project Area as of
January 1, 2023 is $149,565,020.00. The base assessment rolls for all other current Agency
revenue allocation areas is $36,003,565.00. The estimated total value of all Agency revenue
allocation areas after the implementation of this Plan is $185,568,585.00, which is about 2.25% of
the total taxable value of the City of Caldwell. This is well under the limit. Therefore, the base
assessment roll for all revenue allocation areas does not exceed ten percent (10%) of the assessed

value for the City.

SECTION 504.3: Financial Limitation
While the Agency intends to fund most or all of the Projects with a combination of
increment funding and bonding, as specifically set forth in the Feasibility Study, the use of any
particular financing source for any particular purpose is not assured. The amount of funds available
to the Agency from revenue allocation financing is directly related to the assessed value of new
improvements within the RAA. If revenue allocation funds are unavailable for certain Projects, the
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Agency will need to use a different funding source for said Projects or adjust the priority, or limit
the scope of said Projects.

The Feasibility Study identifies a detailed list of estimated Project costs, a description of
the methods of financing said Project costs, and the time when related costs or monetary
obligations are anticipated to be incurred. The Feasibility Study has taken inflation and increases
in construction costs into account. Based on these funding sources, the conclusion is that

completion of substantial Projects is feasible.

SECTION 504.4: Impact on Other Taxing Districts and Levy Rate

A specific delineation of tax dollars generated by revenue allocation upon each taxing
district underlying the Project Area is included in the Feasibility Study, as well as an analysis of
the fiscal impact of the revenue allocation area, both until and after the bonds are repaid, upon all
taxing districts levying taxes upon property on the RAA. The amounts set forth in the Study may
not constitute the amounts distributed to the other taxing entities from the RAA if there were no
urban renewal Project. The anticipated development under the Plan and associated income would
presumably be less without the implementation of this Plan. New value growth identified in the
Study is a function of the efforts of the planning and public investment associated with this Plan.
For tax year 2022, which taxes have been collected through 2023, the taxing districts underlying

the Project Area, and their rates, are as follows:

Taxing District Levies: Levy Rate:
Ambulance District 0.0001000170
Caldwell School District #132 0.0014037940
Canyon County 0.0012270190
Canyon County Hwy #4 in Caldwell 0.0006514540
City of Caldwell 0.0039929640
College of Western Idaho 0.0000786120
Mosquito Abatement 0.0000935770
Total Levy 0.0075474370

Idaho Code Sections 50-2908, 63-803, and 63-811 provide that an urban renewal agency shall not
be 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. The Study and this Plan have taken these limitations into account.

SECTION 505: Participation of LIDs

Under the Idaho Local Improvement District Code, Chapter 17, Title 50, Idaho Code, the
City has the authority to establish local improvement districts ("LID") for various public facilities,
including, but not limited to, streets, curbs, guiters, sidewalks, storm drains, landscaping, and other
like facilities. To the extent allowed by the Law and the Act, the Agency reserves the authority,
but not the obligation, to participate in the funding of LID facilities. This participation may include
either direct funding to reduce the overall cost of the LID or to participate as an assessed entity to
finance the LID project. Similarly, to the extent allowed by the Law and the Act, the Agency
reserves the authority, but not the obligation, to participate in the funding of community
infrastructure district facilities under the Community Infrastructure District Act, Chapter 31, Title

50, Idaho Code, or similar districts.
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SECTION 506: Lease Revenue, Parking Revenue, and Bonds

Under the Law, the Agency is authorized to issue revenue bonds to finance certain public
improvements identified in the Plan. Revenue may be generated through rents paid, parking fees,
and other similar rents and incomes. Such revenue is not related to revenue allocation funding,
and, therefore, provides a funding source for the Agency to continue to own and operate beyond
the term of the Plan as allowed by Idaho Code Section 50-2905(7).

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 deterioration. Actions by the City shall
include, but not be limited to, the following:

a. Institution and completion of proceedings necessary for changes and improvements in 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. Imposition wherever necessary (by conditional use permits or other means) of appropriate
controls within the limits of this Plan upon parcels in the Project Area to ensure proper
development and use. :

d. 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.

e. Building Code enforcement.

Preservation of historical sites.
g. 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.

h. Institution and completion of proceedings necessary for the consideration of an LID,
business improvement district (under Chapters 17 and 26, Title 50, Idaho Code), and
similar districts if requested.

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

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

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

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

outlays by the City.

)

SECTION 601: Maintenance of Public Improvements
The Agency has identified that it intends to construct a public parking facility in the Project
Area. The Agency presently intends to retain that improvement and the commitment and obligation
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for long-term maintenance of that public improvement. It is anticipated that the fees generated by
that facility will substantially contribute to the ongoing costs of maintaining and repairing that
facility. In the event the Agency determines that it desires to transfer that asset to a different public
entity, the Agency will need to address this issue with the appropriate entity, who has benefited
from or is involved in the ongoing preservation of the public improvement. The Agency currently
intends to convey any and all other public improvements, over which it obtains an ownership
interest, to the City, prior to the termination of the Plan.

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
The provisions of this Plan shall be effective for 20 years from the date of the adoption of

this Plan by the City Council. This Plan shall terminate no later than December 31%, 2043. The
Agency may elect to terminate the Plan at any time, pursuant to the processes contained within

Section 900 of this plan.

SECTION 900: PROCEDURES FOR END OF PLAN, TERMINATION, AND ASSET
RETENTION

In the year in which it is estimated that Plan revenues are sufficient to cover all remaining
estimated expenses and Project Costs for this Plan, the Agency shall adopt a resolution advising
and notifying the Caldwell City Council, the Canyon County auditor, and the state tax commission
of the existence of sufficient revenues to cover all estimated expenses and Project Costs for this
Plan, and shall recommend the adoption of an ordinance for the termination of this Plan's Revenue
Allocation Area by December 31 of that year. The Agency shall cause said ordinance to be filed
with the office of the Canyon County recorder, as well as the Idaho State Tax Commission, as
provided in Idaho Code 63-215. Any money collected in excess of the amount necessary to pay
for all expenses and Project Costs shall be declared to be a surplus and shall be distributed as
property taxes pursuant to Idaho Code 50-2909. Upon the occurrence of the foregoing events and
actions, the Agency shall cease to receive increment funding, and the taxing districts overlapping
with the Project Area shall be counted as new construction for the various taxing districts in the
following year.

This Plan and the Economic Feasibility Study recognize that the Agency shall receive
allocation of revenue in the calendar year following the last year of the revenue allocation
provision described in this Plan, and the same has been accounted for in both this Plan and the

Study.
This Plan contemplates the retention of certain assets, as described in Section 401, beyond

the termination of this Plan.
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If the Revenue Allocation Area is terminated prior to the end of the twenty (20) year plan
period, the Agency shall continue to carry out the purposes of this Plan until all Projects

contemplated by this Plan are completed.
In no event shall the effective period of this Plan exceed a period of twenty (20) years.

SECTION 1000: PROCEDURE FOR AMENDING AND UPDATING THE PLAN
The Plan may only be modified in compliance with the Law and the Act. Under the Law
and the Act, the following shall not constitute a modification to the Plan:
a. There is a plan amendment to make technical or ministerial changes to a plan that does not
involve an increase in the use of revenues allocated to the agency pursuant to section 50-
2908, Idaho Code;
b. There is a plan amendment to accommodate an increase in the revenue allocation areca
boundary as permitted in section 50-2033, Idaho Code;
c. There is a plan amendment to accommodate a de-annexation in the revenue allocation arca
boundary; or
d. There is a plan amendment to support growth of an existing commercial or industrial
project in an existing revenue allocation area, subject to the provisions of section 50-

2905A, Idaho Code.

The Plan may be further modified as allowed, either now or in the future, by the Law and
the Act, as they may be amended.

SECTION 1100: 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 1200: ANNUAL REPORT

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 income and operating expenses as
of the end of such calendar year. The report must also contain information related to any
modifications made to the plan, or a verification that no modifications have been made to the Plan.

Additionally, House Bill 560 adopted by the 62nd Idaho Legislature, Second Regular
Session, codified at Idaho Code Section 67-450E, requires the Agency to comply with certain
reporting requirements. On or before December 1 of each year, the Agency must submit to the
online central registry certain administrative information and financial information, including
information regarding bonds or other indebtedness. Failure to comply with the mandatory
reporting requirements may result in compliance measures imposed by Idaho State Tax
Commission. The Agency shall comply with all reporting requirements contained within the Law

and the Act.
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EXHIBIT A

LEGAL DESCRIPTION FOR:
Urban Renewal Downtown Allocation Area

A portion of the SW % of Section 22 and a portion of the NW % of Section 27, Township 4 North, Range 3 West,
Boise Meridian, Canyon County, Idaho, being more particularly described as follows:

BEGINNING at the intersection of the northeasterly right-of-way boundary of Albany Street and the northwesterly
right-of-way boundary of N. 4" Avenue; thence

Southeasterly 3120 feet , more or less, along said northeasterly right-of-way boundary of Albany Street to the
intersection of the southeasterly right-of-way boundary of N. 12t Avenue; thence

Southwesterly 2325 feet, more or less, along said southeasterly right-of-way boundary of N. 12% Avenue to the
southwesterly right-of-way boundary of Everett Street; thence

Northwesterly 1600 feet, more or less, along said southwesterly right-of-way boundary of Everett Street to the
northwesterly right-of-way boundary of S. Kimball Avenue; thence

Northeasterly 672 feet, more or less, along said northwesterly right-of-way boundary of S. Kimball Avenue to the
southwesterly right-of-way boundary of Cleveland Boulevard; thence

Northwesterly 559 feet, more or less, along said southwesterly right-of-way boundary of Cleveland Boulevard to
the easterly corner of that certain parcel recorded as Instrument 2021062968, records of Canyon County, Idaho;
thence

Southwesterly 120 feet, more or less, to the southerly corner of said parcel; thence

Northwesterly 121 feet, more or less, to the westerly corner of said parcel, also being a point on the southeasterly
right-of-way boundary of S. 6™ Avenue; thence

Northeasterly 120 feet, more or less, along said southeasterly right-of-way boundary of S. 6™ Avenue to said
southwesterly right-of-way boundary of Cleveland Boulevard; thence

Northwesterly 460 feet, more or less, along said southwesterly right-of-way boundary of Cleveland Boulevard to
the northwesterly right-of-way boundary of S. 5th Avenue; thence

Northeasterly 336 feet, more or less, along said northwesterly right-of-way boundary of S. 5th Avenue to the
southwesterly right-of-way boundary of Blaine Street; thence

Northwesterly 380 feet, more or less, along said southwesterly right-of-way boundary of Blaine Street to the
northwesterly right-of-way boundary extended of S. 4% Avenue; thence

Northeasterly 1317 feet, more or less, along said northwesterly right-of-way boundary of S. 4% Avenue to the
POINT OF BEGINNING.
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THIS EXHIBIT 4 IS STILL BEING REFINED. THE ANTICIPATED PROJECTS ARE
INCLUDED HERE, HOWEVER, THE EXHIBIT WILL CONTINUE TO HAVE DETAIL AND

CONTEXT ADDED.




Public Improvement List:
1. Public Right-of-Way improvements include engineering, design, installation, construction, and/or

reconstruction:

Pedestrian and streetscape improvements consistent with the downtown framework masterplan
All traffic control devices, wayfinding signage, gateway signage, security cameras and fencing

Beautification, landscaping, creek improvements beyond existing improved creek areas (location:

1.
(location: throughout allocation area)
2.
(location: throughout allocation area)
3.
west of 51" Ave. and between 11t and 12 Ave.)
4,

Parking meters and controls measures and parking garage assistance (location: downtown core
area, street and parking lot parking)

2. Utility Improvements/relocations improvements:

1.

3.

Utility work may be applicable to City utilities or private utilities and may include removal,
installation, relocation, undergrounding, upsizing, abandonment, etc.
Culvert and bridge maintenance, repair and improvements {location: all Indian Creek bridges

within the plan area)
Outdoor audio and visual equipment and improvements (location: downtown core between 5th

and 10 and Main and Blaine)

3. Railroad projects and infrastructure:

1.

Including all work performed within the railroad right-of-way, either performed by the City (or its
designee) or by the railroad company (location: in railroad Right-of-way between4th and 12t
Ave.)

Work may include grade or grade separated crossing improvements with infrastructure or
beautification measures and repair and maintenance (location: 5%, 8", Kimball, 10", and 12t")
Rail transit improvements and all associated appurtenances (location: as identified through valley
regional transit studies)

4. Property Work

1

Property acquisition, rehabilitation and site environmental cleanup (locations: TBD).

Cost Estimates for Improvements

Improvements Estimated Timeframe Priority Cost Estimates

Road and pedestrian improvements 1-5 years high S 11,542,909.39
Traffic control devices, signage, security 1-5 years high S 1,700,000.00
Creek Improvements and beautification 6-10 years Medium S 2,500,000.00
Parking Garage and parking equipment 1-5 years high S 19,500,000.00
Utility Work 6-10 years medium S 3,000,000.00
Culvert and bridge Maintenance 1-5, 10-20 years high/low S 1,000,000.00
Outdoor Audio, Visual equipment 6-10 years low S 500,000.00
Railroad right-of-way beautification 6-10 years medium S 1,500,000.00
Grade Crossing Improvements 1-5 years high S 2,500,000.00
Transit Station and Improvements 10-20 years low S 10,000,000.00
Property Acquisition and cleanup 1-10 Years medium S 8,000,000.00

Grand Total $ 61,742,909.39



ATTACHMENT 6

Estimated Administrative Costs*

Cost Category Per Year Total
Engineering and Accounting | $8,000 $160,000
Legal Services $80,340 $1,606,800
Liability Insurance $12,854 $257,080
Financial Audit $16,000 $320,000
Direct Admin Cost: Ec. Dev. | $216,000 $4,320,000
Staff
TOTAL $333,194 $6,663,880
* Estimates based upon costs for current area and subject to inflation over term of Plan. A

description of the method of funding these admin costs are contained with the Economic
Feasibility Study, Caldwell North Urban Renewal Area Plan, Attachment 7.

kK Inflation and other future costs increases over life of Plan accounted for in Feasibility
Study, where total administrative costs are estimated as a part of O&M Costs.




CALDWELL URBAN RENEWAL AGENCY
Caldwell Central Urban Renewal Area

Feasibility Study

October 2023

AT CLEARWATER

v — FINANCIAL —

MSRB Registered




Table of Contents

1. Executive SUMMANY......c.vueeiiiiiiieieirreec e 1
Y2 0] (o Yo [UTe3 1o o TR 3
3. Development Program Projections............couvvvvieiiiiiinnnnnn. 5
4. Revenue Projections...........ueuererermrmrrreiiiniineeieeeeeecssssnnnnanans 8
5. Capital Improvement Plan, Project Costs...........cccccceee 9
8. Bond AsSUMPYONS ..umxersnsnsssssameessassaaspammesna sanus ensscssmmmmsomns 12
7. Economic Feasibility..........vemeiiriiiiiii e 13
8. Alternative Sources of FUNdS........cccoevrmmmiiiiiiieiiiiiie e, 14
9. Limitations of Engagement...........cccccececeieiiiiiiiiiicicieneniinn, 15
Appendix 1: Taxable Value and Increment Projections.......... A1
Appendix 2: Cash Flow Analysis........cccccceviiiimeeeiiiiiiiinnnnne, A2
Appendix 3: Bond Amortization Schedules...............c.cccc....... A3

Appendix 4: CURA Base Value...........ccccovieirininiini A7



1. Executive Summary

1.1 Urban Renewal Law Requirements

Idaho Code Title 50, Chapter 29 states an urban renewal agency of the municipality shall prepare
and adopt a plan for each revenue allocation area and submit the plan and recommendation for
approval thereof to the local governing body. Among the plan requirements listed in Idaho Code 50-
2905, the plan shall include an economic feasibility study. Idaho Code 50-2905 also articulates the

plan must include several specific requirements.

The following Caldwell Central Urban Renewal Area (“*CCURA”) Feasibility Study (“Feasibility
Study”) provides specificity for Idaho Code 50-2905 requirements 1 through 7 for the proposed

CCURA Plan (“Plan”).

Clearwater Financial, LLC (“Clearwater” or “CWF”) was retained by the Caldwell Urban Renewal
Agency ("CURA” or “Agency") to prepare an economic feasibility study pursuant to Idaho Code 50-

2905 for the CCURA Plan.

Economic feasibility is an analysis of a scenario of revenue streams that could be generated within
an urban renewal area based on projected increases in assessed valuation and the future costs
required to make improvements supported by those revenues. Clearwater estimated and evaluated
projected revenues for the proposed CCURA (“Proposed Area” or “Area”) against projected costs
associated with the cost of the Capital Improvement Plan to ensure economic feasibility of the
CCURA Plan. While feasibility findings refer to specific outlined Capital Improvement Plan project
costs (“Project Costs”), other eligible expenditures may be funded if the Area generates more
revenues than projected, if additional funding sources are leveraged, or if Agency prioritization of

Capital Improvement Plan projects changes.

1.2 Feasibility Findings

The incremental taxable values are summarized in Appendix 1, showing high, mid-range, and low
growth rates. Incremental property tax revenues are based on increases in taxable value for Area
properties related to assumed appreciation and known or anticipated development. Resulting tax
increment revenues over the 20-year term of the proposed Plan also appear in Appendix 1 as well
as Appendix 2 — Cash Flow Analysis. The total projected incremental property tax revenues over the
20-year Plan ranges from $37,178,983 at a midrange annual appreciation rate of 3 percent.

Project Costs were provided to Clearwater by CURA. Appendix 2 shows a scenario which
demonstrates the ability of the Area revenue to fund approximately $38,841,871 in Project Costs
over the 20-year term. Project Costs exceed the present value of Area revenues due to an assumed
3 percent cost escalation rate. Area Costs include $38,841,871 in Project Costs, $4,567,964 in
Operations and Maintenance Costs, and $13,931,038 in Interest Costs which are included in the
debt service. The scenario includes Capital Improvement Plan Project Costs and Operations and
Maintenance Costs paid out of incremental property tax revenue cash flow, followed by two bond
issuances — one in 2028 for a parking structure and the other in 2033 for traffic control devices,

signage, security, and grade crossing improvements.

Other financing costs include the assumed interest payments for each of the bond issuances



(assumed to be 4.75% annually). According to these projections, CURA would be capable of
assuming approximately $37,750,000 in debt, all of which would be paid off prior to the expiration of
the Area. The projected revenues, less Project Costs result in a cumulative fund balance of
approximately $1,353,115 in 2043. Any surplus remaining after termination of the URD would be
submitted to Canyon County for distribution to local taxing bodies.

1.3 Other Considerations

Funding sources in addition to incremental property tax revenues may be available or feasible for
the Agency to use in financing the CCURA Capital Improvement Plan. Other revenues could include
but are not limited to private, federal, state or local government loans, grants, donations; in-kind
contributions; interest income; and other revenues. These funding sources and others cited in this
Feasibility Study may become available to assist in the financing of projects.

One funding source of particular note is parking revenues. One of CURA’s priority projects is to
construct a parking structure. This project is contemplated for a bond financing in 2028, making the
parking structure operational in 2030. The parking structure is estimated to have 300-400 stalls. The
structure is estimated to generate future value revenue of $433,473 in the first year, which
represents three quarters of the year. Every year thereafter, annual gross revenue is calculated to
increase escalated by 3 percent each year. Parking revenue is calculated based on future values
using a discount rate of 3 percent. The total projected parking revenues over the 20-year Plan
period amount to approximately $9,459,991. This is net of operation and maintenance costs for the

parking structure.



2. Introduction

CURA identified approximately 78.385 acres generally located in downtown Caldwell, between S
12th Avenue and S 4th Avenue, and between Albany Street and Everett Street as eligible for
designation as an urban renewal project area and revenue allocation area in September 2023. As
required under Idaho Code 50-2008, the City determined the conditions in the proposed CCURA to
be eligible at its September 19, 2023 meeting, approving Resolution No. 237-23.

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

Idaho Code 50-2905 requires CURA to evaluate the economic feasibility of a proposed area and
include economic feasibility findings within the Plan which shall be held to a standard of specificity.
This Feasibility Study evaluates the existing status of CCURA and reviews development scenarios
and the resulting impacts on the revenue generation capability of the Area. In the process of
satisfying the requirements, CURA coordinated with City staff and Clearwater Financial to develop

key inputs to the Feasibility Study.

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

. Market Assessment — Real estate development projections over the 20-year term of the Area,
based on market research and trend data.

. Revenue Model — Projections of Area incremental property tax revenues building on the Market
Assessment and other key assumptions.

. Capital Improvement Plan — A project plan which expands upon the Market Assessment,
identifying necessary and desired public improvements, as well as existing infrastructure

deficiencies and estimated costs.

. Project Costs — Estimated costs associated with the desired improvements referenced in the
Capital Improvement Plan that could be incurred by the Agency.

. Feasibility Model — A financial model prepared by Clearwater which reconciles the Revenue
Model and Project Costs, which then identifies specific costs which are projected to be
supportable based on the results of the Revenue Model.



Figure 1: CCURA Boundary
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The proposed Area extends approximately .51 square miles. There are 277 parcels encompassing
approximately 78.385 acres (not inclusive of public right-of-way). Major land uses present within the
Area include residential, retail, office, and public/institutional. The majority of remaining parcels are
currently vacant or are utilized as surface parking. Right-of-way accounts for 18.8 acres, or
approximately 24 percent of CCURA.

The proposed Area includes 156 publicly owned parcels that encompass 27.3 acres, or
approximately 34.8 percent of CCURA. Publicly owned parcels are scattered throughout the Area.
Many of the publicly owned sites are either vacant land or being used as surface parking lots. It is
assumed that any private improvements made on land currently in public ownership will be taxable

moving forward, regardless of land disposition strategy.

The proposed Area has a 2023 taxable value of approximately $149,565,020.




3. Development Program Projections

According to Idaho Code 50-2903(10) increment value means “the total value calculated by
summing the difference between the current equalized value of each taxable property in the revenue
allocation area and that property’s current base value on the base assessment roll, provided such
difference is a positive value.” According to Idaho Code 50-2903(4), base value on the "base
assessment roll” means the equalized assessment rolls, for all classes of taxable property, on
January 1 of the year in which the City Council passes an ordinance adopting the plan containing a

revenue allocation provision.

Assuming City Council action before December 31, 2023, the effective date will be January 1, 2023,
and the base year will be 2023 (“Base Year”). For the purposes of this Feasibility Study, Clearwater
used the 2023 taxable values determined by the Canyon County Assessor for each parcel in the
proposed Area as the estimated Base Year value. Incremental value was calculated on an annual
basis by property (interpreted to be parcels) through the termination date, set 20 years from the
Base Year of the Plan. During the life of an urban renewal area, incremental value of real property is
generated as a result of one or both of the following over the 20-year term:

. Increases in taxable value resulting from development or redevelopment
. Increases in taxable value due to appreciation

Clearwater conducted a Market Assessment to inform projections of new development and
redevelopment over the 20-year term. The Market Assessment is the result of a review of data

sources and planning materials.

Projections were based in part on COMPASS-forecasted household and employment growth over
the 20-year term. Also, using market data supplied by Berkadia, Clearwater created the resulting
Development Program. This includes five developments (“Known Developments”) identified by the
City and CURA that are at various stages of development. It should be noted that the City and
CURA regularly receive inquiries about development in the proposed Area. In addition to these four
identified developments, it is anticipated that 100,000 sq/ft of office; 50,000 sq/ft of retail; 50,000
sq/ft of restaurant; and 160,000 sq/ft of multi-family will develop over the life of the Area. The
Development Program is comprised of Known Developments and anticipated projects based on the

demand projected in the Market Assessment).

Figure 2: Anticipated
Development Over

1 Life of CCURA
Office 100,000
Retail 50,000
Restaurant 50,000
Multifamily Residential 160,000




Excluding the Known Developments, the Development Program is projected to phase in evenly over
a 20-year period for each land use. Known Developments are assumed to deliver in 2024 and be
fully assessed in 2025, with the exception of one that will be delivered in 2027 and fully assessed in

2028.

Clearwater analyzed competitive new real estate products to derive a series of taxable value
assumptions for the Development Program. Due to recent growth in 2023 assessed and taxable
values in Canyon County, Clearwater also conducted supplementary analyses to inform future
escalation assumptions. These inputs helped drive the incremental taxable value estimates and thus

tax projections in the Revenue Model. Key assumptions include:

. Taxable Value Escalation Trends — Clearwater used median housing values from peer
markets as a benchmark for future maximum assessed values in Caldwell. The recent high rate
of growth in housing values is projected to continue in the first two years of the Plan, decline in
the subsequent two years of Plan, and then stabilize at a more moderate (3%) growth rate

through the remainder of the Plan.

. Taxable Value — Clearwater generated taxable value assumptions on a per-square-foot or per-
unit basis by evaluating comparable new construction projects in and near the Area. Estimated
taxable values were inflated annually to the year of delivery using the variable taxable value
escalation assumptions described above.

. Absorption of Taxable Value — For Known Developments, Clearwater assumed 100% of the
projected taxable value will be absorbed in the year after a project delivers.

. Taxable Value Growth Rate — Existing property within the Area was assumed to appreciate
annually using the variable taxable value escalation assumptions described above.

. Levy Rates — Clearwater assumed a static property tax levy over the life of the Area. Levy rates
are regulated by statutory requirements, which limit taxing district budgetary growth and typically
have an inverse relationship to taxable value growth. Multiplying the levy rate and the projected
incremental taxable value in the Area results in estimated incremental property tax revenues.

. Discount Rate/Cost of Borrowing — Per CURA, Clearwater assumed a 3 percent discount rate
when projecting Project Costs in the year they are anticipated to be completed. Likewise, bond
amortization schedules assume an interest rate on all bonds of 4.75 percent.

3.1 Proposed Caldwell Central Urban Renewal Area

The proposed CCURA boundaries are generally located in downtown Caldwell between South 4th
Avenue and 12th Avenue and between Everett Street and Albany Street. The proposed Area
encompasses 78.385 acres (not inclusive of public right-of-ways) and is comprised of 277 parcels.

The public/institutional parcels are owned by the City of Caldwell, CURA, Wilder Irrigation District,
Canyon County, and the United States of America.



3.2 Current Revenue Allocation area Valuations, Total City Valuation, Levy

Rates
Pursuant to Idaho Code 50-2903(15), the cumulative revenue allocation area assessments of urban

renewal areas cannot exceed 10 percent of the current assessed valuation of all taxable property
within a municipality.

The proposed revenue allocation area has a 2023 taxable value of approximately $149,565,020
pursuant to classification valuations determined by the Canyon County Assessor. This represents
2.04 percent of the City’s 2023 taxable value of $7,338,006,384.

Figure 3: Current Levy Rates in Proposed Caldwell Central Urban
Renewal Area*

Ambulance District 0.0001000170
Caldwell School District #132 0.0014037940
Canyon County 0.0012270190
Canyon County Hwy #4 in Caldwell 0.0006514540
City of Caldwell 0.0039929640
College of Western Idaho 0.0000786120
Mosquito Abatement 0.0000935770

*Tax Code Area 001-00



4. Revenue Projection

The proposed new Area has two main sources of revenue to fund the Capital Improvement Plan.
Tax increment revenue generated by the increased value of properties as CCURA is developed and
improved over the life of the Plan and the opportunity for parking revenue from a planned parking

garage project.

Appendix 1 summarizes the projected incremental property tax generation capability of the proposed
Area per the Market Assessment program detailed above, realized over the 20-year term of the
Plan. The Revenue Model accounts for both the incremental value resulting from Known
Development and anticipated development as well as increases in taxable value due to appreciation.

In total, the proposed Area is anticipated to generate approximately $37.2 million in tax increment
revenue.

Figure 4: Caldwell Central Urban Renewal Area Base Levy

Total Levy 0.0075474370
Caldwell School District #132 Levy (0.0014037940)
CCURA Base Levy 0.0061436430

Based on Current Total Levy Rate, Less School District Levy

4.1 Parking Revenue

It is anticipated that the first Capital Improvement Plan project to be completed within the Areais a
structured parking facility. The City has studied parking demand in the downtown area and expects
the demand to increase as further development comes into the Area. It is anticipated that a 300-400
stall parking structure will be needed. Parking revenue was forecasted based on market research,
an average per stall revenue of $190 per month, and an average usage of 200 stalls after the first
year of completion. It is anticipated that the use of the garage would increase over time resulting in a

forecasted revenue of $9.4 million.



5. Capital Improvement Plan, Project Costs

The Project Costs included within the Capital Improvement Plan were then combined with
Operations and Maintenance Costs and interest costs in order to assess feasibility. Project Costs
were further prioritized based on City analysis and in order of feasibility, starting with feasible
projects at the top and unfunded Project Costs at the bottom. Project Costs, Operations and
Maintenance Costs collectively comprise CCURA costs. Each of these primary cost categories are
included within the Cash Flow Analysis (Appendix 2). Bond proceeds in the Cash Flow Analysis are

net of the other financing costs.

Idaho Code 50-2905 requires a detailed list of estimated project costs an agency is likely to incur in
the proposed revenue allocation area. Idaho Code 50-2905 specifies that an urban renewal plan
include a statement listing the kind, number, and location of all proposed public works or
improvements within the revenue allocation area [50-2905(2)], in addition to a detailed list of

estimated project costs [50-2905(4)].

Capital Improvement Plan projects which will facilitate and spur mixed-use development in the
proposed Area are outlined in Figure 5. Projects may be reprioritized based on unforeseen
conditions that may arise, such as the need to address an immediate safety concern or to capitalize
on strategic opportunities. The estimated Project Costs cited in Figure 6 are based on information

available to City staff from subject matter experts and consultants.



Public Right-of-Way Improvements
Engineering, design, installation, construction and/or reconstruction

downtown framework masterplan

Pedestrian and streetscape improvements consistent with the

Throughout the proposed Area

security cameras and fencing

All traffic control devices, wayfinding signage, gateway signage,

Throughout the proposed Area

improved creek areas

Beautification, landscaping, creek improvements beyond existing

West of 5th Avenue and between 11th
and 12th Avenues

Parking meters and control measures and parking garage assistance

Downtown core area, street and
parking lot parking

Utility Improvements/Relocation Improvements
Utility work may be applicable to City utilities or private utilities and may include removal, installation,

relocation, undergrounding, upsizing, abandonment, etc.

Culvert and bridge maintenance, repair and improvements

All Indian Creek bridges within the plan
area

Outdoor audio and visual equipment and improvements

Downtown core between 5th and 10th,
and Main and Blaine

Railroad Projects & Infrastructure

All work performed within the railroad right-of-way, either performed
by the City (or its designee) or by the railroad company

In railroad right-of-way between 4th
and 12th Avenues

maintenance

Work may include grade or grade separated crossing improvements
with infrastructure or beautification measures, repair, and

5th, 8th, Kimball, 10th, and 12th

Rail transit improvements and all associated appurtenances

As identified through Valley Regional
Transit studies

Property Work

Property acquisition, rehabilitation and site environmental cleanup

Throughout the proposed Area,
specific sites to be determined

Figure 5: Capital Improvement Plan Projects

10




Figure 6: Project Costs

Parking Garage, Parking Equipment 1-5 Year High i;?ggfﬁgg
Traffic control devices, signage, security 1-5 years High i;’;gg’gg) 8(2‘
Grade crossing improvements 1-5 years High i;’ggg’%ﬂg
Road and pedestrian improvements 1-5 years High iié’:ﬁg’ggz*
: . 1-5 years High

Culvert and bridge maintenance 10-20 years Low $1,000,000
Creek improvements and beautification 6-10 years Medium $2,500,000
Utility Work 6-10 years Medium $3,000,000
Railroad right-of-way beautification 6-10 years Medium $1,500,000
Property acquisition and cleanup 1-10 years Medium $8,000,000
Outdoor audio, visual equipment 6-10 years Low $500,000
Transit station and improvements 10-20 years Low $10,000,000
Project Improvement Cost Total (w/o inflationary factor added) $42,242,909

*+3% inflationary cost added
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6. Bond Assumptions

Bonds may be issued to fund Area Project Costs. CURA provided Clearwater with a prioritized list of
desired improvements shown in Figure 6. Capital Improvement Plan costs were reconciled with
revenue projections to define a financially feasible plan. Clearwater assumed two bond issuances
would occur, one in 2028 and 2033 respectively. Typically, bonds can be issued to pay for
improvements if the amount of incremental property tax revenue is deemed insufficient to fund the
project directly or, if applicable, to service the required debt. In evaluating bond feasibility,
Clearwater included the following key assumptions in the Feasibility Model:

. Interest Rate — The annual interest rate on all three bond issuances was assumed to be 4.75%.
The rate is reflective of recent market activity with bonding in mature urban renewal areas.

. Issuance Cost — Costs of issuance such as legal fees, municipal advisor fees, underwriter fees,
trustee fees and other costs are estimated to match current market costs.

. Interest Earnings — It is anticipated that the Agency will earn interest income on revenue
invested until it is used for Project Costs, debt service, or Operations and Maintenance Costs.
Due to the unpredictable nature of interest rates, fund balance, and to be conservative in
forecasting, no interest income was included in the Feasibility Study. Any interest income earned
should be used to fund additional Project Costs in the Capital Improvement Plan.

. Annual Cost Escalation — Capital Improvement Plan costs are anticipated to escalate at 3%
annually. All Project Costs paid directly from cash flow are inflated to the year costs are incurred.

Debt Service Structure — Clearwater Financial assumed level principal and interest payments
for each of the bonds. Bond terms for each of the two bond issuances are the full remaining

period of the Area (16, and 11 years, respectively).
Appendix 3 includes projected bond scenarios that results in an economically feasible CCURA.

Prioritized Project Costs were reconciled with revenue projections to define a financially feasible
plan. Typically, bonds can be issued to pay for improvements if the amount of incremental property
tax revenue is deemed insufficient to fund the project directly or, if applicable, to service the required

debt.

Should Known Development and other anticipated private development occur earlier than projected,
bonds may be repaid earlier as permissible by bond sale requirements or other contracted legal
obligations, issued in larger amounts, or additional bonds may be issued revenues permitting,

Should private development take longer to materialize, or should anticipated development be
substantially less than projected, the tax increment revenue available to be pledged to bond debt
service would be reduced and projected bonding capacity would be reduced accordingly.

Figure 7: Projected Bond
Issues

2028 $24,750,000 $10,326,025 $35,076,025

2033 $13,000,000 $3,605,013 $16,605,013

12



7. Economic Feasibility

In the scenario described above, the proposed Area will generate sufficient revenue to retire the two
bonds totaling approximately $37,750,000 in proceeds. Additionally, the scenario projects the
proposed Area tax increment revenues can fund approximately $4.75 million (future value) of Project
Costs out of third and fourth quarter cash flow, thus no bond issuance is anticipated after year 2033.
All costs, including costs paid out of cash flow, are assumed to escalate to the year in which costs

are paid.

The Feasibility Model results in a cumulative fund balance which would revert to local taxing bodies
if not used prior to the expiration of the proposed Plan. The scenario detailed in this Feasibility Study

has the following key assumptions:

. Projected new residential and commercial development will occur over a 20-year period.

. Bonds are issued at the end of quarters one and two, after a mature cash flow is realized from
incremental revenue in the first quarter.

. Bond interest rates will be 4.75% and saleable in varying term durations.

Appendix 2 includes the projected revenue and bond debt service for the proposed Area, confirming
that sufficient revenues are projected to service the bonds (assuming assumptions are realized).
While there are a series of years at the end of the proposed Area which have negative annual cash
flows, the scenario results in a positive cumulative cash flow in every year.

Clearwater concludes that this Feasibility Study confirms there is a plausible scenario, built upon
specific market assumptions and trends, which allows for approximately $38,841,871 in Project
Costs to be funded over the life of the proposed Area. This Feasibility Study is designed to serve as
an attachment to the Plan, satisfying the requirement in Idaho Code 50-2905 that the plan shall

include an economic feasibility study with specificity.

13



8. Alternative Sources of Funds

Funds to pay for Project Costs and/or bond obligations, which may be issued or incurred to pay for
such costs, are to be derived principally from CCURA revenues and/or proceeds from municipal
obligations, which have as a repayment source tax incremental revenue. To secure the issuance of
these obligations and any potential developer performance of development agreement obligations,
the Agency may require the utilization of guarantees, deposits, reserves, and/or other forms of
security made available by private sector developers. The Agency may incur Project Costs paid from
the funds of the Agency other than incremental tax revenues, and the Agency may then be

reimbursed for such costs from incremental taxes.

Tax incremental revenue, which will be used to fund eligible Project Improvements and bond debt
service obligations, shall be the incremental real property tax revenues attributed to the increase of
the taxable value of each taxable parcel of real property in the proposed Area above the certified
taxable base value of each such property, less school district levy assessments.

The Agency may enter into intergovernmental agreements with other taxing districts or agreements
with private entities. Other sources of funding for Project Improvements may include, but are not

limited to:
. Initial City or inter-area Agency loans
. Other bonds, notes and/ or loans
. Lease revenues
. Land disposition proceeds
. Improvements and/or payments by developers
. Investment income
. Local improvement district (LID)
. Business improvement district (BID)
. Development Impact Fees

. Franchise Fees

. Grants or loans from federal, state, regional or local agencies and/ or private entities

This report will be based on estimates, assumptions, and other information developed from research
of the market, knowledge of the industry, and meetings during which Clearwater obtained 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.

14



9. Limitations of Engagement

The projections contained in this Feasibility Study are based on current valuations, market
conditions and projections, regional development trends, historical inflationary increases in value,
and anticipated private investment. Some projections may not materialize during the term of the Plan
due to the volatility of development financing and associated developer-expected returns,
governmental actions, market factors, or other unanticipated events.

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.

This 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 Area boundary and from inflationary increases in value. These
projections are intended to provide an estimate of the final taxable value of the Area 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 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 an urban renewal area.

15



Appendix 1: Taxable Value and Increment
Projections

2024 | S 154,051,971 0.006143643| § 546,440 | S 946,440
2025 | S 175,802,930 0.006143643| § 1,080,070 | § 2,026,511
2026 | S 211,077,018 0.006143643| 5 1,296,782 | S 3,323,293
2027 | S 217,409,328 0.006143643[ S 1,335,685 | S 4,658,978
2028 | S 229,291,608 0.006142642| S 1,409,300 | S 6,068,278
2020 | S 236,273,356 D.006143643| § 1,451,579 | S 7,519,857
2030 | S 255,571,557 0.006143643| $ 1,570,140 | 9,089,998
2031 [ S 263,238,704 0.006143643 § 1,617,245 | S 10,707,242
2032 |S 284,005,865 0.006143643] $ 1,744,831 | § 12,452,073
2033 [ S 296,486,041 0.006143643| S 1,821,504 | § 14,273,577
2034 | S 305,380,622 0.006143643] 5 1,876,150 | & 16,149,727
2035 | S 322,792,041 0.006143643] § 1,983,119 | S 18,132,846
2036 | S 336,435,802 0.006143643| § 2,066,941 | S 20,199,737
2037 | S 355,108,876 0.006142643| 5 2,131,662 | § 22,381,449
2038 | S 365,762,142 0.006143643| § 2,247,112 | S 24,628,561
2039 | S 376,735,006 0.006143643] § 2,314,525 | § 26,943,087
2040 | S 391,997,057 0.006143643| S 2,408,290 | § 29,351,377
2041 | S 403,756,968 0.006143642| & 2,480,539 | S 31,831,915
2042 | S 428,739,677 0.006143643 $ 2,634,024 | § 34,465,939
2083 | S 441,601,868 0.006143643| & 2,713,044 [ § 37,178,583

-~ FINANCIAL —
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Appendix 2: Cash Flow Analysis

Cash Flow Analysis
Increment
Year& Date Revenue Parking Revenue Project Cost Project Description O & M costs Bond Proceeds  1stDebtservice 2nd DebtService  NetCash Flow Fund Balance
1 2024 846,440 170,000.00 776,44031 S 776,443
2 2025 1,080,070 175,100.00 904,970.44 5 1,681,411
3 2026 1,296,782 183,353.00 1,116,428.84 § 2,797,240
4 2027 1,335,685 185,763.59 1,145,921.71 S 3,947,761
5 2028 1,408,300 191,336.50  22,000,000.00 2,192,812.50 21,025,151.15 $ 24,972,812
[ 2028 1,451,578 21,347,422 Parking Garsge angd parking equipment 187,076.5% 2,184,387.50 (22,887,306.74) § 2,085,606
7 2030 1,570,140 433,473 202,588.8% 2,182,375.00 {391,750.60) S 1,693,855
8 2031 1,617,245 577,964 208,078.56 2,182,887.50 (206,857.58) S 1,486,998
g 2032 1,744,231 595,303 215,350.81 2,180,987.50 (66,205.01) S 1,420,793
Traffic control devices, signage,
10 2033 1,821,504 613,162 5,644,442 security, Grade Crossing Improvements 221,811.44  11,200,00000 2,181,375.00 1,508,750.00 5577,031.00 § &997,824
11 2034 1,876,150 631,557 6,500,000 Rcad and pedestrian improvements 228,465.78 2,183,912.50 1,510,500.00 |6,414,672.08) 5 583,151
12 2035 1,983,119 §50,503 235,315.76 2,183,362.50 1,510,375.00 20494021 S 788,082
13 2036 2,066,941 £70,018 242,379.35 2,188,725.00 1,508,112.50 304,855.61 S 1,092,947
14 2037 2,181,662 £90,118 1,000,000 Road and pedestrian improvements 249,650.73 2,193,000.00 1,508,712.50 (570,868.51} § 522,078
15 2033 2,247,112 710,823 257,140.25 2,1582,712.50 1,511,937.50 508,081.90 S 1,030,160
16 2038 2,314,525 732,147 264,854.46 2,183,862.50 1,507,550.00 587,95574 S 1,618,115
17 2040 2,408,250 754,112 2,000,000 Road and pedestian improvements 272,800.09 2,181,212.50 1,510,787.5C {1,301,610.85) S 316,505
18 2041 2,420,533 776,735 280,584.10 2,188,762.50 1,511,175.00 786,527.16 $ 1,103,032
13 2042 2,634,024 800,037 1,750,000 Road and pedestrizn improvements 289,413.62 2,184,275.00 1,508,712.50 (798,627.57) § 303,404
20 2043 2,713,044 824,038 258,056.03 2,185,275.00 1,508,400.00 1,048,711.44 5 1,353,115
Total $27,178.983.23 S 5.459.991.13 S 38.341870.53 4567964 S 33200000 S 35075025 'S 16605013 § 1,253,115
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Appendix 3: Bond Amortization Schedules

URBAN RENEWAL AGENCY OF THE CITY OF CALDWELL, IDAHO

$24,750,000
TIF Revenue Bonds, Series 2023

March 1, 2028

Sources & Uses
Dated 03/01/2028 | Delivered 03/01/2028

Sources Of Funds

Par Amount of Bowls - S24.750.000.00
Total Sources $24.750,000.00
Uses Of Funds

Costs of lsuance o ] o o "5()1:1: MK

Deposit to Debit Senviee Reserve Fund (OSREy . L%
Rounding Amount {

Total Uses 24,750 014040

CURA TIF Rev Bonds 20234 | SINGLE PURFOSE | 9002023 | 702FM

CLEARWATER FINANCIAL, LLC

MSRB REGISTERED
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URBAN RENEWAL AGENCY OF THE CITY OF CALDWELL, IDAHO
$24,750,000

TIF Revenue Bonds, Series 2023

March 1, 2028

Debt Service Schedule

Date Principal Coupon Interest Total P+l
09012028 £L6035,000.00 4.750% SRT.812.50 2,192 812.50
09412024 1,092.000.00 4.750% 1.099,387.50 2194 38730
09012030 1.143,000.00 4.750% LOAT7,375.00 2192,375.00
0012031 £, 200,000.00 4.750% Q9298750 2 192.987.50
09612032 1,235,000.04 4.750 933,957.50 219098750
09012033 1,313,000.80 A.750% ¥76,375.00 2,191.375.00
09012034 1 350.000.00 4.750%% R13.912.50 219391230
09012035 LA4%,000.00 4.750% T48,362.50 2,193.362.50
090172036 1.510,000.040 4T85 679,723,400 2,189,725.00
09012037 1.555,000.00 A. 75000 H0R,000.00 2193.000.00
DUH12038 1,660.000.0¢ 47500 53271250 2,192.712.50
09012039 1.740,000.04 4.750% A451,862.50 2,193.862.50
090172040 1.820,000.00 47500 371,212.50 2,191212.50
09012041 £.903,000.04 4750 284,702.50 2.189.762.30
o202 200000000 ATH% L AM2IS00 219427500
09012043 2.090,000.460 4. 99,275,400 2,189.275.00
Total §24.750,000.00 - S10.326,025.06 £35.076 025.00
Yield Statistics
Bond VewrDolles e
Average Life _
Average Coupon
Net Interest Cest (NIC) o N -
True Interest Cost (TIC) T -
Bond Yiekl for Arbitrage Purposes
All Inclusive Cast (AIC)
IRS Form 8038
Net Interest Cast e ————————— - 4. T50000KF
8.783 Yearns

Weighted Average Matority

CURS TIF Ber Bands 2023 { 1 SINGLE FURFDSE | 89002023 | TO2PM

CLEARWATER FINANCIAL, LLC

MSRB REGISTERED
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URBAN RENEWAL AGENCY OF THE CITY OF CALDWELL, IDAHO

$13.000,000
TIF Revenue Bonds, Series 2023

March 1, 2033

Sources & Uses
Dated 03/01/2033 | Delivered 03/01/2033

Sources Of Funds

Par Amount of Bonds 13 (000000

Total Sources S13.000.000.00

Uses Of Funds

Cosollsuance ~ I i I ] _ J00.000.00

Deposit 1 Debr Service Reserve Fund (DSRF) S — - 1,300 804000
11,200 040000

Roundimg Amount

Tatal Uses $13,000, (KD

SURATIE Bov Bands 2023 { | SINGLE PURPOSE | 9302023 | 703 FM

CLEARWATER FINANCIAL, LLC

MSRB REGISTERED
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URBAN RENEWAL AGENCY OF THE CITY OF CALDWELL, IDAHO

$13,000,000

TIF Revenue Bonds, Series 2023

March 1, 2033

Debt Service Schedule

Date Principal Coupon Interest Total P+l
a9/n1:2033 1,200,000.40 4.750% 30875000 LS08.T50.00
09/01:2034 950,000,060 4.750% Sa0.500 040 1.510. 500,00
agn 993,000.00 4.750% 51537500 151037500
0901203 1.040,000.00 4. 780 468, 11250 1.508,112.5¢
09/01/21 £090,000.00 4.750% 418.712.50 1,508,712.50
09012038 1143 000.00 4.750% 36693750 1,511.937.50
09/01203% 1,193.000.60 4.750% 31255004 1,507, 55041y
A9/012040 1,253,000.00 4.750% 255.787.50 1.510,787.50
09012041 1,313,000.00 4.950%, 196,175,600 A1 175040
09012042 1.373,000.00 4.750% 133.712.50 1,508,712.50
09nE2043 1, 440,000.60 4.750% 8. A0 150840000

Tutal 513.000,000.00 - $3,605.012.50 $16.605.012.50

Yield Statistics

Bond Year Dollars STS.R95.00
Average Life 583K Years
Average Coupon 4. 73000

Wet Interest Cost (NIC)
Troe Interest Cost (TIC) - i - i k .
Bond Yicld for Arbitrage Pusposes - 4.75 ("%
All Inclusive Cost (AIC) S5643014%

IRS Form 8038
et Interest Cast 4. 720K e
583K Years

Weighted Average Maturity

CUHA TIF Rov Bonds 20234 | SINGLE PURPOSE | 83002023 | TO98M

CLEARWATER FINANCIAL, LLC

MSRB REGISTERED
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Appendix 4: CURA Base Value
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Address
119N 5tn A
O ath Ave
401 Main 30
105 N 5th Ave
205 M 5th A
406 Main 5t
105 5th Ave
501 Clewpland Bivd
515 Clevpland Bivd
305 5 5thAve
0 Blalae 51
514 Elaine 51
S1E Blaim 5t
314 S Eth fe
ZL7 5 5th A
LS ESth e
0% Blaine 5t
511 Blabwe 5t
517 Elaine 5t
122 S Eth Ave
ZL0 5 ELh foe
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200 & Bth Ave
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510 Arthur St
115 55¢h Ave
0 Arthar $1
O &rthor 81
507 Maln 5t
506 Maln 3t
508 Main 52
510 Main 5%
516 Main 30
[ RAain &6
521 Main 3t
517 Main3t
501 Main 3t
133N 510 Awe
G Albany 5
704 Albany 5t
109 W Kimbal Ave
TIT Main 5t
715 Main 5t
Fi1 Main st
OhAain 5t
P07 Main St
T05 Main 5t
703 Main 5t
E23 Maln st
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o Main &
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05 S Bth dve
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JL4E Tth ave
2LE 5 Tth e
0 Blaine St
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€21 Cleveland Bavd
€07 Cheveland Bvd
114 5 Kimbal' Jve
1205 Kimthal &0
IETth A
1195 7th Ave
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213 3 Kimbal Aue
T30 Anhur &
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712 Arthur 51
708 Arthur 51
D& Arthur Bt

FOu Lard
23420000
1433000
187,35000
£125000
82400 00
4118000
B1543000
12013000
38610000
17714000
77,430.00
8, 0000
93 30000
7072000
86.200.00
3513000
BOLE20.00
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&0,04000
3322000
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180,24000
206610 00
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0,040 00
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101, 550.00
100,530 00
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550,080.00
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52,0000
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330000
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75542000

330000
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1,710,200.00
22930000

BE00 L0
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23600000
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RESOLUTION NO. 237-23

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CALDWELL, IDAHO
FINDING THAT A DETERIORATED AND DETERIORATING AREA, AS DEFINED BY
IDAHO LAW, EXISTS IN THE CORPORATE CITY LIMITS OF CALDWELL; THE
REHABILITATION, CONSERVATION, REDEVELOPMENT, OR A COMBINATION
THEREOF, OF SUCH AREA IS NECESSARY IN THE INTEREST OF THE PUBLIC
HEALTH, SAFETY, MORALS OR WELFARE OF THE RESIDENTS OF CALDWELL;
THERE IS NEED FOR THE URBAN RENEWAL AGENCY TO FUNCTION IN SUCH
AREA; AND SAID AREA IS APPROPRIATE FOR AN URBAN RENEWAL PLAN AND

ASSOCIATED PROJECTS.

WHEREAS, City staff has caused that certain real property depicted on Exhibit A,
hereinafter referred to as the “Caldwell Central Urban Renewal Area” or “CCURA”, to be
evaluated as a site for creation of a new urban renewal project area and revenue allocation area
and corresponding urban renewal activities of the Urban Renewal Agency of the City of Caldwell,

Idaho (“Agency”); and

WHEREAS, City staff presented its findings concerning the condition of the CCURA to
the City Council at a regular City Council meeting on September 19, 2023; and

WHEREAS, the CCURA is generally located in downtown Caldwell, between S 4th
Avenue and S 12% Avenue, and between Everett Street and Albany Street, and is likely to

experience substantial development pressure in the near future.

WHEREAS, the CCURA currently contains a predominance of buildings and
improvements, both residential and nonresidential, which by reason of dilapidation, deterioration,
age and obsolescence will interfere with the sound growth and development of the CCURA and
constitute a detriment to the public health, safety, morals or welfare; and

WHEREAS, the CCURA exhibits a predominance of defective or inadequate street layout
and quality, access due to obsolete platting and existing infrastructure, deterioration of structures
or improvements, properties with access and other issues based upon adjacency to the railroad
right-of-way, insanitary or unsafe conditions associated with dilapidated and obsolete structures,
and conditions which endanger life or property all of which results in economic underdevelopment
of the CCURA and substantially impairs or arrests the sound growth of Caldwell, and constitutes
an economic liability and is a menace to the public health, safety, morals or welfare in its present

condition and use; and

WHEREAS, the foregoing conditions are depicted and further described on the annotated
map attached hereto as Exhibit B, and the accompanying pictures and descriptions attached hereto
as Exhibit C; and,

WHEREAS, the equalized assessed valuation (as shown by the taxable property
assessment rolls) of the CCURA is likely to increase as a result of the initiation of urban renewal
projects; and

WHEREAS, there is need for the Urban Renewal Agency of the City of Caldwell, Idaho
to function in the CCURA.
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BE IT HEREBY RESOLVED by the Mayor and Council of the City of Caldwell, Idaho
as follows:

1. Based upon the foregoing recitals, which are adopted and incorporated here as
findings of fact, the CCURA, described in Exhibit A and depicted on Exhibit B, is hereby found

and declared to be a “deteriorated area” as defined by Idaho Code Section 50-2018(8).
2.

Based upon the foregoing recitals, which are adopted and incorporated here as
findings of fact, the CCURA, described in Exhibit A and depicted on Exhibit B, is hereby found

and declared to be a “deteriorating area” as defined by Idaho Code Section 50-2018(9).

3. Based upon the foregoing recitals, which are adopted and incorporated here as
findings of fact, the CCURA, described in Exhibit A and depicted on Exhibit B, is hereby found

and declared to be a “deteriorated area” as defined by Idaho Code Section 50-2903(8).

4. The equalized assessed valuation (as shown by the taxable property assessment
rolls) of the CCURA is likely to increase as a result of the initiation of urban renewal projects.

5. There is need for the Urban Renewal Agency of the City of Caldwell, Idaho to
function in the CCURA.

PASSED BY THE COUNCIL of the City of Caldwell, Idaho this 19" day of September
2023.

APPROVED BY THE MAYOR of the City of Caldwell, Idaho this 19" day of September
2023.

Approved

By@:u\;\-/\ N

JAROM WAGQNER, Mayor
ATTEST: =
<= :—/} N YLD
B;S’%NN)\J N}B\U ) “‘\\‘\‘\\‘ CA'Z."O""O,
DEBBIE GEYER, City\8lerk S Leeeessa, T
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EXHIBIT C
LEGEND

Under Idaho Code 50-2903(8) and 50-2018(8) and (9), the terms “deteriorated area” and
“deteriorating area” are defined for the purpose of the Local Economic Development Act and the
Urban Renewal. There are a number of sub-subsections to 50-2903(8) which enumerate specific
criteria that qualify an area as deteriorated. Additionally, 50-2018 contains its own qualifications.
For simplicity’s sake, those sections are identified and labeled below, and are referred to herein by

reference.

Reference

Cite

Text of Subsection

1

50-2908(8)(a)

Any area, including a slum area, in which there is a predominance of
buildings or improvements, whether residential or nonresidential, which
by reason of dilapidation, deterioration, age or obsolescence, inadequate
provision for ventilation, light, air, sanitation, or open spaces, high density
of population and overcrowding, or the existence of conditions that
endanger life or property by fire and other causes, or any combination of
such factors, is conducive to ill health, transmission of disease, infant
mortality, juvenile delinquency, or crime, and is detrimental to the public
health, safety, morals or welfare.

50-2908(8)(b)

Any area which by reason of the presence of a substantial number of
deteriorated or deteriorating structures, predominance of defective or
inadequate street layout, faulty lot layout in relation to size, adequacy,
accessibility or usefulness, insanitary or unsafe conditions, deterioration of
site or other improvements, diversity of ownership, tax or special
assessment delinquency exceeding the fair value of the land, defective or
unusual conditions of title, or the existence of conditions that endanger life
or property by fire and other causes, or any combination of such factors,
results in economic underdevelopment of the area, substantially impairs or
arrests the sound growth of a municipality, retards the provision of housing
accommodations or constitutes an economic or social liability and is a
menace to the public health, safety, morals or welfare in its present
condition and use.

50-2908(8)(c)

Any area which is predominately open and which because of obsolete
platting, diversity of ownership, deterioration of structures or
improvements, or otherwise, results in economic underdevelopment of the
area or substantially impairs or arrests the sound growth of a municipality.
The provisions of section 50-2008(d), Idaho Code, shall apply to open

areas.

50-2908(8)(d)

Any area which the local governing body certifies is in need of
redevelopment or rehabilitation as a result of a flood, storm, earthquake,
or other natural disaster or catastrophe respecting which the governor of
the state has certified the need for disaster assistance under any federal law.

50-2908(8)(e)

Any area which by reason of its proximity to the border of an adjacent state
is competitively disadvantaged in its ability to attract private investment,
business or commercial development which would promote the purposes
of this chapter.

50-2908(8)(f)

Deteriorated area does not mean not developed beyond agricultural, or any
agricultural operation as defined in section 22-4502(1), Idaho Code, or any




forest land as defined in section 63-1701(4), Idaho Code, unless the owner
of the agricultural operation or the forest landowner of the forest land gives
written consent to be included in the deteriorated area, except for an
agricultural operation or forest land that has not been used for three (3)

consecutive years.

50-2018(8)

An area in which there is a predominance of buildings or improvements,
whether residential or nonresidential, which by reason of dilapidation,
deterioration, age or obsolescence, inadequate provision for ventilation,
light, air, sanitation, or open spaces, high density of population and
overcrowding, or the existence of conditions which endanger life or
property by fire and other causes, or any combination of such factors is
conducive to ill health, transmission of disease, infant mortality, juvenile
delinquency, or crime, and is detrimental to the public health, safety,
morals or welfare. Provided however, this definition shall not apply to any
agricultural operation, as defined in section 22-4502(2), Idaho Code,
absent the consent of the owner of the agricultural operation or to any
forest land as defined in section 63-1701(4), Idaho Code, absent the
consent of the forest landowner, as defined in section 63-1701(5), Idaho
Code, except for an agricultural operation or forest land that has not been
used for three (3) consecutive years.

50-2018(9)

An area which by reason of the presence of a substantial number of
deteriorated or deteriorating structures, predominance of defective or
inadequate street layout, faulty lot layout in relation to size, adequacy,
accessibility or usefulness, insanitary or unsafe conditions, deterioration of
site or other improvements, diversity of ownership, tax or special
assessment delinquency exceeding the fair value of the land, defective or
unusual conditions of title, or the existence of conditions which endanger
life or property by fire and other causes, or any combination of such
factors, substantially impairs or arrests the sound growth of a municipality,
retards the provision of housing accommodations or constitutes an
economic or social liability and is a menace to the public health, safety,
morals or welfare in its present condition and use; provided, that if such
deteriorating area consists of open land the conditions contained in the
proviso in section 50-2008(d), Idaho Code, shall apply; and provided
further, that any disaster area referred to in section 50-2008(g), Idaho
Code, shall constitute a deteriorating area. Provided however, this
definition shall not apply to any agricultural operation, as defined in
section 22-4502(2), Idaho Code, absent the consent of the owner of the
agricultural operation or to any forest land as defined in section 63-
1701(4), Idaho Code, absent the consent of the forest landowner, as defined
in section 63-1701(5), Idaho Code, except for an agricultural operation or
forest land that has not been used for three (3) consecutive years.




PICTURES 1 AND 2

I

| [i
|

|

Description: Caldwell Police department and dilapidated buildings. The existence of dilapidated
building and immediate adjacency to railroad right of way contribute to limiting parking and
potential for redevelopment. Right-of-Way improvements are needed in this area for it to redevelop
due to the deterioration thereof, including: Needed surface and structural rehabilitation of
roadways for all applicable modes of transportation, vehicle or pedestrian; Needed traffic control
devices, signage, etc. Properties in this area may be unlikely to develop without rehabilitation and
cleanup of said properties, through acquisition or other urban renewal support and activities.

Applicable Criteria: 2, 7, and 8



PICTURES 3 AND 4

TN

Description: Railroad Right of Way and crossing onto N 4 Ave. Properties adjacent to or
interacting with railroad right of, or utilizing simple crossing, may see an impediment to
development based on the difficulty and complexity added by those features. Deteriorating
crossing grades impact vehicle travel. Additionally, security fencing and safety measures that are
required by development adjacent to rail lines can be an impediment to development.



The 10" Ave bridge over the railroad tracks has deteriorating substructure and spalling concrete
and will need to be rehabilitated. All of the foregoing contribute to economic underdevelopment

of areas along the railroad tracks.

Applicable Criteria: 1, 2, 7, and 8

PICTURE 5

Description: Facing Southeast on Albany. Deteriorating and unfinished street conditions. Right-
of-Way improvements are needed in this area for it to redevelop due to the deterioration thereof,
including: Needed surface and structural rehabilitation of roadways for all applicable modes of
transportation, vehicle or pedestrian; Needed traffic control devices, signage, etc. Properties in this
area may be unlikely to develop without rehabilitation and cleanup of said properties, through
acquisition or other urban renewal support and activities.

Applicable Criteria: 2, 7, and 8



PICTURES 6 AND 7

Description: The downtown area has seen substantial redevelopment and investment, supported
substantially by prior urban renewal activities and investment by downtown businesses. However,
there are still many structures within the downtown area which by reason of dilapidation,
deterioration, age or obsolescence have not yet redeveloped.

Applicable Criteria: 1, 2, 7, and 8§



PICTURE 8

Description: See description above for pictures 6 and 7.

PICTURE 9

Description: Taken at the corner of 12" and Main, looking back at the residential area along the
Southwest side of the railroad right of way. Many older residences are in a deteriorating condition,
and small lots and access issues are an impediment to development. Right-of-Way improvements
are needed in this area for it to redevelop due to the deterioration thereof, including: Needed
surface and structural rehabilitation of roadways for all applicable modes of transportation, vehicle
or pedestrian; Needed traffic control devices, signage, etc. Properties in this area may be unlikely
to develop without rehabilitation and cleanup of said properties, through acquisition or other urban

renewal support and activities.

Additionally, the condition of the 12" Ave railroad crossing is in need of improvement and

rehabilitation.

Applicable Criteria: 1,2, 7, and 8



PICTURES 10 AND 11

Description: Structures along Northeast railroad right of way. There are unfinished roadways,
including, curb, gutters, and sidewalks, along with the existence of deteriorating and dilapidated
structures which present an impediment to development. Right-of-Way improvements are needed
in this area for it to redevelop due to the deterioration thereof, including: Needed surface and
structural rehabilitation of roadways for all applicable modes of transportation, vehicle or
pedestrian; Needed traffic control devices, signage, etc. Properties in this area may be unlikely to
develop without rehabilitation and cleanup of said properties, through acquisition or other urban
renewal support and activities. Additionally, utility services in this area are such that significant
redevelopment would necessitate improvements to the same.

Properties adjacent to or interacting with railroad right of, or utilizing simple crossing, may see an
impediment to development based on the difficulty and complexity added by those features.
Deteriorating crossing grades impact vehicle travel. Additionally, security fencing and safety
measures that are required by development adjacent to rail lines can be an impediment to

development.

Applicable Criteria: 2, 7 and 8



PICTURES 12 AND 13

W

Description: Property near Indian Creek. Currently under contract with the CURA for
redevelopment, however, that redevelopment is being supported by urban renewal activities. In the
event the project does not move forward, this property may face some of the same redevelopment
hurdles that impeded its development previously.

Applicable Criteria: 2, 7 and 8



PICTURE 14

Description: Facing Southwest at the corner of Blaine and 5™ Ave. While some redevelopment
has occurred, there are still a number of deteriorating and dilapidated structures along this corridor.
Some Right-of-Way improvements are needed in this area for it to redevelop due to the
deterioration thereof, including: Needed surface and structural rehabilitation of roadways for all
applicable modes of transportation, vehicle or pedestrian; Needed traffic control devices, signage,
etc. Properties in this area may be unlikely to develop without rehabilitation and cleanup of said
properties, through acquisition or other urban renewal support and activities. Additionally, there
are lot size and layout conditions in relation to size, adequacy, accessibility, and usefulness which
are an impediment to the economic development of the area.

Applicable Criteria: 2, 7, and 8

PICTURE 15

Description: Facing East at the corner of S Kimball Ave and Dearborn Street. See description
for Picture 14.

Applicable Criteria: 2, 7, and 8



PICTURE 16

Description: Vacant Lot at the corner of S 11" Ave and Dearborn Street. While some
redevelopment has occurred in this area, there are still a number of deteriorating and dilapidated
structures along this corridor. Some Right-of-Way improvements are needed in this area for it to
redevelop due to the deterioration thereof, including: Needed surface and structural rehabilitation
of roadways for all applicable modes of transportation, vehicle or pedestrian; Needed traffic
control devices, signage, etc. Properties in this area may be unlikely to develop without
rehabilitation and cleanup of said properties, through acquisition or other urban renewal support
and activities. Additionally, there are lot size and layout conditions in relation to size, adequacy,
accessibility, and usefulness which are an impediment to the economic development of the area.

Certain property that has not yet developed may be in such a deteriorated condition that acquisition
by the Urban Renewal Agency is a necessary predicate to its redevelopment.

Applicable Criteria: 2, 7, and 8



PICTURE 17

Description: Facing North at the corner of S 11" and Cleveland. See description above for
Picture 16.

Applicable Criteria: 2, 7, and 8

PICTURE 18

Description: Facing North at the corner of S 11" Avenue and Aruther Street. This is a
particularly dilapidated area, where there have been issues with vandalism and vagrancy.
Acquisition and other agency activities may be necessary predicates to the further development
of this area. The current condition of the buildings is either completely deteriorated or
deteriorating based on the age, obsolescence, and condition of the structures on the property.

Applicable Criteria: 2, 7, and 8



PICTURE 19

Description: Looking East from S Kimball Avenue. This area, and the adjacent Plaza, have seen
significant investment and improvement. However, some of the structures in this downtown core
area are still dilapidated and deteriorating. Additionally, infrastructure deficiencies and associated
deficiencies may continue to be an impediment to further development. Utility
Improvements/relocations that are needed include the removal, installation, relocation, upsizing,
abandonment, etc. of current facilities to accommodate new commercial/retail development.
Furthermore, the downtown area of a city poses a unique policing scenario, and the current state
of security cameras, fencing, and other safety measures may be contributing to the current rate of

economic development.

Lastly, certain properties are owned by the urban renewal agency, which properties are under
contract for redevelopment. In the event such contracts fall through, additional urban renewal
activities may be necessary for the redevelopment of the area because the same impediments to
development that have kept them in their current condition may persist.

Applicable Criteria: 1,2, 7, and 8



PICTURE 20

Description: Arial map of downtown corridor. The downtown core has a wide spectrum of
improved and unimproved properties. Some owners have taken advantage of market conditions to
renovate and improve their properties while others have allowed their properties to go
unmaintained and/or unimproved. Right-of-way improvements (generally including asphalt, curb,
gutter and sidewalk, landscaping, and all other road frontage appurtenances that meet the
downtown framework masterplan) are lacking in many locations in the downtown core but not all
locations. Closing the gaps on those locations still in need of improvements will assist in vitalizing
an expanding downtown with safety, aesthetics, and functionality.

Applicable Criteria: 1, 2, 7 and 8
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