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100 INTRODUCTION

This is the Urban Renewal Plan (the “Plan”) for the Middleton East District Urban
Renewal Project (the “Project™) in the city of Middleton (the “City”), county of Canyon, state of
Idaho. Attachments 1 through 9 attached hereto (collectively, the “Plan Attachments”) are
incorporated herein and shall be considered a part of this Plan.

The term “Project” is used herein to describe the overall activities defined in this Plan
and conforms to the statutory definition of an urban renewal project. Reference is specifically
made to Idaho Code Sections 50-2018(10) and 50-2903(13) for the various activities
contemplated by the term “Project.” Such activities include both private and public development
of property within the urban renewal area. The Middleton East District Project Area is also
referred to as the “Project Area” or the “Revenue Allocation Area.”

This Plan was prepared by the Board of Commissioners (the “Agency Board™) of the
Middleton Urban Renewal Agency (the “Agency”), consultants, and staff, 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.

Idaho Code Section 50-2905 identifies what information the Plan must include with
specificity as follows:

(1) A statement describing the total assessed valuation of the base assessment roll of
the revenue allocation area and the total assessed valuation of all taxable property
within the municipality;

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

(3)  An economic feasibility study;

(4) A detailed list of estimated project costs;

(5) A fiscal impact statement showing the impact of the revenue allocation area, both
until and after the bonds are repaid, upon all taxing districts levying taxes upon

property on the revenue allocation area;

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

N 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; and

(8) 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.

This Plan includes the above information with specificity.

The Project Area includes parcels within the City limits, as well as parcels outside of the
City limits and within unincorporated Canyon County. Pursuant to Idaho Code Sections 50-
2018(18) and 50-2906(1), (3), the Canyon County Board of County Commissioners has deemed
the Project Area eligible for an urban renewal project (Attachment 7). Further, for purposes of
implementing this Plan, the Canyon County Board of County Commissioners entered into an
intergovernmental agreement and adopted a transfer of powers ordinance (Attachment 8). The
City and County intend for the Project Aréa to be fully annexed into the City prior to or
simultaneous with development of the Project Area.

The proposed development and redevelopment of the Project Area as described in this
Plan conforms to the city of Middleton Comprehensive Plan (the “Comprehensive Plan™),
adopted by the Middleton City Council (the “City Council”) on December 4, 2019. The
Comprehensive Plan Maps were then updated in 2021. The Agency intends to rely heavily on
any applicable City zoning and design standards.!

This Plan is subject to the Plan modification limitations and reporting requirements
set forth in Idaho Code Section 50-2903A. Subject to limited exceptions as set forth in
Idaho Code Section 50-2903A, if this Plan is modified by City Council ordinance, then the
base value for the year immediately following the year in which modification occurs shall
include the current year’s equalized assessed value of the taxable property in the revenue
allocation area, effectively eliminating the Agency’s revenue stream.

A modification shall not be deemed to occur when “[t]here 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; there is a plan amendment to accommodate an increase
in the revenue allocation area boundary as permitted in section 50-2033, Idaho Code; there
is a plan amendment to accommodate a de-annexation in the revenue allocation area
boundary; or 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 § 50-2903A(1)(a)(i)-(iv). Annual adjustments as more specifically
set forth in the Agency’s annual budget will be required to account for more/less estimated
revenue and project timing, including prioritization of projects. Any adjustments for these

I As the Project Area will ultimately be annexed into the City, the City’s Comprehensive Plan will guide
development as addressed in the intergovernmental agreement between the City and the County.



stated purposes are technical and ministerial and are not modifications under Idaho Code
Section 50-2903A.

This Plan provides the Agency with powers, duties, and obligations to implement and
further the program generally formulated in this Plan for the development, redevelopment,
rehabilitation, and revitalization of the area within the boundaries of the Project Area. The
Agency retains all powers allowed by the Law and Act. This Plan presents a process and a basic
framework within which plan implementation, including contracts, agreements and ancillary
documents will be presented and by which tools are provided to the Agency to fashion, develop,
and proceed with plan implementation. The Plan has balanced the need for flexibility over the
twenty (20)-year timeframe of the Plan to implement the improvements identified in Attachment
5, with the need for specificity as required by Idaho Code Section 50-2905. The Plan narrative
addresses the required elements of a plan set forth in Idaho Code Sections 50-2905(1), (2), (5),
(7) and (8). Attachment 5, together with the Plan narrative, meet the specificity requirement for
the required plan elements set forth in Idaho Code Sections 50-2905(2)-(6), recognizing that
actual Agency expenditures are prioritized each fiscal year during the required annual budgeting

process.

Allowed projects are those activities which comply with the Law and the Act and meet
the overall objectives of this Plan. The public-private relationship is crucial in the successful
development and redevelopment of the Project Area. Typically, the public will fund enhanced
public improvements like utilities, streets, and sidewalks which, in turn, create an attractive
setting for adjacent private investment. In this case, pursuant to the City’s Future Land Use Map,
development within the Project Area will be significantly focused on commercial and industrial
development. A portion of the Project Area contemplates mixed-use commercial, which focuses
on increased commercial and employment, and some residential uses. All intended development
scenarios will focus on transportation connectivity for all types of users (vehicle traffic,
pedestrian and bicycle uses), as well as ensuring open space amenities, such as pathways, plazas,
and other urban amenities that will fit into the overall area designs and support a strong
employment base.

The purpose of the Law and Act will be attained through the implementation of the Plan.
The master goals of this Plan are:

a. To support the planning, design, and construction of public infrastructure and
improvements;
b. The installation and construction of public improvements, including new collector

and arterial streets, including but not limited to widening and straightening
Middleton Road Corridor from Sawtooth Drive to State Highway 44,
improvements to existing roadways and intersections, including but not limited to,
the Middleton Road, Lincoln Road, and Bass Road intersections, including the
installation of traffic signals; installation of curbs, gutters and streetscapes, which
for purposes of this Plan, the term “streetscapes” includes sidewalks, lighting,
landscaping, benches, bike racks, wayfinding, public art and similar amenities



between the curb and right of way line; installation and/or improvements to fiber
optic facilities; improvements to public utilities including water and sewer
improvements, and fire protection systems; removal, burying, or relocation of
overhead utilities; extension of electrical distribution lines and transformers;
improvement of irrigation and drainage ditches and laterals; the replacement of
Boise River Bridge within Middleton Road, and improvement of storm drainage
facilities;

The replanning, redesign, and development of undeveloped or underdeveloped
areas which are stagnant or improperly utilized because of limited traffic access,
underserved utilities, and other site conditions to incent new mixed-use
residential, employment and commercial centers, as well as industrial
development, as identified in the Planned Future Uses Map, the Future Land Use
Map and City’s Comprehensive Plan, including the planned Urban Core
Redevelopment which includes, jogging trails connections to Middleton Place
Park and Foot Park, the Crane Creek Commercial Center, and River Park and
Trail System.

The strengthening of the economic base of the Project Area and the community
by the installation of needed public improvements to stimulate new private
development providing for economic growth through diverse, resilient, regionally
supportive, enhanced employment opportunities;

The provision of adequate land for open space, plazas, and pedestrian rights-of-
way, including pathways along the Boise River and/or the canals; trail systems
and trail connectivity, and improvements to support community recreational use;

The reconstruction and improvement of street corridors to allow traffic flows to
move through the Project Area along with the accompanying utility connections,
through the Project Area, including but not limited to Middleton and Lincoln
Roads;

The provision of public service utilities, which may be sited outside of the Project
Area, but are necessary to the development of the Project Area, such as water
system improvements, sewer system improvements and improvements to storm
drainage facilities, including but not limited to a water utility loop beneath the
Boise River, recycled water treatment and distribution, regional natural gas
connections, and power grid improvements;

In conjunction with the City, the establishment and implementation of
performance criteria to assure high site design standards and environmental
quality and other design elements which provide unity and integrity to the entire
Project Area, including commitment of funds for planning studies, achieving high
standards of development, and leveraging such development to achieve public
objectives and efficient use of scare resources;



i. The strengthening of the tax base by encouraging private development, thus
increasing the assessed valuation of properties within the Project Area as a whole
and benefiting the various taxing districts in which the urban renewal area is
located, including the Urban Core Redevelopment and Crane Creek Commercial
Center;

J- The acquisition of real property as may be necessary consistent with the Law and
Act; and

k. The funding of necessary public infrastructure to accommodate both public and
private development.

101  General Procedures of the Agency

The Agency is a public body, corporate and politic, as defined and described under the
Law and the Act. Under the Law, the Agency is governed by the Idaho open meeting law; the
Public Records Act; the Ethics in Government Act of 2015, Chapters 1, 2 and 4 of Title 74,
Idaho Code; reporting requirements pursuant to Idaho Code §§ 67-450B, 67-1076, 50-2903A and
50-2913; and the competitive bidding requirements under Chapter 28, Title 67, Idaho Code, as
well as other procurement or other public improvement delivery methods. The Agency is also
governed by its bylaws as authorized by the Law and adopted by the Agency.

Subject to limited exceptions, the Agency shall conduct all meetings in open session and
allow meaningful public input as mandated by the issue considered or by any statutory or
regulatory provision.

The Agency may adopt separate policy statements. Any modification to any policy
statement is a technical or ministerial adjustment and is not a modification to this Plan under
Idaho Code § 50-2903A.

102  Procedures Necessary to Meet State and Local Requirements: Conformance
with Idaho Code Sections 50-2008 and 50-2906

Idaho law requires that the City Council, by resolution, must determine a geographic area
be a deteriorated area or a deteriorating area, or a combination thereof, and designate such area
as appropriate for an urban renewal project prior to preparation of an urban renewal plan. A
consultant was retained to study a proposed project area (the “Study Area”) and prepare an
eligibility report. The Study Area included parcels located within the City limits as well as
outside the boundaries of the City and within unincorporated Canyon County. The Eligibility
Study: MURA East for the Middleton Urban Renewal Agency, dated March 18, 2022 (the
“Report”), was submitted to the Agency. The Agency accepted the Report by Agency Resolution
No. 02-22 on March 21, 2022, and thereafter submitted the Report to the Canyon County Board
of County Commissioners and the City Council for their consideration.



As properties within the Study Area included parcels that were within the City limits as
well as outside the boundaries of the City and within unincorporated Canyon County, and in
accordance with Idaho Code § 50-2018(18), the Canyon County Board of County
Commissioners considered adoption of a resolution finding the Study Area to be a deteriorated
area and/or deteriorating area and finding a need for the urban renewal plan.

On June 2, 2022, representatives of the City and the Agency met with the Board of
County Commissioners in a workshop to discuss the Report and the Study Area. The
Commissioners did not take action at that time. On June 29, 2022, representatives of the City
and the Agency presented the Report to the Canyon County Board of County Commissioners.
The Canyon County Board of County Commissioners adopted the Agency’s findings concerning
the proposed Study Area by adopting Resolution No. 22-144 on June 29, 2022. A copy of
Resolution No. 22-144 is attached hereto as Attachment 7.

Thereafter, the Study Area was deemed by the City Council to be a deteriorating area
and/or a deteriorated area and therefore eligible for an urban renewal project by adoption of
Resolution No. 472-22 on July 6, 2022. With the adoption of Resolution No. 472-22, the City
Council declared the Study Area described in the Report to be a deteriorated area and/or a
deteriorating area as defined by Chapters 20 and 29, Title 50, Idaho Code, as amended, that such
area is appropriate for an urban renewal project, and directed the Agency to commence
preparation of an urban renewal plan.

In addition to the discussions occurring at several Canyon County Board of County
Commissioners, City Council, and Agency Board meetings in 2022, City staff met with property
owners, taxing districts and other stakeholders regularly in an effort to provide an opportunity for
all to weigh in on the scope of the Plan and Project Area.

Based on planning efforts, feedback provided by the Canyon County Board of County
Commissioners and ongoing discussions with public officials, property owners, developers and
others, it was determined the proposed Project Area would be smaller than the Study Area.

Under the Law and Act, Idaho Code Sections 50-2903(8)(f) and 50-2018(8) and (9), the
definition of a deteriorating area 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
except for an agricultural operation that has not been used for three (3) consecutive years. The
necessary agricultural operation consents (attached hereto as Attachment 6) have been obtained.

The Plan was prepared and submitted to the Agency for its review and approval. The
Agency approved the Plan by the adoption of Agency Resolution No. 07-22, on October 12,
2022, and submitted the Plan to the Board of County Commissioners and the City Council with
its recommendation for adoption.



In accordance with the Law, this Plan was submitted to the Planning and Zoning
Commission of the City.?> After consideration of the Plan, the Commission reported to the City
Council that this Plan is in conformity with the City’s Comprehensive Plan.

In accordance with the Law and the Act, the City Council and Canyon County Board of
County Commissioners entered into an intergovernmental agreement concerning the
administration and implementation of the Plan and the Canyon County Board of County
Commissioners adopted a transfer of powers ordinance on 27 , 2022, by
Ordinance N@Z? 7 -Q28Attachment 8). ’

Pursuant to the Law and Act, the City Council having published due notice thereof, a
public hearing was held on this Plan. Notice of the hearing was duly published in the Idaho
Press, a newspaper having general circulation in the City. The City Council adopted this Plan on

M&, 2022 , by Ordinance No./p 72.

103  History and Current Conditions of the Area

This Project Area includes an estimated 1,823 acres (including right-of-way), and is an
area generally bounded by State Highway 44 and the Boise River, with an additional portion of
the area lying south of the Boise River on either side of Middleton Road. North of the Boise
River, the area extends no further west than the South Hartley Lane alignment and no further east
than % mile east from the Duff Lane alignment. The area extends north of the Cornell Street
alignment in its northeast corner. South of the Boise River, the area extends south to Lincoln
Road, extending to the west of Middleton Road to the South Hawthorne/Ward Lane alignment
and east of Middleton Road to the Duff Lane alignment. The Project Area includes parcels
within the City limits, as well as parcels outside the City limits, within unincorporated Canyon
County. The Project Area is, or will be upon annexation into the City, be zoned for primarily
commercial, industrial, and residential uses.

The Project Area includes an area of transition from historical agricultural uses and
underdeveloped areas to a proposed mix of public, residential, commercial, and industrial uses.
Significant impediments to development include: extensive infrastructure needs necessary to
develop the Project Area consistent with the goals of the City’s Comprehensive Plan; the number
of irrigation facilities crossing the Project Area; the existence of several gravel pits; the various
levels of flood hazard as designated by FEMA; irregular lot sizes that do not support
development goals; and diversity of ownership. The Report cites a number of deteriorating
conditions, as outlined in the Law and the Act, existing within the Project Area, including the
predominance of dilapidated, deteriorated, old and obsolete buildings and improvements with
inadequate open spaces and high densities; conditions which endanger life or property by fire
and other causes; predominance of defective or inadequate street layout; faulty lot layout in
relation to size, adequacy, accessibility, or usefulness/obsolete platting; diversity of ownership;
deterioration of structures and improvements; insanitary and unsafe conditions; and deterioration
of site or other improvements. Current infrastructure within the Project Area is not of a nature to

2 It is anticipated the parcels currently located within the boundaries of unincorporated Canyon County will be
annexed into the City prior to development occurring on those parcels.



support the mixed-uses identified in the Planned Future Use Map, the Future Land Use Map and
the City’s Comprehensive Plan. As a result, development potential within the Project Area is
currently restricted and would not occur in the foreseeable future without tools to support the
City’s planning goals. The majority of the Project Area lacks an internal street network to serve
interior development creating connectivity issues. Further, existing parcel sizes appropriate for
historic agricultural uses are not properly configured for the development patterns envisioned in
the Future Land Use Map. Extension of water and sewer facilities are necessary in order to
develop certain commercial, industrial, and residential projects. At this time, the Project Area
lacks the public infrastructure necessary to properly serve the proposed mix of uses and the
economic development goals as contemplated by the City’s Comprehensive Plan.

A significant portion of the Project Area is underdeveloped and/or vacant and is not being
used to its highest and best use due to the deteriorating conditions present within the Project
Area. As noted above, these conditions have arrested or impaired growth in the Project Area.

The preparation and approval of an urban renewal plan, including a revenue allocation
financing provision, gives the City additional resources to solve the public infrastructure,
transportation/connectivity, and development impediment issues in this area. Revenue allocation
financing should help to improve the situation. In effect, property taxes generated by new
developments within the Project Area may be used by the Agency to finance these needed public
improvements and facilities. Finally, a significant goal of the new developments within the
Project Area is to support growth in employment opportunities, from start-ups to
regional/national enterprises and planned designs that support the land use and transportation
planning goals set forth in the Future Land Use Map. This includes office and commercial
spaces, which may be mixed with research and light industrial uses. An example of these
improvements include the proposed Urban Core Redevelopment and the Crane Creek
Commercial Center. These proposed developments contemplate parking facilities to encourage
downtown recreation and trail systems for pedestrian access and connectivity. A portion of the
Project Area also contemplates mixed residential, employment and commercial uses, with a
design supportive of increased pedestrian activity, including enhanced public facilities to support
broader community connectivity.

It is unlikely individual developers will take on the prohibitive costs of constructing the
necessary infrastructure in the Project Area without the ability of revenue allocation funds to
help offset at least some of these costs. But for urban renewal and revenue allocation financing,
the proposed public improvements to support development of the Project Area into a thriving
mixed-use residential, commercial, industrial and employment center would not occur. An
example of this planned infrastructure is the water utility loop proposed under the Boise River, in
addition to the proposed recycled water treatment and distribution system. The Plan also
contemplates regional gas connections and power grid improvements, all of which will help to
remove the costly barriers of development potential developers have faced in this Project Area to
date.



104  Purpose of Activities

Attachment 5 includes the public improvements lists identifying with specificity the
proposed public improvements and projects contemplated in the Project Area. The description of
activities, public improvements, and the estimated costs of those items are intended to create an
outside limit of the Agency’s activity. Due to the inherent difficulty in projecting future levy
rates, future taxable value, and the future costs of construction, the Agency reserves the right to:

a. Change funding amounts from one Project to another.
b. Re-prioritize the Projects described in this Plan and the Plan Attachments.
c. Retain flexibility in funding the various activities in order to best meet the goals

of the Plan and the needs of the Project Area.

d. Retain flexibility in determining whether to use the Agency’s funds or funds
generated by other sources.

€. Alter the location of proposed improvements set forth in Attachment 5 to support
development when it occurs. The information included in Attachment 5 presents a
realistic siting of improvements recognizing it is difficult to project with any
certainty where the improvements will be sited until any future projects submit
plans to the City for design review and permitting.

The Agency intends to discuss and negotiate with any owner or developer of the parcels
within the Project Area seeking Agency assistance during the duration of the Plan and
Project Area. During such negotiation, the Agency will determine the eligibility of the activities
sought for Agency funding, the amount the Agency may fund by way of percentage or other
criteria including the need for such assistance. The Agency will also take into account the
amount of revenue allocation proceeds estimated to be generated from the developer’s activities.
The Agency also reserves the right to establish, by way of policy, its funding percentage or
participation, which would apply to all developers and owners and may prioritize the projects as
development occurs.

Throughout this Plan, there are references to Agency activities, Agency funding, and the
development, and contribution of public improvements. Such references do not necessarily
constitute a full, final, and formal commitment by the Agency but, rather, grant to the Agency
the discretion to participate as stated subject to achieving the objectives of this Plan and provided
such activity is deemed eligible under the Law and the Act. The activities listed in Attachment 5
will be determined or prioritized as the overall Project Area develops and through the annual
budget setting process.

The activities listed in Attachment 5 are prioritized by way of importance and feasibility
to the Agency by the amounts funded, and by quarter® of funding, with earlier years reflecting

3 The Study divides the 20-year Plan into four (4), five (5) year periods or quarters, beginning in 2023.



the more important activities, achievement of higher objectives, long term goals, and
commitments. As required by the Law and Act, the Agency will adopt more specific budgets
annually. The projected timing of funding is primarily a function of the availability of market
conditions and financial resources but is also strategic, considering the timing of private
development partnership opportunities and the ability of certain strategic activities to stimulate
development at given points in time within the planned 20-year period of the urban renewal
district and revenue allocation area.

The Study (Attachment 5) has identified a list of prioritized public improvements and
other related activities with an estimated cost in 2022 dollars of approximately $50 million.# This
amount does not take into account inflationary factors, such as increasing construction costs,
which would increase that figure depending on when the owner, developer and/or Agency is able
to develop, construct or initiate those activities. The Study has concluded the capacity of revenue
allocation funds through the term of the Plan based on the assumed development projects and
assessed value increases will likely generate an estimated $89,900,000 in undiscounted revenue
allocation proceeds. The discounted revenues, at an assumed discount rate of 4%, are
$50,077,883. The Study has further identified and described a list of unfunded projects and
‘public improvements potentially eligible for Agency funding.’ These projects may be funded
should additional revenue become available. The Agency reserves the discretion and flexibility
to use revenue allocation proceeds in excess of the amounts predicted in the event higher
increases in assessed values occur during the term of the Plan for the improvements and
activities identified. Additionally, the Agency reserves the discretion and flexibility to use other
sources of funds unrelated to revenue allocation to assist in the funding of the improvements and
activities identified.

105  Open Land Criteria

This Plan contemplates Agency acquisition of property within the Project Area, in part, to
support the public infrastructure improvements and/or to support specific types of development
opportunities. The Project Area includes open land requiring the area meet the conditions set
forth in Idaho Code § 50-2008(d). These conditions include defective or unusual conditions of
title, diversity of ownership, tax delinquency, improper subdivisions, outmoded street patterns,
deterioration of site, and faulty lot layout, all of which are included in one form or another in the
definitions of deteriorated area or deteriorating area set forth in Idaho Code §§ 50-2018(8), (9)
and 50-2903(8). The issues listed only in Idaho Code § 50-2008(d)(4)(2) (the open land section)
include economic disuse, unsuitable topography, and “the need for the correlation of the area
with other areas of a municipality by streets and modern traffic requirements, or any combination
of such factors or other conditions which retard development of the area.”

Open land areas qualify for Agency acquisition and development for primarily
nonresidential uses if acquisition is necessary and appropriate to facilitate the proper growth and

*1t is anticipated that the Agency will fund $25,320,196.00 in Priority Class 1 projects, $19,765,870 in Priority
Class 2 projects, and percentage of Priority Class 2A projects, equaling a total of approximately $50,000,000 in
Priority Class 1, 2, and 2A projects. See Attachment 5.

3 These projects are shown as Priority Class 3, Priority Class 4, and Priority Class 5 in Attachment 5.
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development of the community in accordance with sound planning standards and local
community objectives if any of the deteriorating area conditions set forth in Idaho Code §§ 50-
2018(8), (9) and 50-2903(8) apply. But such areas also qualify if any of the issues listed only in
Idaho Code § 50-2008(d)(4)(2) apply. In addition, to the extent open land in the Project Area is
used for residential uses, Idaho Code § 50-2008(d) specifies that such use is appropriate if there
is a shortage of housing of sound standards and design which is decent, safe and sanitary within
the city, that the need for housing accommodations has been or will be increased as a result of
the clearance of slums in other areas, that the conditions of blight in the area and the shortage of
decent, safe and sanitary hosing cause or contribute to an increase in and spread of disease and
crime and constitute a menace to the public health, safety, morals, or welfare, and that the
acquisition of the area for residential uses is an integral part of and essential to the program of
the city. Idaho Code § 50-2008(d).

The predominance of defective or inadequate street layout and faulty lot layout in relation
to size, adequacy, accessibility or usefulness/obsolete platting, deteriorating structures and
improvements diversity of ownership, and economic disuse, are all conditions which delay or
impair development of the open land areas and satisfy the open land conditions as more fully
supported by the Report, which was prepared by Hamilton, Michaelson & Hilty, LLP. '

This Plan does anticipate Agency acquisition of property within the Project Area;
however, the acquisition of specific parcels is unknown at this time. Should the Agency
determine the need to acquire property as further set forth in Attachment 3, then the open land
areas qualify for Agency acquisition and development.

200 DESCRIPTION OF PROJECT AREA

The boundaries of the Project Area and the Revenue Allocation Area are shown on the
Boundary Map of Middleton East District Urban Renewal Project and Revenue Allocation Area,
attached hereto as Attachment 1, and incorporated herein by reference, and are described in the
Legal Description of Middleton East District Urban Renewal Project and Revenue Allocation
Area, attached hereto as Attachment 2, and incorporated herein by reference. For purposes of
boundary descriptions and use of proceeds for payment of improvements, the boundary shall be
deemed to extend to the outer boundary of rights-of-way or other natural boundary unless
otherwise stated.
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300 PROPOSED REDEVELOPMENT ACTIONS

301

General

The Agency proposes to eliminate and prevent the spread of deteriorating conditions and
deterioration in the Project Area by employing a strategy to improve and develop public and
private lands, to increase connectivity and transit options, and to grow the economy and
employment opportunities in the Project Area, while recognizing the importance of high design
as set forth in the Comprehensive Plan. Implementation of the strategy includes, but is not
limited to the following actions:

a.

The engineering, design, installation, construction, and/or reconstruction of
existing or new roadways and streets, including related streetscapes, which for
purposes of this Plan, the term streetscapes include sidewalks, lighting,
landscaping, benches, signage, wayfinding, bike racks, public art, and similar
amenities between the curb and right-of-way line, and pedestrian facilities, curb
and gutter, intersection improvements, and traffic control measures, including the

widening and straightening of the Middléton Road Corridor, betwéen state

Highway 44 and Lincoln Road, replacing the Boise River Bridge within
Middleton Road, and improving the Duff and Middleton intersection;

The engineering, design, installation, construction, and/or reconstruction of
utilities (within and outside of the Project Area) including but not limited to
improvements and upgrades to the water distribution system, including extension
of the water distribution system and a water utility loop proposed beneath the
Boise River, water capacity improvements, water storage upgrades, wastewater
system improvements and upgrades, including extension of the wastewater
collection system, lift station, and improvements including a recycled water
treatment and distribution system, and upgrades to power, gas, fiber optics,
communications, including regional natural gas connections, and power grid
improvements, and other such facilities. To the extent construction of utilities
outside of the Project Area are identified, such improvements are directly related
to the growth and development within the Project Area, but cannot be sited within
the Project Area;

Removal, burying, or relocation of overhead utilities; removal or relocation of
underground utilities; extension of electrical distribution lines and transformers;
improvement of irrigation and drainage ditches and laterals; undergrounding or
piping of laterals; addition of fiber optic lines or other communication systems;
public parking facilities, and other public improvements, including but not limited
to, fire protection systems, roadways, curbs, gutters, and streetscapes, which for
purposes of this Plan, the term streetscapes (defined above); and other public
improvements, including public open spaces, that may be deemed appropriate by
the Board;
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The engineering, design, installation, construction, and/or reconstruction of storm
water management infrastructure to support compliance with federal, state, and
local regulations for storm water discharge related to the Projects;

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

The acquisition of real property for public right-of-way improvements, public
parks, pedestrian facilities, pathways and trails, recreational access points,
including jogging trail connections to Middleton Place Park and Foot Park, river
park and trail system connections, and to encourage development opportunities
consistent with the Plan, including but not limited to future disposition to
qualified developers;

The acquisition of real property for utility undergrounding and streetscape
improvements to create development opportunities consistent with the Plan,
including but not limited to future disposition to qualified developers and for
" qualified developments, including economic development, including parking
facilities to encourage destination recreation;

The disposition of real property through a competitive process in accordance with
this Plan, Idaho law, including Idaho Code § 50-2011, and any disposition
policies adopted by the Agency;

The management of any property acquired by and under the ownership and
control of the Agency;

The demolition or removal of certain buildings and/or improvements for public
rights-of-way and streetscape (as defined above) improvements, pedestrian
facilities, utility undergrounding extension and upgrades to encourage and
enhance transportation and mobility options, decrease underutilized parcels, to
eliminate unhealthful, unsanitary, or unsafe conditions, eliminate obsolete or other
uses detrimental to the public welfare or otherwise to remove or to prevent the
spread of deteriorating or deteriorated conditions;

The development or redevelopment of land by private enterprise or public
agencies for uses in accordance with this Plan and the Future Land Use Map;

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

The engineering, design, installation, construction, and/or reconstruction of below
ground infrastructure to support the construction of certain municipal buildings
pursuant to Idaho Code § 50-2905A, including but not limited to: certain
recreational facilities;
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The provision of financial and other assistance to encourage and attract business
enterprise including but not limited to start-ups and microbusinesses, mid-sized
companies and large-scale corporations and industries;

The provision of financial and other assistance to encourage greater residential
and/or employment density as contemplated by the Plan;

The rehabilitation of structures and improvements by present owners, their
successors, and the Agency;

The preparation and assembly of adequate sites for the development and
construction of facilities for industrial, commercial, office, retail, and
governmental use;

In collaboration with property owners and other stakeholders, working with the
City to amend zoning regulations (if necessary) and establish standards and
guidelines as needed to support implementation of this Plan, including for the
design of streetscape, festival streets, plazas, multi-use pathways, parks and open
space and other like public spaces applicable to the Project Area;

In conjunction with the City, the establishment and implementation of
performance criteria to assure high site design standards and environmental
quality and other design elements which provide unity and integrity to the entire
Project Area, including commitment of funds for planning studies, achieving high
standards of development, and leveraging such development to achieve public
objectives and efficient use of scarce resources;

To the extent allowed by law, lend or invest federal funds to facilitate
development and/or redevelopment;

The provision for relocation assistance to displaced Project Area occupants, as
required by law, or within the discretion of the Agency Board for displaced
businesses;

Agency and/or owner-developer construction, participation in the construction
and/or management of public parking facilities and/or surface lots that support a
desired level and form of development to enhance the vitality of the Project Area;

Improvements to public parks and other public facilities, including the proposed
River Park, Central Park and River Walk Park Expansion, including but not
limited to pedestrian facilities, trails and bridges, playground, equestrian facilities,
restroom facilities, amphitheater, landscaping, public parking facilities, riverfront
access points, shoreline stabilization, docks, and water dog park and to encourage
development opportunities consistent with the Plan, including but not limited to
future disposition to qualified developers;
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X. Other related improvements to those set forth above as further set forth in
Attachment 5.

In the accomplishment of these purposes and activities and in the implementation and
furtherance of this Plan, the Agency is authorized to use all the powers provided in this Plan and
all the powers now or hereafter permitted by Law and Act.

302 Urban Renewal Plan Objectives

Urban renewal activity is necessary in the Project Area to combat problems of physical
deterioration or deteriorating conditions. As set forth in greater detail in Section 103,
the Project Area has a history of stagnant growth and development compared to other areas of
the City based on deteriorated or deteriorating conditions that have arrested or impaired growth
in the Project Area primarily attributed to: the predominance of dilapidated, deteriorated, old and
obsolete buildings and improvements with inadequate open spaces and high densities; conditions
which endanger life or property by fire and other causes; predominance of defective or
inadequate street layout; faulty lot layout in relation to size, adequacy, accessibility, or
usefulness/obsolete platting; diversity of ownership; deterioration of ~structures and
improvements; insanitary and unsafe conditions; deterioration of site or other improvements.
and inadequate utility infrastructure needed for larger residential, commercial and industrial
developments. The Plan for the Project Area is a proposal to work in partnership with public and
private entities to improve, develop, and grow the economy within the Project Area by the
implementation of a strategy and program set forth in Section 301 and in Attachment 5.

The provisions of this Plan are applicable to all public and private property in the Project
Area. The provisions of the Plan shall be interpreted and applied as objectives and goals,
recognizing the need for flexibility in interpretation and implementation, while at the same time
not in any way abdicating the rights and privileges of the property owners which are vested in
the present and future zoning classifications of the properties. All development under an owner
participation agreement shall conform to those standards specified in Section 303.1 of this Plan.

This Plan must be practical in order to succeed. Particular attention has been paid to how
it can be implemented, given the changing nature of market conditions. Transforming the Project
Area into a vital, thriving part of the community requires an assertive strategy. The following list
represents the key elements of that effort:

a. Initiate simultaneous projects designed to revitalize the Project Area. From street
and utility improvements to significant new public or private development, the
Agency plays a key role in creating the necessary momentum to get and keep
things going.

b. Support development opportunities consistent with the Future Land Use Map, and

to encourage development projects that support the goals of developing vibrant
mixed employment and mixed-use commercial areas consistent with the Plan.
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c. Support development that includes public open space amenities, including
securing and improving certain public open space in critical areas.

d. Initiate projects designed to increase mixed density employment opportunities,
mixed income and mixed density residential projects, commercial projects, and to
encourage transportation planning to support connectivity and efficient circulation
of all transportation means.

Without direct public intervention, much of the Project Area could conceivably remain
unchanged and in a deteriorated and/or deteriorating condition for the next twenty (20) years.
The Plan creates the necessary flexible framework for the Project Area to support the City’s
economic development while complying with the “specificity” requirement set forth in Idaho
Code § 50-2905.

Land use in the Project Area may be modified to the extent that underutilized,
underdeveloped, deteriorated, deteriorating and vacant land and land now devoted to uses
inconsistent with the future land uses of the area will be converted to a mix of uses, including
public, residential, commercial, industrial, and open space and recreation consistent with the
Future Land Use Plan. In implementing the activities described in this Plan, the Agency shall
give due consideration to the provision of adequate open space, park and recreational areas and
facilities that may be desirable for neighborhood improvement, with special consideration for the
health, safety, and welfare of residents in the general vicinity of the Project Area covered by the
Plan, recognizing, however, the primary purpose of this Plan and Project Area is to support new
private development providing for economic growth through diverse, resilient, regionally
supportive, enhanced employment opportunities and to establish a thriving commercial and
industrial area.

303  Participation Opportunities and Agreement
303.1 Participation Agreements

The Agency shall enter into various development participation agreements with any
existing or future owner of property in the Project Area, in the event the property owner seeks
and/or receives assistance from the Agency in the development and/or redevelopment of the
property. The term “owner participation agreement,” “participation agreement,” or “development
agreement” are intended to include all participation agreements with a property owner, including
reimbursement agreements, grant agreements or other forms of participation agreements. In that
event, the Agency may allow for an existing or future owner of property to remove the property
and/or structure from future Agency acquisition subject to entering into an owner participation
agreement. The Agency may also enter into owner participation agreements with other future
owners and developers within the Project Area throughout the duration of this Plan in order to
implement the infrastructure improvements set forth in this 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
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this Plan will be considered to be satisfactorily rehabilitated and constructed pursuant to the
requirements of the Law and Act, and the Agency will so certify, if the rehabilitated or new
structure meets the standards set forth in an executed owner participation agreement and
complies with the applicable provisions of this Plan, local codes and ordinances and the Idaho
Code. Additional conditions described below:

a. Any such property within the Project Area shall be required to conform to
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 the greater objectives of
the land use elements identified in the Comprehensive Plan, the Future Land Use
Map, and applicable zoning ordinances and other requirements deemed
appropriate and necessary by the Agency. Upon completion of any rehabilitation
each structure must be safe and sound in all physical respects and be refurbished
and altered to bring the property to an upgraded marketable condition that will
continue throughout an estimated useful life for a minimum of twenty (20) years.

b. Any owner shall give due consideration to the provision of adequate open space
and pathways.
c. All such buildings or portions of buildings which are to remain within the Project

Area shall be rehabilitated or constructed in conformity with all applicable codes
and ordinances of the City.

d. Any new construction shall also conform to all applicable provisions,
requirements, and regulations of this Plan, as well as to all applicable codes and
ordinances of the City.

All owner participation agreements will address development timing, justification and
eligibility of project costs, and achievement of the objectives of the Plan. The Agency shall
retain _its discretion in the funding level of its participation. Obligations under owner
participation agreements shall terminate no later than the termination date of this Plan,

December 31, 2042. The Agency shall retain_its discretion to negotiate an earlier date to
accomplish all obligations under any owner participation agreement.

In all 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. Whether or not a participant enters into a participation
agreement with the Agency, the provisions of this Plan are applicable to all public and private
property in the Project Area.

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

develop, use, and maintain its real property pursuant to this Plan and a participation agreement,
the real property or any interest therein may be acquired by the Agency in accordance with
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Section 305.1 of this Plan and sold or leased for rehabilitation or development in accordance
with this Plan.

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

a. Encouraging property owners to revitalize and/or remediate deteriorated areas or
deteriorating areas of their parcels to accelerate development in the Project Area.

b. Subject to the limitations of the Law and the Act, providing incentives to property
owners to encourage utilization and expansion of existing permitted uses during
the transition period to prevent a decline in the employment base and a
proliferation of vacant and deteriorated parcels in the Project Area during the
extended redevelopment of the Project Area.

c. To accommodate improvements and expansions allowed by City regulations and
generally consistent with this Plan for the Project Area.

T d. Subject to the limitations of the Law and Act, providing incentives to improve
nonconforming properties so they implement the design guidelines contained in
this Plan to the extent possible and to encourage an orderly transition from
nonconforming to conforming uses through the term of the Plan.

e. Provide for advance funding by the developer/owner participant of those certain
public improvements related to or needed for the private development and related
to the construction of certain public improvements. In that event, the Agency will
agree as set out in the participation agreement to reimburse a portion of, or all of,
the costs of public improvements identified in the participation agreement from
the revenue allocation generated by the private development.

304 Cooperation with Public Bodies

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

The Agency, by law, is not authorized to acquire real property owned by public bodies
without the consent of such public bodies. The Agency will seek the cooperation of all public
bodies which own or intend to acquire property in the Project Area. All plans for development of
property in the Project Area by a public body shall be subject to Agency approval, in the event
the Agency is providing any financial assistance.

Subject to applicable authority, the Agency may impose on all public bodies the planning
and design controls contained in this Plan to ensure that present uses and any future development
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by public bodies will conform to the requirements of this Plan. The Agency is authorized to
financially (and otherwise) assist any public entity in the cost of public land, buildings, facilities,
structures, or other improvements of the Project Area as allowed by the Law and Act.

The Agency intends to cooperate to the extent allowable with the City and the Idaho
Transportation Department, as the case may be, for the engineering, design, installation,
construction, and/or reconstruction of public infrastructure improvements, including, but not
limited to those improvements set forth in Section 301 and in Attachment 5. The Agency shall
also cooperate with the City and the Idaho Transportation Department on various relocation,
screening, or undergrounding projects and the providing of fiber optic capability. To the extent
any public entity, including the City, has funded certain improvements following adoption of this
Plan, the Agency may reimburse those entities for those expenses. The Agency also intends to
cooperate and seek available assistance from state, federal and other sources for economic
development.

In the event the Agency is participating in the public development by way of financial
incentive or otherwise, the public body shall enter into a participation agreement with the

Agency and then shall be bound by the Plan and other land use elements and shall conform t6-

those standards specified in Section 303.1 of this Plan.

This Plan does not financially bind or obligate the City, Agency and/or any other public
entity to any project or property acquisition; rather, for purposes of determining the economic
feasibility of the Plan certain projects and expenditures have been estimated and included in the
analysis. Agency revenue and the ability to fund reimbursement of eligible Project Costs is more
specifically detailed in any owner participation agreement and in the annual budget adopted by
the Agency Board.

305 Property Acquisition
305.1 Real Property

Only as specifically authorized herein, the Agency may acquire, through the voluntary
measures described below, but is not required to acquire, any real property located in the Project
Area where it is determined that the property is needed for construction of public improvements,
required to eliminate or mitigate the deteriorated or deteriorating conditions, to facilitate
economic development, including acquisition of real property intended for disposition to
qualified developers through a competitive process, and as otherwise allowed by law. The
acquisition shall be by any means authorized by law, including, but not limited to, the Law, the
Act, and the Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970,
as amended, but shall not include the right to invoke eminent domain authority except as
authorized by Idaho law and provided herein. The Agency is authorized to acquire either the
entire fee or any other interest in real property less than a fee, including structures and fixtures
upon the real property, without acquiring the land upon which those structures and fixtures are
located.
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The Agency intends to acquire any real property through voluntary or consensual gift,
devise, exchange, or purchase. Such acquisition of property may be for the development of the
public improvements identified in this Plan. Such properties may include properties owned by
private parties or public entities. This Plan anticipates the Agency’s use of its resources for
property acquisition.

In the event the Agency identifies certain property which should be acquired to develop
certain public improvements intended to be constructed under the provisions of this Plan, the
Agency shall coordinate such property acquisition with any other public entity (e.g., without
limitation, the City, the state of Idaho, or any of its authorized agencies), including the assistance
of the Agency of funds to acquire said property either through a voluntary acquisition or the
public entity’s invoking of its eminent domain authority as limited by Idaho Code Section 7-
T01A.

The Agency is authorized by this Plan to acquire the properties for the uses identified in
Attachment 3 hereto, including but not limited to property to be acquired for the extension or
expansion of certain rights-of-way or to accommodate underground public facilities.

The Agency is authorized by this Plan and Idaho Code §§ 50-2010 and 50-2018(12) to
acquire the properties identified in Attachment 3 hereto for the purposes set forth in this Plan.
The Agency has identified its intent to acquire and/or participate in the development of certain
public improvements, including, but not limited to those identified in Section 301 of the Plan,
Attachment 5. The Agency’s property acquisition will result in remediating deteriorating
conditions in the Project Area by facilitating the development of mixed-use, residential, public,
commercial, industrial and employment centers. The public improvements are intended to be
dedicated to the City and/or other appropriate public entity, as the case may be, upon completion.
The Agency reserves the right to determine which properties identified, if any, should be
acquired. The open land areas qualify for Agency acquisition as further set forth in Section 105
of this Plan.

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

Under the provisions of the Act, the urban renewal plan “shall be sufficiently complete to
indicate such land acquisition, demolition, and removal of structures, redevelopment,
improvements, and rehabilitation as may be proposed to be carried out in the urban renewal
area.” Idaho Code § 50-2018(12). The Agency has generally described those properties by use as
set out in Attachment 3 for acquisition for the construction of public improvements. The Agency
may also acquire property for the purpose of developing streetscape and public utilities. The
Agency reserves the right to determine which properties, if any, should be acquired.

¢ House Bill 1044, adopted by the Idaho Legislature during the 2021 Legislative Session, limited the Agency’s
ability to exercise eminent domain.
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305.2 Personal Property

Generally, personal property shall not be acquired. However, where necessary in the
execution of this Plan, the Agency is authorized to acquire personal property in the Project Area
by any lawful means, including eminent domain as limited by Idaho Code Section 7-701A for
the purpose of developing the public improvements described in section 305.1.

306 Property Management

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

307 Relocation of Persons (Including Individuals and Families), Business
Concerns, and Others Displaced by the Project

If the Agency receives federal funds for real estate acquisition and relocation, the Agency
shall comply with 24 C.F.R. Part 42, implementing the Uniform Relocation Assistance and Real
Property Acquisition Policies Act of 1970, as amended.

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

In the event the Agency’s activities result in displacement, the Agency shall comply with,
at a minimum, the standards set forth in the Law. The Agency shall also comply with all
applicable state laws concerning relocation benefits and shall also coordinate with the various
local, state, or federal agencies concerning relocation assistance.

308 Demolition, Clearance and Site Preparation
The Agency is authorized (but not required) to demolish and clear buildings, structures,

and other improvements from any real property in the Project Area as necessary to carry out the
purposes of this Plan.
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Further, the Agency is authorized (but not required) to prepare, or cause to be prepared,
as building sites any real property in the Project Area owned by the Agency including site
preparation and/or environmental remediation. In connection therewith, the Agency may cause,
provide for, or undertake the installation or construction of streets, utilities, pedestrian walkways,
parking facilities, drainage facilities, and other public improvements necessary to carry out this
Plan.

309 Property Disposition and Development
309.1 Disposition by the Agency

For the purposes of 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 any interest in real property under the reuse provisions set forth in Idaho
law, including Idaho Code § 50-2011 and pursuant to any disposition policies adopted by the
Agency. To the extent permitted by law, the Agency is authorized to dispose of real property by

negotiated lease, sale, or transfer without public bidding.

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

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

309.2 Disposition and Development Agreements

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 is subject to the provisions of this Plan.

The Agency shall reserve such powers and controls in the disposition and development
documents as the Agency deems 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, Idaho.

All property in the Project Area is hereby subject to the restriction that there shall be no

discrimination or segregation based upon race, color, creed, religion, sex, age, national origin, or
ancestry in the sale, lease, sublease, transfer, use, occupancy, disability/handicap, tenure, or
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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 nonsegregation clauses as
required by law.

As required by law or as determined in the Agency’s discretion to be in the best interest
of the Agency and the public, the following requirements and obligations shall be included in the
disposition and development agreement.

That the developers, their successors, and assigns agree:

a.

That a detailed scope and schedule for the proposed development shall be
submitted to and agreed upon by the Agency.

That the purchase or lease of the land and/or subterranean rights and/or air rights

is for the purpose of redevelopment and not for speculation.

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

That the site and construction plans will be submitted to the Agency for review as
to conformity with the provisions and purposes of this Plan and to support the
planning, design and transportation goals set forth in the Plan.

All new construction shall have a minimum estimated life of no less than twenty
(20) years.

That rehabilitation of any existing structure must assure that the structure is safe
and sound in all physical respects and be refurbished and altered to bring the
property to an upgraded marketable condition which will continue throughout an
estimated useful life for a minimum of twenty (20) years.

That the Agency receives adequate assurance acceptable to the Agency to ensure
performance under the contract for sale.

All such buildings or portions of the buildings which are to remain within the
Project Area shall be reconstructed in conformity with all applicable codes and
ordinances of the City.

All disposition and development documents shall be governed by the provisions
of Section 409 of this Plan.

All other requirements and obligations as may be set forth in any participation
policy established and/or amended by the Agency.
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The Agency also reserves the right to determine the extent of its participation based
upon the achievements of the objectives of this Plan. Obligations under any disposition and
development agreement and deed covenants, except for covenants which run with the land
beyond the termination date of this Plan, shall terminate no later than December 31, 2042.
The Agency shall retain its discretion to negotiate an earlier date to accomplish all
obligations under any disposition and development agreement.

309.3 Development by the Agency

To the extent now or hereafter permitted by law, the Agency is authorized to pay for,
develop, or construct public improvements within the Project Area for itself or for any public
body or entity, which public improvements are or would be of benefit to the Project Area.
Specifically, the Agency may pay for, install, or construct the public improvements authorized
under Idaho Code §§ 50-2007, 50-2018(10) and (13), and 50-2903(9), (13), and (14), and as
otherwise identified in Attachment 5, attached hereto, and incorporated herein by reference, and
this Plan, and may acquire or pay for the land required, therefore.

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 may enter into contracts, leases, and agreements with the City or other
public body or private entity pursuant to this section, and the obligation of the Agency under
such contract, lease, or agreement shall constitute an indebtedness of the Agency as described in
Idaho Code § 50-2909 which may be made payable out of the taxes levied in the Project Area
and allocated to the Agency under Idaho Code § 50-2908(2)(b) and Section 500 of this Plan or
out of any other available funds.

310 Development Plans

All development plans (whether public or private) prepared pursuant to an owner
participation or disposition and development agreement, shall be submitted to the Agency Board
for approval and architectural review. All development in the Project Area must conform to
those standards specified in Section 409. Additionally, development must be consistent with all
City ordinances, design overlays and be supportive of the goals set forth in the Plan.

311 Participation with Others

Under the Law, the Agency has the authority to lend or invest funds obtained from the
federal government for the purposes of the Law if allowable under federal laws or regulations.
The federal funds that may be available to the Agency are governed by regulations promulgated
by the Department of Housing and Urban Development for the Community Development Block
Grant Program (“CDBG”), the Economic Development Administration, the Small Business
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Administration, or other federal agencies. In order to enhance 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 that will attain certain federal objectives.

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

As allowed by law, the Agency may also use funds from any other sources or participate
with the private or public sector with regard to any programs administered by the Idaho
Department of Commerce, or other State or federal agencies, for any purpose set forth under the
Law or Act.

The Agency may enter into contracts, leases, and agreements with the City or other
" ‘public body or private entities, pursuant to this section, and the obligation of the Agency unider
such contract, lease, or agreement shall constitute an indebtedness of the Agency as described in
Idaho Code § 50-2909 which may be made payable out of the taxes levied in the Project Area
and allocated to the Agency under Idaho Code § 50-2908(2)(b) and Section 500 of this Plan or
out of any other available funds.

312 Conforming Owners

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

400 USES PERMITTED IN THE PROJECT AREA
401 Designated Land Uses

The Agency intends to rely upon the overall land use designations and zoning
classifications of the City, as may be amended, and as depicted on Attachment 4 and as set forth
in the City’s Comprehensive Plan and within the City zoning ordinance and requirements,
including the Future Land Use Map and zoning classifications, as may be amended. For the most
part, the Project Area includes a mix of uses including mixed-use residential, commercial,
industrial and public areas. Provided, however, nothing herein within this Plan shall be deemed
to be granting any particular right to zoning classification or use.

402  [Reserved]
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403  Public Rights-of-Way

The Project Area contains existing maintained public rights-of-way included within the
boundaries, as set forth on Attachment 1. Any new roadways, to be engineered, designed,
installed, and constructed in the Project Area, will be constructed in conjunction with any
applicable policies and design standards of the City or State and Federal standards, as the case
may be, regarding dedicated rights-of-way. Additional public streets, alleys, and easements may
be created in the Project Area as needed for proper development, and other potential roadways
generally shown in Attachment 5.

Additional improvements to existing streets, alleys and easements may be created,
improved, or extended in the Project Area as needed for development. Existing dirt roadways,
streets, easements, and irrigation or drainage laterals or ditches may be abandoned, closed, or
modified as necessary for proper development of the Project Area, in accordance with any
applicable policies and standards of the Idaho Transportation Department or the City regarding
changes to dedicated rights-of-way, and appropriate irrigation or drainage districts regarding
changes to laterals or ditches.

Any development, maintenance, and future changes in the interior or exterior street
layout shall be in accordance with the objectives of this Plan and the design standards of the City
or the Idaho Department of Transportation as may be applicable; 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 (including cars, trucks, bicycles, etc.),
vehicular parking, and delivery loading docks with the similar needs of any
existing developments permitted to remain. Such balancing shall take into
consideration the rights of existing owners and tenants under the rules for owner
and tenant participation adopted by the Agency for the Project and any
participation agreements executed thereunder, together with the design, planning
and transportation goals set forth in the Plan;

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

c. The potential need to serve not only the Project Area and new or existing
developments, but to also serve 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.

26



404 Interim Uses

Pending the ultimate development of land by developers and participants, the Agency is
authorized to use or permit the use of any land in the Project Area for interim uses that are not in
conformity with the uses permitted in this Plan. However, any interim use must comply with
applicable City Code or Canyon County Code.

405 Development in the Project Area Subject to the Plan

All real property in the Project Area, under the provisions of either a disposition and
development agreement or an owner participation agreement, is made subject to the controls and
requirements of this Plan. No such real property shall be developed, redeveloped, rehabilitated,
or otherwise changed after the date of the adoption of this Plan, except in conformance with the
provisions of this Plan.

406 Construction Shall Comply with Applicable Federal, State, and Local Laws
and Ordinances and Agency Development Standards

All construction in the Project Area shall comply with all applicable state laws, the
Middleton City Code, as may be amended from time to time, and any applicable City Council
ordinances pending codification, including but not limited to, regulations concerning the type,
size, density and height of buildings; open space, landscaping, light, air, and privacy; the
undergrounding of utilities; limitation or prohibition of development that is incompatible with
the surrounding area by reason of appearance, traffic, smoke, glare, noise, odor, or similar
factors; parcel subdivision; off-street loading and off-street parking requirements.

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.

407 [Reserved]
408 Nonconforming Uses

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

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

All nonconforming uses shall also comply with the City codes and ordinances.

409 Design Guidelines for Development under a Disposition and Development
Agreement or Owner Participation Agreement

Within the limits, restrictions, and controls established in this Plan, the Agency is
authorized to establish heights of buildings, density, land coverage, setback requirements, design
criteria, traffic circulation, traffic access, and other development and design controls necessary
for proper development of both private and public areas within the Project Area. Any
development must also comply with the City’s zoning ordinance regarding heights, setbacks,
density, and other like standards.

In the case of property which is the subject of a disposition and development agreement
or owner participation agreement with the Agency, no néw improvement shall be constructed,
and no existing improvement shall be substantially modified, altered, repaired, or rehabilitated,
except in accordance with this Plan. Under a disposition and development agreement or owner
participation agreement, the design guidelines and land use elements of the Plan shall be
achieved to the greatest extent feasible, though the Agency retains the authority to grant minor
variations under this Plan and subject to a negotiated agreement between the Agency and the
developer or property owner.

Under those agreements, the architectural, landscape, and site plans shall be submitted to
the Agency and approved in writing by the Agency. In such agreements, the Agency may impose
additional design controls. One of the objectives of this Plan is to create an attractive pedestrian
environment in the Project Area. Therefore, such plans shall give consideration to good design
and amenities to enhance the aesthetic quality of the Project Area. The Agency shall find that
any approved plans do comply with this Plan. The Agency reserves the right to impose such
design standards on an ad hoc basis through the approval process of the disposition and
development agreement or owner participation agreement. Any change to such approved design
must be consented to by the Agency and such consent may be conditioned upon reduction of
Agency’s financial participation towards the Project.

In the event the Agency adopts design standards or controls, those provisions will
thereafter apply to each site or portion thereof in the Project Area. These additional design
standards or controls will be implemented through the provisions of any disposition and
development agreement or owner participation agreement. These controls are in addition to any
standards and provisions of any applicable City building or zoning ordinances; provided,
however, each and every development shall comply with all applicable City zoning and building
ordinances.
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500 METHODS OF FINANCING THE PROJECT
501 General Description of the Proposed Financing Method

The Agency is authorized to finance this Project with revenue allocation funds, financial
assistance from the City (loans, grants, other financial assistance), state of Idaho, federal
government or other public entities, interest income, developer advanced funds, donations, loans
from private financial institutions (bonds, notes, line of credit), the lease or sale of Agency-
owned property, public parking revenue, or any other available source, public or private,
including assistance from any taxing district or any public entity.

The Agency is also authorized to obtain advances, lines of credit, borrow funds, and
create indebtedness in carrying out this Plan. The Agency may also consider an inter-fund
transfer from other urban renewal project areas. 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 supply additional assistance through City loans and grants for various public
improvements and facilities. The City or any other public agency, as properly budgeted ~may

expend money to assist the Agency in carrying out this Project.

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

502 Revenue Allocation Financing Provisions

The Agency hereby adopts revenue allocation financing provisions as authorized by the
Act, effective retroactively to January 1, 2022. These revenue allocation provisions shall apply to
all taxing districts which are located in or overlap the Revenue Allocation Area shown and
described on Attachments 1 and 2 to this Plan. The Agency shall take all actions necessary or
convenient to implement these revenue allocation financing provisions. The Agency specifically
finds that the equalized assessed valuation of property within the Revenue Allocation Area is
likely to increase as a result of the initiation of the Project.

The Agency, acting by one or more resolutions adopted by its Board, is hereby authorized
to apply all or any portion of the revenues allocated to the Agency pursuant to the Act to pay as
costs are incurred (pay-as-you-go) or to pledge all or any portion of such revenues to the
repayment of any moneys advance-funded by developers or property owners, borrowed,
indebtedness incurred, or notes or bonds issued by the Agency to finance or to refinance the
Project Costs (as defined in Idaho Code § 50-2903(14)) of one or more urban renewal projects.

The Agency may consider a note or line of credit issued by a bank or lending institution
premised upon revenue allocation funds generated by a substantial private development
contemplated by the Study, as defined in Section 502.1, which would allow the Agency to more
quickly fund the public improvements contemplated by this Plan. Likewise, a developer/owner
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advanced funding of certain eligible public infrastructure improvements to be reimbursed
pursuant to an owner participation agreement could achieve the same purpose.

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

A statement listing proposed public improvements and facilities, a schedule of
improvements, the location of proposed public infrastructure improvements, an economic
feasibility study, estimated project costs, fiscal impact upon other taxing districts, and methods
of financing project costs required by Idaho Code § 50-2905 is included in this Plan and in
Attachment 5 to this Plan. This statement necessarily incorporates estimates and projections
based on the Agency’s and consultants’ present knowledge and expectations. The Agency is
hereby authorized to adjust the presently anticipated urban renewal projects and use of revenue
allocation financing of the related Project Costs to effectuate the general objectives of the Plan in
order to account for revenue inconsistencies, market adjustments, future priorities,
developers/owners seeking Agency assistance pursuant to an owner participation agreement, and
unknown future costs. Agency revenue and the ability to fund reimbursement of eligible Project
Costs is more specifically detailed in the annual budget.

The Agency may appropriate funds consisting of revenue allocation proceeds on an
annual basis without the issuance of notes or bonds. The Agency may also obtain advances or
loans from the City or Agency, or private entity and financial institutions in order to immediately
commence construction of certain of the public improvements. Developer advanced funding of
public improvements could also achieve the same purpose. The revenue allocation proceeds are
hereby irrevocably pledged for the payment of the principal and interest on the advance of
monies or making of loans or the incurring of any indebtedness such as bonds, notes, and other
obligations (whether funded, refunded, assumed, or otherwise) by the Agency to finance or
refinance the Project in whole or in part, including reimbursement to any owner/developer or
public entity for the cost of eligible public improvements pursuant to a participation agreement.

Revenues will continue to be allocated to the Agency until termination of the revenue
allocation area as set forth in Section 800. Attachment 5 incorporates estimates and projections
based on the Agency’s and its consultants’ present knowledge and expectations concerning the
length of time to complete the improvements and estimated future revenues. The activity may
take longer depending on the significance and timeliness of development. Alternatively, the
activity may be completed earlier if revenue allocation proceeds are greater or the Agency
obtains additional funds from another source.

The Agency is authorized to make such pledges as to specific advances, loans, and
indebtedness as appropriate in carrying out the Project. The Agency reserves the right to either
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pay for Project Costs from available revenue (pay-as-you-go basis) or borrow funds by incurring
debt through notes or other obligations.

Revenue allocation proceeds are deemed to be only a part of the proposed funding
sources for the payment of public improvements and other project improvements. Additionally,
project funding is proposed to be phased for the improvements, allowing various sources of
funds to be accumulated for use.

502.1 Economic Feasibility Study

Attachment 5 constitutes the Economic Feasibility Study (the “Study™), prepared by
ElJay Waite. The Study constitutes the financial analysis required by the Act and is based upon
existing information from property owners, developers, the Agency, the City, and others.

502.2 Assumptions and Conditions/Economic Feasibility
Statement

The information contained in Attachment 5 assumes certain completed and projected
actions. All debt is projected to be repaid no later than the duration period of the Plan. The total
amount of indebtedness (and all other loans or indebtedness), developer reimbursement and the
amount of revenue generated by revenue allocation are dependent upon the extent and timing of
private development. Should the proposed development take place as projected, the project
indebtedness could be extinguished earlier, dependent upon the bond sale documents or other
legal obligations. Should private development take longer to materialize, or should the private
development be substantially less than projected, then the amount of revenue generated will be
substantially reduced and debt may continue for its full term.

The Plan and the Plan Attachments incorporate estimates and projections based on the
Agency’s and consultants’ present knowledge and expectations. The Plan proposes certain public
improvements as set forth in Attachment 5, which will facilitate mixed-use commercial,
residential, industrial developments and public parks and open space opportunities in the
Revenue Allocation Area as more fully guided by the design, planning and transportation goals
set forth in the Comprehensive Plan.

The assumptions set forth in the Study are based upon the best information available to
the Agency and its consultants through public sources or discussions with property owners,
developers, overlapping taxing districts, the City, 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 reserves the right to fund the Project on a “pay-as-you-go” basis. The Agency
Board will prioritize the activities set forth in this Plan and determine what funds are available
and what activities can be funded. The Agency will establish those priorities through its
mandated annual budgetary process.
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The list of public improvements, or activities within Attachment 5 are prioritized by way
of importance to the Agency, feasibility based on estimated revenues to be received, amounts
funded, and by quarter of proposed funding. The projected timing of funding is primarily a
function of the availability of financial resources and market conditions but is also strategic,
considering the timing of anticipated or projected private development partnership opportunities
and the ability of certain strategic activities to stimulate development at a given point in time
within the duration of the Plan and Project Area.

The assumptions concerning revenue allocation proceeds are based upon certain
anticipated or projected new developments, assessed value increases, and assumed tax levy rates
as more specifically set forth in Attachment 5. Further, the financial analysis set forth in
Attachment 5 has taken into account and excluded levies that do not flow to the Agency
consistent with Idaho Code § 50-2908. In projecting new construction, the Study considered
parcels identified as expected to develop over the life of the Project Area, communications with
potential developers and City staff, and historical market absorption rates for commercial, and
residential improvements.

The types of new construction expected in the Project Area are public parks and open
space, mixed-use residential (mixed income and mixed density); industrial; and commercial. The
Project Area has potential for a significant increase in residential, commercial, and industrial
growth due to the location of the Project Area, and in realization of the goals set forth in the
Comprehensive Plan. However, without a method to construct the identified public
improvements development is unlikely to occur in much of the Project Area.

It is understood that application of certain exemptions, including the homeowner’s
exemption and Idaho Code § 63-602K, which provides for personal property tax exemption to
businesses may have the effect of reducing the increment value, which in turn reduces revenue.

502.3 Ten Percent Limitation

Under the Act, the base assessed valuation for all revenue allocation areas cannot exceed
gross/net ten percent (10%) of the current assessed taxable value for the entire City. According to
the Canyon County Assessor, the assessed taxable value for the City as of January 1, 2022, less
homeowners’ exemptions, is $1,364,752,196. Therefore, the 10% limit is $136,475,220.

The adjusted base assessed value of the existing revenue allocation area as of January 1,
2022, is as follows:

Central/Downtown District $7,678,816
MURA: East $64,383,386
Total: $72,062,2027

7 There may be actual adjustments to this total based on adjustments to the Project Area boundary to avoid splitting
parcels; however, the values would not shift so significantly to result in a combined base assessment roll exceeding
10%.
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The adjusted base value for the combined existing revenue allocation area and the
estimated base value for the proposed Project Area, less homeowners’ exemptions, is
$72,062,202, which is less than 10% of the City’s 2022 taxable value.

502.4 Financial Limitation

The Study identifies a number of capital improvement projects. Use of any particular
funding source for any particular purpose is not assured or identified. Use of the funding source
shall be conditioned on any limitations set forth in the Law, the Act, by contract, or by other
federal regulations. If revenue allocation funds are unavailable, then the Agency will need to use
a different funding source for that improvement.

The amount of funds available to the Agency from revenue allocation financing is
directly related to the assessed value of new improvements within the Revenue Allocation Area.
Under the Act, the Agency is allowed the revenue allocation generated from inflationary
increases and new development value. Increases have been assumed based upon the projected
value of new development as that development occurs along w1th poss1b1e land reassessment
based on a construction start.

The Study, with the various estimates and projections, constitutes an economic feasibility
study. Costs and revenues are analyzed, and the analysis shows the need for public capital funds
during the project. Multiple financing sources including annual revenue allocations, developer
contributions, city, or other public entity contributions, interfund loan, federal funding, grants,
property disposition and other financing sources as permitted by law. This Study identifies the
kind, number, and location of all proposed public works or improvements, a detailed list of
estimated project costs, a description of the methods of financing illustrating project costs, and
the time when related costs or monetary obligations are to be incurred.® Based on these funding
sources, the conclusion is that the Project is feasible.’

The Study has further identified and described a list of “unfunded” improvements as
shown in Attachment 5.'° The Agency reserves the discretion and flexibility to use revenue
allocation proceeds in excess of the amounts projected in the Study for the purpose of funding
the additional identified projects and improvements. The projections in the Study are based on
reasonable assumptions and existing market conditions. However, should the Project Area result
in greater than anticipated revenues, the Agency specifically reserves the ability to fund the
additional activities and projects identified in this Plan. Further, the Agency reserves the
discretion and flexibility to use other sources of funds unrelated to revenue allocation to assist in
the funding of the improvements and activities identified on the unfunded improvement list,
including but not limited to owner participation agreements and disposition and development

§ See Idaho Code § 50-2905.

? As illustrated by Attachment 5, it is anticipated that the Agency will fund Priority Class 1 in the amount of
$25,320,196.00, Priority Class 2 projects in the amount of $19,765,870.00 and a portion of Priority Class 2A
projects, equaling a total of approximately $50,000,000 in Priority Class 1, 2, and 2A projects.

19 These consist of Priority Class 3, 4, and 5 projects.

33



agreements. The Agency may also re-prioritize projects pursuant to market conditions, project
timing, funding availability, etc., as more specifically detailed in the annual budget.

The proposed timing for the public improvements may have to be adjusted depending
upon the availability of some of the funds and the Agency’s ability to finance any portion of the
Project. Any adjustment to Project timing or funding is technical or ministerial in nature
and shall not be considered a modification of the Plan pursuant to Idaho Code § 50-2903A.

Attachment 5 lists those public improvements the Agency intends to construct or fund
through the term of the Plan. The costs of improvements are estimates only as it is impossible to
know with any certainty what the costs of improvements will be in future years. There is general
recognition that construction costs fluctuate and are impacted by future unknowns, such as, the
cost of materials and laborers. Final costs will be determined by way of construction contract
public bidding or by an agreement between the developer/owner and/or public entity and
Agency. The listing of public improvements does not commit the Agency, City, or other public
entity, to any particular level of funding; rather, identification of the activity in the Plan allows
the Agency to negotiate the terms of any reimbursement with the developer and/or the public
entities. This Plan does not financially bind or obligate the Agency, City or other public entity to
any project or property acquisition; rather, for purposes of determining the economic feasibility
of the Plan certain projects and expenditures have been estimated and included in the analysis.
The City has not committed to fund any public infrastructure improvements within the Project
Area. Such decisions concerning capital improvement projects and/or other expenditures are
made by the City annually pursuant to this budget and appropriates process. Agency revenue and
the ability to fund reimbursement of eligible Project Costs is more specifically detailed in any
participation agreement and in the annual budget adopted by the Agency Board. The proposed
location and siting of the proposed public infrastructure and other improvement projects in the
Project Area are generally shown in Attachment 5 recognizing that the specific location of the
projects will depend on the type and timing of development. The change in the location of the
improvements shown in Attachment 5 does not constitute a modification to the Plan.

The Agency reserves its discretion and flexibility in deciding which improvements are
more critical for development or redevelopment, and the Agency intends to coordinate its public
improvements with associated development by private developers/owners. Where applicable, the
Agency also intends to coordinate its participation in the public improvements with the receipt of
certain grants or loans which may require the Agency’s participation in some combination with
the grant and loan funding.

Generally, the Agency expects to develop those improvements identified in Attachment 5
first, in conjunction with private development within the Project Area generating the increment
as identified in Attachment 5. :

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

defined in the Plan is likely to increase as a result of the initiation and completion of urban
renewal projects pursuant to the Plan.
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502.5 [Reserved]

502.6 Participation with Local Improvement Districts and/or Business
Improvement Districts

Under the Idaho Local Improvement District (“LID”) Code, Chapter 17, Title 50, Idaho
Code, the City has the authority to establish local improvement districts for various public
facilities, including, but not limited to, streets, curbs, gutters, sidewalks, storm drains,
landscaping, and other like facilities. To the extent allowed by the Law and the Act, the Agency
reserves the authority, but not the obligation, to participate in the funding of local improvement
district facilities. This participation may include either direct funding to reduce the overall cost
of the LID or to participate as an assessed entity to finance the LID project. 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 the purposes specified under the Business Improvement Districts,
Chapter 26, Title 50, Idaho Code.

502.7 Issuance of Debt and Debt Limitation
Any debt incurred by the Agency as allowed by the Law and Act shall be secured by
revenue identified in the debt resolution or revenue allocation funds as allowed by the Act. All
such debt shall be repaid within the duration of this Plan, except as may be authorized by law.

502.8 Impact on Other Taxing Districts and Levy Rate

An estimate of the overall impact of the revenue allocation on each taxing district is
shown in the Study through the new development projections set forth in Attachment 5.

The assessed value for each property in a revenue allocation area consists of a base value
and an increment value. The base value is the assessed value as of January 1 of the year in which
a revenue allocation area is approved by a municipality, with periodic adjustments allowed by
Idaho law. The increment value is the difference between the adjusted base assessed value and
current assessed taxable value in any given year while the property is in a revenue allocation
area. Under Idaho Code § 63-802, taxing entities are constrained in establishing levy rates by the
amount each budget of each taxing district can increase on an annual basis. Taxing entities
submit proposed budgets to the County Board of Commissioners, which budgets are required to
comply with the limitations set forth in Idaho Code § 63-802. Therefore, the impact of revenue
allocation on the taxing entities is more of a product of the imposition of Idaho Code § 63-802,
then the effect of urban renewal.

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

In addition, without the Revenue Allocation Area and its ability to pay for public
improvements and public facilities, fewer substantial improvements within the Revenue
Allocation Area would be expected during the term of the Plan; hence, there would be lower
increases in assessed valuation to be used by the other taxing entities. The Study’s analysis is
premised upon the fact the proposed development would not occur but for the ability to use
revenue allocation funds to fund certain significant public infrastructure improvements.

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

As the 2022 certified levy rates will not be determined until October/early November
2022, the 2021 certified levy rates have been used in the Study for purposes of the analysis. '
For Tax Year 2021, those taxing districts and rates for the parcels located within the City are as
follows:

Taxing District — City To URA
Canyon County 002469842
Canyon County Ambulance .000135943
Canyon County Mosquito .000132407
Canyon Highway #4 (63-1305 .00093933
Judgement excluded)

CWI (63-1305 Judgement excluded) .000104824
Greater Middleton Recreation 000345525

1 House Bill 389 amended Idaho Code Sections 63-802 and 63-301A limiting the value placed on the new
construction roll and available to a taxing district for a budget capacity increase. This could result in lower levy rates
over time.

12 pyrsuant to House Bill 389, 80% of the total eligible increment value is added to the new construction roll.

13 Due to the timing of the taxing districts’ budget and levy setting process, certification of the 2022 levy rates flid
not occur until this Plan had been prepared. In order to provide a basis to analyze the impact on the taxing entities,
the 2021 levy rates are used. Use of the 2021 levy rates provides a more accurate base than estimating the 2022 levy

rates.

36



City 003397437

Middleton Cemetery .000035137

Middleton Fire .001080713

Middleton School #134 (Tort) .000020681

Flood Control #10 .000086605

Caldwell Rural Fire .001330522

Vallivue School #139 (Bond/Tort) .001171132
Total 011250098

For Tax Year 2021, those taxing districts and rates for the parcels located within unincorporated
Canyon County are as follows:'*

Taxing District- County To URA
Canyon County .002469842
Canyon County Ambulance 000135943
Canyon County Mosquito .000132407
Canyon Highway #4 (63-1305 .00093933

Judgement excluded)

CWI (63-1305 Judgement excluded) .000104824

Greater Middleton Recreation .000345525

Caldwell Rural Fire .001330522

Pest Control .000034658

Middleton Fire .001080713

Middleton School #134 (Tort) .000020681
Flood Control #10 .000086605

Vallivue School #139 (Bond/Tort) .001171132
TOTAL"? 007852182

House Bill 587, as amended in the Senate, effective July 1, 2020, amends Idaho Code
Section 50-2908 altering the allocation of revenue allocation funds to the Agency from any
highway district levy. '¢ This amendment will apply to this Project Area and provides: “[i]n the
case of a revenue allocation area first formed or expanded to include the property on or after July
1, 2020, all taxes levied by any highway district, unless the local governing body that created the
revenue allocation area has responsibility for the maintenance of roads or highways” will be
allocated to the applicable highway district, which in this case is the Canyon County Highway #4
District.

It is generally understood the City has, or will have through future annexation,
responsibility for the maintenance of the roads or highways in and around the Project Area, and

"1t is unclear how the personal property tax exemption set forth in Idaho Code § 63-602KK may impact the levy
rate.

15 Net of voter approved bonds and levies.

' Senate Bill 1107, as amended in the Senate, effective July 1, 2021, made a corresponding amendment to Idaho
Code Section 40-1415(3) to address the responsibility for funding certain urban renewal projects.
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therefore, the revenues from the Canyon County Highway District levies will be allocated to the
Agency, without need of a further agreement. For the areas currently within unincorporated
Canyon County, it is anticipated that these parcels will be annexed into the City at the time of
development and therefore all associated roads and rights-of-way will also be the responsibility
of the City at the time they are built.

The Agency may, pursuant to amended Idaho Code Section 50-2908, seek to enter into an
agreement with Canyon County Highway #4 District on a different allocation for the parcels
located within unincorporated Canyon County. However, as indicated above, it is anticipated
those parcels will be annexed into the City prior to or at the time of development. Therefore, the
anticipated revenues from the highway district levy from the unincorporated parcels is not
intended to have a significant impact on the revenue projections should an agreement not be
reached. A copy of any agreement is required to be submitted to the Idaho State Tax
Commission and to the Canyon County Clerk by the Canyon County #4 Highway District as
soon as practicable after the parties have entered into the agreement and by no later than
September 1 of the year in which the agreement takes effect. The Plan includes significant
transportation elements, and the Agency intends to work with the Canyon County Highway
District to enter into an agreement should the unincorporated parcels not be annexed as
anticipated.

The Study has made certain assumptions concerning the levy rate. It is anticipated the
parcels currently located outside the City limits and within unincorporated Canyon County will
be annexed into the City. As a result, the levy rate applied to parcels within the City has been
used to estimate revenue generation over the life of the Project Area. Second, the levy rate is
held constant through the life of the District. As the actual impact of the property value
fluctuations on the levy rate is unknown, the Study has assumed a combined conservative levy
rate of 0.00874336 %. The anticipated new development is assumed to occur largely in the first
10-years of the Plan. Assessor reappraisals are not included in taxable value increases. If the
overall levy rate is less than projected, or if expected development fails to occur as estimated, the
Agency shall receive fewer funds from revenue allocation.

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

503 Phasing and Other Fund Sources

The Agency anticipates funding only a portion of the entire cost of the public
improvements shown on Attachment 5. Other sources of funds shall include City, other public
entity partners, and owner/developer participation. It is important to note this Plan does not
financially bind or obligate the City, Agency and/or any other public entity to any project or
property acquisition. Agency and/or other public entity participation in any project shall be
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determined by the amount of revenue allocation funds generated and pursuant to the annual
budgeting process.

504 Lease Revenue and Bonds

Under the Law (Idaho Code § 50-2012), the Agency is authorized to issue revenue bonds
to finance certain public improvements identified in the Plan. Under that type of financing, the
public entity would pay the Agency a lease payment annually which provides certain funds to the
Agency to retire the bond debt. Another variation of this type of financing is sometimes referred
to as conduit financing, which provides a mechanism where the Agency uses its bonding
authority for the Project, with the end user making payments to the Agency to retire the bond
debt. These sources of revenues are not related to revenue allocation funds and are not
particularly noted in the Study, because of the “pass through” aspects of the financing. Under the
Act, the economic feasibility study focuses on the revenue allocation aspects of the Agency’s
financial model.

These financing models typically are for a longer period of time than the 20-year period
set forth in the Act. However, these financing models do not involve revenue allocation funds,
but rather funds from the end users which provide a funding source for the Agency to continue to
own and operate the facility beyond the term of the Plan as allowed by Idaho Code § 50-2905(8)
as those resources involve funds not related to revenue allocation funds.

505 Membership Dues and Support of Community Economic Development

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

600 ACTIONS BY THE CITY AND OTHER PUBLIC ENTITIES

The City shall aid and cooperate with the Agency in carrying out this Plan in support of
the design, planning, public facilities and transportation goals set forth in the Comprehensive
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, or other public entities, may include, but not be limited to, the following;:

a. Institution and completion of proceedings necessary for changes and

improvements in private and publicly owned public utilities within or affecting
the Project Area.
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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, of appropriate controls within the limits of this
Plan upon parcels in the Project Area to ensure their 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.

f. 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 development and/or
redevelopment of the Project Area to be commenced and carried to completion
without unnecessary delays. ' o - B

g Institution and completion of proceedings necessary for the establishment of a
local improvement district under Chapter 17, Title 50, Idaho Code, or a business
improvement district.

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

1. Administration of Community Development Block Grant funds that may be made
available for this Project.

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

k. Joint funding of certain public improvements, including but not limited to those
identified in this Plan and Attachment 5 to the Plan.

L. Use of public entity labor, services, and materials for construction of the public
improvements listed in this Plan.

m. Assist with coordinating and implementing the public improvements in the
Project Area identified in the Study.

The foregoing actions, if taken by the City do not constitute any commitment for
financial outlays by the City.
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In addition to the above, other public entities may 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. Actions by the County may include, but not be limited to, entering into
an agreement with the Agency and/or the City as may be necessary to make improvements to the
portion of the Project Area located within the boundaries of the County and to coordinate with
the City on annexation proceedings. The foregoing actions, if taken by the County, do not
constitute any commitment for financial outlays by the County.

601 Maintenance of Public Improvements

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

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.

800 DURATION OF THIS PLAN, TERMINATION, AND ASSET REVIEW

Except for the nondiscrimination and nonsegregation provisions which shall run in
perpetuity, the provisions of this Plan shall be effective, and the provisions of other documents
formulated pursuant to this Plan, shall be effective for twenty (20) years from the effective date
of the Plan subject to extensions set forth in Idaho Code § 50-2904. The revenue allocation
authority will expire on December 31, 2042, except for any revenue allocation proceeds received
in calendar year 2043, as contemplated by Idaho Code § 50-2905(7). The Agency may use
proceeds in 2043 to complete the projects set forth herein. As stated in the Plan, any owner
participation agreement or disposition and development agreement obligations will cease as of
December 31, 2042.

Idaho Code § 50-2903(5) provides the Agency shall adopt a resolution of intent to
terminate the revenue allocation area by September 1. In order to provide sufficient notice of
termination to the affected taxing districts to allow them to benefit from the increased budget
capacity, the Agency will use its best efforts to provide notice of its intent to terminate this Plan
and its revenue allocation authority by May 1, 2043, or if the Agency determines an earlier
terminate date, then by May 1 of the early termination year:

a. When the Revenue Allocation Area plan budget estimates that all financial
obligations have been provided for, the principal of and interest on such moneys,
indebtedness, and bonds have been paid in full or when deposits in the special
fund or funds created under this chapter are sufficient to pay such principal and
interest as they come due, and to fund reserves, if any, or any other obligations of
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the Agency funded through revenue allocation proceeds shall be satisfied and the
Agency has determined no additional project costs need be funded through
revenue allocation financing, the allocation of revenues under Idaho Code § 50-
2908 shall thereupon cease; any moneys in such fund or funds in excess of the
amount necessary to pay such principal and interest shall be distributed to the
affected taxing districts in which the Revenue Allocation Area is located in the
same manner and proportion as the most recent distribution to the affected taxing
districts of the taxes on the taxable property located within the Revenue
Allocation Area; and the powers granted to the urban renewal agency under Idaho
Code § 50-2909 shall thereupon terminate.

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

c. For the fiscal year that immediately predates the termination date, the Agency
shall adopt and publish a budget specifically for the projected revenues and
expenses of the Plan and make a determination as to whethér thé Revenue
Allocation Area can be terminated before January 1 of the termination year
pursuant to the terms of Idaho Code § 50-2909(4). In the event that the Agency
determines that current tax year revenues are sufficient to cover all estimated
expenses for the current year and all future years, by May 1, but in any event, no
later than September 1, the Agency shall adopt a resolution advising and notifying
the local governing body, the county auditor, and the State Tax Commission,
recommending the adoption of an ordinance for termination of the Revenue
Allocation Area by December 31 of the current year, and declaring a surplus to be
distributed as described in Idaho Code § 50-2909 should a surplus be determined
to exist. The Agency shall cause the ordinance to be filed with the office of the
county recorder and the Idaho State Tax Commission as provided in Idaho Code §
63-215.

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

As allowed by Idaho Code § 50-2905(8), the Agency may retain assets or revenues
generated from such assets as long as the Agency shall have resources other than revenue
allocation funds to operate and manage such assets. Similarly, facilities which provide a lease
income stream to the Agency for full retirement of the facility debt will allow the Agency to
meet debt services obligations and provide for the continued operation and management of the
facility. For those assets which do not provide such resources or revenues, the Agency will likely
convey such assets to the City, depending on the nature of the asset.
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900 PROCEDURE FOR AMENDMENT OR MODIFICATION

To the extent there are any outstanding loans or obligations, this Plan shall not be
modified pursuant to the provisions set forth in Idaho Code § 50-2903A. Modification of this
Plan results in a reset of the base value for the year immediately following the year in which the
modification occurred to include the current year’s equalized assessed value of the taxable
property in the revenue allocation area, effectively eliminating the Agency’s revenue stream as
more fully set forth in Idaho Code § 50-2903A subject to certain limited exceptions contained
therein. As more specifically identified above, the Agency’s projections are based on estimated
values, estimated levy rates, estimated future development, and estimated costs of future
construction/improvements. Annual adjustments, as more specifically set forth in the Agency’s
annual budget, will be required to account for more/less estimated revenue and prioritization of
projects. Any adjustments for these stated purposes are technical and ministerial and are not
deemed a modification under Idaho Code § 50-2903A(1)(a)(i).

1000 SEVERABILITY

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

1100 ANNUAL REPORT AND OTHER REPORTING REQUIREMENTS

Under the Law, the Agency is required to file with the City, on or before March 31 of
each year, a report of the Agency’s activities for the preceding calendar year, which report shall
include the financial data and audit reports required under sections 67-1075 and 67-1076, Idaho
Code. This annual report shall be considered at a public meeting to report these findings and take
comments from the public.

Additionally, the Agency must comply with certain other reporting requirements as set
forth in Idaho Code § 67-1076, Idaho Code § 50-2913, the tax commission plan repository, and
Idaho Code § 50-2903A, the tax commission’s plan modification annual attestation. Failure to
report the information requested under any of these statutes results in significant penalties,
including loss of increment revenue, and the imposition of other compliance measures by the
Canyon County Board of County Commissioners.

1200 APPENDICES, ATTACHMENTS, EXHIBITS, TABLES
All attachments and tables referenced in this Plan are attached and incorporated herein by

their reference. All other documents referenced in this Plan but not attached are incorporated by
their reference as if set forth fully.
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Attachment 1

Boundary Map of Middleton East District Urban Renewal Project and Revenue Allocation Area
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Attachment 2

Legal Description of Middleton East District Urban Renewal Plan and Revenue Allocation Area
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November 7, 2022

CITY OF MIDDLETON
URBAN RENEWAL DISTRICT
Legal Description

An area of land being a portion of Section 12, Township 4 North, Range 3 West, and a portion of
Sections 7, 8, 9, 17, 18 and 20, Township 4 North, Range 2 West, Boise Meridian, Canyon County,
State of Idaho, more particularly described as follows:

BEGINNING at the south quarter corner of Section 18, T4N, R2W; thence on the north/south quarter
line of said Section 18 N00°40’47"E a distance of 3,947.19 feet; thence S89°30°28°E a distance of
1,619.78 feet to the SW corner of Lot 4 Block 1 Middleton Industrial Park No. 1; thence on the westerly
line of said Lot 4 N00°29'33"E a distance of 287.86 feet to a point on the right of way line of Tungsten
Street; thence on said right of way line a non-tangent curve to the right having-a radiusof 130.00 feet———— -
a length of 169.35 feet and a chord bearing N36°45'13"W a distance of 157.63 feet; thence continuing
on the right of way line of Cobalt Avenue N00°34'01E a distance of 515.37 feet; thence N44°06'07"W
a distance of 28.40 feet to a point on the southerly right of way line of Bass Lane; thence N00°33'52"E
a distance of 64.86 feet to the northerly right of way line of Bass Lane; thence on last said right of way
line S89°26'08"E a distance of 618.71 feet to a point on the west line of Parcel A as shown on Record
of Survey I.N. 2017-002883; thence on last said westerly line and its northerly extension N01°23’'19"E
a distance of 299.91 feet to a point on the north line of said Section18; thence on said north line
589°26'05"E a distance of 54.91 feet to the SE corner of the parcel of land as shown on Record of
Survey |.N. 92018622; thence on the easterly line of last said parcel N00°39'30"E a distance of 445.00
feet to the NE corner of last said parcel; thence N89°26'05"W a distance of 364.00 feet to an angle
point on last said parcel; thence N00°39'30"E a distance of 597.23 feet to a point on the Ordinary High
Water mark on the south bank of the Boise River; thence meandering on said south bank the following
courses:

$88°43'49"W a distance of 188.01 feet; thence
S77°32'54"W a distance of 290.27 feet; thence
S$87°565'07"W a distance of 176.39 feet; thence
N71°43'13"W a distance of 288.84 feet; thence
N71°17'24°W a distance of 261.60 feet; thence
S$81°61'55'W a distance of 241.38 feet; thence
$51°64'21"W a distance of 315.59 feet: thence
$29°52'28"W a distance of 280.77 feet; thence
S37°41'37"W a distance of 819.67 feet; thence
S$40°38'59"W a distance of 309.10 feet; thence
S$80°12'18"W a distance of 190.51 feet; thence
N78°13'43"W a distance of 106.46 feet; thence

HEADQUARTERS 4165 30TH AVE S 3210 27TH ST W 7661 W RIVERSIDE DR
1907 17TH ST SE SUITE 100 SUITE 200 SUITE 102
MINOT, ND 58701 FARGO, ND 58104 WILLISTON, ND 58801 GARDEN CITY, ID 83714
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N68°34'20"W a distance of 168.90 feet; thence
N84°05'54"W a distance of 133.74 feet; thence
S66°14'06"W a distance of 59.15 feet; thence
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$§57°38'33"W a distance of 49.66 feet to a point on the 16" line of said Section 18; thence on last said
16" line N0°19'25”E a distance of 229.07 feet to a point on the north line of said Section 18; thence on
last said north line N89°26°47"W a distance of 139.86 feet to a point on the north bank of the Boise
River also being a point on the southerly line of Parcel A as shown on Record of Survey I.N. 2014-
044636, thence on last said north bank and southerly line of Parcel A the following courses:

$62°10'23"W a distance of 48.71 feet; thence
$80°52'33"W a distance of 48.73 feet; thence
$19°54'48"W a distance of 58.09 feet; thence
$80°23'55"W a distance of 34.23 feet; thence
N72°05'16"W a distance of 83.22 feet; thence
N88°17°58"W a distance of 98.70 feet; thence
N83°37°32"W a distance of 64.17 feet; thence

___N66°04'29°W a distance of 87.89 feet; thence

S88°49'23"W a distance of 37.10 feet; thence
S50°44'48"W a distance of 28.72 feet; thence
S36°33'05"W a distance of 34.98 feet; thence
S85°41'25"W a distance of 28.86 feet; thence

N27°09'34"W a distance of 83.89 feet to a point on said north line of Section 18; thence on last said
north line N89°26'37"W a distance of 528.38 feet to the corner common to Sections 18 and 7 T4N,
R2W and Section 12 and 13 T4N, R3W: thence on the west line line of said Section 7

N2°23'04"E a distance of 555.27 feet; thence

N18°53'44"W a distance of 125.73 feet; thence
N21°48'39"W a distance of 107.92 feet; thence
N31°23'565"W a distance of 86.80 feet; thence

N48°32'20°W a distance of 178.84 feet; thence
N54°27'38"W a distance of 242.88 feet: thence
N59°25'47"W a distance of 124.33 feet: thence
N66°48'22"W a distance of 130.36 feet; thence
N62°33'52"W a distance of 163.59 feet; thence
N68°53'24"W a distance of 222.75 feet; thence
N71°18'15"W a distance of 162.46 feet; thence
N89°09'22"W a distance of 81.65 feet; thence

N69°08'01"W a distance of 219.41 feet; thence
N74°31'27"W a distance of 160.74 feet: thence
N66°23'40°W a distance of 174.69 feet; thence
N66°31'59"W a distance of 248.63 feet; thence

N65°17'35"W a distance of 593.21 feet to a point on the north/south quarter line of said Section 12

T4N, R3W,

thence leaving said south bank on last said north/south quarter line N03°13'38"E a distance of 173.00
feet; thence N0O0O°46'48"E a distance of 467.18 feet to the center corner corner of said Section 12;
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thence continuing on said quarter line N00°46’46”E a distance of 663.35 feet to the NW corner of Lot
13 of the Bigelow’s Subdivision; thence on the north line of last said Lot 13 S89°49’49"E a distance of
1,353.67 feet to the centerline of Whiffin Lane; thence on last said centerline S00°51'27"W a distance
of 657.55 feet to a point on the east/west quarter line of said Section 12; thence on last said quarter
line N89°55°25"E a distance of 1,276.79 feet to the east quarter corner of said Section 12; thence on
the east line of said Section 12 N02°22'58"E a distance of 1,312.88 feet to the North 1/16™ line of said
Section 12 and Section 7 T4N, R2W; thence on the 1/16%" line of said Section 7 S89°55'08"E a distance
of 2,536.62 feet to the SE corner of Lot 1 Block 3 Doran Corn Addition; thence on the east line of last
said Lot 1 N00°52'30"E a distance of 75.50 feet to a point on the westerly extension of the north line of
the parcel of land as described in Instrument No. 2013001461, thence on said north line and its westerly
extension S89°55'08"E a distance of 194.50 to the northeast corner of last said parcel of land; thence
on the east line of last laid parcel S00°49’38"W a distance of 76.59 feet to the southeast corner of last
said parcel also being a point on the north line of Lot 1 Block 1 of Viking Park Subdivision No. 1; thence
on last said north line S89°35'563"E a distance of 139.25 feet to the northeast corner of last said Lot 1
Block 1; thence N66°55°'07"E a distance of 75.24 feet to a point on the southwest corner of the parcel
of land shown on Record of Survey Instrument No. 9020934 also being a point on the north line of

Boise Street; thence on last said north line S89°34'36°E a distance of 544.94 feet to a point on the
boundary of Middleton Downtown UR Boundary; thence on last said Middleton Downtown UR Boundary
S00°25'24"W a distance of 30.00 feet to a point on the centerline of Boise Street; thence on last said
centerline of Boise Street; S89°34'36"E a distance of 470.00 feet to the East line of Middleton Road;
thence N0O0°02'20"E a distance of 230.00 feet; thence S89°30'49’E a distance of 340.23 feet; thence
N20°02'36"W a distance of 38.64 feet; thence S89°50'53"E a distance of 221.81 feet to a point on the
easterly line of the abandoned railroad right of way line; thence on last said abandoned right of way
line N24°07°29"W a distance of 581.42 feet; thence N27°30°05"E a distance of 123.52 feet to a point
on the north right of way line of State Hwy 44; thence on said right of way line S62°28'21°E a distance
of 1,086.75 feet; thence on a spiral curve with a radius of -2,799.79 feet a length of 247.15 feet and a
chord bearing S63°16'49°E a distance of 247.13 feet; thence a curve to the left having a radius of
2,799.79 feet a length of 1,086.72 feet and a chord bearing S76°06’40"E a distance of 1,079.91 feet;
thence on a spiral curve with a radius of 2,799.79 feet a length of 247.15 feet and a chord bearing
S88°53'46"E a distance of 250.87 feet; thence S89°44'59"E a distance of 399.49 feet to a point on the
westerly line of Parcel B as shown on Record of Survey |.N. 200367674, thence on last said westerly
line and its northerly extension N01°10°52"E a distance of 566.89 feet to the northwest corner of Parcel
A as shown on last said Record of Survey; thence on the north line of said Parcel A and its easterly
extension S89°39'50"E a distance of 664.00 feet to the westerly line of Greenlinks Subdivision; thence
on last said westerly line S01°08'59"W a distance of 323.73 to the NW corner of Lot 4 Block 4 of said
Greenlinks Subdivision; thence on the north line of last said Lot 4 S89°33’34"E a distance of 79.83 feet
to a point on the right of way line of Augusta Street; thence on last said Right of Way line a non-tangent
curve to the right having a radius of 50.00 feet, length 52.75 feet and chord bearing N60°39'23"E a
distance of 50.34 feet; thence S89°33'34"E a distance of 287.96 feet to a point on the easterly right of
way line of Greenlinks Avenue; thence S89°05'45"E a distance of 80.14 feet to the NW corner of Lot 2
Block 1 of said Greenlinks Subdivision; thence on the north line of last said Lot 2 Block 1 S89°33'34"E
a distance of 129.98 feet to a point on the westerly line of Parcel B as shown on Record of Survey I.N.
2013-014768; thence on last said Parcel B boundary N00°45'47"E a distance of 499.85 feet: thence
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N80°50°26"E a distance of 727.86 feet to a point on the westerly line of a parcel of land shown on
Record of Survey, I.N. 2013-04555; thence on last said westerly line N0O0°56’50"E a distance of 393.60
feet to a point on the north line of Section 8, T4N, R2W; thence on last said north line S89°39'52"E a
distance of 1,333.18 feet to the common corner of Sections 5, 4, 8 and 9, T4N, R2W: thence on the
North line of said Section 9 S89°16'44"E a distance of 1,321.86 feet to the easterly line of Parcel 1 as
shown on Record of Survey I.N. 2017-034868; thence on last said easterly line and its southerly
extension S01°00°53"W a distance of 1,088.60 feet to the southerly right of way line of State Hwy 44;
thence on last said right of way line a non-tangent curve to the left having a radius of 3,759.72 feet and
a length of 724.21 feet, and a chord bearing S85°10'00"W a distance of 723.09 feet; thence
S§77°45'31"W a distance of 250.33 feet; thence a curve to the left having a radius of 7,699.44 feet, a
length of 367.38 feet, and a chord bearing S79°07°32"W a distance of 367.34 feet to a point on the
centerline of Duff Lane; thence on last said centerline S01°02'31"W a distance of 415.49 feet to a point
on the easterly extension of the north line of Parcels 1, 2 and 3 and as shown on Record of Survey I.N.
2021-004878; thence on last said line N89°03'29"W a distance of 620.41 feet to the NW corner of last
said Parcel 3 also being a point on the easterly line of Parcel 1 as shown on Record of Survey I.N.
last said Parcel 1; thence on the north line of last said Parcel 1 N89°05°26"W a distance of 349.92 feet
to the NW corner of last said Parcel 1; thence on the westerly line of last said Parcel 1 S0°54'44"W a
distance of 33.95 feet to the centerline of Watkins Ditch; thence on last said centerline $S62°55'37"W a
distance of 30.15 feet; thence S77°56'03"W a distance of 79.38 feet; thence S86°42'38"W a distance
of 195.99 feet to the easterly line of Parcel 2 as shown on Record of Survey |.N. 200570730; thence
on last said line NO0°54'49”E a distance of 311.04 feet to a point on the southerly right of way line of
State Hwy 44; thence on last said right of way line a non-tangent curve to the left having a radius of
7,699.44 feet, length of 32.86 feet, and a chord bearing N89°52’19"W a distance of 32.86 feet; thence
N89°44'59"W a distance of 27.50 feet to the westerly line of last said Parcel 2; thence on last said line
$00°56'50"W a distance 1,598.32 feet to the NW corner of Parcel 2 as shown on Record of Survey I.N.
2020-005603; thence on the northerly line of last said Parcel 2 N55°36°36"E a distance of 606.93 feet;
thence S89°29'43"E a distance of 833.63 feet to the east quarter corner of Section 8 T4N, R2W: thence
on the east line of said Section 8 S01°02'17"W a distance of 556.45 feet to the NE corner of the
Riverbend Ranch Subdivision; thence on the northerly line of last said Riverbend Ranch Subdivision
N89°31°29"W a distance of 1,327.88 feet to the NE corner of said Riverbend Ranch Subdivision; thence
on the west line of last said Riverbend Ranch Subdivision S00°56’50"W a distance of 768.95 feet to a
point on the Northerly line of the Gabica Subdivision; thence on the northerly line of last said Gabica
Subdivision N89°25'34"W a distance of 347.97 feet to the NW corner of Lot 5 Block 1 of last said Gabica
Subdivision; thence on the west line of last said Lot 5 Block 1 S01°02'17"W a distance of 661.46 feet
to the SW corner of last said Lot 5 Block 1; thence on the southerly line of last said Lot 5 Block 1
S89°26'40"E a distance of 72.00 feet to the right of way line of Gabica Street: thence on last said right
of way line a non-tangent curve to the left having a radius 60.00 feet, length of 113.83 feet and a chord
bearing $36°13'00"W a distance of 97.51 feet to the NW corner of Lot 7 Block 1 of last said Gabica
Subdivision; thence N57°03'06"W a distance of 32.14 feet to an angle point on Lot 6 Block 1 of last
said Gabica Subdivision; thence on the line of last said Lot 6 Block 1 $54°08'32"W a distance 198.00
feet; thence S36°08'07"W a distance of 593.64 feet to a point on the south line of said Section 8; thence
on last said south line S89°21'18"E a distance of 2,185.73 feet to the common corner of Sections 8,9,
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16 and 17 T4N, R2W; thence on the East line of said Section 17 S01°02'06"W a distance of 1,837.84
feet to a meander comer; thence meandering along the original south bank of the Boise river
N85°21'31"W a distance of 65.14 feet to a point on the east line of said Section 17; thence on last said
east line S00°22'58"W a distance of 206.30 feet to a meander corner; thence at right angles
N89°37°02"W a distance of 25.00 feet to a line parallel with and distant 25.00 feet from last said east
line; thence on last said parallel line S00°22'58"W a distance of 3,215.25 feet to a point on the south
line of said Section 17 which bears N89°17°18"W a distance of 25.00 feet from the common corner of
Sections 16, 17, 20 and 21; thence on the south line of said Section 17 N89°17°18"W a distance of
2,650.71 feet to the common quarter corner of Section 17 and Section 20; thence on the quarter line
of said Section 20 S00°39'23"W a distance of 342.92 feet to the centerline of Lincoln Road; thence on
last said centerline N86°51'38"W a distance of 463.55 feet to a point on the southerly extension of the
easterly line of Parcel 3 as shown on Record of Survey I.N. 2008042614, thence on the easterly line of
last said Parcel 3 N18°07'51"W a distance of 27.26 feet to the northerly right of way line of Lincoln
Road; thence on last said right of way line N86°52’40"W a distance of 752.66 feet; thence S84°10'02"W
a distance of 101.47 feet to a point on the southerly extension of the westerly line of Parcel 1 of last
said Record of Survey; thence on last said line S0°45°31"W a distance of 25.29 feet to the centerline of
Lincoln Road; thence on last said centerline $84°10'39"W a distance of 1,334.10 feet to a point on the
centerline of Middleton Road also being the westerly line of said Section 20; thence on last said
centerline N00°36°47”E a distance of 454.66 feet to the corner common to Sections 17, 18, 19, 20 T4N,
R2W; thence on the south line of said Section 18 N89°44’29"W a distance of 2,636.69 feet to the Point
of Beginning.

Excepting therefrom
Parcel 2 as shown on Record of Survey I.N. 2017-034868 more particularly described as follows:

Commencing at the common corner of Section 4, 5, 8 and 9 T4AN R2W, thence on the west line of said
Section 9 S01°02'31"W a distance of 322.32 feet to the NW corner of said Parcel 2 also being the Point
of Beginning; thence on the line of last said Parcel 2 the following courses:

S89°15'47"E a distance of 513.01 feet; thence S01°02'31"W a distance of 283.84 feet; thence
S87°32'25"W a distance of 249.47 feet; thence S01°02'31"W a distance of 254.50 feet; thence
N89°18'07"W a distance of 264.00 feet to a point on the west line of said Section 9; thence N01°02'31"E
a distance of 552.43 feet to the Point of Beginning.

Also excepting therefrom

Lot 1 Block 1 of Greenlinks Subdivision more particularly described as follows:

Commencing at the north quarter corner of Section 8 T4N, R2W; thence on the north south quarter line
S01°07°38"W a distance of 1,278.96 feet to the southwest corner of said Greenlinks Subdivision also

being a point on the right of way line of State Street; thence on the south line of said Greenlinks
Subdivision S89°45’'11’E a distance of 623.05 feet to the southeast corner of said Greenlinks
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Subdivision also being the Point of Beginning; thence on the south line of said Lot 1 Block 1
N89°45'11"W a distance of 132.19 feet to the southwest corner of said Lot 1 Block 1; thence on the
west line of said Lot 1 Block 1 N0O0°26’02"E a distance of 139.92 feet to the northwest corner of said
Lot 1 Block1; thence on the north line of said Lot 1 Block 1 S89°33'59"E a distance of 132.99 feet to
the northeast corner of said Lot 1 Block 1; thence on the East line of said Lot 1 Block 1 S00°45'47"W a
distance of 139.50 feet to the Point of Beginning.

Also excepting therefrom

Parcel of land as described in warranty deed to Premier Industrial, LLC I.N. 2010046246 more
particularly described as follows:

Commencing at the common corner of Section 7, 8, 17 and 18 T4N R2W:; thence on the west line of
said Section 17 S01°21'46"W a distance of 25.00 feet to a point on a line parallel with and distant 25.00
feet form the north line of said Section 17; thence on last said parallel line S89°21’18"E a distance of
_42.00 feet to a point on a line parallel with and distant 42.00 feet for the west line of said Section 17;
thence continuing on last said line S89°21'18"E a distance of 194.68 feet; thence a non-tangent curve
to the right having a radius of 1897.07 feet, a length of 124.88 feet, and a chord bearing S16°54'46"E
a distance of 124.85 feet; thence S18°47'55°E a distance of 825.80 feet; thence S45°17'45"W a
distance of 72.26 feet; thence S79°15'24"W a distance of 478.96 feet to a point on a line parallel with
and distant 42.00 feet for the west line of said Section 17; thence on last said parallel line N01°21°'46"E

a distance of 1,043.80 feet to the Point of Beginning.
Also excepting therefrom

The area of land contained within the boundaries of Middleton Lakes No. 1, Middleton Lakes No. 2,
Middleton Lakes No. 3, Middleton Lakes No. 4, Sawtooth Lake No. 1, Sawtooth Lake No. 2 and
Sawtooth Lake No. 3 more particularly described as follows:

Beginning at the SW corner of Middleton Lakes No. 4; thence on the west line of last said Middleton
Lakes No. 4 and its northerly extension N0O1°40'04"E a distance of 1,716.03 feet to an angle point on
the boundary of Middieton Lakes No. 2; thence on last said boundary line of Middleton Lakes No. 2
N51°45'34’E a distance 615.74 feet; thence N68°21'53"E a distance of 190.15 feet to a point on the
north line of said Middleton Lakes No. 2 and its easterly extension: thence on last said line S89°50'21"E
a distance of 1,988.93 feet to a point on the westerly line of Sawtooth Lake No. 3; thence on the
boundary line of last said Sawtooth lake No. 3 N2°42'41"E a distance of 55.34 feet: thence N73°38'25"E

a distance of 591.76 feet; thence S54°23'35"E a distance of 196.70 feet; thence $52°23'17"E a distance

of 196.02 feet; thence a curve to the right having a radius of 919.22 feet, a length of 301.56 feet and
chord bearing S38°56’12"E a distance of 300.21 feet; thence S25°01'47"E a distance of 247.72 feet;
thence S17°40'01”E a distance of 66.91 feet to a point on the right of way line of Sawtooth Lake Drive;
thence on last said right of way line S70°54'47"W a distance of 140.18 feet: thence a curve to the left
having a radius of 237.95 feet' a length of 138.39 feet and a chord bearing S58°07°34"W a distance of
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136.45 feet; thence S41°13'26"W a distance of 352.34 feet; thence a curve to the right having a radius
of 270.00 feet, a length of 512.92 feet and chord bearing N84°21°'10"W a distance of 439.20 feet; thence
a curve to the left having a radius of 530.00 feet, a length of 327.41 feet and a chord bearing
N47°37'37"W a distance of 322.23 feet; thence N65°19'28"W a distance of 57.55 feet to a point on the
east line of Middleton Lakes No.3 ; thence on last said line S01°26’19"W a distance of 763.69 feet to
the SE corner of Middleton Lakes No.3; thence on the southerly line of Middleton Lake No 3.
N45°12'09"W a distance of 118.82 feet; thence N60°54'10"W a distance of 97.81 feet; thence
N70°25'25"W a distance of 102.04 feet; thence N86°13'21"W a distance of 111,72 feet; thence
S86°30'23°’W a distance of 116.37 feet; thence S$78°28'41"W a distance of 80.36 feet; thence
S$69°09'29"W a distance of 426.48 feet; thence S70°46'00’W a distance of 466.67 feet; thence
S75°55’41"W a distance of 170.72 feet; thence S81°52'42"W a distance of 358.92 feet to the SE corner
of Middleton Lakes No. 4; thence on the southerly line of Middleton Lakes No. 4 S75°26'65"W a
distance of 128.78 feet; thence S67°09°'26"W a distance of 55.11 feet; thence S54°31°04"W a distance
of 180.68 feet; thence S49°17°02"W a distance of 549.55 feet to the Point of Beginning.

Also excepting therefrom ]
An area of land being a portion of the NE quarter of section 7, Township 4 North, Range 2 West, Boise
Meridian, Canyon County, State of Idaho, more particularly described as follows:

Parcel 1 as shown on Record of Survey |.N. 2018-005114, more particularly described as follows:

Commencing at the common corner of Section 6, 5, 7 and 8 T4AN R2W, thence on the east line of said
Section 7 S00°38'48"W a distance of 1,324.44 feet to the N 1/16 corner of said Section 7; thence on
the 16" line of said Section 7 N89°36’07"W a distance of 314.11 feet to the southeast corner of said
Parcel 1 also being the Point of Beginning; thence continuing on last said 16" line N89°36'07"W a
distance of 124.19 feet to the southwest corner of said Parcel 1; thence on the west line of said Parcel
1 NO0°36’30E a distance of 352.81 feet; thence N27°37'57"E a distance of 159.40 to a point on the
right of way line of State Street also being the northwest corner of said Parcel 1; thence on the northerly
line of said Parcel 1 S62°28°21"E a distance of 173.02 feet to the northeast corner of said Parcel 1;
thence on the easterly line of said Parcel 1 S00°36'30"W a distance of 265.63 feet; thence N89°36'00"W
a distance of 102.50 feet; thence S00°36'30"W a distance of 150.00 feet to the Point of Beginning.

The above described Urban Renewal District contains 1,822.92 Acres, more or less.
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SAWTOOTH LAKE SUBDIVISION NO. 3

CERTIFICATE OF OWNERS

KNOW ALL MEN BY THESE PRESENTS, THAT THE UNDERSIGNED ARE THE OWNERS OF THE PROPERTY
HEREINAFTER DESCRIBED.

A PARCEL. OF LAND LOCATED IN GOVERNMENT LOT 1 AND THE S51/4 OF THE N1/4 OF SECTION 7,
TOWNSHIP 4 NORTH, RANGE 2 WEST, BOISE MERIDIAN, CANYON COUNTY, IDAHO, MORE PARTICULARLY
DESCRIBED AS FOLLOWS:

COMMENCING AT THE EAST ONE—QUARTER CORNER OF SECTION 7, FROM WHICH THE SOUTHEAST SECTION
CORNER OF SAID SECTION BEARS S.00739'10'W., 2640.02 FEET; THENCE, ALONG THE EAST BOUNDARY OF SAID
SECTION,

A)S.00°39'10°W., 150.13 FEET; THENCE, LEAVING SAID EAST BOUNOARY,

B)N.B9'20°50°W., 115.40 FEET TO THE WEST RIGHT—OF WAY OF MIDDLETON ROAD AND THE POINT OF
BEGINNING; THENCE,

1) S.70°52'42"W., 140.17 FEET TO THE EAST BOUNDARY OF SAWTOOTH LAKES SUBDIVISION NO.1, RECORDED
IN BOOK 47 OF PLATS, AT PAGE 50, RECORDS OF CANYON COUNTY, IDAHO; THENCE, ALONG THE EAST
BOUNDARY DF SAID SUBDIVISION AND THE EAST AND NORTH BOUNDARY OF SAWTOOTH LAKES
SUBDIVISION NO.2, RECORDED IN BOOK 49 OF PLATS, AT PAGE 11, RECORDS OF CANYON COUNTY,
IDAHO, THE FOLLOWING COURSES:

2) N.70°58'04™W., 30.32 FEET; THENCE,
3
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N.2558°03"W., 49.36 FEET TO THE BEGINNING OF A TANGENT CURVE; THENCE,

4) NORTHERLY ALONG SAID CURVE TO THE RIGHT, HAVING A RADIUS OF 75.00 FEET, AN ARC LENGTH OF
34.83 FEET, THROUGH A CENTRAL ANGLE OF 26°36°28°AND A LONG CHORD WHICH BEARS N.12739°49W.,
34.52 FEET; THENCE, TANGENT FROM SAID CURVE,

5) N.00'38°26"E., 222.29 FEET; THENCE,

6) N.B921'34W., 50.00 FEET; THENCE,

7) N.OO'38'267E., 44.29 FEET TO THE BEGINNING OF A TANGENT CURVE; THENCE,

8) NORTHERLY ALONG SAID CURVE TO THE LEFT, HAVING A RADIUS OF 75.00 FEET, AN ARC LENGTH OF
31.58 FEET, THROUGH A CENTRAL ANGLE OF 24'07°35°AND A LONG CHORD WHICH BEARS N.1125'22'W.,
31.35 FEET; THENCE, NON-TANGENT FROM SAID CURVE,

9) N.B951'51°W., B06.48 FEET; THENCE,

10) N.00"38'26"E., 33.00 FEET; THENCE,

11) N.B951°51°W., 149.95 FEET TO THE WEST BOUNDARY OF SAID NE1/4 OF THE SE1/4; THENCE, LEAVING
SAID SUBDIVISION BOUNDARY, ALONG SAID WEST BOUNDARY,

12) N.0OO'39'217E., 213.39 FEET TO THE CENTERLINE OF THE WATKINS DITCH; THENCE, ALONG SAID
CENTERLINE,

13) N.7336°28°E., 591.76 FEET TO SAID WEST RIGHT—OF—WAY OF MIDDLETON ROAD; THENCE, ALONG SAID
RIGHT—OF -WAY THE FOLLOWING COURSES:

14) S.54'25°32°E., 196.70 FEET; THENCE,

15) §.52'25'14"E., 196.02 FEET TO THE BEGINNING OF A NON—TANGENT CURVE; THENCE,

16) SOUTHERLY ALONG SAID CURVE TO THE RIGHT, HAVING A RADIUS OF 919.22 FEET, AN ARC LENGTH OF
301.56 FEET, THROUGH A CENTRAL ANGLE OF 18°47'47°AND A LONG CHORD WHICH BEARS
$.38°58'09'E., 300.21 FEET; THENCE, NON~TANGENT FROM SAID CURVE,

17) S.2503'44"E., 247.72 FEET; THENCE,

18) S.17°41°47°E., 66.89 FEET TO THE POINT OF BEGINNING.

CONTAINING: 7.837 ACRES.

IT IS THE INTENTION OF THE UNDERSIGNED TO AND THEY HEREBY INCLUDE SAID LAND IN THIS PLAT.
THE PUBLIC STREETS SHOWN ON THIS PLAT ARE HEREBY DEDICATED TO THE PUBLIC. THE
EASEMENTS AS SHOWN ON THIS PLAT ARE NOT DEDICATED TO THE PUBLIC, BUT THE RIGHT TO USE
SAID EASEMENTS IS HEREBY PERPETUALLY RESERVED FOR PUBLIC UTIUTIES AND FOR SUCH OTHER
USES AS DESIGNATED HEREON. ALL LOTS IN THIS SUBDIVISION WILL BE EUGIBLE TO RECEIVE
DOMESTIC WATER SERVICE FROM THE CITY OF MIDDLETON, IOAHO, AND SAID CITY OF MIDDLETON HAS
AGREED IN WRITING TO SERVE ALL THE LOTS IN THIS SUBDIVISION.

IN WITNESS WHEREOF, | HAVE HEREUNTO SET MY HanD THis. T pay onlmhn_..r. 2010
By. \

ANDREW BRAUSA: MANAGER, BROOKFIELD HOLDINGS (HAYDEN II), LLC.

ACKNOWLEDGMENT

m;qmonzmt <oxxw Wm
NEW YORK COUNTY -

on Tis_T# pay of _April . 2020, BEFORE ME, THE UNDERSIGNED, A NOTARY PUBLIC IN
AND FOR SAID STATE, PERSONALLY APPEARED ANDREW BRAUSA, KNOWN OR IDENTIFIED TO ME TO
BE A MANAGER OF BROOKFIELD HOLDINGS (HAYDEN ), LLC., WHO EXECUTED THE INSTRUMENT OR
THE PERSON WHO EXECUTED THE INSTRUMENT ON BEMALF OF SAID CORPORATION, AND
ACKNOWLEDGED TO ME THAT SAID CORPORATION EXECUTED THE SAME.

IN WITNESS WHEREOF, | HAVE HEREUNTO SET MY HAND AND AFFIXED MY OFFICIAL SEAL THE DAY
AND YEAR IN THIS CERTIFICATE FIRST ABOVE WRITTEN.

Buion Ko

NOTARY PUBUC FOR THE STATE OF NEW YORK

No. 01K08371841
Quatfied in New York County
Commission Expires 03/05/2022

CERTIFICATE OF SURVEYOR

|, ROB O'MALLEY, DO HEREBY CERTIFY THAT | AM A PROFESSIONAL LAND SURVEYOR, LICENSED
BY THE STATE OF IDAHO, AND THAT THIS PLAT AS DESCRIBED IN THE “CERTIFICATE OF

| OWNERS" WAS DRAWN FROM THE FIELD NOTES OF A SURVEY MADE ON THE GROUND UNDER MY

DIRECT SUPERVISION AND ACCURATELY REPRESENTS THE POINTS PLATTED HEREON, AND IS IN
CONFORMITY WITH THE STATE OF IDAHO CODE RELATING TO PLATS AND SURVEYS AND THE
CORNER PERPETUATION AND FILING ACT, IDAHO CODE 55—1601 THROUGH 55—1612.

ﬂ T-0 ENGINEERS

332 N. BROADMORE WAY
NAMPA, IDAHO 83687-5123
PHONE: YWW.TO-
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SAWTOOTH LAKE SUBDIVISION NO. 3

HEALTH CERTIFICATE

SANITARY RESTRICTIONS AS REQUIRED BY IDAHO CODE, WTLE 50, CHAPTER 13 HAVE BEEN SATISFIED
BASED ON A REVIEW BY A QUALIFIED LICENSED PROFESSIONAL ENGINEER (QLPE) REPRESENTING THE
CITY OF MIDDLETON AND THE QLPE APPROVAL OF THE DESIGN PLANS AND SPECIFICATIONS AND THE
CONDITIONS IMPOSED ON THE DEVELOPER FOR CONTINUED SATISFACTION OF THE SANITARY
RESTRICTIONS. BUYER IS CAUTIONED THAT AT THE TIME OF THIS APPROVAL, NO DRINKING WATER
EXTENSIONS OR SEWER EXTENSIONS WERE CONSTRUCTED. BUILDING CONSTRUCTION CAN BE
ALLOWED WITH APPROPRIATE BUILDING PERMITS IF DRINKING WATER EXTENSIONS OR SEWER
EXTENSIONS HAVE SINCE BEEN CONSTRUCTED OR IF THE DEVELOPER IS SIMULTANEOUSLY
CONSTRUCTING THOSE FACILITIES. IF THE DEVELOPER FAILS TO CONSTRUCT FACILITIES, THEN
SANITARY RESTRICTIONS MAY BE RE—IMPOSED, IN ACCORDANCE WTH SECTION 50-1326, IDAHO
CODE, BY THE ISSUANCE OF A CERTIFICATE OF DISAPPROVAL, AND NO CONSTRUCTION OF ANY
BUILDING OR SHELTER REQUIRING DRINKING WATER OR SEWER/SEPTIC FACILITIES SHALL BE ALLOWED.

3k S5m0

R.E.H.S. DISTRICT HEALTH DEPARTMENT DATE

APPROVAL OF MIDDLETON CITY ENGINEER
|, THE UNDERSIGNED CITY ENGINEER IN AND FOR THE CITY OF MIDDLETON, CANYON COUNTY,
IDAHO, HEREBY APPROVE THE FOREGOING PLAT.

mw::\ D::»;&C bﬁ\ od\ku \u\og

CITY ENGINE MIDDLETON, IDAH c)._.m-
mu" &”u._ ood ruft, PE oo /D

Qe
S 008y, ‘s,
JR T TN

P

iy,

APPROVAL OF MIDDLETON CITY COUNCIL

|, THE UNDERSIGNED CITY CLERK IN AND FOR THE CITY OF MIDDLETON, CANYON COUNTY, IDAHO,
HEREBY CERTIFY THAT AT A REGULAR MEETING OF THE CITY COUNCIL HELD ON THE_IS DAy
oF &E& . 2020, THE FOREGOING PLAT WAS DULY ACCEPTED AND APPROVED.

Poocks) 0 Coo it
CTY CLERK &eoormqoz. %»:o

CERTIFICATE OF COUNTY SURVEYOR

1, THE UNDERSIGNED, A LICENSED PROFESSIONAL LAND SURVEYOR FOR CANYON COUNTY, IDAHO,
DO HEREBY CERTIFY THAT | HAVE CHECKED THIS PLAT AND THAT IT COMPLIES WITH THE STATE
OF IDAHO CODE RELATING TO PLATS AND SURVEYS.

‘% s//8/z0
CANYON COUNTY SUR' DATE

| DAL TZ. Kivaet. TE/PLS Tas o

CERTIFICATE OF THE COUNTY TREASURER

1, THE UNDERSIGNED, COUNTY TREASURER IN AND FOR THE COUNTY OF CANYON, STATE OF
IDAHO, PER THE REQUIREMENTS OF I.C. 50-1308, DO HEREBY CERTIFY THAT ANY AND ALL
CURRENT AND OR DEUNQUENT COUNTY PROPERTY TAXES FOR THE PROPERTY INCLUDED IN THIS
SUBDIVISION HAVE BEEN PAID IN FULL. THIS CERTIFICATION IS VALID FOR THE NEXT THIRTY

! (30) DAYS ONLY.

SO0V, JREASURER m DATE

LS URg", By oo Whman

G

0
o""’

%, %ever
P 7Y A0

2
"e1agprans

ﬂ T-O ENGINEERS

332 N. BROADMORE WAY
NAMPA, IDAHO 83887-5123
PHONE: (208) 4426300 WWW.TO-ENGINEERS.COM
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SAWTOOTH LAKE SUBDIVISION ZO. 3

IN §2mmm WHEREOF, § HAVE HE \cza SET MY HAND ?.&bi oF.L.YJ«Lr. 2020
By & \§ a\!j \\y -

WILLAM DUFFEY: AUTHORIZED”AGENT,
BELLA TERRA, LLC AN OREGON UIMITED LIABILITY COMPANY

ACKNOWLEDGMENT

STATE OF
R LWWMQH }ss.

ON i_mP_M par oF UM, 202L> BEFORE ME, THE UNDERSIGNED, A NOTARY PUBLIC IN
AND FOR SAID STATE, PERSONALLY APPEARED WILLIAM DUFFEY, KNOWN OR IDENTIFIED TO ME TO
BE AS AN AUTHORIZED AGENT, BELLA TIERRA, LLC AN OREGON LIMITED LIABILITY COMPANY, WHO
EXECUTED THE INSTRUMENT OR THE PERSON WHO EXECUTED THE INSTRUMENT ON BEHALF OF SAID
CORPORATION, AND ACKNOWLEDGED TO ME THAT SAID CORPORATION EXECUTED THE SAME.

IN MITNESS WHEREOF, | HAVE HEREUNTO SET MY HAND AND AFFIXED MY Q.ﬂ_o;r SEAL THE DAY
AND YEAR IN THIS CERTIFICATE FIRST ABOVE WRITTEN.

qm\. Cate

zo;m\ wcmuq wo.—a\ THE STATE OF |DA WO i CL—-\B

IDAHO NO. 13765

BOOK m M , PAGE mm m

ﬂ T-O0 ENGINEERS

332 N. BROADMORE WAY
NAMPA, IDAHO 83687-5123
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Attachment 3

Private Properties Which May Be Acquired by the Agency

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

a)
b)

c)
d)

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

reconfigure sites for development and possible extension of streets or pathways;
assemble for the construction of certain public improvements, including but not
limited to streets, streetscapes, water and sewer improvements, environmental and
floodplain remediation/site preparation, public parking, community facilities,
pedestrian/bike paths and trails, recreation access points, and other public
facilities.

The Agency reserves the right to acquire any additional right-of-way or access routes near

or around existing or planned rights-of-way.

The Agency reserves the right to acquire property needed to provide adequately sized sites

for high priority projects for the development of public improvements (the exact location
of which has not been determined).

Other parcels may be acquired for the purpose of facilitating catalyst or demonstration

projects, constructing public parking, constructing new streets or pathways, enhancing
public spaces, or to implement other elements of the urban renewal plan strategy and/or
any master plan for the Project Area.



Attachment 4

Map Depicting Expected Land Uses and Current Zoning Map
of the Project Area












Attachment 5

Economic Feasibility Study



Middleton East District Urban Renewal
Revenue Allocation Area Economic Feasibility
Study

Prepared for the City of Middleton and The Urban Renewal
Agency of the City of Middleton, Idaho -

By ElJay Waite

October 12, 2022
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October 1, 2022
Engagement Letter
Commissioners of The Urban Renewal Agency of the City of Middleton, idaho

This Economic Feasibility Study (the “Report”) contains estimates, assumptions, and forecasts specific to
the establishment of the proposed Middleton East District Revenue Allocation Area (RAA). Information
sources include meetings with Mayor Steve Rule and City Administrator Becky Crofts, market research,
meetings with real estate professionals, utility company representatives, examination of county assessor
records, meetings with Middleton Public Works staff and personal knowledge of the Treasure Valley’s
economic development environment. Information sources, estimates and assumptions are stated in the
Report. Some assumptions inevitably will not materialize due to the occurrence of unanticipated events
and circumstances during the term of the RAA. Therefore, actual results achieved during the period covered
by this analysis will vary from projections described in this Report depending on market conditions, local
laws and ordinances, inflationary or recessionary periods, and infrastructure availability.

The terms of this engagement are such that | 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.

This Report does not ascertain legal and regulatory requirements applicable to implementing a RAA,
including zoning, state and local government regulations, permits, and licenses. No effort will be made to
determine the possible effect on this project on present or future federal, state, or local legislation
including any environmental or ecological matters.

Tax increment projections are prepared under this engagement for the purpose of estimating the
approximate level of increment revenue that could be generated by proposed projects within the proposed
RAA boundary. These projections reflect current developer interest in the Middleton market, the process
wherewith Middleton and Canyon County approve building permits, and those governments’ willingness to
approve the type of economic development projects contemplated in this Report. Projections provide
estimates of the initial and final taxable values of the RAA to a level of assurance that the increment to be
generated would be sufficient to cover high priority public infrastructure costs.

This Report and the preliminary projections prepared under this engagement are intended solely for your
information and for the purpose of establishing the Urban Renewal Plan for the Middleton East District
Urban Renewal Project (the “Plan”) and the corresponding RAA. The Report and preliminary projections
should not be viewed by private institutional lenders in support of potential debt obligations. These
projections should not be relied upon by any other person, firm, or corporation, or for any other purposes.
The Report, its contents, or any reference to me may not be included or quoted in any offering circular,
registration statement, appraisal, sales brochure, prospectus, loan, or any other agreement or document
intended for use in obtaining funds from individual investors, without prior written consent.

Sincerely,



Elay Waite, Consultant
1910 E Homedale Rd., Caldwell, Idaho 83607 C: (208) 921-9611

1. Executive Summary
Urban Renewal Law Requirements

Idaho Code 50-2905 states that “the urban renewal agency of the municipality shall prepare and adopt a
plan for each revenue allocation area and submit the plan and recommendation for approval thereof to the
local governing body.” 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 economic feasibility study must be held
to a standard of specificity. The following Middleton East District Urban Renewal Revenue Allocation Area
Economic Feasibility Study (“Report”) provides specificity for Idaho Code 50-2905 requirements (1)-(9) for
the proposed Urban Renewal Plan for the Middleton East District Urban Renewal Project (“Plan”).

Ellay Waite, retired finance director of the City of Caldwell and former Chairman of the Urban Renewal
Agency for the City of Caldwell between 1998-2014 (“Consultant”), was retained by the City of Middleton,
Idaho, to prepare an economic feasibility study pursuant to the Local Economic Development Act, Chapter
29, Title 50, Idaho Code (the “Act”) for the Urban Renewal Plan (“Plan”) for the Middleton East District
Urban Renewal Project Area (“RAA” or “Project Area” or “District”).

Economic feasibility is an analysis of projected revenue streams that could be generated within the Project
Area based upon probable increases in assessed valuation and associated incremental revenue, together
with private and public partnership contributions, and the future costs required to make the necessary
improvements supported by those revenues. Consultant evaluated projected revenues for the Project Area
against projected costs associated with the Project Area planned improvements to confirm economic
feasibility of the Plan. The planning process identified high priority public infrastructure projects that
require funding to meet development requirements or to enhance Middleton’s essential services, and
lower priority projects that may ultimately be funded if revenues exceed projections. While the feasibility
findings refer to specific outlined funded project costs (including capital project costs, operations costs and
other financing costs), currently identified unfunded capital projects could be paid if the Project Area over-
performs, if additional funding sources are leveraged, if additional partners come forward, or if Agency
project prioritization changes.

Findings of Feasibility

The incremental taxable values and resulting tax increment revenues over the 20-year term of the RAA
(assessment years 2023-2042) are summarized in Section 7 Figure 7. Incremental property tax revenues are
based on increases in taxable value resulting from development and/or redevelopment within the Project
Area over the 20-year term. Adjustments were made to account for reductions in existing taxable value of
existing improvements to accommodate redevelopment. For purposes of the Report, general inflationary
increases in value were not considered in the revenue projection model. Total undiscounted incremental
property tax revenues for the RAA projected over the 20-year plan period amount to a total of $89.9
million. Project revenues are discounted for comparisons with project costs in Section 4 Figure 4b.

Public infrastructure project costs and funding method are presented in four five-year periods referred to
as quarters summarized in Section 5 Figure 5. Based on the net increment revenue projections discounted
to present value in the amount of $50,077,883, it is anticipated the District will fund approximately $45.1M
of eligible project costs related to the Priority Class 1 and Priority Class 2 projects as identified in Appendix
I. To the extent funding is available, it is anticipated remaining funds will be used to fund the eligible



improvements identified in Priority Class 2A. The consultant finds there is sufficient revenue to support
funding those improvements identified in Priority Class 1 and Priority Class 2 rendering the Project feasible.

Infrastructure improvement projects and estimates of associated costs were provided by Middleton’s Public
Works Department. Project costs were estimated using unit cost estimates from an array of sources,
including published reports, past construction data, input from subject matter experts, and engineering
judgment. City administration assigned a priority classification to each improvement:

The Feasibility Study provides for a $22.7 million revenue bond, shown in Figure 6, issued in the 2" quarter
(within Plan years 6 to 10) when revenue levels meet bond funding requirements. Bond proceeds are
intended to fund high priority infrastructure projects. The bond for these improvements will be paid off
prior to the expiration of the District. The Report assumes projected revenues and expenses will consume
all cumulative revenues by 2043 when the RAA sunsets. However, any surplus after termination of the
District would be submitted to Canyon County for distribution to taxing districts.

Other Considerations

Funding sources in addition to incremental property taxes may be available or be feasible for the Agency to
use in financing anticipated project costs (funded and unfunded) within the District. Other revenues could
include but are not limited to, private, federal, state or local government loans, grants, donations, and in-
—.kind contributions. These funding sources may become available to assist in the financing of projects.

2. Introduction

The City of Middleton (the “City”) identified approximately 1,842! acres for inclusion in the District located
generally between State Highway 44 and the Boise River, with an additional portion of the area lying south
of the Boise River on either side of Middleton Road. North of the Boise River, the District extended no
further west than the South Hartley Lane alignment and no further east than one-quarter mile east from
the Duff Lane alignment. The area extended north to the Cornell Street alignment in its northeast corner.
South of the Boise River, the area extended south to Lincoln Road, extending to the west of Middleton
Road to the South Hawthorne/Ward Lane alignment and east of Middleton Road to the Duff Lane
alignment. In general?, this acreage includes 213 acres of river and right of way parcels. The City owns 286
acres within the District, 260 acres are reserved for public areas, parks and pathways and 27 acres
designated for commercial purposes. There are 1,370 acres within the RAA classified as commercial,
industrial, residential, and multi-use based on City planning documents and is shown in Figure 1 on page 7.
Developable parcels possess challenges that impede economic development including reclamation costs,
high infrastructure costs, government regulations, and inadequate public utility infrastructure.
Implementing a revenue allocation area provides the opportunity for the Agency to utilize revenue
allocation funds, also known as tax increment financing (TIF) revenues, as a means of funding
geographically targeted public improvements.

In addition to the District revenues, some but not all of the infrastructure projects to improve inadequate
traffic corridors may be subject to reimbursement through the Traffic Impact Fee. Total reimbursement of
eligible infrastructure projects will be limited to no more than the actual cost of the improvement.

! This acreage based on GIS may vary slightly from the final acreage determination in the surveyed legal description;
however, this variation is minor and does not impact the overall economic analysis.

2 Acreage references throughout are approximate as there could be slight variations to actual acreage due to final
boundary line adjustments to avoid parcel splits. These variations are minor and do not impact the overall economic
analysis.



As valley-wide population grows to nearly 1,000,000 by 2040, the improvement of significant traffic
corridors in the area becomes critical. Contemplating improvements to SH44 within in the City is necessary
to address growth in the traffic corridor required to minimize future congestion. As permitted by Idaho law,
TIF can improve the ability of the District to assist in economic development projects to support desired
commercial and industrial projects, make right-of-way and infrastructure improvements, and to support
public space projects which benefit the broader community. Successfully executing the intent of urban
renewal, creates a new tax base in an area that has not developed on its own and would take years longer
to develop under normal market conditions. Neighboring CEURA, Caldwell’s first Urban Renewal Area, will
add 51 billion of assessed value to tax rolls at sunset in December 2022. The Revenue Model (page 10)
included in this feasibility study estimates the District will increase the assessed value tax base of the
District to $731 million at termination in 20 years.

This Report evaluates the existing status of the District, reviews a development scenario, and projects the
resulting impact of that development scenario on the revenue generation capability of the District. In the
process of satisfying the requirements set forth in the Act, Idaho Code 50-2905 requires an evaluation of
the economic feasibility of a proposed District and the included economic feasibility findings which
evaluation which shall be held to a standard of specificity. The consultant coordinated with Middleton
Public Works Department and the City Administrator, and used property data obtained from the County
Assessor to develop the assumptions made in this Report mcludmg pro;ect development timelines and cost
- estimates for infrastructure improvements. — - - -

The following schedules and maps were developed and serve as key inputs into this Report:

Market Assessment | Industrial and commercial development projections over the 20-year term of
District, are based on key economic indicators detailed in the Canyon County 2020 Comprehensive
Annual Financial Report for the period 2013 — 2022. Additionally, consultant reviewed assessed
values of similar industrial and commercial projects developed in Canyon County and Middieton
within the last 5 years. Caldwell’s Sky Ranch Business Park provided data from actual and historical
assessed values in Canyon County. Finally, market demand for large shovel ready building sites in
Canyon County exceeds supply leaving developers of large assessed value projects without suitable
building sites. The District contains several sites that could become shovel ready.

Revenue Model | Consultant projections for the District’s incremental property tax revenues
utilized taxable assessed values from county assessor records for similar commercial, industrial and
residential developments. Additionally, some developers provided budget projections used in
determining the viability of their projects. ’

Street & Infrastructure Plan | Prioritized Street and utility infrastructure data prepared by
Middleton public works staff expands upon the Market Assessment and Revenue Model to provide
a road map for future development identifying high priority and probable public improvements.

Parcel Development Summary | A document prepared by Middleton administrative staff detailing
anticipated taxable assessed value additions by development classification and year.

Feasibility Study | A study prepared by Consultant which reconciles the Market Assessment,
Revenue Model, Street & Infrastructure Plan, and Parcel Development Summary to a standard of
specificity. The Report identifies specific District increment revenues and project costs projected to
be economically feasible. It also details projects that could be completed if development within the
RAA exceeds expectations, additional funding sources are leveraged, additional partners come
forward, or if Agency project prioritization changes.



The Revenue Allocation Area contains 235 parcels, encompassing 1,842 acres. Of these parcels, 40 are
designated for private development encompassing 962 acres (excluding public right-of-way). The parcels
are divided into 60 private developer projects and one (1) public project (Figure 3a page 9).

Current land uses within the District include agricultural, commercial, industrial, public, residential, parks,
river and right of way. Owners of parcels within the RAA deemed to be an agricultural operation required
consent to be included in the District per Idaho Code 50-2018(8), 50-2018(9) and 50-2903(8). City is
responsible for obtaining these consents and reported all consents have been received.

The current (2022) taxable value of properties included in the District and the adjusted base value of the
Agency’s existing RAA combined do not exceed 10% of the City’s total assessed taxable valuation.
Calculations supporting this determination are provided in Appendix Ill Base Value Analysis. While there
could be minor adjustments to the current assessed taxable value of the District based on the District
boundary following the parcel lines of taxable parcels to avoid splitting parcels, the combined base values
are well within the 10% value limitation (5.2%) and nearly $64M in valuation capacity remains.

The District has a total of 235 parcels which had a cumulative taxable value of approximately $64,383,3863.
Classification of parcels by Property Class Code are shown in Figure 1.

Figure 1. Development Classification (Acres & Parcels)

Total | Proposed |
Proposed Parcels | Development

Comp Plan Category Acres Development Acres Parcels
Commercial 221 86 71 5
Industrial 646 373 53 18
Multi-Use 10 0 34 0
Residential 493 493 15 17
Public Use & Parks 260 10 10 0.5
River? 148 0 16 0
Right of Way 64 0 36 0

Totals 1842 962 235 40

Source: Canyon County Assessor
1 Environmentally sensitive

Figure 2 shows the overlapping taxing districts with 2021 levy rates and 2022 base increment values within
the District. The fiscal impact of the District is shown through the new development increases over the life
of the District and the delay in a portion of the new construction value being placed on the new
construction roll and available for budget capacity increases until deannexation or termination. Estimates
of potential increment value from new development at termination is shown in Figures 8 and 8a in Section
7 of this Report.

Figure 2 AFFECTED TAXING
DISTRICTS

* May be a slight variation from the final taxable value due to timing of preparation of this Report and boundary line
adjustments to avoid parcel splits. These variations are minor and do not impact the overall economic analysis or the
10% value limitation.

4 Environmentally sensitive category.



BASE INCREMENT
TAX DISTRICT 2021 LEVY VALUE 2022
112 PEST CONTROL 0.000034658 | $ 21,573,150
640 GREATER MIDDLETON REC 0.000345525 | $ 41,253,366
653 AMBULANCE DISTRICT 0.000135943 | S 64,383,386
668 MOSQUITO ABATEMENT 0.000132407 | $ 64,383,386
678 CITY OF MIDDLETON 0.003397437 | S 42,810,236
701 CANYON HWY #45 IN MIDDLETON 0.000940393 | $ 42,810,236
699 CANYON HWY #4 0.000940393 | $ 21,573,150
710 CALDWELL RURAL FIRE 0.001330522 | $ 23,130,020
714 MIDDLETON FIRE 0.001080713 | $ 41,253,366
735 MIDDLETON CEMETERY 0.000035137 | $ 41,253,366
765 MIDDLETON SCHOOL DIST #1346 0.002248159 | $ 41,253,366
770 VALLIVUE SCHOOL DIST #139’ 0.003290022 | $ 23,130,020
775 COLLEGE OF WESTERN IDAHO 0.000104843 | S 64,383,386
780 FLOOD CONTROL DIST #10 0.000086605 | $ 60,438,486
998 CANYON COUNTY 0.002469842 | S 64,383,386

Source: Canyon County Levy Rates

3. Development Program Projections

According to Idaho Code 50-2903(10) increment value “means the total value calculated by summing the
differences 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.” 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. Consultant used the 2022 values reported by Canyon County as
the base values for properties in the District.

Incremental value is calculated annually by property (interpreted to be parcels) through the termination
date, set 20 years from the effective date of the Plan (50-2903). During the life of the District, incremental
value of real property value is determined through two mechanisms?:

1. Increase in taxable value resuiting from development or redevelopment over the 20-year term;
2. and decreases in taxable value due to demolition of existing structures in the District.

Consultant utilized the combined knowledge, experience and input of Middleton’s City Engineer, the
County Assessor, and County parcel data GIS publicly available through the County’s website to develop
market assessment projections for new development and redevelopment over the 20-year term.

* Following establishment of the District, the District will not receive revenue from the Judgment levy.

¢ Following establishment of the District, the District will not receive revenues from the bond/supplemental/plant
facilities levies.

7 Following establishment of the District, the District will not receive revenues from the bond/supplemental/plant
facilities fevies.

8 To be conservative the Report does not project increases in taxable value due to appreciation.



These values do not reflect the impact of market conditions on assessed values. Consultant used this
information to estimate taxable assessed values per acre for developments of different sizes and
classifications.

Figure 3 summarizes this Market Analysis Data by classification of development, parcels, acres, and
assessed values of improvements (plant & equipment). The analysis provided projected taxable assessed
values per acre for each classification.

Figure 3
MEURA - Similar Development Classifications
Market Analysis: Development Assessed Value Calculations

Taxable Projected

Number Assessed Taxable Taxable

of Parcels Value Assessed Assessed
Classification  Reviewed Acres Improvements Value/Acre Value/Acre
Commercial 17 36.7 $43,427,980 $1,183,969 $1,190,000
Industrial 8 80.1 $106,416,120 $1,328,541 $1,350,000
Service 8 15 $19,056,260 $1,270,417 $1,275,000

RV Park 1 219 $2,888,740 $131,906 $132,000

| Residential* 639  237.1 $239,625,000  $1,010,863  $1,011,000 L B

Source: Canyon County GIS Public Access Data Base - Middleton City Staff 9.15.2022
*Residential estimates provided by PUD developer.

Data from the County GIS public access database provides the most reliable source of parcel data from
which to project taxable assessed value additions in the District. These parcels represent developments
contemplated in the District. The parcel valuations for commercial and industrial facilities were compared
to a published Market Analysis of the Caldwell based Sky Ranch Industrial Park completed in 2021 and
found to be suitably correlated to confirm their use in this report. Given the proximity of Sky Ranch to the
District, consultant believes similar developments will likely occur in the District and therefore these values
adequately reflect the construction market in the area.

The resulting estimated new development in the District included in the Revenue Model in Section 4
includes projections for 60 private development sites, plus one (1) public development, which will be non
revenue generating. There are fourteen (14) developments that are currently under discussion, which
includes five (5) potential developments in the final stages of planning.

Figure 3a projects the number of industrial, commercial and residential projects completed by quarter.

Figure 3a - Projects Developed by Classification

1st Quarter 2nd Quarter 3rd Quarter 4th Quarter
Industrial 1 4 3 0
Commercial 10 14 4 0
Residential & RV Park) 16 8 0 0
Public 0 1 0 0
Total: 27 27 7 0

Source: Consultant



The model assumes 43% of major projects will begin construction during the first 1 quarter. Followed by
43% in the 2" quarter and 14% in the 3" quarter.

Consultant analyzed similar major developments found in the Market Analysis to project taxable values and
program assumptions. These inputs helped drive the incremental taxable value estimates and tax
projections in the Revenue Model. Key assumptions include:

Taxable Value | Consultant generated taxable value assumptions on a per-acre basis from
evaluations of the County GIS public access database along with 10 industrial / service
developments in Sky Ranch Business Park.

Absorption of Taxable Value | Consultant assumed 100% of the projected taxable value will be
absorbed and expended the year before the project delivers incremental revenues.

Taxable Value Growth Rate | Property values within the District are conservatively estimated to not
inflate through the 20-year term.

Levy Rates | Consultant concluded that the projected 2022 levy rates reflected significant
anomalies which merited further investigation and adjustment to accurately forecast incremental
revenues. School levy rates have been eliminated, as well as other voter approved levies/bonds,
and all other levy rates applicable to the District are included at their weighted values. The City’s

levy is added to all properties as annexation is assumed before development occurs. The levy rate is

assumed to be 0.008743363 through the life of District, which is significantly less than the
projected 2022 levy rate. Consultant held the levy rate constant to provide consistency and
comparability to the Report. Applying the levy rate to the incremental taxable value results in
incremental property tax revenue generation.

Annual Operations | Consultant used a maximum of $250k annually to fund District operations.
Gross revenues less District operations costs are available to fund projects, infrastructure,
reimbursement agreements and debt service on bonds.

4. Revenue Generation

Incremental revenue generation capability of the District over the 20-year term of the Plan is summarized
in Figure 4. Taxable assessed values represent values added for improvements to buildings and equipment.
Taxable values deducted for real property removed during project construction as described in the Revenue
Model. Appreciation of existing real estate will not be used to generate revenues as an additional
conservative measure.

Figure 4. Revenue Model - Incremental Revenues (2023 - 2042)

Taxable Cumulative
Tax Base Value of Taxablg value Taxable Assumed Gross
Base Value Value Deductions of Incremental
Year Project Assessed Levy
Revenue improvements Revenue
Increases Value
2023 64,383,386 406,132
2024 64,383,386 406,132 $0 S0 $0 0.00874336 $0
2025 64,383,386 406,132 S0 S0 $0  0.00874336 $0
2026 64,383,386 406,132 $136,276,500 $629,400 $135,647,100 0.00874336 $1,186,012
2027 64,383,386 406,132 $107,137,800 $0 $242,784,900 0.00874336 $2,122,757
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2028 64,383,386 406,132  $64,266,320 $0 $307,051,220 0.00874336 | $2,684,660
2029 64,383,386 406,132  $53,179,700 $0 $360,230,920 0.00874336 | $3,149,630
2030 64,383,386 406,132 $111,932,760 $147,200 $472,016,480 0.00874336 | $4,127,011
2031 64,383,386 406,132  $58,418,800 $0 $530,435,280 0.00874336 | $4,637,788
2032 64,383,386 406,132  $48,041,800 $0 $578,477,080 0.00874336 | $5,057,835
2033 64,383,386 406,132  $22,460,000 $0 $600,937,080 0.00874336 | $5,254,211
2034 64,383,386 406,132  $42,000,000 $1,062,200 $641,874,880 0.00874336 | $5,612,145
2035 64,383,386 406,132 $3,117,000 S0 $644,991,880 0.00874336 | $5,639,398
2036 64,383,386 406,132  $43,440,200 $0 $688,432,080 0.00874336 | $6,019,212
2037 64,383,386 406,132 $2,577,600 $0 $691,009,680 0.00874336 | $6,041,748
2038 64,383,386 406,132  $40,000,000 $0 $731,009,680 0.00874336 | $6,391,483
2039 64,383,386 406,132 $0 $0 $731,009,680 0.00874336 | $6,391,483
2040 64,383,386 406,132 $0 $0 $731,009,680 0.00874336 | $6,391,483
2041 64,383,386 406,132 $0 S0 $731,009,680 0.00874336 | $6,391,483
2042 64,383,386 406,132 $0 $0 $731,009,680 0.00874336 | $6,391,483
2043 64,383,386 406,132 $0 $0 $731,009,680 0.00874336 | $6,391,483

I $732,848,480 $1,838,800 | $731,009,680 $89,881,305
Assumptions:

®*  Assumes the Plan is approved on or before December 31, 2022, with a base value as of January 1, 2022 and
the first development increment realized in 2026.

® Taxes are collected one year in arrears. i.e. Taxes assessed in calendar year 2025 are modeled to be collected

in calendar year 2026.

=  Assessor reappraisals are not included in taxable value increases.

*  The District will receive collections from the 20th and last year of the District in calendar year 2043.

=  Assumes 0.00874336 combined levy rate is constant through the life of the District.

* The anticipated new development is assumed to occur largely in the first 10-years.

* In total, the District is anticipated to generate approximately $89.9 million in incremental revenue which
corresponds to $52.7 million when discounted by 4% over the 20-year life of the District. Maximum annual

increment revenue of $6,391,483 occurs in the year 2038. Revenues by quarter are summarized in Figure 4a.

Figure 4a. Gross Incremental Revenues
Undiscounted Discounted
First Quarter $5,993,429 $4,880,285
Second Quarter $22,226,475 $15,497,402
Third Quarter $29,703,986 $17,135,384
Fourth Quarter $31,957,415 $15,191,688
Total $89,881,305 $52,704,759

Assumed discount rate: 4%

Source: Consultant

Figure 4b details projected undiscounted and discounted revenues by quarter available for projects and

infrastructure.

Figure 4b. Net Incremental Revenues (Less Operating Costs)

Undiscounted Discounted
First Quarter $5,468,429 $4,450,164
Second Quarter $20,976,475 $14,617,817
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Third Quarter $28,453,986 $16,412,429

Fourth Quarter $30,707,415 $14,597,472

Total $85,606,305 $50,077,883

department to develop a Streets & Infrastructure Plan (SIP) for the District.

Assumed discount rate: 4%
Source: Consultant

The discounted revenue of $50,077,883 is sufficient to fund 100% of Priority Class 1 & 2 projects and a portion of
Priority 2a projects.

Additionally, to the extent the Project Area over-performs, if additional funding sources are leveraged, if
additional partners come forward, or if Agency project prioritization changes, the Agency may be able to
fund projects in priority classifications 3-5.

5. MEURA Project Costs

Idaho Code 50-2905 requires a detailed list of estimated project costs the URA is likely to incur in the
revenue allocation area. Idaho Code 50-2905 also requires improvements be provided with specificity,
including the kind, number, and location of all proposed public works or improvements in addition to the
estimated costs of each. Consultant relied on cost estimates provided by Middleton’s Public Works

Infrastructure improvement projects and estimates of associated costs were provided by Middleton’s Public
Works Department. Project costs were estimated using unit cost estimates from an array of sources,
including published reports, past construction data, input from subject matter experts, and engineering
judgment. Cost estimates generally included a multiplier for design (10%), construction managements
(10%), permitting and legal (5%), city administration (5%), and a 25% contingency on the overall project
cost. All project costs are estimated in present dollars.

Public Works projected the year of implementation for each improvement and prioritized them into a
quarterly implementation plan for years 15, 6 — 10, 11 - 15, and 16 — 20. City Administration assigned a
priority classification to each improvement. For purposes of economic feasibility, the analysis assesses the
ability to fund Priority Class 1 and 2 projects. Based on projections there is anticipated to be sufficient
revenue to fund a portion of Priority Class 2A projects as well.

Priority Class 1 entails the construction of approximately $42.6M of improvements within the Middleton
Road corridor between State Highway 44 (SH44) and Lincoln Road. Approximately $11.675M of these
improvements are estimated to be constructed though developer reimbursement agreements and
reimbursed with transportation impact fees®. Additionally, $5.6M of the Priority Class 1 costs are
associated with right-of-way acquisition costs and are only anticipated to be funded by revenue
allocation/tax increment proceeds if it is part of a District project. Right of way required to be dedicated to
the City is not anticipated to be reimbursed by the District. It is estimated the District will fund

® Analysis of other sources of funding included for purposes of economic feasibility analysis. This
Report does not financially bind or obligate the City, Agency and/or any other public entity to any project or
property acquisition; rather, for purposes of determining the economic feasibility of the Project certain
projects and expenditures have been estimated and included in the analysis.
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approximately $25.3M in Priority Class 1 eligible project costs Discounted revenues of $50.1 million shown
in Section 4 Figure 4b are sufficient to cover these project costs.

Priority Class 2 represents $19.8M of priority infrastructure costs within the District including the
installation of a 12” water line beneath the Boise River, equipment necessary to supply recycle water in the
District, and utility extensions in existing rights-of-ways. It is estimated the District will fund (either directly
or through reimbursement agreements) $19.6M in Priority Class 2 eligible project costs.

Priority Class 2a identifies $24.4M of public infrastructure projects and costs to support the creation of a
regional destination park facility along the Boise River to attract people and commercial activity to the
commercial corridor. A portion of the identified project costs in Priority Class 2a are anticipated to be
funded by the District. Although a portion of the $24.4M in project costs is outside of the initial revenue
projections, it is likely that the reduction in project costs associated with the Priority Class 1 and 2 projects
due to reimbursement of certain eligible costs and the acquisition of right-of-way through developer
dedications will provide revenue to fund most, if not all, Class 2a Priority projects.

Improvements in Priority Class 3, 4, 5 represent a variety of potential public infrastructure improvements
that are currently unfunded capital project costs that could be undertaken and completed if the Project
Area over-performs, if additional funding sources are leveraged, if additional partners come forward, or if
Agency project prioritization changes. These projects (and a portion of the projects |dent|f ed in Prlonty
Tlass 2A) are not considered for purposes of économic feasibility. T T

Priority Class3 identifies additional public infrastructure projects and costs to support the creation of the
park and related amenities, including roadway extensions, trails, pedestrian bridge over Mill Slough, and
recycle water infrastructure. These improvements further include a public parking lot near the proposed
Crane Creek Plaza, irrigation improvements and extensive improvements to support the River Walk Park
Expansion, including but not limited to trails, community center, playground, equestrian hub, vendor
facilities, a dock, pedestrian bridge, and beach access.

Priority Class 4 identifies costs related to the proposed Middleton Road bridge over the Boise River, Duff
intersection signalization, continued recycle water expansion, utility improvements, property acquisition for
rights-of-way, trail and pedestrian improvements and continued improvements to the River Walk Park
expansion, including public parking and a dog park.

Priority Class 5 focuses on roadway and utility improvements, and improvements internal to developable
parcels, including roadway, sewer and water infrastructure that may be advanced funded by property
owners/developers and eligible for reimbursement from the District.

Public infrastructure project costs advance funded by property owners/developers may be eligible for
reimbursement from District revenue allocation proceeds. For purposes of this Report it is estimated a
developer would be limited to reimbursement of 75% of the associated annual incremental revenues
generated from the specific new development in an amount not to exceed the actual eligible project cost.
It is possible the developer would not be fully reimbursed by the time the District terminates; however, for
purposes of this Report, it is assumed the reimbursement agreements are fully repaid with increment
revenues. Allowable tax exemptions and infrastructure reimbursements approved by other government
bodies or agencies were considered project reimbursements in this Report. To the extent a project is
granted an exemption pursuant to Idaho Code 63-602NN, it could impact the Agency’s ability to fund an
eligible project cost through reimbursement. Appendix Il RAA Increment Revenues vs. Expenditures
Summary shows reimbursement obligations for eligible projects and associated excess funding to the RAA.
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According to these projections, developers could recapture allowable infrastructure costs based on
increment received from taxable assessed values specific to their projects. Allowable tax exemptions and
infrastructure reimbursements approved by other government bodies or agencies were considered project
reimbursements in this study.

Appendix Il Increment Revenues vs. Expenditures Summary shows reimbursement obligations for eligible
projects and associated direct project funding by the District.

Figure 5 shows the method of funding by quarter. Developer reimbursed costs total $8.1million, bonds
$29.6 million including interest payments of $6.9 million and $47.8 million for District projects completed
with accumulated increment revenues.

Figure 5 Project Costs by Quarter

Quarter Developer Bonds MEURA
1st Qtr. $1,719,120 $1,958,658 $1,790,651
2nd Qtr. $5,504,130 $9,679,000 $5,793,345
3rd Qtr. $897,000 $10,000,000 $17,556,986
4th Qtr. ] $8,000,000 $22,707,415
Total $8,120,250 $29,637,658 $47,848,397

_Source: Consultant . . . _

In order to confirm funding for District Project Costs, Consultant used the revenue projections described in
Section 4 in addition to bond assumptions stated in Section 6. These two key inputs validate the Feasibility
Study and show the funding methods to be realistic. The Revenue Model balances projected incremental
property tax revenues against District Project Costs utilizing cash payments for some District projects and
debt service payments for others. The Feasibility Model recommends annual incremental revenue
payments for expenses in the first quarter followed by a bond issue and continued use of incremental
revenue in subsequent quarters. Incremental revenue begins in 2026 and grows extensively through the
second quarter.

6. Bond Assumptions

Bonds may be issued to fund project costs. Middleton Public Works staff provided consultant with a
prioritized list of desired improvements (described in Section 5). These project costs were reconciled with
revenue projections to define a financially feasible funding plan focused on funding the Priority Class 1 and
2 projects, and recognizing the ability to partially fund Priority Class 2A projects. Typically, bonds can be
issued to pay for improvements if the amount of incremental revenue is deemed sufficient to fund the
project directly or, if applicable, to service the required debt. In evaluating bond feasibility, Consultant
included the following key assumptions in the Feasibility Study:

Interest Rate - The interest rate was assumed to be 3.5%. The rate is reflective of advertised AAA
Municipal Bond Interest Rates.

Issuance Cost - Costs of issuance such as legal fees, municipal advisor fees, and other costs are
assumed to be less than 1% of the principal amount and will be paid from District operating cash.

Interest Earnings - Cumulative interest revenue on bond proceeds during construction will be
minimal. Interest earned is not included in revenue projections.
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Annual Cost Escalation - District Project Costs are anticipated to escalate at 4% annually. All District
Project Costs were inflated to the first year of each project, or the assumed bond issuance year.

Debt Service Structure - Consultant assumed increasing principal and declining interest payments
for the bonds. Bond terms is anticipated to conclude prior to 2042 before the termination of the
RAA.

Figure 6 includes a bond scenario that, if inplemented, provides funding for multiple components at one
time and caps inflation at the bond interest rate of 3.5%.

Figure 6 Projected Bond Issues

Revenue Bonds Year Amount Interest Total Cost
Proposed 2nd Qtr. 2029 $22,700,000 | $ 6,937,658 | $ 29,637,658
Source: Consultant

7. Economic Feasibility

In the Revenue Model described in Figure 4 above, the 20 years of incremental revenue generated from
anticipated development projects will provide sufficient revenue to retire all reimbursement agreements

for regional public infrastructure totaling $8.1 million. Additionally, the bond issue prevides $22.7 million —— —— -

for Priority Class 1, and 2, projects enabling future project development and completion of the Plan’s
priority objectives. While a lesser priority, there is anticipated to be funding for a portion of the projects
identified in Priority Class 2A. The modest District operating budget consumes $4.3 million of incremental
revenues. The Revenue Model uses all increment revenues. Any accumulated fund balance would revert to
local taxing bodies if realized at the expiration of the District in 2043. The scenario detailed in this Feasibility
Study has the following key assumptions:

¢ Projected new commercial and industrial development will be aggressively recruited by City staff
tasked with economic development. Current staff efforts make it likely the first major development
will be completed and generating incremental revenue in 2026. The staff will continue recruiting to
attract industrial users for projects scheduled in the fourth quarter.

¢ Sufficient development will occur during the 1 5 years to fund a bond issue in the 2" quarter.

¢ Development will be similar to other projects completed in Canyon County.

Appendix Il (Revenue Model) reconciles revenues and expenses during the 20-year Plan life. It includes
projected incremental revenues derived from a constant levy rate multiplied by taxable values less taxable
improvements removed during construction, reimbursement agreement payments, bond repayments, and
operating expenses for the District. These projections confirm there is sufficient revenue to meet all
essential obligations in the RAA. The Economic Feasibility Study results in positive cumulative cash flow in
every year.

Figure 7 summarizes incremental revenues reconciled to expenses during the 20-year term of District as
detailed in Appendix II

Figure 7 Revenues vs. Expenses 20-year District Term

Revenues Expenses

Incremental Revenues $89,881,305
Reimbursement Agreements 68,120,250
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Bond Debt Service

$29,637,658

District Operating

$4,275,000

District Projects

547,848,397

Source: Consultant

Total | $89,881,305 | $89,881,305

Figure 8 shows the fiscal impact of the District shown through the new development increases over the life

of the District and the delay in a portion of the new construction value being placed on the new
construction roll and available for budget capacity increases until deannexation or termination. This new

value would not exist or would not necessarily be anticipated to occur so quickly without the urban renewal

tool. Estimates of potential new development value at termination is shown in Figures 8 and 8a of this

Report.

Figure 8. BASE ASSESSED VALUE 2022 COMPARED TO 2042
2042 TAXABLE
2022 TAXABLE ASSESSED
ASSESSED INCREMENT
TAX DISTRICT BASE VALUE* VALUE**
1 112 PEST CONTROL - 821,573,150 |  $488,743,144
640 GREATER MIDDLETON REC $41,253,366 $259,109,880
653 AMBULANCE DISTRICT $64,383,386 $731,009,680
668 MOSQUITO ABATEMENT $64,383,386 $731,009,680
678 CITY OF MIDDLETON $42,810,236 $242,266,536
699 CANYON HWY #4 $21,573,150 $242,266,536
701 CANYON HWY #4 IN MIDDLETON $42,810,236 $488,743,144
710 CALDWELL RURAL FIRE $23,130,020 $471,899,800
714 MIDDLETON FIRE $41,253,366 $259,109,880
735 MIDDLETON CEMETERY $41,253,366 $259,109,880
765 MIDDLETON SCHOOL DIST #134 $41,253,366 $259,109,880
770 VALLIVUE SCHOOL DIST #139 $23,130,020 $471,899,800
775 COLLEGE OF WESTERN IDAHO $64,383,386 $731,009,680
780 FLOOD CONTROL DIST #10 $60,438,486 $650,050,335
998 CANYON COUNTY $64,383,386 $731,009,680

* County Assessor's Office.
** Revenue Model Figure 4.

Figure 8a estimates the impact of increased taxable assessed values on the tax codes within the District.
Presenting assessed valuation by tax code clarifies the distribution of assessed value increases in Figure 8

and highlights tax codes most impacted by District developments.

Figure 8a TAX CODE ASSESSED VALUE IMPACT

TAX CODE

TAXABLE ASSESSED
VALUE INCREASE
2042
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0040000 S 215,298,177
0040007 S 26,968,359
0540000 S 80,959,345
1100000 S 43,811,703
1130000 $ 363,972,096
Source: Consultant $ 731,009,680

The positive economic impact to taxing districts will be significantly enhanced by achieving development
objectives. Adding $731.0 million to assessed valuations within the District provides opportunity for taxing
districts at termination of the District to lower taxes, provide property tax relief, or provide additional
essential services. The school district exemption allows school districts to benefit immediately as projects
develop, culminating in taxable assessed value increases from $41.3 million to $259.1 million for Middleton
and $23.1 million to $471.9 million for Vallivue. Consultant recognizes the Plan is aggressive but achievable
considering current developer interest in Middleton, commercial and industrial markets in the Treasure
Valley, and governments’ willingness to support urban renewal objectives. Consultant concludes this Report
confirms Middleton’s anticipated development model is reasonable and achievable, built upon specific
market assumptions and trends, and allows for economic development of taxable private commerce and
industry over the life of the RAA. This Report 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.

8. Alternative Sources of Funds

Funds necessary to pay for redevelopment project costs and/or municipal obligations, which may be issued
or incurred to pay for such costs, are to be derived principally from District tax increment revenues,
developer advanced funding for necessary public infrastructure improvements and/or bond proceeds,
which have as a repayment source tax increment revenue. To secure the issuance of these obligations and
the developer’s performance of redevelopment agreement obligations, 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 that are paid from the funds of the Agency other
than incremental taxes, and the Agency then may be reimbursed for such costs from incremental taxes. The
tax increment revenue, which will be used to fund tax increment obligations and eligible project costs, shall
be the incremental real property tax revenues. Incremental revenue is attributable to the increase of the
current equalized taxable value of each taxable parcel of real property in the MEURA over and above the
certified base taxable value of each such property. Without the use of such incremental revenues, MEURA
development will be impeded by the lack of basic infrastructure and Middleton’s limited financial means to
address these deficiencies. Other sources of funds, which may be used to pay for development costs and
associated obligations issued or incurred, include but are not limited to: land disposition proceeds, state
and federal grants, investment income, private investor and financial institution funds, and other sources of
funds and revenues as the Agency from time to time may deem appropriate.
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improvement Description Project Description Group Subtotal Expendture Value Year Expenditures inQ1 | ExpendRuresinQ2 | ExpendfturesinQ3 | ExpendituresinQd

Priority Class 1

Middleton $ 10,743,185.00
SH44 Intersection Signal $  1,564,062.00 2029 $ 1,564,062.00
ROW for SH44 Intersection Signal $  1,772,341.00 2028 $ 1,772,341.00
Re-Alignment of Middleton Road from Sawtooth Dr. to 5H44 $  3,380,000.00
#2 Riverwalk $ 1,600,000.00 2024 $ 1,600,000.00
URD Projects $ 1,780,000.00 2026 $ 1,780,000.00
ROW acquisitions for Middleton Road Realignment north of Sawtooth Dr. $  4,026,782.00
Dedicated (by Proj #2 Riverwalk) $ 2,514,782.00 2024 $ 2,514,782.00
URD Projects $ 1,512,000.00 2025 $ 1,512,000.00
ise River Green $  31,821,243.00 i
Widen Middieton Road from Boise River Greenbelt to Lincoln $ 13,520,000.00 i
#10 Riverside RV $ 710,000.00 2024 $ 710,000.00
#11 Mid Industrial Park (lot 194) $  970,000.00 2030 $  970,000.00
#12 Quarry (Lot 200 and 212) $ 3,925,000.00 2024 $ 3,925,000.00
#13 Galvin (Lot 184 & 185) $ 1,395,000.00 2024 S 1,395,000.00
#14 Pits $ 3,075,000.00 2034 $ 3,075,000.00
URD Projects $ 3,445,000.00 2038 $ 3,445,000.00
ROW acquisitions for Middleton Road from the Boise River Greenbelt to Lincoln $  7,271,557.00
#10 Riverside RV $  463,10145 2024 $ 463,101.45
#11 Mid Industrial Park (lot 194) $  521,547.60 2030 $  521,547.60
#12 Quarry (Lot 200 and 212) $ - 2024
#13 Gavin (Lot 184 & 185) $ ﬁm.fn.mm 2024 $  476,942.55
#14 Pits $ 1,592,858.40 2034 $ 1,592,858.40
URD Projects $ 4,217,107.00 2038 $ 4,217,107.00
Lincoln Intersection $ 4,875,000.00 2038 $ 4,875,000.00
Middleton Corridor Intersection North of Lincoln Road $  2,051,562.00 2038 $ 2,051,562.00
Middleton Corridor Intersection South of Bass Road $  2,051,562.00 2038 $ 2,051,562.00
Bass Intesection Improvements $  2,051,562.00 2038 $ 2,051,562.00
Total Priority Class 1 Cost $ 42,564,428.00 $ 42,564,428.00 $ 14,376,826.00 $ 4,827,950.60 $ 4,667,858.40 $ 18,691,793.00
Reimbursements (Likely to be funded through Mid-Star Traffic Impact Fees) $ 11,675,000.00 $ 7,630,00000 $ 970,000.00 $ 3,075000.00 S -
Anticipated ROW Dedications $  5,569,232.00 , $ 3,454,826.00 $ 521,547.60 $ 1,592,858.40 $ -
Priority Class 1 URD Projects $ 25,320,196.00 $ 3,292,000.00 $ 3,336,403.00 $ - $ 18,691,793.00



M improvement Description [Project Description Group Subtotal Expenditure Value !c.ﬁna.ia Year Expendituresin Q1 | ExpendRuresinQ2 | ExpendituresinQ3 | Expendituresin Q4
Priority Class 2
Water Main Bore $  3,395,514.00 ! a1 Q Q3 a4
12" Domestic Water Line extending from Sawtooth Drive beneath the Boise River
{Directionally Drilled) S 2,190,000 i
#12 Quarry {Lot 200 and 212) $ 2,190,00000 2025 $ 2,190,000
ROW Acquisition for the 12" Domestic Water Line Bore $ 1,205,514 !
#12 Quarry (Lot 200 and 212) ) $ 1,205514.00 2025 $ 1,205,514
Utilities in Existing Rights of Wa S S,342,696
Wiffen Lane Road Reconstruction and Widenning $ 1,056,250 2026 $ 1,056,250
8" Watermain extension in Wiffen Lane $ 323,596 , 2026 $ 323,596
Gas Main Extension in Wiffen Lane $ 54,600 2026 $ 54,600
Electrical Service Upgrade at Southern end of Wiffen Lane $ 75,000 2026 $ 75,000
High Capacity Gas Main Extension in Middleton Road from the South $ 2,000,000 ' 2024 S 2,000,000
Sanitary Sewer Forcemain in Middleton Road (Servicing properties west of Middleton Road) $ 536,250.00 | 2024
#12 Quarry (Lot 200 and 212) S wwmkmo.oo 2024 $ 536,250.00
Sanitary Sewer Forcemain in Middleton Road (Servicing properties east of Middleton Road) $ 897,000.00
#14 Pits $ 89700000 2024 $  897,000.00
Sanitary Sewer Lift Station Capacity Improvements $ 400,000.00
#12 Quarry (Lot 200 and 212) $ 400,000.00 2024 $  400,000.00
cled Water Utili S 11,027,660
Filtration Equipment & Buiiding $ 3,384,100 ; 2028 $ 3,384,100
Disinfection Equipment & Building $ 3,737,500 2028 $ 3,737,500
Recycle Water Pump Station $ 2,363,600 | 2028 $ 2,363,600
Reclycle Water Conveyance Piping Installation to the Boise River Greenbelt $ 899,925 2028 $ 899,925
Recycle Water Conveyance Piping crossing of Mill Slough $ 250,000 2028 $ 250,000
Reclycle Water Conveyance Piping Beneath the Boise River (Directionally Drilled) $ 392,535 ! 2025 $ 392,535
Total Priority 2 Cost $ 19,765,870.00 $ 19,765,870.00 $ 7,228,764.00 $ 12,537,106.00 $ - $ -
Reimbursement Agreements $ 6,023,250 $ 6,023,250 $ - S -8 -
Priorty Class 2 URD Projects $ 13,742,620 $ 1,205,514 $ 12,537,106 $ - $ -




.m. Impe o Project Descrip Group Subtotat Expenditure Value SJ.Y.‘“...._!_. Year | expendiuresinat | ExpendituresinQ2 | ExpendhturesinQ3 | Expendhtures in G4

Priority Class 2A
River Park - Phase ! S 24,418,827

Parking Lot along east side $ 2,547,155 ! 2034 $ 2,547,155

Trail along the east side of River Park $ 276,981 ,_ 2034 $ 276,981

Ampitheater Seating Area $ 348,699 | 2034 $ 348,699

Restrooms $ 325,000 ! 2034 $ 325,000

Maintenance Sheds $ 121,875 | 2034 $ 121,875

Lawn Installation (including clear, grub, grading, and soil amendment) $ 12,415,520 , 2034 $ 12,415,520

Landscaping Irrigation System 3 6,207,760 2034 $ 6,207,760

Trees and Park Vegitation $ 914,063 2034 $ 914,063

Site Fencing $ 130,000 2034 $ 130,000

Pond Aeration Equipment $ 812,500 2034 $ 812,500

Wetland Mitigation (Northwestern area) $ 319,275 2032 $ 319,275

Total Priority 2A Cost $ 24,418,827.25 $ 24,418,827.25 $ - S - $24,418,827.25 $ -

Priority Class 2A URD Projects

$ 24,418,827.25

$ 24,418,827.25




W improvement Description Project Description Group Subtotal Expenditure Value m..c. reement Year Expenditures in Q1 ExpendRtures in Q2 Expenditures in Q3 Expenditures in Q4
[ jmount

Priority Class 3

$ 10,051,455.00

Road extension of S. Paradise to Sawtooth Drive. $  1,478,750.00 2040 $ 1,478,750.00
Reconstruct Hawthorne Road to Support Commerce to the Crane Creek Plaza $  1,367,500.00 i 2040 $ 1,367,500.00
Right of Way Acquisition in Hawthorne $  1,365,000.00 2039 $ 1,365,000.00
Trait Extension from River Park to Crane Creek $ 484,006.25 : 2040 $  484,006.25
Pedestrian Bridge over Mill Slough $ 250,000.00 i 2040 $  250,000.00
Recycle Water Extension to Crane Creek $  1,849,916.25 , 2040 $ 1,849,916.25
Recycle Water Crossing of Willow Creek $ 250,000.00 i 2040 $  250,000.00
Extend Recycle Water from Crane Creek to Jr High/ Piccadilly Park $ 528,450.00 | 2040 $  528,450.00
Road Extension along the River Park North Boundary $  1,985,750.00 Wv 2040 $ 1,985,750.00
Trail Extension from Crane Creek to New Middleton Road $ 492,082.50 2040 $  492,082.50
rane Creek Plaza and Commercial Complex $  1,915,585.00
Parking Lot Near the Crane Creek Plaza $  1,365,585.00 2028 $ 1,365,585.00
Trail Features/ Amenities through Crane Creek Plaza $ 200,000.00 2028 $  200,000.00
Pump Station & Irrigation for Crane Creek Plaza Area $ 350,000.00 2028 $  350,000.00
River Walk Park Expansion $ 17,008,791.97 :

Trail Loop Around pond $ 621,188.75 : 2038 $ 621,188.75
Purchase of ROW for the Park $  4,898,904.00 : 2038 $ 4,898,904.00
Park Enterance Feature within the Park Enterance Roundabout $ 100,000.00 ; 2038 $  100,000.00
Community Center & Play Ground $  4,875,000.00 2038 $ 4,875,000.00
Equestrian Hub $ 243,750.00 W 2038 $  243,750.00
Vendor Facilities for Outdoor Markets $ 325,000.00 , 2038 $  325,000.00
Security Cameras in Park $ 121,875.00 , 2038 $ 121,875.00
Dock in Pak Pond $  292,500.00 : 2038 $  292,500.00
Pedestrian Bridge within Park Pond $ 365,625.00 2038 $  365,625.00
Swim Dock within Park Pond $ 406,250.00 2038 $  406,250.00
Board Walk within Park Pond $ 203,125.00 2038 $ 203,125.00
Public Beach Access Area Along River $ 300,625.00 , 2042 $  300,625.00
Property Acquisition for Beach River Beach $ 3,147,506.00 i 2038 $ 3,147,506.00
Tube Launch/Collection Points $ 609,375.00 2042 $  609,375.00
Wetland Mitigation (North Eastern Area) $ 498,068.22 ! 2036 $  498,068.22

Total Priority 3 Cost $ 28,975,831.97 $ 28,975,831.97 : $ 1,915,585.00 $ 498,068.22 $ 26,562,178.75

Potential Priority Class 3 URD Projects $ 28,975,831.97 | $ - $ 191558500 $ 498,068.22 $ 26,562,178.75



2 jimprovement Description Project Description Group Subtotat Expenditure Value | SUPLEeement | o | expendituresina | Expendiuresing2 | Expendituresing3 | Expenditures inas

Priority Class 4

$ 30,907,500.00

Middleton Road Bridge Exapnsion Over Boise River $ 25,350,000.00
Middleton Road Bridge Over Side Channei of Boise River $ 5,557,500.00
ion Signalization $ 2,274,028.50
Duff Intersection Signalization $  1,564,062.50
ROW for Duff Intersection Signalization $ 709,966.00
Reccyle Water Expansion $  3,290,137.50
Recycle Water from Crane Creek to Old Middleton $ 342,225.00 i
Recycle Water from Existing Middleton Road to Grove Park and the Sawtooth Roundabout $ 299,325.00 W
Recycle Water Piping from Existing Middleton to Middleton Place Park $ 559,162.50 I
Recycle Water Distribution Piping South of the Boise River $ 2,089,425.00 i
Improvements $ 950,000.00 :
Well #10 Improvements for Routine Operation $ 200,000.00
Donna Drain Modifications $ 750,000.00
Acquisition for Roadwa $ 3,178,890.00
ROW for Roads North of the Boise River $ 3,178,890.00
ite Expansion $ 15,437,500.00
City Shops Expansion $ 15,437,500.00
Trail Network Expansion $ 5,016,396.25
Trail from New Middleton to Middleton Place Park $ 192,806.25
Pedestrian Crossing of SR44 at Middleton Place Park (Tunnel) $  1,600,000.00
Trail Along the Realigned Middleton Road $ 126,262.50
Trail Along the Greenbelt North of the River $ 531,098.75
Ped Crossing Over Boise River $  1,200,000.00
Trail along the greenbelt south of the River $ 550,095.00 |
Trail expansion from River park to Hartley Lane $ 566,133.75 i
Pedestrian Bridge Over Willow Creek towards Hartley Road $ 250,000.00 :
River Walk Park Expansion - Phase llI $ 6,472,643.13
River Park Parking Lot - West Side $ 2,372,825.00
Sawtooth, Park Entrance Roundabout $ 3,250,000.00
Dog Park East of River Walk Park $ 849,818.13
Total Priority 4 Cost $ 67,527,095.38 $ 67,527,095.38 !
Potential Priority Class 4 URD Projects $ 67,527,095.38 , $ -8 - 8 - $ .




..m improvement Description [Project Description Group Subtotal Expenditure Value w..v.ﬁs.“!.n Yeor Expendftures in Q1 Expenditures in Q2 Expenditures in Q3 ExpendRures in Q4
Priority Class 5
$ 1,563,250
Reconstruction of S. Paradise Roadway between Hawthorne and Boise $ 549,250
Boise St Reconstruction (old Middleton to New Middleton) $ 1,014,000
ility Extensions in Rights of Wa $ 18,620,335
12" on SH44 Past Duff north to Waverly $ 402,480
Water Pressure Station Along Duff $ 81,250
Water Main Replacement on SR44 $ 200,974
Additional Municipal Water Supply Well $ 1,787,500
Expansion of Fiber Optic Communication Utilities $ 250,000
Power Transformer Station Upsize for Industrial Facility $ 15,000,000
Recycle Water Transmission Pipe towards Hartley $ 648,131
Recycle Water Pipe Crossing of Willow Creek South of Hartly $ 250,000 .
$ 207,480 ;
Fencing and Aethetic Improvement of the Green Belt Along SH44 $ 207,480 !
Hathorne Multi-Use Area Expansion $ 1,133,145 "
$ 1,133,145 .
$ 210,801,823 ;
Improvements internal to Developable Parcels S 210,801,823 ,

#1 Channel Crossings - Internal Roadways

#1 Channel Crossings - Sewer Collections

#1 Channel Crossings - Water Distribution

#10 Riverside RV - Internal Roadway

#10 Riverside RV - Sewer Collections

#10 Riverside RV - Water Distribution

#11 Mid Idustrial Park (lot 194) - Internal Roadway
#11 Mid Industrial Park (lot 194) - Sewer Collections
#11 Mid Industriat Park (lot 194) - Water Distribution
#12 Quarry (Lot 200 and 212)

#12 Quarry (Lot 200 and 212) - Internal Roadways
#12 Quarry (Lot 200 and 212) - Lift Station

#12 Quarry (Lot 200 and 212) - Lift Station

#13 Gavin (Lot 184 & 18S) - Internal Roadways
#13 Gavin (Lot 184 & 185) - Water Distribution
#13 Gavin (Lot 184 & 185) Sewer Collections

#14 Pits - internal Roadways

#14 Plts - Sewer Collections

#14 Pits - Sewer Lift Station

#14 Pits - Water Distribution

#2 Riverwalk - Internal Roadways

#2 Riverwalk - Internal Trails

#2 Riverwalk - Sewer Collections

#2 Riverwalk - Water Distribution

#3 River Point - Internal Roadways

VL LLVLLVLLOLOLOLOLOLOLOLOLOLOLOLLOLOLOLOLWOY

12,083,693
952,088
829,374
2,291,742
11,047,150
912,184
11,640,388
| 749,531
| 652,925
8,467,323
21,273,035
19,720,141
2,666,137
22,502,126
8,956,539
10,281,741
,883,646
182,813
,666,137
| 749,749
22,502,126
| 725,725
FNE.EH
,956,539
'8,203,542




m improvement Description Project Description Group Subtotal Expenditure Value ru.,ﬁhta r | Expendturesinal | Expendituresin02 | ExpendiuresinQ3 | Expendttures in G4
#3 River Point - Internal Roadways $ 14,180,956
#3 River Point - Internal Roadways $ 14,180,956
#3 River Point - Sewer Collections $ 3,748,388
#3 River Point - Sewer Collections S 6,479,606
#3 River Point - Sewer Collections $ 6,479,606
#3 River Point - Water Distribution $ 3,265,262
#3 River Point - Water Distribution $ 5,644,457
#3 River Point - Water Distribution S 15,644,457
Right-of-Way Acquisition within Developable Parcels $ 19,932,261 !
Right of Way for Boise Street Reconstruction $ 506,302
#1 Channel Crossings - Wetland Mitigation $ 204,336
ROW for Infrastructure West of Middieton Rd $ 5,696,594
ROW for Infrastructure North of Boise River $ 13,056,624
ROW for Infrastructure East of Middleton Rd S 468,405

Total Priority Class 5 Cost $ 232,326,032.80 $ 252,258,293.80

Conceptual Candidates for Reimbursements Agreements (And
Unlikely to be Impact Fee Re-imbursed)

Anticipated ROW Dedications

Potentlal Priority Class 5 URD Projects

$ 210,801,823.05
$ 19,932,261.00
$ 21,524,209.75







Appendix Il - MEURA Increment Revenues vs. Expenditures Summary

5 22.7M
3
m m Assessed Year} Tax Year| Base Value] Base Valuel ._.Bmmzn<n.=mm— .h“-_”ﬁ%:“_“o«_ nc.“”_xnwch Assumed) 5963&3 I _Rananzznwm—_sm_ﬁuu:ﬁq E#«h:ww..””— Revenu RM“MM Ou,“-mmrn.”“_
2 8 Revenue] Project increas Improvements] Assessed Valu Levy Revenu Revenu wEu Agreements| >=onwno.” Budg Budget
Base 20221 2023 64,383,386 406,132
1 2023] 2024 $64,383,386  $406,132 $0 $0 $0 0.008743363 $0 $0 $936,250 $0 $0 $0
2|2 2024] 2025 $64,383,386  $406,132 $0 $0 $0 0.008743363 $0 $0 $0 S0 $0 $0
3 mu 2025 2026 $64,383,386  $406,132 $136,276,500 $629,400 $135,647,100 0.008743363] $1,186,012 ] $1,036,012] $5,390,000 $216,398 $250,000 $569,614 $150,000
4 M 2026] 2027 $64,383,386  $406,132  $107,137,800 $0  $242,784,900 0.008743363] $2,122,757| $1,947,757| $0 $651,818 $850,000 $445,939 $175,000
s 2027 2028 $64,383,386  $406,132 $64,266,320 $0  $307,051,220 0.008743363] $2,684,660 | $2,484,660) $0 $850,904 $858,658 $775,098 $200,000
6], 202 2029 $64,383,386  $406,132 $53,179,700 $0  $360,230,920 0.008743363] $3,149,6: $2,899, $0 $1,077,270  $1,679,000 $143,360  $250,
713 2029] 2030 $64,383,386  $406,132  $111,932,760 $147,200 $472,016,480 0.008743363] $4,127,011§ $3,877,011 $0 $979,953  $2,000,000 $897,059  $250,000
8 m 20 2031 $64,383,385  $406,132 $58,418,800 $0 $530,435280 0.008743363] $4,637, $4,387, $0  $1,232,552  $2,000,000 $1,155,236  $250,000)
9|3 2031] 2032 $64,383,386  $406,132 $48,041,800 $0 $578,477,080 0.008743363] $5,057,835 | $4,807,835) $0 $1,373211  $2,000,000 $1434,624  $250,
10 P_ 2032] 2033 $64,383,386  $406,132 $22,460,000 $0 $600,937,080 0.008743363] $5,254,211] $5,004,211 $0 $841,145  $2,000000 $2,163,066  $250,
ul 2033] 2034 $64,383,386  $406,132 $42,000,000 $1,062,200 $641,874,880 0.008743363] $5,612,145 | $5,362,145]  $1,794,000 $262,301  $2,000,000  $3,099,844 $250,000
12| 2034] 2035 $64,383,386  $406,132 $3,117,000 $0  $644,991,880 0.008743363] $5,639,398 | $5,389,398 $0 $262,301  $2,000,000  $3,127,097 $250,000
13 mn.u 2035] 2036 $64,383,386  $406,132 $43,440,200 $0 $688,432,080 0.008743363] $6,019,212] $5,769,212 $0 $372,398  $2,000,000  $3,396,813 $250,000
14|33 2036] 2037 $64,383,386  $406,132 $2,577,600 $0  $691,000,680 0.008743363] $6,041,748 | $5,791,748 $0 $0  $2,000,000 $3,791,748 $250,000
15 ..I 2037] 2038 $64,383,386  $406,132 $40,000,000 $0  $731,009,680 0.008743363] $6,391,483 | $6,141,483 $0 $0 52,000,000 $4,141,483 $250,000
6} 20 2039 $64,383,386  $406,132 $0 $0  $731,009,680 0.008743363] $6,391, $6,141,483 $0 $0  $2,000,000 $4,141,483 $250,
7|5 2039] 2040 $64,383,386  $406,132 $0 $0 $731,009,680 0.008743363] $6,391, $6,141,483 $0 $0  $2,000,000  $4,141,483 $250,
18 m 2 2041 $64,383,385  $406,132 $0 $0  $731,009,680 0.008743363] $6,391 $6,141,483 $0 $0  $2,000,000 $4,141,483 $250,
19]8 2041] 2042 $64,383,386  $406,132 $0 $0 $731,009,680 0.008743363] $6,391, $6,141,483 $0 $0  $2,000,000 $4,141,483 $250,
w|” 2042] 2043 $64,383,386  $406,132 $0. $0  $731,009,680 0.008743363] $6,391, $6,141,483 $0 $0 $0  $6,141,483 $250,000]
Total | $732,848,480] $1,838,800 | $731,009,680 | | 589,881,305 | 585,606,305 8,120,250 $8,120,250] $29,637,658 | $47,848,397 | $4,275,000




MEURD Assessor provided data in excel format.

Appendix |il Base Value Analysis

Middleton City Urban Renewal Agency Analysis

Based on Idaho Code: 50-2903

2022 Annual Real, Personal, & Operating Property Value

City of Middleton In RAA Assessed Value  Exemptions Taxable Increment Base Value
2022 Annual Value No 1,716,505,622 389,690,954 1,326,814,668 - 1,326,814,668
2022 Annual Value Yes 39,781,648 9,183,370 30,598,278 23,044,290 7,553,988
2022 Operating Property Value No 7,078,696 - 7,078,696
2022 Operating Property Value Yes 260,554 135,726 124,828

Total: 1,756,287,270 398,874,324  1,364,752,196 23,180,016  1,341,572,180
2022 Middleton East RAA (current) Assessed Value  Exemptions Taxable Increment Base Value
2022 Annual Value 30,598,278 23,044,290 7,553,988
2022 Operating Property Value 260,554 135,726 124,828

Total: - - 30,858,832 23,180,016 7,678,816
Description Value 10% of Value
Taxable Value In City 1,364,752,196 136,475,220 -
Taxable Value (New RAA) 64,383,386
Base Value (Existing RAA) 7,678,816

Total: (72,062,202)

Value under 10% CAP: 64,413,018
Value over 10% CAP: -

Source: Canyon County Assesser Office



Attachment 6
Agricultural Operation Consents

[Exhibits B and C Were Originally Attached to Each Consent; To Avoid Duplication and
to Reduce Document Size Exhibits B and C Are Attached One Time to the Last Consent]



AGRICULTURAL OPERATION CONSENT FORM

COMES NOW _Chi| Mluneicd and Sharon Plmeide. , and states

that _Alwe de Yo ) Ertede Hc\dm(j LLC  owns that certain property generally

described as Parcel Identification Number R A3WT0)L O in the real property records of

Canyon County, Idaho, and more particularly described on Exhibit A attached hereto and

incorporated herein by reference (the “Property™), and hereby certifies:

(1)  that the Property has been used, within the last three (3) years, as an
agricultural operation; and

(2)  that the undersigned has reviewed the materials provided in Exhibit B, and
has had an opportunity to review the urban renewal eligibility report, dated March 18,2022,
entitled Eligibility Study: MURA [ Eoat ], prepared by Hamilton,
Michaelson & Hilty, LLP and as attached hereto as Exhibit C.

Further, [ Dhi | Alwmeidu and Sparan Almede ] hereby
provides his/her consent and approval that the subject Property, or a portion of such Property,
may be included within a proposed urban renewal area and may be deemed appropriate for
inclusion within an urban renewal project area as defined by the Idaho Urban Renewal Law of
1965, Chapter 20, Title 50, Idaho Code, as amended, and the Local Economic Development Act,
Chapter 29, Title 50, Idaho Code, as amended, as the property possesses certain characteristics of

eligibility.
DATED this ] _day of _~J ) y , 2022,
Owner/Representative _ Owner/Representative
— . . 7 A}
Signature: P/UL,; &/— M" Signature: %ﬁﬂ % %@/é‘\/ ,
Printed Name: ¥ ;. 5. flmetd A Printed Name: Shzon 17 Flore i
Title: <Y, ne Title: _ Z/ner

2 O Links o
Eag\e 1D Ul

70%- 944 - 2233 - ol
T3 qAY- |- DOnaron



STATE OF IDAHO )
) ss:
County of )

On this £)7 t day of Ju) , 2022, before me, a Notary Public for the state of
Idaho, personally appeared it g_A meiche, , known or identified to me to be the

_owney” of the PQMQ:: that executed the instrument or the person
who executed the instrument on behalf of said _Pou\( PA\we oA, and acknowledged to me

that = _ geecuted the same t
oMM, # 20162158
NOTARY PUBLIC
STATE OF IDAHO .
MY COMM. EXP. NOV. 5, 2024 Notary Public [
My Commission Expireson _}1 (S 2L
STATE OF IDAHO )
) ss:

‘County of {ounuon )
W)
Onthis 277 day of <) WUL , 2022, before me, a Notary Public for the state of

Idaho, personally appeared Sincyon Wi 1 eles known or identified to me to be the

oongr ofthe  pNvperia that executed the instrument or the person
who executed the instrument on behalf ofsaid Sihvamn Alwieiole and acknowledged to me

that such AMD executed the same.

Notary Public ~
WENDY S MILES
COMM. # 20182198 My Commission Expirern 1 / g l }0‘}{

NOTARY PUBLIC

STATE OF IDAHO
MY COMM. EXP. NOV. 5, 2024







AGRICULTURAL OPERATION CONSENT FORM

cOMES Now Waller Lee nnd Niede A Bradohaw , and states

that Welley | 00 andd Nicdg A Oracls how) owns that certain property generally

described as Parcel Identification Number R 1442 90!/ in the real property records of

Canyon County, Idaho, and more particularly described on Exhibit A attached hereto and

incorporated herein by reference (the “Property”), and hereby certifies:

(1)  that the Property has been used, within the last three (3) years, as an
agricultural operation; and

(2)  that the undersigned has reviewed the materials provided in Exhibit B, and
has had an opportunity to review the urban renewal eligibility report, dated March 18, 2022, -

entitled Eligibility Study: MURA [  EAST ], prepared by Hamilton,
Michaelson & Hilty, LLP and as attached hereto as Exhibit C.
Further, [Wailde 1 Le¢ and Nieole . Baelshaw ] hereby

provides his/her consent and approval that the subject Property, or a portion of such Property,
may be included within a proposed urban renewal area and may be deemed appropriate for
inclusion within an urban renewal project area as defined by the Idaho Urban Renewal Law of
1965, Chapter 20, Title 50, Idaho Code, as amended, and the Local Economic Development Act,
Chapter 29, Title 50, Idaho Code, as amended, as the property possesses certain characteristics of

eligibility.

DATED this_2 _day of Segt . , 2022.
Owner/Representative Owner/Representative
Signature: W v Signature: /{//2574 %/lw%;/
Printed Name: . Printed Name: _Aicde A Braoshaw
Title: &0, Title: OQuwne s

e Biliwore st
(oldw el To 4305



STATE OF IDAHO )
) ss:
County of CRNIY_ )

On this _[{ftb day of | 2022, before me, a Notary Public for the state of
Idaho, personally appeared own or identified to me to be the

90N, ofthre that executed the instrument or the person
ho executed the instrument on behalf of said and acknowledged to me
that sueh- N executed the same,
~ SHERRY AMIOK
My Commission #51846 PR e -
NOTARY PUBLIC : otary Pytilic
rcomnsnen St easasz | MY Confnfssion Expires on 4 25404
STATE OF IDAHO ) R
) ss:
-—County of ) - T
On this y 0 , 2022, before me, a Notary Public for the state of
Idaho, personally appeared});, known or identified to me to be the
) efthe that executed the instrument or the person
0 executed the instrument on behalf of said and acknowledged to me
that sueh executed the game.

HHEHRY AMICK
My aninission #51846
t 3TARY PUBLIC
*ATE OF IDAHO
SN EXPIRES: 02/25/2028

L o o e o ]

4 SHERRY AMICK

My Commission #51846
: NOTARY PUBLIC
)

B e aa o g

STATE OF IDAHO
MY COMMISSION EXPIRES: 02/25/2026

B G B I B a e e m g







AGRICULTURAL OPERATION CONSENT FORM

COMES Now Dauid andd Padricn Grapere , and states
that David andl Padtricia Living T7 owns that certain property generally
K234z 01|

described as Parcel Identification Number R 3392000 in the real property records of

Canyon County, Idaho, and more particularly described on Exhibit A attached hereto and

incorporated herein by reference (the “Property”), and hereby certifies:

(1)  that the Property has been used, within the last three (3) years, as an
agricultural operation; and

(2)  that the undersigned has reviewed the materials provided in Exhibit B, and
has had an opportunity to review the urban renewal eligibility report, dated March 18, 2022,
entitled Eligibility Study: MURA [ EL’lSt ], prepared by Hamilton,
Michaelson & Hilty, LLP and as attached hereto as Exhibit C.

Further, [ Douid and Padricin Crreanevd ] hereby
provides his/her consent and approval that the subject Property, or a portion of such Property,
may be included within a proposed urban renewal area and may be deemed appropriate for
inclusion within an urban renewal project area as defined by the Idaho Urban Renewal Law of
1965, Chapter 20, Title 50, Idaho Code, as amended, and the Local Economic Development Act,
Chapter 29, Title 50, Idaho Code, as amended, as the property possesses certain characteristics of

eligibility.
DATED this 2. day of Q,!ﬁugt ,2022.
Owner/Repr ative Owner/Representative
Signature: MW—- Signature: R
Printed Name: Dizyy o G/242r€ Printed Name: el e
Title: M4, Title: Mrs

oottt & & & A

BOBBIE BROWN
COMMISSION #20223232  }
NOTARY PUBLIC {
p
p

L
9
r
<
1 STATE OF IDAHO
<

Hooc W
Qe Hw 4 Hy MY COMMISSION EXPIRES 07/01/2028

Middleton T By T~




STATE OF IDAHO )

County of Qn: !QO )

) ss:

W O OO WO OO O

1 BOBBIE BROWN
{1  COMMISSION #20223232
) NOTARY PUBLIC
<
4

STATE OF IDAHO
MY COMMISSION EXPIRES 07/01/2028

TN

Y

Onthis_2_  dayof 2022 before me, a Notary Public for the state of
Idaho, personally appeared d acknowledged to me that they

executed the same.

My Commission Expires on 5’ n !Q . | 2028

STATE OF IDAHO )
) ss:
County of )
Onthis__~ dayof _, 2022, before me, a Notary Public for the state of
Idaho, personally appeared and acknowledged to me that they
executed the same.
Notary Public

STATE OF IDAHO )
) ss:
County of )
On this day of
Idaho, personally appeared

My Commission Expires on

» 2022, before me, a Notary Public for the state of

and acknowledged to me that they

executed the same.

Notary Public
My Commission Expires on









AGRICULTURAL OPERATION CONSENT FORM

COMES NOW _Spe e o Kofhen %T;ger Hes , and states

that _~Tizick hoy C‘L’k{)duc paﬂ‘YLU/ ) owns that certain property generally
3335013
described as Parcel Identification Number £ 3¢ 2 5| | in the real property records of

Canyon County, Idaho, and more particularly described on Exhibit A attached hereto and

incorporated herein by reference (the “Property”), and hereby certifies:

(1)  that the Property has been used, within the last three (3) years, as an
agricultural operation; and

(2)  that the undersigned has reviewed the materials provided in Exhibit B, and
has had an opportunity to review the urban renewal eligibility report, dated March 18, 2022,
entitled Eligibility Study: MURAT __— EAST ___], prepared by Hamilton,
Michaelson & Hilty, LLP and as attached hereto as Exhibit C.

Further, | Spnonecr kofoed ancl  Tuler Hess ] hereby
provides his/her consent and approval that the subject Property, or a portion of such Property,
may be included within a proposed urban renewal area and may be deemed appropriate for
inclusion within an urban renewal project area as defined by the Idaho Urban Renewal Law of
1965, Chapter 20, Title 50, Idaho Code, as amended, and the Local Economic Development Act,
Chapter 29, Title 50, Idaho Code, as amended, as the property possesses certain characteristics of
eligibility.

DATED this_Z _day of Deptembesr” 2022,

Owner/Representative
B v/
J%@\- Signature: | %V ]:J
Mm& Printed Name: Y [~ el (.. HeS ¢
y Title: 0O e ]




STATE OF IDAHO )

) ss:
County of &4‘% )
y Ps
On this é day #M, 2022, before me, a Notary Public for the state of
Idaho, personally appeare ' and acknowledged to me that they
executed the same.

PO POV POPeveowwws

4 JENNICA REYNOLDS
) COMMISSION #61729

) NOTARY PUBLIC

) STATE OF IDAHO

{ MY COMMISSION EXPIRES 08/10/2025

B SB Sn g gh g S g . aa gn g g

STATE OF IDAHO )

) ss:
County of / Z:ﬂjm )

-~ Onthis J. day of 2022, before me, a NotaryPublic for the state of —— - —
Idaho, personally appeared and acknowledged to me that they
executed the same.

PO O OO OWOOOWWWwN

otary Public

My Commission Expires on Q/ﬂgﬂ

vrwvwvwwyw

Notary Public

My Commission Expires on é a/pg 2

b d A A A&
A gh 2B on an an g

MY COMMISSION EXPIRES 06/10/2026

DD g ah g B e G g o0 aa am g gn g

STATE OF IDAHO )
) ss:
County of )

On this day of 2022, before me, a Notary Public for the state of
Idaho, personally appeared and acknowledged to me that they
executed the same.

Notary Public
My Commission Expires on









AGRICULTURAL OPERATION CONSENT FORM

COMES NOW K&.ﬂ(f- Uy C. W ODO‘ , and states
that \\Jood\and D(ap eChes L P owns that certain property generally
AHO 1
described as Parcel Identification Number 4OT1 in the real property records of

Canyon County, Idaho, and more particularly described on Exhibit A attached hereto and

incorporated herein by reference (the “Property”), and hereby certifies:

(1)  that the Property has been used, within the last three (3) years, as an
agricultural operation; and

(2) that the undersigned has reviewed the materials provided in Exhibit B, and
has had an opportunity to review the urban renewal e11g1b111ty report, dated March 18, 2022,

~ entitled Eligibility Study: MURA | EAST "1, prepared by Hamilton,
Michaelson & Hilty, LLP and as attached hereto as Exhibit C.

Further, [ Yool ¢ Wood! ] hereby
provides his/her consent and approval that the subject Property, or a portlon of such Property,
may be included within a proposed urban renewal area and may be deemed appropriate for
inclusion within an urban renewal project area as defined by the Idaho Urban Renewal Law of
1965, Chapter 20, Title 50, Idaho Code, as amended, and the Local Economic Development Act,
Chapter 29, Title 50, Idaho Code, as amended, as the property possesses certain characteristics of
eligibility.

DATED this tsrday of j;PZZ m bey/ ,2022.

Owner/Represe Owner/Representative
Signature: Signature:

Printed Name: Printed Name:

Title: [3~¢ < Title:




STATE OF IDAHO )

) ss:
County of )
On this day of » 2022, before me, a Notary Public for the state of
Idaho, personally appeared and acknowledged to me that they
executed the same.
Notary Public
My Commission Expires on
STATE OF IDAHO )
) ss:
County of )
On this ——day of , 2022; before me, a Notary Public for the stateof ————— -
Idaho, personally appeared and acknowledged to me that they
executed the same.
Notary Public
My Commission Expires on
STATE OF IDAHO )
) ss:

Countyof{ ?QD;’QQ )

Onthis 2% dayof Sg@t 2022, before me, a Notary Public for the state of

Idaho, personally appeared
executed the same.

-~
WO DO WUWwWw W W W -

{ BOBBIE BROWN
{  COMMISSION #20223232

) NOTARY PUBLIC

) STATE OF IDAHO

4 MY COMMISSION EXPIRES 07/01/2028

vy eyw

g
b an . e g ma o S SIS gl

and acknowledged to me that they

Notary Public

My Commission Expires on 5! A l)r \ 2028









AGRICULTURAL OPERATION CONSENT FORM

COMES NOW Michacl E. Huter, trustec of the Galvin Family Trust (the “7Trust”), and
states that the Trust owns that certain property generally described as Parcel Identification
Number R34073 in the real property records of Canyon County, Idaho. and morc particularly
described on Exhibit A attached hereto and incorporated hercin by reference (the “Property™),
and hercby certifies:

(1) that the Property has been uscd, within the last three (3) years, as an
agricultural operation; and

(2)  that the undersigned has reviewed the materials provided in Exhibit B, and
has had an opportunity to review the urban rencwal cligibility report, dated March 18, 2022,
entitled Eligibility Study: MURA EAST, prepared by Hamilton, Michaclson & Hilty, L.LP and
as attached hercto as Exhibit C.

Further, Michacl E. Huter as trustee of the Trust hereby provides his consent and
approval that the subject Property may be-included within a preposed-urban renewal arcaand——
may be dcemed appropriate for inclusion within an urban rencwal project area (revenue
allocation arca) as defined by the Idaho Urban Renewal Law of 1965, Chapter 20, Title 50, Idaho
Codc, as amended, and the Local Economic Development Act, Chapter 29. Title 50, 1daho Code,
as amended.

DATED this \‘(’f"\day of SEPTEMBER . 2022.

Owner/Representative
Signmure:\/\Mi/\a.\ J‘b ! &i"t‘\

Printed Name: Michael E. Huter
Title: Trustec




STATE OF IDAHO )
) ss:
County of Ada )

On this 14th day of September 2022, before me, a Notary Public for the state of Idaho,
personally appeared Michael E. Huter and acknowledged to me that they executed the same.

-“"““"".'S'"" /d A )/ /I,

_,.-\,&V:.f‘...;, 4(‘:"‘0.' Notary Public /
.:‘.Q.,.o;‘ OTAR.;,"“""' My Commission Expires on _ 3/ 31202 >







EXHIBIT B
EXCERPTS OF STATUTES
IDAHO CODE §§ 50-2018(8) AND (9)

(8) "Deteriorated area” shall mean 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, inadcquate 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 opcration, 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 scction 63-1701(5), Idaho Codc, except for an agricultural operation or forest land that has not
been used for three (3) consecutive years. o I

(9) "Deteriorating area”" shall mean 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 spccial 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 usc; provided, that if such dcteriorating arca consists of open
land the conditions contained in the proviso in section 50-2008(d), 1daho Code, shall apply; and
provided further, that any disaster arca 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(S), Idaho Code,
except for an agricultural operation or forest land that has not been used for three (3) consecutive
years.




IDAHO CODE § 50-2008

50-2008. PREPARATION AND APPROVAL OF PLAN FOR URBAN RENEWAL
PROJECT. (a) An urban rcnewal project for an urban rencwal area shall not be planned or
initiated unless the local governing body has, by resolution, determined such area to be a
detcriorated area or a deteriorating area or a combination thereof and designated such area as
appropriate for an urban renewal project.

(b) An urban renewal agency may itself prcpare or cause to be prepared an urban
renewal plan, or any person or agency, public or private, may submit such a plan to an urban
renewal agency. Prior to its approval of an urban renewal project, the local governing body shall
submit such plan to the planning commission of the municipality, if any, for review and
recommendations as to its conformity with the general plan for the development of the
municipality as a whole. The planning commission shall submit its written rccommendations
with respect to the proposed urban renewal plan to the local governing body within sixty (60)
days afier receipt of the plan for review. Upon receipt of the recommendations of the planning
commission, or if no recommendations arc reccived within said sixty (60) days, then without

such recommendations, the local governing body may proceed with the-hearing on the proposed-

urban rencwal project prescribed by subsection (c) hereof.

(c) The local governing body shall hold a public hearing on an urban renewal project,
after public notice thereof by publication in a newspaper having a gcneral circulation in the arca
of operation of the municipality. The notice shall describe the time, date, place and purpose of
the hearing, shall generally identify the urban renewal area covered by the plan, and shall outline
the general scope of the urban renewal project under consideration.

(d) Following such hcaring, the local governing body may approve an urban renewal
project and the plan therefor if it finds that (1) a feasible method exists for the location of
families who will be displaced from the urban renewal area in decent, safe and sanitary dwelling
accommodations within their means and without undue hardship to such families; (2) the urban
renewal plan conforms to the general plan of the municipality as a whole; (3) the urban renewal
plan gives due consideration to the provision of adequate park and recreational areas and
facilities that may be desirable for neighborhood improvement, with special consideration for the
health, safety and welfare of children residing in the general vicinity of the sitc covered by the
plan; and (4) the urban renewal plan will afford maximum opportunity, consistent with the sound
needs of the municipality as a whole, for the rehabilitation or redevelopment of the urban
rencwal arca by private enterprise: Provided, that if the urban renewal area consists of an area of
open land to be acquired by the urban rencwal agency, such area shall not be so acquired unless
(1) if it is to be dcveloped for residential uses, the local governing body shall determine that a
shortage of housing of sound standards and design which is decent, safe and sanitary cxists in the
municipality; that the need for housing accommodations has been or will be increased as a result
of the clearance of slums in other areas; that the conditions of blight in the arca and the shortage
of decent, safe and sanitary housing cause or contribute to an increase in and spread of disease
and crime and constitute a menace to the public health, safety, morals, or welfare; and that the
acquisition of the arca for rcsidential uses is an intcgral part of and cssential to the program of
the municipality, or (2) if it is to be developed for nonresidential uses, the local governing body
shall determine that such nonresidential uses are nccessary and appropriate to facilitate the



proper growth and development of the community in accordance with sound planning standards
and local community objectives, which acquisition may rcquire the cxcrcise of governmental
action, as provided in this act, because of defective or unusual conditions of title, diversity of
ownership, tax dclinquency, improper subdivisions, outmoded street patierns, deterioration of
sitc, economic disuse, unsuitablc topography or faulty lot layouts, thc need for the correlation of
the area with other areas of a municipality by streets and modem traffic rcquirements, or any
combination of such factors or other conditions which retard devclopment of the arca.

(e) An urban rcnewal plan may be modified at any time: Provided that if modified afier
the leasc or sale by thc urban renewal agency of real property in the urban renewal projcct area,
such modification may be conditioned upon such approval of the owner, lessee or successor in
interest as the urban renewal agency may deem advisable and in any event shall be subject to
such rights at law or in equity as a lessee or purchaser, or his successor or successors in interest,
may be entitled to assert.

() Upon the approval by the local governing body of an urban renewal plan or of any
modification thereof, such plan or modification shall be decimed to be in full force and effect for
the respective urban rcnewal area, and the urban renewal agency may then cause such plan or
modification 1o be carried out in accordance with its terms. - - - -

(g) Notwithstanding any other provisions of this act, where the local governing body
certifies that an area is in need of redevelopment or rehabilitation as a result of a flood, fire,
hurricane, carthquake, storm, or other catastrophe respecting which the governor of the state has
certified the need for disaster assistance under 42 U.S.C. section 5121, or other federal law, the
local governing body may approve an urban renewal plan and an urban renewal project with
respect to such arca without regard to the provisions of subsection (d) of this scction and the
provisions of this section requiring a general plan for the municipality and a public hearing on
the urban rencwal projcct.

(h) Any urban renewal plan containing a revenue allocation financing provision shall
includc the information set forth in section 50-2905, ldaho Code.



IDAHO CODE §50-2903(8)

(8) "Deteriorated area” means:

(3) 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,
detcrioration, 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
cndanger life or property by firc 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.

(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 uscfulness, 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, results in economic undcrdevelopment of the area, substantially
impairs or arrcsts the sound growth of a municipality, retards thc provision of housing
accommodations or constitutes an economic or social liability and is a menace to the public
hcalth, safcty, morals or welfare in its present condition and use.

(c) Any area which is predominately open and which because of obsolete platting, diversity of
ownership, detcrioration of structurcs 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 arcas.

(d) Any area which the local governing body certifies is in need of redevelopment or
rchabilitation 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
fcderal law.

(c) 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.

(f) "Decteriorated arca” 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 forcst land gives written consent to be included in the deteriorated area, cxcept for an
agricultural operation or forest land that has not been used for three (3) consecutive years.
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INTRODUCTION

The law firm of Hamilton, Michaelson & Hilty, LLP, was retained by the Middleton Urban Renewal
Agency ( the “Agency”) for the purpose of analyzing certain real property lying within the City of
Middleton (the “City”) and including parcels in unincorporated Canyon County to determine

whether said property is eligible for urban renewal activities under Title 50, Idaho Code.!

BACKGROUND
The City is a lawfully constituted municipal corporation of the State of Idaho, lying wholly within
Canyon County.”? The City of Middleton duly formed the Middleton Urban Renewal Agency, which
Agency is governed by a five (5) member commission (the “Commission”). Currently, the Agency
) has one active urbarnnrrenewal/revenue allocgtion area, which area Wifswgovemed by thg Midé!gton
Downtown Urban Renewal Plan, establishing the Middleton Downtown Revenue Allocation Area,
also referred to as the Central Middleton Urban Renewal Area (“MURA Central”).’ The Agency is
now considering two new urban renewal/revenue allocation areas: the first study area within the
western portion of the City and extending to the west into unincorporated Canyon County
(“MURA West”); the second study area starting within the eastern portion of the City and extending

to the east and south into unincorporated Canyon County (“MURA East”). The areas are further

described below:

Mura East lies, approximately, between State Highway 44 and the Boise River, with an additional
portion of the area lying south of the Boise River on either side of Middleton Road. North of the
Boise River, the area extends no further west than the South Hartley Lane alignment and no further
east than % mile east from the Duff Lane alignment. The area extends north to the Cornell Street

alignment in its northeast corner. South of the Boise River, the area extends south to Lincoln Road,

' Idaho Code, Title 50, Chapter 20, is known and cited as the Idaho Urban Renewal Law of 1965” (Idaho Code § 50-
2001) and shall be referred to herein as the “Law”; Idaho Code, Title 50, Chapter 29, is known and cited as the “Local
Economic Development Act” (Idaho Code § 50-2901) and shall be referred to herein as the “Act.”

? Attached hereto as Exhibit A is a map of the City of Middleton showing the current municipal boundary thereof.

3 See Exhibit B.
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extending to the west of Middleton Road to the South Hawthorne/Ward Lane alignment and east

of Middleton Road to the Duff Lane alignment. The area consists of approximately 1834 acres.

MURA West lies, approximately, along State Highway 44 between Chanel Road to the west and
Willow Creek to the east. It includes parcels to the north and south of State Highway 44, but
extending no further south than the east/west Ballard Lane alignment and, with one exception along
the north/south Ballard Lane alignment, no further north than the Hill Canal. The area consists of

approximately 580 acres.

Maps of said areas are attached hereto as Exhibits D and H, respectively.*

Under the Act and the Law,’ a determination that an area is deteriorated or deteriorating is necessary
prior to the planning or initiation of an urban renewal project.® The Commission of the Agency,
desiring to pursue additional urban renewal activities, entered into a professional services agreement
with Hamilton, Michaelson & Hilty, whereby Hamilton, Michaelson & Hilty, LLP, agreed to analyze
and determine if MURA East is eligible for a City Council resolution declaring that said areas are
deteriorated and/or deteriorating and, consequently, are eligible for urban renewal activity under
the Act and the Law. The Professional Services Agreement entered into between Hamilton,
Michaelson & Hilty, LLP, is the agreement governing the provision of this study and the associated
services and the terms thereof are hereby incorporated and made a part of this Eligibility Study

document.”

% A list of the parcels analyzed in this study is attached hereto as Exhibit C.
5 As defined in footnote 1.
¢ Idaho Code § 50-2008(a).

71t should be noted that compensation under the Professional Services Agreement was explicitly not predicated on
any particular finding or determination, and HMH made no guarantee that any property proposed to be included in a
future urban renewal area by the Middleton Urban Renewal Agency would qualify by being deteriorated and/or

deteriorated, or by any other means.
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NECESSARY FINDINGS
In order to find that an area is deteriorated or deteriorating, an area must have certain specific
characteristics.® Those characteristics have been set out in the Law and the Act and are, generally, as

follows:’

1. Any area where there is a predominance of dilapidated, deteriorated, old and obsolete buildings
or improvements with inadequate ventilation, light, air, sanitation, or open spaces, with high
density of population and overcrowding, or with conditions which endanger life or property by
fire and other causes, or 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.'°

2. Any area with a presence of a substantial number of deteriorating structures, a 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, results in economic

underdevelopment of the area.'’

3. 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

. . .1
municipality.'

8 It should be noted that an area cannot be formally declared to be deteriorated or deteriorating if, on that property,
there are any agricultural operations, as defined in section 22-4502(2), Idaho Code, absent the consent of the owner of
the agricultural operation.

® This list is a simplified combination of Idaho Code § 50-2018(8) & (9) and § 50-2903(8).

10 Idaho Code § 50-2018(8) & (9); Idaho Code § 50-2903(8)(a).

" Idaho Code § 50-2018(8) & (9); Idaho Code § 50-2903(8)(b).

12 1daho Code § 50-2018(8) & (9); Idaho Code § 50-2903(8)(c).
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SUMMARY OF FINDINGS

MURA East was analyzed based on the foregoing criteria to determine whether all or any portion of

said area was deteriorated or deteriorating.

It was found that in the MURA East there is a predominance of dilapidated, deteriorated, old and
obsolete buildings and improvements with inadequate open spaces and high densities. Large
portions of the area are designated as being at various levels of flood hazard by FEMA. Issues with
inadequate street layout and capacity plague the MURA East. Small lots and diverse ownership are

an impediment to future commercial development.

The area is largely open with irrigation facilities that need to be addressed, conditions limiting lot
usefulness, and issues with lot layout. Some areas of MURA East have no sewer or water facilities.
Throughout the MURA East there are pit mining operations, active and inactive. There are also
FEMA Flood designations applicable to large portions of both areas. These issues with obsolete
platting/lot layout, diversity of ownership, deterioration of structure and improvements constitute
unsanitary, unsafe, deteriorated and/or deteriorating conditions in MURA East which result in

economic underdevelopment of the area.

For the foregoing reasons, MURA East can reasonably be found to be deteriorating and deteriorated
under the Act and the Law, substantially impairing or arresting the sound growth of the City. The

MURA East is an appropriate area for urban renewal activities under the Act and the Law.

ANALYSIS

COLLECTING AND ASSEMBLING UNDERLYING DATA
HMH drove through the entirety of the MURA East on January 19*, 2022. Photographs were taken
from accessible points within said area. A map showing the area and the locations and directions of
said photographs are attached hereto as Exhibits F. The pictures taken at that time are cross
referenced to said F and are attached hereto as Exhibit G. Said pictures being taken in January of

2022, they are an accurate representation of the current physical condition of said property. HMH
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reviewed GIS data for the City and proposed study area. Additionally, HMH discussed the proposed
MURA East with City Staff to obtain additional factual information about the properties contained

therein.'’

THE MURA EAST IS DETERIORATED AND DETERIORATING

The following nine subsections describe the MURA East by region and by general area. Additional
site-specific findings concerning the status of the property lying within the foregoing areas can be
found in Exhibit G, which exhibit references the map attached hereto as Exhibit F, and all of which
are incorporated into this Section of the Eligibility Study finding that MURA East is deteriorated
and deteriorating under the Law and the Act. Additionally, pictures are referenced below by number

and region.

1. A PREDOMINANCE OF DILAPIDATED, DETERIORATED, OLD AND OBSOLETE BUILDINGS OR
IMPROVEMENTS WITH INADEQUATE VENTILATION, LIGHT, AIR, SANITATION, OR OPEN

SPACES, WITH HIGH DENSITY OF POPULATION AND OVERCROWDING. !

Throughout the MURA East, there are dilapidated and deteriorated buildings, structures, and
improvements. In particular, the following areas have a higher density of such buildings,

structures and improvements:

- Old deteriorating residential structures in the Northwest portions of Region 1
o Pictures: 20A, 20B, 20C"

- Old agricultural structures on Southern Boundary of Region 2
o Pictures: 1, 2, 3, 4, 5, 6A, 6B, 7, 40, and 41

- Some older deteriorating residential on the far Eastern portion of Region 3

o Pictures: 17 and 18

13 City Staff provided facts about the real properties in response to questions by HMH, but staff analysis was not relied
upon in determining whether MURA East is deteriorated/deteriorating.

'* Idaho Code § 50-2018(8) & (9); Idaho Code § 50-2903(8)a).

15 Referenced pictures are of the general area discussed in the immediately preceding findings, but may not specifically
provide visual evidence of that finding.
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Throughout MURA East, there are inadequate open spaces along with dilapidated buildings. In

particular, the following areas have a high density and such buildings:

- High density residential throughout the Northwest portions of Region 1 which will not

develop as desired without substantial economic development activity.'®

o Pictures: 20A, 20B, and 20C

CONCLUSION: Dilapidated, deteriorated, old and obsolete buildings or improvements with
inadequate ventilation, light, air, sanitation, or open spaces with high density of population and
overcrowdings are prevalent throughout MURA East, being the predominant quality of the

current improvements on many propertties and in many regions of the foregoing area.

2. CONDITIONS WHICH ENDANGER LIFE OR PROPERTY BY FIRE AND OTHER CAUSES, OR 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."’

Large portions of the MURA East are designated as being at various levels of flood hazard by
FEMA. An analysis of the consequence of said designations is set out below, but it is worth
noting that such designations denote property that poses a public health and safety risk,

depending on current development and the severity of the FEMA designation.

3. ANY AREA WITH A PREDOMINANCE OF DEFECTIVE OR INADEQUATE STREET LAYOUT.'®

Some portions the MURA East have good street access, however, many areas either have streets

of inadequate capacity for any substantial development as contemplated by the Future Land Use

16 See generally Future Land Use Map, Exhibit J.
1" Idaho Code § 50-2018(8) & (9); Idaho Code § 50-2903(8)(a) & (b).
18 Jdaho Code § 50-2018(8) & (9); Idaho Code § 50-2903(8)(b).
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Map" and Comprehensive Plan of the City of Middleton, many areas currently take access off
of Highway 44 or major roads (which access points will need to be relocated when future
development occurs), and many properties abut the Boise River in a manner that makes access

difficult. In particular, the following areas have defective and inadequate street layouts:

- Throughout the Western portions of Region 1, particularly along the river which bounds
the entire southern portion of Region 1
o Pictures: 10, 27A, 27,B, 27C, 28, 29, 30, 31A, 31B, and 32
- There is currently no real access to any of the properties lying along the northern portion
of Region 2 along the river
o Pictures: 40 and 41
- No access along Southern and central portions of Region 3, particularly along river

o Pictures: 35, 36, 37, and 38

CONCLUSION: Issues with inadequate street layout and capacity plague many portions of
MURA East; for many properties, street layout is defective and inadequate to support desired

development.”

4. PREDOMINATELY OPEN AND WITH OBSOLETE PLATTING/ FAULTY LOT LAYOUT, DIVERSITY

OF OWNERSHIP, DETERIORATION OF STRUCTURES AND IMPROVEMENTS.”!

Much of the land lying within MURA East is open land consisting of commercial, industrial,
and agricultural operations. However, much of that open land has issues related to lot size,
layout, and usefulness, obsolete platting, diversity of ownership, deterioration of structures and
improvements, resulting in the economic underdevelopment and substantial impairment of the

sound growth of the City. Some of the most notable instances of the foregoing are set out below:

19 See Exhibit J.
0 See generally, Future Land Use Map, Exhibit J.
2 1daho Code § 50-2018(8) & (9); Idaho Code § 50-2903(8)c).
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IRRIGATION FACILITIES
The following irrigation facilities run through or abut MURA East, impacting lot usefulness
as the irrigation facilities will need to be relocated and/or tiled prior to future development:

- Mill Slough

- Watkins Ditch

- North Middleton Drain

- Canyon Canal

- South Middleton Drain

- Mason Slough

- Noble Drain

- The Boise River.
Properties impacted by the foregoing facilities will need to address the same prior to, or
concurrent with, any development that would impact the flow of water through those facilities.
Some of the facilities may be able to be buried or piped, while others will require complete

relocation. The following locations will likely require tiling or relocation:

- Throughout Region 2, on both sides of Middleton Road
o Pictures: 1,2, 3, 8,9, 39, 40, and 41

THE BOISE RIVER
The Boise River runs along the southern portion of Regions 1 and 3 and along the northern
portion of Region 2. The River and the properties adjacent to it have presented, and continue to
present, a difficult boundary to cross for the purposes of development and municipal boundaries.
There have been some annexations immediately south of the river and adjacent to Middleton
Road, but additional work and development is necessary to bring appropriate municipal services

to Region 2.
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LoT USEFULNESS
Certain lots within MURA East are small, oddly shaped, or have some other characteristic

detrimental to development. Specific examples include:

- Along entire southern boundary of Regions 1 and 3, along the river where lots are small
or topography and relation to river exponentially increases development burdens
o Pictures: 27A through 38
- Along the northern boundary of Region 2, particularly along river

o Pictures: 10, 11, 12, and 13

Lot LAYOUT/OBSOLETE PLATTING
~ Certain areas of MURA East have lot layouts, i.e. the relationships in the size and shapes of lots
to the surrounding lots, which are detrimental to future development, which can be
characterized as presenting issues with lot usefulness and also, to some extent, having obsolete

platting.?? Specific examples include:

- Some odd lots in the Southeast portion of Region 2
o Pictures 4, 5,and 7

- Lot layout and development in Region 3, along HWY 44 (North and South)
o Pictures: 16, 17, 18, and 19

CONCLUSION: MURA East is largely open with irrigation facilities that need to be addressed,
conditions limiting lot usefulness, and issues with deterioration of structures and improvements,

lot size, adequacy, accessibility, and usefulness, lot layout/obsolete platting, diversity of

22 Platting is a formal process under the Local Land Use Planning Act, Idaho Code § 67-6501 et. seq., however, the
term “platting” or “plat” is often used more generally to mean “1. A small piece of land; PLOT (1). 2. A map
describing a piece of land and its features, such as boundaries, lots, roads, and easements.” Black’s Law Dictionary, 8t
Ed. The Act and the Law having been adopted prior to the Local Land Use Planning Act, it is reasonable to interpret
the term “obsolete platting,” as used in the Act and the Law, as including lots which were subdivided outside of the
formal process.
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ownership, or otherwise, resulting in economic underdevelopment and the impairment of the

sound growth of the City.

5. INSANITARY/UNSAFE CONDITIONS, DETERIORATION OF SITE OR OTHER IMPROVEMENTS.?

Huge portions of MURA East have site deterioration and improvement deterioration.
Improvement deterioration in the area includes aging roadways and infrastructure which are
inadequate to serve future development as contemplated by the City.”* Additionally, much of
the site deterioration is the result of gravel mining which, while it provides a large economic
benefit and supports regional development, results in a site that requires remediation prior to

development thereon. Specifically:

GRAVEL PIT MINING
- Southern pofti(;r; of Region 1, along the Boise River
o Pictures 27A through 34
- Large portions of Regions 2 and 3

o Pictures: 19, 35, 36, 40, and 41

RESIDUAL MINING PONDS
- Regions 1 and 3, but particularly in Region 2, where ponds remain throughout
o Pictures (Regions 1 and 3): 27A through 34 and 37 and 38
o Pictures (Region 2): 1, 2, 3, 6A, 6B, 40, and 41

FLOOD DESIGNATIONS
The majority of the land located within MURA East has some flood designation from FEMA:

- Significant floodway designations along Southern boundaries of Regions 1 and 3
o Pictures: 10 through 13, 27A through 38, and FEMA Map (Exhibit H)

- Significant floodway designations along the northern boundary of Region 2

3 Idaho Code § 50-2018(8) & (9); Idaho Code § 50-2903(8)(b).
% See Exhibit J.
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o Pictures: 11, 12, and 13, and FEMA Map (Exhibit H)
- Nearly all of Region 3, lies within the floodplain. This will pose a significant, severe
hurdle for development
o Pictures: 14, 15, 16, 19, 35, 36, 37, and 38, and the FEMA Map (Exhibit H)
- Large portions of Region 2, lie within the 500 year floodplain. Minimal development
impact

o Pictures: 40 and 41 and FEMA Map (Exhibit H)

CONCLUSION: Throughout MURA East there are pit mining operations, active and inactive.
There are also FEMA Flood designations applicable to large portions of both areas. These

constitute unsanitary, unsafe, and/or deteriorating conditions in MURA East.

6. 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, RESULTS IN ECONOMIC

UNDERDEVELOPMENT OF THE AREA.”

DIVERSITY OF OWNERSHIP
Most of the MURA East consist of open areas with larger lots, however, there a few areas where

small lots with diverse owners are prevalent:

- Northern portion of Region 1
o Pictures: 20A, 20B, 20C,
- Far Eastern Portion of Region 3 to the South of Highway 44

o Pictures: 17

CONDITIONS WHICH ENDANGER PROPERTY

3 Idaho Code § 50-2018(8) & (9); Idaho Code § 50-2903(8)(b) & (c).
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The floodplain and floodway classification of MURA East is discussed elsewhere in this study.

CONCLUSION: In certain areas of MURA East with small lots and diverse ownership, the
future land use map of the City of Middleton® shows future commercial development. The
current lot size and diversity of ownership contributes to economic underdevelopment in those

areas due to an inability to consolidate parcels for development.

7. 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.?

INADEQUATE AND DEFICIENT UTILITIES
Some areas of MURA East have insufficient sewer, water, power, and other utilities, particularly
in Region 3. Inadequate and deficient utilities in the area include aging roadways and

infrastructure which are inadequate to serve future development as contemplated by the City.*®

DIVERSITY OF OWNERSHIP
Areas where diverse ownership/obsolete platting are an impediment to development are

discussed elsewhere in this study.

CONCLUSION: In certain areas of MURA East, inadequate and deficient utilities, obsolete
platting, and diversity of ownership have resulted in economic underdevelopment of the area, which

has substantially arrested the sound growth of the City.

28 See Exhibit ]
7 Jdaho Code § 50-2018(8) & (9); Idaho Code § 50-2903(8Xc).
28 See Exhibit J.
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CONCLUSION

In the MURA East, there is a predominance of dilapidated, deteriorated, old and obsolete
buildings and improvements with inadequate open spaces and high densities. Large portions of the
area are designated as being at various levels of flood hazard by FEMA. Such a designation denotes
property that poses a public health and safety risk, depending on current development and the
severity of the FEMA designation.

Also, issues with streets plague many portions of MURA East. For many properties and in
many regions of both of the foregoing areas, street layout is defective and inadequate. Further, in
certain areas of MURA East, small lots and diverse ownership is an impediment to future
commercial development.

In general, the MURA East is largely open with irrigation facilities that need to be addressed,
conditions limiting lot usefulness, and issues with lot layout/obsolete platting, diversity of
ownership, deterioration of structures and improvements, which result in economic
underdevelopment of the area and which substantially impair and arrest the sound growth of the
City. Some areas of MURA East have in sufficient sewer, water, power, and other utilities.
Throughout MURA East there are pit mining operations, active and inactive.

There are also FEMA Flood designations applicable to large portions of the area. These
constitute unsanitary, unsafe, and/or deteriorating conditions in MURA East.

For the foregoing reasons, MURA East can reasonably be found to be deteriorating and
deteriorated under the Act and the Law, being, therefore, an appropriate area for urban renewal

activities.
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ADDITIONAL CONSIDERATIONS

TEN PERCENT LIMITATION

Under Idaho Code Section § 50-2903(15), the base assessment roll is not to exceed at any time ten

percent of the current assessed valuation of all taxable property within the municipality.

The base assessment roll or rolls of revenue allocation area or areas shall not exceed
at any time ten percent (10%) of the current assessed valuation of all taxable property

within the municipality.

Currently the total value of all taxable property within the City of Middleton is $806,396,319.00.
The existing revenue allocation area, MURA Central, has a base value of $7,672,566.00. The two
proposed study areas, MURA West and MURA" East, would have a combined wvalue of
$70,442,453.00. The three urban renewal areas, together, would have a value of $78,115,019.00.
Dividing the total value of the urban renewal areas by the total value of the taxable property within
the City produces the following number: .09687, which is to say that the total value of the current
urban renewal area and the proposed urban renewal areas, together, are less than ten percent (i.e.
“.10”) of the total value of the City of Middleton and do not, therefore, violation Idaho Code §
2903(15).

HMH worked with and relied upon information provided by Canyon County in doing the foregoing

calculations. Information provided by the county is attached hereto as Exhibit E.

 The original estimate of the base value of the new revenue allocation areas was $92,734,483, but 31 parcels with a
total base value of $22,292,030 were removed from the original parcel list, bringing it down to $70,442,453. A list of
said removed parcels is attached as the second page of Exhibit E.
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AGRICULTURAL PROPERTY LIMITATION
Under Idaho Code §§ 50-2018(8) and 50-2903(8)(f) a deteriorated or deteriorating area does not
mean any property where an agricultural operation, as defined in Idaho Code § 224502, is being
conducted unless the owner thereof has provided written consent to the inclusion of such property
in an urban renewal area. This Eligibility Study has examined the physical characteristics of the
property within MURA East, but nothing in this study should be construed as stating that a specific

consent to inclusion in an utban renewal area is not required from any particular property.
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Excluded Parcels

Parcel No. Taxable Value
34440014 0 1,966,720
17886010B0 738,900
17895100 0 0
17895101 0 48,870
17895102 0 31,630
17895103 0 34,750
17895104 0 309,780
17895105 0 43,120
17895106 0 576,270
17895107 0 47,040
17895108 0 50,180
17895109 0 807,060
17895110 0 450,710
178951110 50,180
17895112 0 27,680
17895113 0 846,090
117895114 0 : e - 887,020 1
178951150 411,000
17895116 0 782,880
17895117 0 41,820
180372000 2,651,300
180372010 118,500
18037202 0 118,500
18037203 0 118,500
17902200 0 1,081,450
18424000 0 1,981,340
18027000 0 1,094,360
34074000 0 2,150,490
34075100 0 994,370
34075101 0 1,369,710
34075102 0 2,461,810
TOTAL: 22,292,030
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Exhibit K

TITLE 50
MUNICIPAL CORPORATIONS

CHAPTER 29
LOCAL ECONOMIC DEVELOPMENT ACT

50-2901. SHORT TITLE. This act may be known and cited as the "Local Eco-
nomic Development Act."

[50-2901, added 1988, ch. 210, sec. 1, p. 393.]

50-2902. FINDINGS AND PURPOSE. It is hereby found and declared that
there exists in municipalities a need to raise revenue to finance the
economic growth and development of urban renewal areas and competitively
disadvantaged border community areas. The purpose of this act is to provide
for the allocation of a portion of the property taxes levied against taxable
property located in a revenue allocation area for a limited period of time
to assist in the financing of urban renewal plans, to encourage private
development in urban renewal areas and competitively disadvantaged border
community areas, to prevent or arrest the decay of urban areas due to the

_inability of existing financing methods to promote needed public improve-

ments, to encourage taxing districts to cooperate in the allocation of
future tax revenues arising in urban areas and competitively disadvantaged
border community areas in order to facilitate the long-term growth of their
common tax base, and to encourage private investment within urban areas and
competitively disadvantaged border community areas. The foregoing purposes
are hereby declared to be valid public purposes for municipalities.

[50-2902, added 1988, ch. 210, sec. 2, p. 393; am. 1990, ch. 430, sec.
3, p. 1180; am. 1994, ch. 381, sec. 1, p. 1223.]

50-2903. DEFINITIONS. The following terms used in this chapter shall
have the following meanings, unless the context otherwise requires:

(1) "Act" or "this act" means this revenue allocation act.

(2) "Agency" or "urban renewal agency" means a public body created pur-
suant to section 50-2006, Idaho Code.

{3) "Authorized municipality" or "municipality"” means any county or
incorporated city which has established an urban renewal agency, or by
ordinance has identified and created a competitively disadvantaged border
community.

(4) Except as provided in section 50-2903A, Idaho Code, "base assess-
ment roll"” means the equalized assessment rolls, for all classes of taxable
property, on January 1 of the year in which the local governing body of an au-
thorized municipality passes an ordinance adopting or modifying an urban re-
newal plan containing a revenue allocation financing provision, except that
the base assessment roll shall be adjusted as follows: the equalized as-
sessment valuation of the taxable property in a revenue allocation area as
shown upon the base assessment roll shall be reduced by the amount by which
the equalized assessed valuation as shown on the base assessment roll ex-
ceeds the current equalized assessed valuation of any taxable property lo-
cated in the revenue allocation area, and by the equalized assessed valu-
ation of taxable property in such revenue allocation area that becomes ex-
empt from taxation subsequent to the date of the base assessment roll. The
equalized assessed valuation of the taxable property in a revenue allocation
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area as shown on the base assessment roll shall be increased by the equal-
ized assessed valuation, as of the date of the base assessment roll, of tax-
able property in such revenue allocation area that becomes taxable after the
date of the base assessment roll, provided any increase in valuation caused
by the removal of the agricultural tax exemption from undeveloped agricul-
tural land in a revenue allocation area shall be added to the base assess-
ment roll. An urban renewal plan containing a revenue allocation financ-
ing provision adopted or modified prior to July 1, 2016, is not subject to
section 50-2903A, Idaho Code. For plans adopted or modified prior to July
1, 2016, and for subsequent modifications of those urban renewal plans, the
value of the base assessment roll of property within the revenue allocation
area shall be determined as if the modification had not occurred.

(5) "Budget™ means an annual estimate of revenues and expenses for the
following fiscal year of the agency. An agency shall, by September 1 of each
calendar year, adopt and publish, as described in section 50-1002, Idaho
Code, a budget for the next fiscal year. An agency may amend its adopted
budget using the same procedures as used for adoption of the budget. For
the fiscal year that immediately predates the termination date for an urban
renewal plan involving a revenue allocation area or will include the termi-
nation date, the agency shall adopt and publish a budget specifically for the
projected revenues and expenses of the plan and make a determination as. to
whether the revenue allocation area can be terminated before the January 1
of the termination year pursuant to the terms of section 50-2909(4), Idaho
Code. In the event that the agency determines that current tax year revenues
are sufficient to cover all estimated expenses for the current year and all
future years, by September 1 the agency shall adopt a resolution advising and
notifying the local governing body, the county auditor, and the state tax
commission and recommending the adoption of an ordinance for termination of
the revenue allocation area by December 31 of the current year and declaring
a surplus to be distributed as described in section 50-2909, Idaho Code,
should a surplus be determined to exist. The agency shall cause the ordi-
nance to be filed with the office of the county recorder and the Idaho state
tax commission as provided in section 63-215, Idaho Code. Upon notification
of revenues sufficient to cover expenses as provided herein, the increment
value of that revenue allocation area shall be included in the net taxable
value of the appropriate taxing districts when calculating the subsequent
property tax levies pursuant to section 63-803, Idaho Code. The increment
value shall also be included in subsequent notification of taxable value for
each taxing district pursuant to section 63-1312, Idaho Code, and subsequent
certification of actual and adjusted market values for each school district
pursuant to section 63-315, Idaho Code.

(6) "Clerk"™ means the clerk of the municipality.

(7) "Competitively disadvantaged border community area" means a parcel
of land consisting of at least forty (40) acres which is situated within the
jurisdiction of a county or an incorporated city and within twenty-five (25)
miles of a state or international border, which the governing body of such
county or incorporated city has determined by ordinance is disadvantaged in
its ability to attract business, private investment, or commercial develop-
ment, as a result of a competitive advantage in the adjacent state or nation
resulting from inequities or disparities in comparative sales taxes, income
taxes, property taxes, population or unique geographic features.

(8) "Deteriorated area” means:
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(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 which endanger life or property by fire and other causes,
or any combination of such factors, is conducive to ill health, trans-
mission of disease, infant mortality, juvenile delinquency, or crime,
and is detrimental to the public health, safety, morals or welfare.
(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, ade-
quacy, 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 con-
ditions which 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 munici-
pality, 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.

(c) Any area which is predominately open and which because of obsolete

platting, diversity of ownership, deterioration of structures or im-

provements, or otherwise, results in economic underdevelopment of the

area or substantially impairs or arrests the sound growth of a munici-
pality. The provisions of section 50-2008(d), Idaho Code, shall apply
to open areas.

(d) Any area which the local governing body certifies is in need of

redevelopment or rehabilitation as a result of a flood, storm, earth-

quake, or other natural disaster or catastrophe respecting which the
governor of the state has certified the need for disaster assistance
under any federal law.

(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.

(f) "Deteriorated area" does not mean not developed beyond agricul-

tural, 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.

(9) "Facilities™ means land, rights in land, buildings, structures,
machinery, landscaping, extension of utility services, approaches, road-
ways and parking, handling and storage areas, and similar auxiliary and re-
lated facilities.

(10) "Increment value" means the total value calculated by summing the
differences 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.
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(11) "Local governing body" means the city council or board of county
commissioners of a municipality.

(12) "Plan" or "urban renewal plan" means a plan, as it exists or may
from time to time be amended, prepared and approved pursuant to sections
50-2008 and 50-2905, Idaho Code, and any method or methods of financing such
plan, which methods may include revenue allocation financing provisions.

(13) "Project™ or "urban renewal project" or "competitively disadvan-
taged border areas” may include undertakings and activities of a municipal-
ity in an urban renewal area for the elimination of deteriorated or deterio-
rating areas and for the prevention of the development or spread of slums and
blight and may involve slum clearance and redevelopment in an urban renewal
area, or rehabilitation or conservation in an urban renewal area, or any com-
bination or part thereof in accordance with an urban renewal plan. Such un-
dertakings and activities may include:

(a) Acquisition of a deteriorated area or a deteriorating area or por-
tion thereof;
(b) Demolition and removal of buildings and improvement;
(c) Installation, construction, or reconstruction of streets, utili-
ties, parks, playgrounds, open space, off-street parking facilities,
public facilities, public recreation and entertainment facilities or
buildings and other improvements necessary for carrying out, in the ur-
ban renewal area or competitively disadvantaged border community area,
the urban renewal objectives of this act in accordance with the urban
renewal plan or the competitively disadvantaged border community area
ordinance.
(d) Disposition of any property acquired in the urban renewal area or
the competitively disadvantaged border community area (including sale,
initial leasing or retention by the agency itself) or the municipality
creating the competitively disadvantaged border community area at its
fair value for uses in accordance with the urban renewal plan except for
disposition of property to another public body;
(e) Carrying out plans for a program of voluntary or compulsory repair
and rehabilitation of buildings or other improvements in accordance
with the urban renewal plan; .
(f) Acquisition of real property in the urban renewal area or the com-
petitively disadvantaged border community area which, under the urban
renewal plan, is to be repaired or rehabilitated for dwelling use or re-
lated facilities, repair or rehabilitation of the structures for guid-
ance purposes, and resale of the property;
(g) Acquisition of any other real property in the urban renewal area
or competitively disadvantaged border community area where necessary
to eliminate unhealthful, insanitary or unsafe conditions, lessen den-
sity, eliminate obsolete or other uses detrimental to the public wel-
fare, or otherwise to remove or to prevent the spread of blight or de-
terioration, or to provide land for needed public facilities or where
necessary to accomplish the purposes for which a competitively disad-
vantaged border community area was created by ordinance;

(h) Lending or investing federal funds; and

(i) Construction of foundations, platforms and other like structural

forms.

(14) "Project costs” includes, but is not limited to:

(a) Capital costs, including the actual costs of the construction of

public works or improvements, facilities, buildings, structures, and
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permanent fixtures; the demolition, alteration, remodeling, repair or

reconstruction of existing buildings, structures, and permanent fix-

tures; the acquisition of equipment; and the clearing and grading of
land;

(b) Financing costs, including interest during construction and capi-

talized debt service or repair and replacement or other appropriate re-

serves;

(c) Real property assembly costs, meaning any deficit incurred from the

sale or lease by a municipality of real or personal property within a

revenue allocation district;

(d) Professional service costs, including those costs incurred for ar-

chitectural, planning, engineering, and legal advice and services;

(e) Direct administrative costs, including reasonable charges for the

time spent by city or county employees in connection with the implemen-

tation of a project plan;

(f) Relocation costs;

(g) Other costs incidental to any of the foregoing costs.

(15) "Revenue allocation area" means that portion of an urban renewal
area or competitively disadvantaged border community area where the equal-
ized assessed valuation (as shown by the taxable property assessment rolls)
_of which the local governing body has determined, on and as a part of an urban_
renewal plan, is likely to increase as a result of the initiation of an urban
renewal project or competitively disadvantaged border community area. The
base assessment roll or rolls of revenue allocation area or areas shall not
exceed at any time ten percent (10%) of the current assessed valuation of all
taxable property within the municipality.

(16) "State" means the state of Idaho.

(17) "Tax" or "taxes" means all property tax levies upon taxable prop-
erty.

(18) "Taxable property" means taxable real property, personal prop-
erty, operating property, or any other tangible or intangible property
included on the equalized assessment rolls.

(19) "Taxing district" means a taxing district as defined in section
63-201, Idaho Code, as that section now exists or may hereafter be amended.

(20) "Termination date" means a specific date no later than twenty (20)
years from the effective date of an urban renewal plan or as described in sec~
tion 50-2904, Idaho Code, on which date the plan shall terminate. Every ur-
ban renewal plan shall have a termination date that can be modified or ex-
tended subject to the twenty (20) year maximum limitation. Provided how-
ever, the duration of a revenue allocation financing provision may be ex-
tended as provided in section 50-2904, Idaho Code.

(50-2903, added 1988, ch. 210, sec. 3, p. 393; am. 1990, ch. 430, sec.
4, p. 1190; am. 1994, ch. 381, sec. 2, p. 1223; am. 1996, ch. 322, sec.
54, p. 1081; am. 2000, ch. 275, sec. 1, p. 893; am. 2002, ch. 143, sec. 2,
p. 396; am. 2011, ch. 317, sec. 6, p. 918; am. 2016, ch. 349, sec. 3, p.
1017.]

50-2903A. EFFECT OF ORDINANCE TO MODIFY URBAN RENEWAL PLAN -- EXCEP-
TION.

(1) (a) On and after July 1, 2016, except as provided in subsection (2)

of this section, when an urban renewal plan containing a revenue alloca-

tion financing provision is modified through an ordinance of the autho-

rized municipality, the base value for the year immediately following
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the year in which the modification occurred shall include the current
year's equalized assessed value of the taxable property in a revenue al-
location area. The urban renewal agency shall be required annually to
attest to having or not having modified any of its plans. If no modifi=-
cation has occurred, the urban renewal agency shall attest that fact on
an affidavit provided by the state tax commission before the first Mon-
day in June of each year. Modification shall not be deemed to have oc-
curred when:

(i) 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; or

(1i) There is a plan amendment to accommocdate an increase in the

revenue allocation area boundary as permitted in section 50-2033,

Idaho Code; or

(iii) There is a plan amendment to accommodate a de-annexation in

the revenue allocation area boundary; or

(iv) There is a plan amendment to support growth of an existing

commercial or industrial project in an existing revenue alloca-

tion area, subject to the provisions of section 50-2905a, Idaho
___ Code. I AN S
(b) Notice of any plan modification shall state the nature of the mod-
ification and shall be provided to the state tax commission, the county
clerk and the county assessor by the first Monday in June of the years
following the modification.
(c) Once amodification is deemed to have occurred, the base assessment
value shall be reset pursuant to this subsection.
(2) When the urban renewal agency certifies to the county clerk and

state tax commission that there is outstanding indebtedness, the base
value for the year immediately following the year in which the modification
occurred shall be computed and adjusted irrespective of the modification to
the plan, but in compliance with all other requirements for adjustment as
provided in section 50-2903(4), Idaho Code. To be allowed this exception no
later than the first Monday in June each year, beginning the year immediately
following the year in which the modification occurred, the urban renewal
agency must certify:

(a) That the indebtedness could not be repaid by the agency prior to
the termination of the revenue allocation area without the allocation
of property tax revenues as provided in section 50~2908, Idaho Code; and
(b) The estimated total budget to be used for paying indebtedness
during each year until termination of the revenue allocation area, the
amount of nonproperty tax revenue to be used by the agency to pay indebt-
edness each year, and the estimated amount of revenue to be allocated to
the agency for the modified revenue allocation area pursuant to section
50-2908, Idaho Code, to be used for paying indebtedness. For purposes
of this section "indebtedness” shall mean any bonds, including refund-
ing bonds, notes, interim certificates, certificates of indebtedness,
debentures or other obligations, together with all expenses necessary
to comply with all covenants related to the indebtedness.

(3) To the extent the amount of revenue allocated to the modified rev-

enue allocation area pursuant to section 50-2908, Idaho Code, exceeds the
amount necessary to pay indebtedness certified in subsection (2) (b) of this
section, the excess shall be distributed by the county clerk to each taxing
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district or unit in the same manner as property taxes, except that each tax-
ing district or unit shall be notified of the amount of any distribution of
excess urban renewal allocations included in any distribution. For purposes
of the limitation provided by section 63-802, Idaho Code, moneys received by
any taxing district or unit pursuant to this subsection shall be treated as
property tax revenue.

(4) Within thirty (30) days from the time the state tax commission re-
ceives information that an urban renewal plan for a revenue allocation area
has been modified, the state tax commission shall notify the urban renewal
agency and the county clerk of such receipt and the determination regarding
any limits on the maximum amount of property tax revenue that will be allo-
cated to the urban renewal agency from the current year's property taxes.

[50-2903A, added 2016, ch. 349, sec. 4, p. 1021.]

50-2904. AUTHORITY TO CREATE REVENUE ALLOCATION AREA. An authorized
municipality is hereby authorized and empowered to adopt, at any time,
a revenue allocation financing provision, as described in this chapter,
as part of an urban renewal plan or competitively disadvantaged border
community area ordinance. A revenue allocation financing provision may

‘be adopted either at the time of the original adoption of an urban renewal 7

plan or the creation by ordinance of a competitively disadvantaged border
community area or thereafter as a modification of an urban renewal plan or
the ordinance creating the competitively disadvantaged border community
area. Urban renewal plans existing prior to the effective date of this
section may be modified to include a revenue allocation financing provision.
Except as provided in subsections (1), (2), (3) and (4) of this section,
no revenue allocation provision of an urban renewal plan or competitively
disadvantaged border community area ordinance, including all amendments
thereto, shall have a duration exceeding twenty (20) years from the date
the ordinance is approved by the municipality; and provided further, no
additions to the land area of an existing revenue allocation area shall be
interpreted to or shall cause an extension of the date of the twenty (20)
year limit that was originally established for the revenue allocation area.
Notwithstanding these limitations, the duration of the revenue allocation
financing provision may be extended if:

(1) The maturity date of any bonds issued to provide funds for a spe-
cific project in the revenue allocation area and payable from the revenue al-
location financing provision exceeds the duration of the revenue allocation
financing provision, provided such bond maturity is not greater than twenty
(20) years; or

(2) The urban renewal agency determines that it is necessary to refi-
nance outstanding bonds payable from the revenue allocation financing pro-
vision to a maturity exceeding the twenty (20) year duration of the revenue
allocation financing provision in order to avoid a default on the bonds; or

(3) The local governing body has adopted an urban renewal plan or com-
petitively disadvantaged border community area ordinance or an amendment to
an urban renewal plan or competitively disadvantaged border community area
ordinance prior to July 1, 2000, in which is defined the duration of the plan
beyond a period of twenty (20) years, in which case the revenue allocation
provision shall have a duration as described in such urban renewal plan or
competitively disadvantaged border community area ordinance or may be ex-
tended as set forth in subsection (2) of this section; and
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(4) The local governing body has adopted an urban renewal plan or
competitively disadvantaged border community area ordinance or an amendment
to an urban renewal plan or competitively disadvantaged border community
area ordinance after July 1, 2000, and prior to July 1, 2011, in which is
defined the duration of the plan beyond a period of twenty (20) years in which
case the revenue allocation provision shall have a duration as described
in such urban renewal plan or competitively disadvantaged border community
area ordinance. The duration of the revenue allocation financing provision
set forth in this subsection may be extended if the maturity date of any bonds
issued to provide funds for a specific project in the revenue allocation
area and payable from the revenue allocation financing provision exceeds the
duration of the revenue allocation financing provision, provided such bond
maturity is not greater than thirty (30) years or may be extended as set forth
in subsection (2) of this section.

(5) During the extension set forth in subsections (1), (2), (3) and (4)
of this section, any revenue allocation area revenues exceeding the amount
necessary to repay the bonds during the period exceeding the maximum year ma-
turity of the revenue allocation financing provision shall be returned to
the taxing districts in the revenue allocation area on a pro rata basis.

[50-2904, added 1988, ch. 210, sec. 4, p. 396; am. 1994, ch. 381, sec.

3, p. 1226; am. 2000, ch. 275, sec. 2, p. 896; am. 2002, ch. 143, sec. 3,
p. 400; am. 2009, ch. 218, sec. 1, p. 680; am. 2011, ch. 317, sec. 7, p.
922.1]

50-2905. RECOMMENDATION OF URBAN RENEWAL AGENCY. In order to implement
the provisions of this chapter, the urban renewal agency of the municipal-
ity shall prepare and adopt a plan for each revenue allocation area and sub-
mit the plan and recommendation for approval thereof to the local governing
body. The plan shall include with specificity:

(1) A statement describing the total assessed valuation of the base as-
sessment roll of the revenue allocation area and the total assessed valua-
tion of all taxable property within the municipality;

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

(3) An economic feasibility study:

(4) A detailed list of estimated project costs;

(5) A fiscal impact statement showing the impact of the revenue allo-
cation area, both until and after the bonds are repaid, upon all taxing dis-
tricts levying taxes upon property on the revenue allocation area;

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

(7) A termination date for the plan and the revenue allocaticn area as
provided for in section 50-2903(20), Idaho Code. In determining the termi-
nation date, the plan shall recognize that the agency shall receive alloca-
tion of revenues in the calendar year following the last year of the revenue
allocation provision described in the urban renewal plan;

(8) 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 as-
sets as long as the agency shall have resources other than revenue allocation
funds to operate and manage such assets; and



9

(9) Any changes to an urban renewal plan as provided in subsections (2)
and (6) of this section shall be noticed and shall be completed in an open
public meeting.

[50-2905, added 1988, ch. 210, sec. 5, p. 397; am. 2002, ch. 143, sec.
4, p. 401; am. 2011, ch. 317, sec. 8, p. 923; am. 2016, ch. 349, sec. 5, p.
1022.]

50-2905A. ELECTION NECESSARY FOR EXPENDITURES ON CERTAIN
PROJECTS. (1) Notwithstanding any other provision of this chapter, on
and after the effective date of this act, it shall be unlawful for an urban
renewal agency to expend revenue collected under this chapter on project
costs when either the amount of revenue collected under this chapter, or the
amount of revenue collected under this chapter plus any other public funds,
not including federal funds or federal funds administered by a public body,
contributes to fifty-one percent (51%) or more of the total project cost and
the project is for construction of a municipal building or a multipurpose
sports stadium complex, or the remodel of such a building or complex, with
a total project cost exceeding one million dollars ($1,000,000) unless
such construction project is first approved in an election by sixty percent
(60%) of the participating qualified electors residing within the borders
" of the qualified municipality. An election pursuant to this section shall
be in accordance with the provisions of chapter 1, title 34, Idaho Code.
The total project cost described in this subsection shall not include the
cost of any infrastructure or belowground improvements including, but
not limited to, water, sewer, storm drainage, electrical, natural gas,
telecommunication, or other similar systems and lines, streets, roads,
curbs, gutters, sidewalks, walkways, parking facilities, or unoccupied
auxiliary structures. This section shall not be construed to require an
election regarding bonds issued prior to the effective date of this act.

(2) For purposes of this section, the following terms shall have the
following meanings:

(a) "Multipurpose sports stadium complex" means a place or venue for

indoor or outdoor sports, concerts, or other events that contains a

field or other playing surface or area either partly or completely

surrounded by a tiered structure designed to allow spectators to stand

or sit and view the event;

(b) "Municipal building"™ means only an administrative building, city

hall, library, courthouse, public safety or law enforcement buildings,

other judicial buildings, fire stations, jails, and detention facili-

ties that are not subject to property taxation whether they are, or are

intended to be, owned or operated by or leased to a public body for the

public's benefit;

(c) "Project costs" shall have the same meaning as provided in section

50-2903(14), Idaho Code;

(d) "Public body" shall have the same meaning as provided in section

50-2018(3), Idaho Code;

(e) "Public funds" shall mean the funds collected or received by a pub-

lic body but shall not include grants or donations from private entities

or individuals to the public body.

[50-2905A, added 2016, ch. 349, sec. 6, p. 1023; am. 2017, ch. 27,
sec. '1, p. 50; am. 2019, ch. 321, sec. 1, p. 956.]
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50-2906. PUBLIC HEARING AND ORDINANCE REQUIRED. (1) To adopt a new ur-
ban renewal plan or create a competitively disadvantaged border community
area containing a revenue allocation financing provision, the local govern-
ing body of an authorized municipality must enact an ordinance in accordance
with chapter 9, title 50, Idaho Code, and section 50-2008, Idaho Code. To
modify an existing urban renewal plan, to add or change a revenue alloca-
tion, an authorized municipality must enact an ordinance in accordance with
chapter 9, title 50, Idaho Code, and conduct a public hearing as provided in
section 50-2008(c), Idaho Code. No urban renewal project, plan, competi-
tively disadvantaged border community area or modification thereto, or rev-
enue allocation financial provision shall be held ineffective for failure
to comply with the requirements of this section if compliance with the sec-
tion is substantial and in good faith and administrative authority of both
the local governing body and urban renewal agency does not extend beyond the
municipal boundary of the authorized municipality. Urban renewal plans and
revenue allocation financing provisions may be held ineffective if an urban
renewal area or revenue allocation area extends outside the municipal bound-
ary of an authorized municipality and a transfer of powers ordinance has not
been adopted by the cooperating county.

(2) A revenue allocation financing provision adopted in accordance

with this chapter shall be effective retroactively to January 1 of the year

in which the local governing body of the authorized municipality enacts such
ordinance.

(3) The local governing body of an authorized municipality shall
prepare a notice stating: (a) that an urban renewal plan or modification
thereto or a competitively disadvantaged border community area has been
proposed and is being considered for adoption, and that such plan or modifi-
cation thereto or proposal to create a competitively disadvantaged border
community area contains a revenue allocation financing provision that will
cause property taxes resulting from any increases in equalized assessed
valuation in excess of the equalized assessed valuation as shown on the
base assessment roll to be allocated to the agency for urban renewal and
competitively disadvantaged border community area purposes; and (b) that
an agreement on administration of a revenue allocation financing provision
extending beyond the municipal boundary of the authorized municipality
has been negotiated with the cooperating county having extraterritorial
power and that the agreement has been formalized by a transfer of power
ordinance adopted by that county; and (c) that a public hearing on such plan
or modification will be held by the local governing body pursuant to section
50-2008(c), Idaho Code. The notice shall also state the time, date, and
place of the hearing. At least thirty (30) days but not more than sixty (60)
days prior to the date set for final reading of the ordinance, the local gov-
erning body shall publish the notice in a newspaper of general circulation
and transmit the notice, together with a copy of the plan and recommendation
of the urban renewal agency or the municipality which by ordinance created
the competitively disadvantaged border community area, to the governing
body of each taxing district which levies taxes upon any taxable property
in the revenue allocation area and which would be affected by the revenue
allocation financing provision of the urban renewal plan proposed to be
approved by the local governing body.

[50-2906, added 1988, ch. 210, sec. 6, p. 397; am. 1994, ch. 381, sec.
4, p. 1227; am. 2000, ch. 162, sec. 1, p. 410; am. 2000, ch. 275, sec. 3,
p. 897.]
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50-2907. TRANSMITTAL OF REVENUE ALLOCATION AREA DESCRIPTION AND OTHER
DOCUMENTS TO TAXING AGENCIES. (1) After the effective date of an ordinance
enacted by the local governing body of an authorized municipality, the clerk
of the authorized municipality shall transmit, to the county auditor and tax
assessor of the county in which the revenue allocation area is located, to
the affected taxing districts, and to the state tax commission, a copy of the
ordinance enacted, a copy of the legal description of the boundaries of the
revenue allocation area, and a map indicating the boundaries of the revenue
allocation area.

(2) For revenue allocation areas extending beyond the corporate munic-
ipal boundary of the authorized municipality, the copy of the ordinance en-
acted by the authorized municipality shall include, as an attachment, a copy
of the transfer of powers ordinance adopted by the cooperating county under
section 50-2906(3) (b), Idaho Code.

(3) Such documents shall be transmitted within the time required by
section 63-215, Idaho Code.

[50-2907, added 1988, ch. 210, sec. 7, p. 398; am. 2000, ch. 114, sec.
1, p. 252; am. 2000, ch. 162, sec. 2, p. 411.]

50-2908. DETERMINATION OF TAX LEVIES -- CREATION OF SPECIAL FUND. (1)
For purposes of calculating the rate at which taxes shall be levied by or
for each taxing district in which a revenue allocation area is located, the
county commissioners shall, with respect to the taxable property located in
such revenue allocation area, use the equalized assessed value of such tax-
able property as shown on the base assessment roll rather than on the current
equalized assessed valuation of such taxable property, except the current
equalized assessed valuation shall be used for calculating the tax rate for:

(a) Levies for refunds and credits pursuant to section 63-1305, Idaho

Code, and any judgment pursuant to section 33-802(1), Idaho Code, cer-

tified after December 31, 2007;

(b) Levies permitted pursuant to section 63-802(3), Idaho Code, certi-

fied after December 31, 2007;

(c) Levies for voter-approved general obligation bonds of any taxing

district and plant facility reserve fund levies passed after December

31, 2007;

(d) Levies for payment of obligations that have been judicially con-

firmed pursuant to chapter 13, title 7, Idaho Code, and that meet the

criteria of sections 63-1315 and €3-1316, Idaho Code;

(e) Levies set forth in paragraphs (a) through (d) of this subsection,

first certified prior to December 31, 2007, when the property affected

by said levies is included within the boundaries of a revenue allocation
area by a change in the boundaries of either the revenue allocation area
or any taxing district after December 31, 2007; and

(f) School levies for supplemental maintenance and operation pursuant

to section 33-802(3) and (4), Idaho Code, approved after December 31,

2007, and for emergency funds pursuant to section 33-805, Idaho Code,

approved after July 1, 2015.

(2) With respect to each such taxing district, the tax rate calculated
under subsection (1) of this section shall be applied to the current equal-
ized assessed valuation of all taxable property in the taxing district, in-
cluding the taxable property in the revenue allocation area. The tax rev-
enues thereby produced shall be allocated as follows:
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(a) To the taxing district shall be allocated and shall be paid by the

county treasurer:

(1) All taxes levied by the taxing district or on its behalf on
taxable property located within the taxing district but outside
the revenue allocation area;

(1i) Except as otherwise provided in subparagraph (iv) of this
paragraph, a portion of the taxes levied by the taxing district or
on its behalf on the taxable property located within the revenue
allocation area, which portion is the amount produced by applying
the taxing district's tax rate determined under subsection (1) of
this section to the equalized assessed valuation, as shown on the
base assessment roll, of the taxable property located within the
revenue allocation area;

(iii) All taxes levied by the taxing district to satisfy obliga-
tions specified in subsection (1) of this section; and

(iv) In the case of a revenue allocation area first formed or ex-
panded to include the property on or after July 1, 2020, all taxes
levied by any highway district, unless the local governing body
that created the revenue allocation area has responsibility for
the maintenance of roads or highways. In the case of property lo-
property located within a revenue allocation area created by a lo=-
cal governing body that has responsibility for the maintenance of
roads or highways, the allocation of taxes shall be governed by
subparagraph (ii) of this paragraph. In any case, the highway dis-
trict and the urban renewal agency may enter into an agreement for
a different allocation. A copy of any such agreement shall be sub-
mitted to the state tax commission and to the county clerk by the
highway district as soon as practicable after the parties have en-
tered into the contract and by no later than September 1 of the year
in which the agreement takes effect.

(b) To the urban renewal agency shall be allocated the balance, if any,

of the taxes levied on the taxable property located within the revenue

allocation area.

(3) Upon enactment of an ordinance adopting a revenue allocation fi-
nancing provision as part of an urban renewal plan, the urban renewal agency
shall create a special fund or funds to be used for the purposes enumerated
in this chapter. The revenues allocated to the urban renewal agency pursuant
to this chapter shall be paid to the agency by the treasurer of the county in
which the revenue allocation district is located and shall be deposited by
the agency into one (1) or more of such special funds. The agency may, in ad-
dition, deposit into such special fund or funds such other income, proceeds,
revenues and funds it may receive from sources other than the revenues allo-
cated to it under subsection (2) (b) of this section.

(4) For the purposes of section 63-803, Idaho Code, during the period
when revenue allocation under this chapter is in effect, and solely with
respect to any taxing district in which a revenue allocation area is located,
the county commissioners shall, in fixing any tax levy other than a levy
specified in subsection (1) of this section, take into consideration the
equalized assessed valuation of the taxable property situated in the revenue
allocation area as shown in the base assessment roll, rather than the current
equalized assessed value of such taxable property.
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(5) For all other purposes, including, without limitation, for pur-
poses of sections 33-802, 33-1002 and 63-1313, Idaho Code, reference in the
Idaho Code to the term "market value for assessment purposes" (or any other
such similar term) shall mean market value for assessment purposes as de-
fined in section 63-208, Idaho Code.

[50-2908, added 2012, ch. 339, sec. 11, p. 939; am. 2015, ch. 40, sec.
2, p. 91; am. 2019, ch. 205, sec. 4, p. 626; am. 2020, ch. 259, sec. 1, p.
754.}

50-2909. ISSUANCE OF BONDS ~- BOND PROVISIONS. (1) If the local govern-
ing body of an authorized municipality has enacted an ordinance adopting a
revenue allocation financing provision as part of an urban renewal plan, the
urban renewal agency established by such municipality is hereby authorized
and empowered:

(a) To apply the revenues allocated to it pursuant to section 50-2908,

Idaho Code, for payment of the projected costs of any urban renewal

project located in the revenue allocation area;

(b) To borrow money, incur indebtedness and issue one (l) or more series

of bonds to finance or refinance, in whole or in part, the urban renewal

~__projects authorized pursuant to such plan within the limits established

by paragraph (c) of this subsection; and

(c) To pledge irrevocably to the payment of principal of and interest

on such moneys borrowed, indebtedness incurred or bonds issued by the

agency the revenues allocated to it pursuant to section 50-2908, Idaho

Code.

All bonds issued under this section shall be issued in accordance with
section 50-2012, Idaho Code, except that such bonds shall be payable solely
from the special fund or funds established pursuant to section 50-2908,
Idaho Code. On and after July 1, 2011, bonds may be issued for a maximum
period of twenty (20) years.

(2) The agency shall be obligated and bound to pay such borrowed moneys,
indebtedness, and bonds as the same shall become due, but only to the extent
that the moneys are available in a special fund or funds established under
section 50-2908, Idaho Code; and the agency is authorized to maintain an ad-
equate reserve therefor from any moneys deposited in such a special fund or
funds.

(3) Nothing in this chapter shall in any way impair any powers an urban
renewal agency may have under subsection (a) of section 50-2012, Idaho Code.

(4) When the revenue allocation area plan budget described in section
50-2903(5), Idaho Code, estimates that all financial obligations have been
provided for, the principal of and interest on such moneys, indebtedness and
bonds have been paid in full, or when deposits in the special fund or funds
created under this chapter are sufficient to pay such principal and interest
as they come due, and to fund reserves, if any, or any other obligations of
the agency funded through revenue allocation proceeds shall be satisfied
and the agency has determined no additional project costs need be funded
through revenue allocation financing, the allocation of revenues under
section 50-2908, Idaho Code, shall thereupon cease; any moneys in such fund
or funds in excess of the amount necessary to pay such principal and interest
shall be distributed to the affected taxing districts in which the revenue
allocation area is located in the same manner and proportion as the most
recent distribution to the affected taxing districts of the taxes on the
taxable property located within the revenue allocation area; and the powers
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granted to the urban renewal agency under section 50-25%09, Idaho Code, shall
thereupon terminate.

[50-2909, added 1988, ch. 210, sec. 9, p. 399; am. 2002, ch. 143, sec.
5, p. 401; am. 2011, ch. 317, sec. 9, p. 924.]

50-2910. BONDS NOT GENERAL OBLIGATION OF AGENCY OR MUNICIPALITY. Ex-
cept to the extent of moneys deposited in a special fund or funds under this
act and pledged to the payment of the principal of and interest on bonds or
other obligations, the agency shall not be liable on any such bonds or other
obligations. The bonds issued and other obligations incurred by any agency
under this chapter shall not constitute a general obligation or debt of any
municipality, the state or any of its political subdivisions. In no event
shall such bonds or other obligations give rise to general obligation or li-
ability of the agency, the municipality, the state, or any of its political
subdivisions, or give rise to a charge against their general credit or taxing
powers, or be payable out of any funds or properties other than the special
fund or funds of the agency pledged therefor; and such bonds and other obli-
gations shall so state on their face. Such bonds and other obligations shall
not constitute an indebtedness or the pledging of faith and credit within the
meaning of any constitutional or statutory debt limitation or restriction.

[50-2910, added 1988, ch. 210, sec. 10, p. 400.]

50-2911. LIMITATIONS ON REVIEW. (1) No direct or collateral action
attacking or otherwise questioning the validity of any urban renewal plan,
project or modification thereto (including one containing a revenue al-
location provision), or the adoption or approval of such plan, project or
modification, or any of the findings or determinations of the agency or the
local governing body in connection with such plan, project or modification,
shall be brought prior to the effective date of the ordinance adopting or
modifying the plan. No direct or collateral action attacking or otherwise
questioning the validity of bonds issued pursuant to section 50-2908, Idaho
Code, shall be brought prior to the effective date of the resolution or
ordinance authorizing such bonds.

(2) For a period of thirty (30) days after the effective date of the or-
dinance or resolution, any person in interest shall have the right to contest
the legality of such ordinance, resolution or proceeding or any bonds which
may be authorized thereby. No contest or proceeding to question the validity
or legality of any ordinance, resolution or proceeding, or any bonds which
may be authorized thereby, passed or adopted under the provisions of this
chapter shall be brought in any court by any person for any cause whatsoever,
after the expiration of thirty (30) days from the effective date of the or-
dinance, resolution or proceeding, and after such time the validity, legal-
ity and regularity of such ordinance, resolution or proceeding or any bonds
authorized thereby shall be conclusively presumed. If the question of the
validity of any adopted plan or bonds issued pursuant to this chapter is not
raised within thirty (30) days from the effective date of the ordinance, res-
olution or proceeding issuing said bonds and fixing their terms, the author-
ity of the plan, the authority adopting the plan, or the authority to issue
the bonds, and the legality thereof, the same shall be conclusively presumed
and no court shall thereafter have authority to inquire into suchmatters.
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[50~-2911, added 1988, ch. 210, sec. 11, p. 400; am. 1990, ch. 430,
sec. 5, p. 1193.]

50-2912. SEVERABILITY. The provisions of this act are hereby declared
to be severable and if any provision of this act or the application of such
provision to any person or circumstance is declared invalid for any reason,
such declaration shall not affect the validity of remaining portions of this
act.

[50-2912, added 1988, ch. 210, sec. 12, p. 401.]

50-2913. URBAN RENEWAL AGENCY PLANS -- REPORTING INFORMATION REQUIRED
—-— PENALTIES FOR FAILURE TC REPCRT. In addition to the provisions applicable
to urban renewal agencies in chapters 20 and 29, title 50, Idaho Code, the
provisions of this section shall also apply to urban renewal agencies. For
purposes of this section, "urban renewal agency” shall have the same meaning
as provided in chapters 20 and 29, title 50, Idaho Code.

(1) (a) There is hereby established a central registry with the state

tax commission. The registry shall serve as the unified location for

the reporting of and access to administrative and financial information
of urban renewal plans in this state. To establish a complete list of
all urban renewal plans of urban renewal agencies operating in Idaho,
on the effective date of this act and so that the registry established
will be comprehensive, every urban renewal agency shall register with
the state registry. For calendar year 2017, the submission of infor-
mation required by subsection (2) of this section shall occur prior to

March 1, 2017, and shall be in the form and format required by the state

tax commission. In addition to the information required by this section

for the March 1, 2017, filing deadline, the entity shall report the date
of its last adoption or amendment or modification of an urban renewal
plan. The registry listing will be available on the state tax commis~-

sion website by July 1, 2017.

{(b) The state tax commission shall notify each urban renewal agency of

the requirements of this section.

(c) After March 1, and on or before December 1 of each year, the county

clerk of each county shall submit a list to the state tax commission of

all urban renewal agencies within the county.

(2) On or before December 1 of each year, every urban renewal agency
shall submit to the central registry the following information each urban
renewal plan adopted or modified pursuant to sections 50-2008 and 50-2905,
Idaho Code, and any modifications or amendments to those plans.

(a) Within five (5) days of submitting to the central registry the in-

formation required by this section, the urban renewal agency shall no-

tify the agency’'s appointing authority, if the entity has an appointing
authority, that it has submitted such information.

(b) If any information provided by an entity as required by this section

changes during the year, the entity shall update its information on the

registry within thirty (30) days of any such change.

(3) Notification and penalties.

(a) If an urban renewal agency fails to submit information required by

this section or submits noncompliant information required by this sec-

tion, the state tax commission shall notify the entity immediately af-
ter the due date of the information that either the information was not
submitted in a timely manner or the information submitted was noncom-



16

pliant. The urban renewal agency shall then have thirty (30) days from
the date of notice to submit the information or notify the state tax com-
mission that it will comply by a time certain.
(b) No later than September 1 of any year, the state tax commission
shall notify the appropriate board of county commissioners and city
council of the entity's failure to comply with the provisions of this
section. Upon receipt of such notification, the board of county
commissioners shall place a public notice in a newspaper of general cir-
culation in the county indicating that the entity is noncompliant with
the legal reporting requirements of this section. The county commis-
sioners shall assess to the entity the cost of the public notice. Such
costs may be deducted from any distributions of tax increment financing
of the urban renewal agency. For any noncomplying urban renewal agency,
the state tax commission shall notify the board of county commissioners
and city council of the compliance status of such entity by September 1
of each year until the entity is in compliance.
{c) An urban renewal agency that fails to comply with this section
shall have any property tax revenue that exceeds the amount received
in the immediate prior tax year distributed to the taxing districts
located in or overlapping any revenue allocation area within that urban
_renewal district. Said distribution shall be based on each taxing
district's proportionate share of the increment value in the current
tax year multiplied by the taxing district's current levy rate, reduced
proportionately to match the excess to be so apportioned. Any money so
received by any taxing district shall be treated as property tax revenue
for the purposes of the limitation provided by section 63-802, Idaho
Code.
(d) In addition to any other penalty provided in this section, in any
failure to comply with this section, the state tax commission shall
withhold the annual distribution of sales tax distribution pursuant to
section 63-3638(13), Idaho Code, for any noncomplying urban renewal
agency. The state tax commission shall withhold and retain such money
in a reserve account until an urban renewal agency has complied with
the provisions of this section, at which point the state tax commission
shall pay any money owed to an urban renewal agency that was previously
in violation of this section to the urban renewal agency.
(e) For any urban renewal agency, upon notification to the board of
county commissioners from the state tax commission of noncompliance
by such entity, the board of county commissioners shall convene to
determine appropriate compliance measures including, but not limited
to, the following:
(1) Require a meeting of the board of county commissioners and the
urban renewal agency's governing body wherein the board of county
commissioners shall require compliance of this section by the en-
tity; and
(ii) Assess a noncompliance fee on the noncomplying urban renewal
agency. Such fee shall not exceed five thousand dollars ($5,000).
Such fees and costs may be deducted from any distributions of the
tax increment financing. Any fee collected shall be deposited
into the county's current expense fund.
(4) The provisions of this section shall have no impact or effect upon
reporting requirements for local governing entities relating to the state
tax commission. The state tax commission may allow compliance with this sec-
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tion by the posting of links to an urban renewal agency's website for the
posting of plans.

[50-2913, added 2016, ch. 349, sec. 7, p. 1023; am. 2017, ch. 58, sec.
29, p. 124.]



Exhibit L

TITLE 50
MUNICIPAL CORPORATIONS

CHAPTER 20
URBAN RENEWAL LAW

50-2001. SHORT TITLE. This act shall be known and may be cited as the
"Idaho Urban Renewal Law of 1965",

[50-2001, added 1965, ch. 246, sec. 1, p. 600.]

50-2002. FINDINGS AND DECLARATIONS OF NECESSITY. It is hereby found and
declared that there exist in municipalities of the state deteriorated and
deteriorating areas (as herein defined) which constitute a serious and grow-
ing menace, injurious to the public health, safety, morals and welfare of
the residents of the state; that the existence of such areas contributes sub-
stantially and increasingly to the spread of disease and crime, constitutes
an economic and social liability imposing onerous municipal burdens which
decrease the tax base and reduce tax revenues, substantially impairs or ar-
rests the sound growth of municipalities, retards the provision of housing
accommodations, aggravates traffic problems and substantially impairs or

arrests the elimination of traffic hazards and the improvement of traffic
facilities; and that the prevention and elimination of these conditions is
a matter of state policy and state concern in order that the state and its
municipalities shall not continue to be endangered by areas which are focal
centers of disease, promote juvenile delinquency, and consume an excessive
proportion of its revenue because of the extra services required for police,
fire, accident, hospitalization and other forms of public protection, ser-
vices and facilities.

It is further found and declared that certain of such areas, or portions
thereof, may require acquisition, clearance, and disposition subject to use
restrictions, as provided in this act, since the prevailing condition of de-
cay may make impracticable the reclamation of the area by conservation or re-
habilitation; that other areas or portions thereof may, through the means
provided in this act, be susceptible of conservation or rehabilitation in
such a manner that the conditions and evils hereinbefore enumerated may be
eliminated, remedied or prevented; and that salvageable areas can be con-
served and rehabilitated through appropriate public action as herein autho-
rized, and the cooperation and voluntary action of the owners and tenants of
property in such areas.

It is further found and declared that the powers conferred by this act
are for public uses and purposes for which public money may be expended as
herein provided and the power of eminent domain and police power exercised;
and that the necessity in the public interest for the provisions herein en-
acted is hereby declared as a matter of legislative determination.

[50-2002, added 1965, ch. 246, sec. 2, p. 600.]

50~-2003. ENCOURAGEMENT OF PRIVATE ENTERPRISE. An urban renewal agency,
to the greatest extent it determines to be feasible in carrying out the
provisions of this act, shall afford maximum opportunity, consistent with
the sound needs of the municipality as a whole, to the rehabilitation or
redevelopment of the urban renewal area by private enterprise. A munici-
pality shall also give consideration to this objective in exercising its
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powers under this act, including the formulation of a workable program,
the approval of urban renewal plans, community-wide plans or programs for
urban renewal, and general neighborhood renewal plans {(consistent with the
general plan of the municipality), the exercise of its zoning powers, the
enforcement of other laws, codes and regulations relating to the use of land
and the use and occupancy of buildings and improvements, and the provision of
necessary public improvements.

[50-2003, added 1965, ch. 246, sec. 3, p. 600.]

50-2004. WORKABLE PROGRAM. A municipality for the purposes of this act
may.formulate for the municipality a workable program for utilizing appro-
priate private and public resources to eliminate, and prevent the develop-
ment or spread of, slums and urban blight, to encourage needed urban rehabil-
itation, or to undertake such of the aforesaid activities or other feasible
municipal activities as may be suitably employed to achieve the objectives
of such workable program. Such workable program may include, without limi-
tation, provision for: the prevention of the spread of blight into areas of
the municipality which are free from blight through diligent enforcement of
housing, zoning and occupancy controls and standards; the rehabilitation or
conservation of slum and blighted areas or portions thereof by replanning,
removing congestion, providing parks, playgrounds and other public improve-
ments, by encouraging voluntary rehabilitation and by compelling the repair
and rehabilitation of deteriorated or deteriorating structures; and to co-
operate with an urban renewal agency for the clearance and redevelopment of
deteriorated or deteriorating areas or portions thereof.

[50-2004, added 1965, ch. 246, sec. 4, p. 600.]

50-2005. FINDING OF NECESSITY BY LOCAL GOVERNING BODY. No urban renewal
agency and no municipality shall exercise the authority hereafter conferred
by this act until after the local governing body shall have adopted a reso-
lution finding that: (1) one or more deteriorated or deteriorating areas as
defined in this act exist in such municipality; (2) the rehabilitation, con-
servation, redevelopment, or a combination thereof, of such area or areas is
necessary in the interest of the public health, safety, morals or welfare of
the residents of such municipality; and (3) there is need for an urban re-
newal agency to function in the municipality.

[50-2005, added 1965, ch. 246, sec. 5, p. 600.]

50-2006. URBAN RENEWAL AGENCY.

(1) (a) There is hereby created in each municipality an independent
public body corporate and politic to be known as the "urban renewal
agency" that was created by resolution as provided in section 50-2005,
Idaho Code, before July 1, 2011, for the municipality; provided, that
such agency shall not transact any business or exercise its powers
hereunder until or unless the local governing body has made the findings
prescribed in section 50-2005, Idaho Code.

(b) An urban renewal agency created after July 1, 2011, shall not
transact any business or exercise its powers provided for in this
chapter until a majority of qualified electors, voting in a citywide
or countywide election, depending on the municipality in which such
agency is created, vote to authorize such agency to transact business
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and exercise its powers provided for in this chapter. If prior to July

1, 2011, the local governing body has made the findings prescribed

in paragraph (a) of this subsection, then such agency shall transact

business and shall exercise its powers hereunder and is not subject to
the requirements of this paragraph. [sub]

(2) Upon satisfaction of the requirements under subsection (1) of this
section, the urban renewal agency is authorized to transact the business and
exercise the powers hereunder by a board of commissioners to be established
as follows:

(a) Unless provided otherwise in this section, the mayor, by and with
the advice and consent of the local governing body, shall appoint a
board of commissioners of the urban renewal agency, which shall consist
of not less than three (3) commissioners nor more than nine (9) commis-
sioners. 1In the order of appointment, the mayor shall designate the
number of commissioners to be appointed, and the term of each, provided
that the original term of office of no more than two (2) commissioners
shall expire in the same year. The commissioners shall serve for terms
not to exceed five (5) years, from the date of appointment, except that
all vacancies shall be filled for the unexpired term.
(b) For inefficiency or neglect of duty or misconduct in office, a com-
missioner may be removed by a majority vote of the local governing body.
only after a hearing and after he shall have been given a copy of the
charges at least ten (10) days prior to such hearing and have had an op-
portunity to be heard in person or by counsel. Any commission position
that becomes vacant at a time other than the expiration of a term shall
be filled by the mayor or chair of the board of county commissioners, if
that is the local governing body, by and with the advice and consent of
the local governing body, including the mayor, if applicable, and shall
be filled for the unexpired term.

(c) By enactment of an ordinance, the local governing body may appoint

and designate, from among its members, members of the board of commis-

sioners of the urban renewal agency, provided that such representation
shall be less than a majority of the board of commissioners of the urban
renewal agency of the members of the local governing body on and after

July 1, 2017, in which case all the rights, powers, duties, privileges,

and immunities vested by the urban renewal law of 1965, and as amended,

in an appointed board of commissioners, shall be vested in the local
governing body, which shall, in all respects when acting as an urban re-
newal agency, be acting as an arm of state government, entirely separate
and distinct from the municipality, to achieve, perform, and accomplish
the public purposes prescribed and provided by said urban renewal law of

1965, and as amended.

(d} By enactment of an ordinance, the local governing body may termi-

nate the appointed board of commissioners and thereby appoint and des-

ignate itself as the board of commissioners of the urban renewal agency
for not more than one (1) calendar year.

(e) By enactment of an ordinance, the local governing body may provide

that the board of commissioners of the urban renewal agency shall be

elected at an election held for such purpose on one (1) of the November
dates provided in section 34-106, Idaho Code, and the ordinance may pro-
vide term limits for the commissioners. In this case, all the rights,
powers, duties, privileges, and immunities vested by the urban renewal
law of 1965, and as amended, in an appointed board of commissioners,
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shall be vested in the elected board of commissioners of the urban
renewal agency, which shall, in all respects when acting as an urban re-
newal agency, be acting as an arm of state government, entirely separate
and distinct from the municipality, to achieve, perform, and accomplish
the public purposes prescribed and provided by said urban renewal law
of 1965, and as amended. The provisions of chapter 66, title 67, Idaho
Code, shall apply to elected commissioners, and the county election
law shall apply to the person running for commissioner as if the person
were running for county commissioner. In the event of a vacancy in an
elected commissioner position, the replacement shall be appointed by
the mayor or chair of the board of county commissioners, if that is the
local governing body, by and with the advice and consent of the local
governing body, and shall be filled for the unexpired term.

(3) In all instances, a member of the board of commissioners of the ur-
ban renewal agency must be a resident of the county where the urban renewal
agency is located or is doing business.

(4) A commissioner shall receive no compensation for his services but
shall be entitled to the necessary expenses, including travel expenses, in-
curred in the discharge of his duties. Each commissioner shall hold office
until his successor has been appointed and has qualified. A certificate of

the appointment or reappointment of any commissioner shall be filed with the

clerk of the municipality and such certificate shall be conclusive evidence

of the due and proper appointment of such commissioner.
{5) (a) The powers of an urban renewal agency shall be exercised by the
commissioners thereof. A majority of the commissioners shall consti-
tute a quorum for the purpose of conducting business and exercising the
powers of the agency and for all other purposes. Action may be taken by
the agency upon a vote of a majority of the commissioners present, un-
less in any case the bylaws shall require a larger number.
(b) The commissioners shall elect the chairman, cochairman, or vice
chairman for a term of one (1) year from among their members. An agency
may employ an executive director, technical experts, and such other
agents and employees, permanent and temporary, as it may require, and
determine their qualifications, duties, and compensation. For such
legal service as it may require, an agency may employ or retain its own
counsel and legal staff.
{c) An agency authorized to transact business and exercise powers un-
der this chapter shall file, with the local governing body, on or be-
fore March 31 of each year a report of its activities for the preced-
ing calendar year, which report shall include the financial data and au-
dit reports required under sections 67-1075 and 67-1076, Idaho Code.
The agency shall be required to hold a public meeting to report these
findings and take comments from the public. At the time of filing the
report, the agency shall publish in a newspaper of general circulation
in the community a notice to the effect that such report has been filed
with the municipality and the state controller and that the report is
available for inspection during business hours in the office of the city
clerk or county recorder, in the office of the agency, and at all times
on the website of the state controller.
(d) An urban renewal agency shall have the same fiscal year as a mu-
nicipality and shall be subject to the same audit requirements as a mu-
nicipality. An urban renewal agency shall be required to prepare and
file with its local governing body an annual financial report and shall
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prepare, approve, and adopt an annual budget for filing with the local

governing body, for informational purposes. A budget means an annual

estimate of revenues and expenses for the following fiscal year of the
agency.

(6) An urban renewal agency shall comply with the public records law
pursuant to chapter 1, title 74, Idaho Code, open meetings law pursuant to
chapter 2, title 74, Idaho Code, the ethics in government law pursuant to
chapter 4, title 74, Idaho Code, and the competitive bidding provisions of
chapter 28, title 67, Idaho Code.

[(7)](f) Upon dissolution of the urban renewal agency, title to all
property of the urban renewal agency shall revert to the municipality.

[50-2006, added 1965, ch. 246, sec. 6, p. 600; am. 1976, ch. 256, sec.
1, p. 871; am. 1986, ch. 9, sec. 1, p. 50; am. 1987, ch. 276, sec. 1, p.
568; am. 2002, ch. 143, sec. 1, p. 394; am. 2005, ch. 213, sec. 21, p. 656;
am. 2011, ch. 317, sec. 1, p. 911; am. 2015, ch. 141, sec. 132, p. 477;
am. 2016, ch. 349, sec. 1, p. 1014; am. 2019, ch. 288, sec. 24, p. 845; am.
2021, ch. 87, sec. 2, p. 292; am. 2021, ch. 89, sec. 17, p. 310.]

50-2007. POWERS. Every urban renewal agency shall have all the powers
necessary or convenient to carry out and effectuate the purposes and pro-
visions of this act, including the following powers in addition to others
herein granted:

(a) To undertake and carry out urban renewal projects and related ac-
tivities within its area of operation; and to make and execute contracts and
other instruments necessary or convenient to the exercise of its powers un-
der this act; and to disseminate slum clearance and urban renewal informa-
tion;

(b) To provide or to arrange or contract for the furnishing or repair
by any person or agency, public or private, of services, privileges, works,
streets, roads, public utilities or other facilities for or in connection
with an urban renewal project; to install, construct, and reconstruct
streets, utilities, parks, playgrounds, off-street parking facilities,
public facilities, other buildings or public improvements; and any im-
provements necessary or incidental to a redevelopment project; and to agree
to any conditions that it may deem reasonable and appropriate attached to
federal financial assistance and imposed pursuant to federal law relating to
the determination of prevailing salaries or wages or compliance with labor
standards, in the undertaking or carrying out of an urban renewal project and
related activities, and to include in any contract let in connection with
such a project and related activities, provisions to fulfill such of said
conditions as it may deem reasonable and appropriate;

(c) Within its area of operation, 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 perscnal
property or operations of the municipality against any risks or hazards, in-
cluding the power to pay premiums on any such insurance; and to enter into any
contracts necessary to effectuate the purposes of this act: Provided how-
ever, that no statutory provision with respect to the acquisition, clearance
or disposition of property by public bodies shall restrict a municipality
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or other public body exercising powers hereunder in the exercise of such
functions with respect to an urban renewal project and related activities,
unless the legislature shall specifically so state;

(d) With the approval of the local governing body, (1) prior to approval
of an urban renewal plan, or approval of anymodifications of the plan, to ac-
quire real property in an urban renewal area, demolish and remove any struc-
tures on the property, and pay all costs related to the acquisition, demoli-
tion, or removal, including any administrative or relocation expenses; and
(2) to assume the responsibility to bear any loss that may arise as the result
of the exercise of authority under this subsection in the event that the real
property is not made part of the urban renewal project;

(e) To invest any urban renewal funds held in reserves or sinking funds
or any such funds not required for immediate disbursement, in property
or securities in which savings banks may legally invest funds subject to
their control; to redeem such bonds as have been issued pursuant to section
50-2012, Idaho Code, at the redemption price established therein or to
purchase such bonds at less than redemption price, all such bonds so redeemed
or purchased to be canceled;

(f) To borrow money and to apply for and accept advances, loans, grants,
contributions and any other form of financial assistance from the federal

government, the state, county, or other public body, or from any sources, .

public or private, for the purposes of this act, and to give such security
as may be required and to enter into and carry out contracts or agreements
in connection therewith; and to include in any contract for financial as-
sistance with the federal government for or with respect to an urban renewal
project and related activities such conditions imposed pursuant to federal
laws as the municipality may deem reasonable and appropriate and which are
not inconsistent with the purposes of this act;

(g) Within its area of operation, to make or have made all surveys
and plans necessary to the carrying out of the purposes of this act and to
contract with any person, public or private, in making and carrying out such
plans and to adopt or approve, modify and amend such plans, which plans may
include, but are not limited to: (1) plans for carrying out a program of vol-
untary compulsory repair and rehabilitation of buildings and improvements,
(2) plans for the enforcement of state and local laws, codes and regulations
relating to the use of land and the use and occupancy of buildings and
improvements and to the compulsory repair, rehabilitation, demolition, or
removal of buildings and improvements, and (3) appraisals, title searches,
surveys, studies, and other plans and work necessary to prepare for the un-
dertaking of urban renewal projects and related activities; and to develop,
test, and report methods and techniques, and carry out demonstrations and
other activities, for the prevention and the elimination of slums and urban
blight and developing and demonstrating new or improved means of providing
housing for families and persons of low income and to apply for, accept and
utilize grants of funds from the federal government for such purposes;

(h) To prepare plans for and assist in the relocation of persons, in-
cluding individuals, families, business concerns, nonprofit organizations
and others displaced from an urban renewal area, and notwithstanding any
statute of this state to make relocation payments to or with respect to
such persons for which reimbursement or compensation is not otherwise made,
including the making of such payments financed by the federal government;

(i) Toexercise all or any part or combination of powers herein granted;
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(3J) In addition to its powers under subsection (b) of this section,
an agency may construct foundations, platforms, and other like structural
forms necessary for the provision or utilization of air rights sites for
buildings and to be used for residential, commercial, industrial, and other
uses contemplated by the urban renewal plan, and to provide utilities to the
development site; and

(k) To use, lend or invest funds obtained from the federal government
for the purposes of this act if allowable under federal laws or regulations.

[50-2007, added 1965, ch. 246, sec. 7, p. 600; am. 1972, ch. 156, sec.
l, p. 344; am., 1987, ch. 259, sec. 1, p. 536; am. 2011, ch. 317, sec. 2, p.
912; am. 2013, ch. 63, sec. 1, p. 139.]

50-2008. PREPARATION AND APPROVAL OF PLAN FOR URBAN RENEWAL
PROJECT. (a) An urban renewal project for an urban renewal area shall not be
planned or initiated unless the local governing body has, by resolution,
determined such area to be a deteriorated area or a deteriorating area or a
combination thereof and designated such area as appropriate for an urban
renewal project.

(b) An urban renewal agency may itself prepare or cause to be prepared
an urban renewal plan, or any person or agency, public or private, may sub-
" mit such a plan to an urban renewal agency. Prior to its approval of an ur-
ban renewal project, the local governing body shall submit such plan to the
planning commission of the municipality, if any, for review and recommenda-
tions as to its conformity with the general plan for the development of the
municipality as a whole. The planning commission shall submit its written
recommendations with respect to the proposed urban renewal plan to the lo-
cal governing body within sixty (60) days after receipt of the plan for re-
view. Upon receipt of the recommendations of the planning commission, or if
no recommendations are received within said sixty (60) days, then without
such recommendations, the local governing body may proceed with the hearing
on the proposed urban renewal project prescribed by subsection (c) hereof.

(c) The local governing body shall hold a public hearing on an urban
renewal project, after public notice thereof by publication in a newspaper
having a general circulation in the area of operation of the municipality.
The notice shall describe the time, date, place and purpose of the hearing,
shall generally identify the urban renewal area covered by the plan, and
shall outline the general scope of the urban renewal project under consid-
eration.

(d) Following such hearing, the local governing body may approve an ur-
ban renewal project and the plan therefor if it finds that (1) a feasible
method exists for the location of families who will be displaced from the ur-
ban renewal area in decent, safe and sanitary dwelling accommodations within
their means and without undue hardship to such families; (2) the urban re-
newal plan conforms to the general plan of the municipality as a whole; (3)
the urban renewal plan gives due consideration to the provision of adequate
park and recreational areas and facilities that may be desirable for neigh-
borhood improvement, with special consideration for the health, safety and
welfare of children residing in the general vicinity of the site covered by
the plan; and (4) the urban renewal plan will afford maximum opportunity,
consistent with the sound needs of the municipality as a whole, for the reha-
bilitation or redevelopment of the urban renewal area by private enterprise:
Provided, that if the urban renewal area consists of an area of open land to
be acquired by the urban renewal agency, such area shall not be so acquired
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unless (1) if it is to be developed for residential uses, the local governing
body shall determine that a shortage of housing of sound standards and design
which is decent, safe and sanitary exists in the municipality; that the need
for housing accommodations has been or will be increased as a result of the
clearance of slums in other areas; that the conditions of blight in the area
and the shortage of decent, safe and sanitary housing cause or contribute to
an increase in and spread of disease and crime and constitute a menace to the
public health, safety, morals, or welfare; and that the acquisition of the
area for residential uses is an integral part of and essential to the pro-
gram of the municipality, or (2) if it is to be developed for nonresidential
uses, the local governing body shall determine that such nonresidential uses
are necessary and appropriate to facilitate the proper growth and develop-
ment of the community in accordance with sound planning standards and local
community objectives, which acquisition may require the exercise of govern-
mental action, as provided in this act, because of defective or unusual con-
ditions of title, diversity of ownership, tax delinquency, improper subdi-
visions, outmoded street patterns, deterioration of site, economic disuse,
unsuitable topography or faulty lot layouts, the need for the correlation
of the area with other areas of a municipality by streets and modern traffic
requirements, or any combination of such factors or other conditions which
retard development of the area. : e

(e) An urban renewal plan may be modified at any time: Provided that
if modified after the lease or sale by the urban renewal agency of real prop-
erty in the urban renewal project area, such modification may be conditioned
upon such approval of the owner, lessee or successor in interest as the urban
renewal agency may deem advisable and in any event shall be subject to such
rights at law or in equity as a lessee or purchaser, or his successor or suc-
cessors in interest, may be entitled to assert.

(f) Upon the approval by the local governing body of an urban renewal
plan or of any modification thereof, such plan or modification shall be
deemed to be in full force and effect for the respective urban renewal area,
and the urban renewal agency may then cause such plan or modification to be
carried out in accordance with its terms.

(g) Notwithstanding any other provisions of this act, where the local
governing body certifies that an area is in need of redevelopment or reha-
bilitation as a result of a flood, fire, hurricane, earthquake, storm, or
other catastrophe respecting which the governor of the state has certified
the need for disaster assistance under 42 U.S.C. section 5121, or other fed~
eral law, the local governing body may approve an urban renewal plan and an
urban renewal project with respect to such area without regard to the pro-
visions of subsection (d) of this section and the provisions of this section
requiring a general plan for the municipality and a public hearing on the ur-
ban renewal project.

(h) Any urban renewal plan containing a revenue allocation financing
provision shall include the information set forth in section 50-2905, Idaho
Code.

[50-2008, added 1965, ch. 246, sec. 8, p. 600; am. 2011, ch. 317, sec.
3, p. 914.]

50-2009. NEIGHBORHOOD AND COMMUNITY-WIDE PLANS. (a) An urban renewal
agency or any public body authorized to perform planning work may prepare
a general neighborhood renewal plan for urban renewal areas which may be of
such scope that urban renewal activities may have to be carried out in stages
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over an estimated period of up to ten (10) years. Such plan may include,
but is not limited to, a preliminary plan which (1) outlines the urban re-
newal activities proposed for the area involved, (2) provides a framework
for the preparation of urban renewal plans, and (3) indicates generally the
land uses, population density, building coverage, prospective requirements
for rehabilitation and improvement of property and portions of the area con-
templated for clearance and redevelopment. A general neighborhood renewal
plan shall, in the determination of the local governing body, conform to the
general plan of the locality as a whole and the workable program of the munic-
ipality.

(b) A municipality or any public body authorized to perform planning
work may prepare or complete a community-wide plan or program for urban re-
newal which shall conform to the general plan for the development of the mu-
nicipality as a whole and may include, but is not limited to, identifica-
tion of slum, blighted, deteriorated or deteriorating areas, measurement of
blight, determination of resources needed and available to renew such areas,
identification of potential project areas and types of action contemplated,
and scheduling of urban renewal activities.

(c) Authority is hereby vested in every municipality to prepare, to
adopt and to revise from time to time, a general plan for the physical devel-
opment of the municipality as a whole (giving due regard to the environs and
metropolitan surroundings), to establish and maintain a planning commission
for such purpose and related municipal planning activities, and to make
available and to appropriate necessary funds therefor.

[50-2009, added 1965, ch. 246, sec. 9, p. 600.]

50-2010. ACQUISITION OF PROPERTY. (a) An urban renewal agency shall
have the right to acquire by negotiation or condemnation any interest in real
property, including a fee simple title thereto, which it may deem necessary
for or in connection with an urban renewal project and related activities
under this chapter. An urban renewal agency may exercise the power of
eminent domain in the manner now or which may be hereafter provided by any
other statutory provisions for the exercise of the power of eminent domain.
Any board of commissioners for an urban renewal agency whose members are
comprised entirely of officials elected pursuant to section 50-2006 (b) (3)
and (5), Idaho Code, may exercise the right of eminent domain. However, if a
board of commissioners for an urban renewal agency includes one (1) or more
commissioners who are appointed to the board of commissioners, that board
may act only in an advisory capacity to the local governing body with regard
to eminent domain decisions, and any final decision on the use of eminent
domain shall be made by the local governing body that created the urban
renewal agency. Property already devoted to a public use may be acquired in
like manner: Provided, that no real property belonging to the United States,
the state, or any political subdivision of the state may be acquired without
its consent.

(b) In any proceeding to fix or assess compensation for damages for the
taking or damaging of property, or any interest therein, through the exer-
cise of the power of eminent domain or condemnation, evidence or testimony
bearing upon the following matters shall be admissible and shall be consid-
ered in fixing such compensation or damages, in addition to evidence or tes-
timony otherwise admissible:

(1) Any use, condition, occupancy, or operation of such property that

is unlawful or violative of, or subject to elimination, abatement, pro-
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hibition, or correction under, any law or any ordinance or regulatory

measure of the state, county, municipality, other political subdivi-

sion, or any agency thereof, in which such property is located, as be-
ing unsafe, substandard, insanitary or otherwise contrary to the public
health, safety, or welfare;

(2) The effect on the value of such property, of any such use, condi-

tion, occupancy, or operation, or of the elimination, abatement, prohi-

bition, or correction of any such use, condition, occupancy, or opera-
tion.

(c) The foregoing testimony and evidence shall be admissible notwith-
standing that no action has been taken by any public body or public officer
toward the abatement, prohibition, elimination or correction of any such
use, condition, occupancy, or operation. Testimony or evidence that any
public body or public officer charged with the duty or authority so to do
has rendered, made or issued any judgment, decree, determination or order
for the abatement, prohibition, elimination or correction of any such use,
condition, occupancy, or operation shall be admissible and shall be prima
facie evidence of the existence and character of such use, condition or
operation.

- [50-2010, added 1965, ch. 246, sec. 10, p. 600; am. 2021, ch. 87, sec.
3, p. 294.]

50-2011. DISPOSAL OF PROPERTY IN URBAN RENEWAL AREA. (a) An urban re-
newal agency may sell, lease, or otherwise transfer real property or any in-
terest therein acquired by it for an urban renewal project, and may enter
into contracts with respect thereto, in an urban renewal area for residen-
tial, recreational, commercial, industrial, educational or other uses or
for public use, or may retain such property or interest for public use, in
accordance with the urban renewal plan, subject to such covenants, condi-
tions and restrictions, including covenants running with the land, as it may
deem to be necessary or desirable to assist in preventing the development or
spread of future slums or blighted areas or to otherwise carry out the pur-
poses of this act: Provided, that such sale, lease, other transfer, or re-
tention, and any agreement relating thereto, may be made only after the ap-
proval of the urban renewal plan by the local governing body. The purchasers
or lessees and their successors and assigns shall be obligated to devote such
real property only to the uses specified in the urban renewal plan, and may be
obligated to comply with such other requirements as the urban renewal agency
may determine to be in the public interest, including the obligation to be-
gin within a reasonable time any improvements on such real property required
by the urban renewal plan. Such real property or interest shall be sold,
leased, otherwise transferred, or retained at not less than its fair value
for uses in accordance with the urban renewal plan except property disposed
of by it to the community or any other public body which property must be dis-
posed of pursuant to the provisions of subsection (f) of section 50-2015,
Idaho Code, even though such fair value may be less than the cost of acquir-
ing and preparing the property for redevelopment. In determining the fair
value of real property for uses in accordance with the urban renewal plan, an
urban renewal agency shall take into account and give consideration to the
uses provided in such plan; the restrictions upon, and the covenants, condi-
tions and obligations assumed by the purchaser or lessee or by the urban re-
newal agency retaining the property; and the objectives of such plan for the
prevention of the recurrence of slum or blighted areas. The urban renewal
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agency in any instrument of conveyance to a private purchaser or lessee may
provide that such purchaser or lessee shall be without power to sell, lease
or otherwise transfer the real property without the prior written consent of
the urban renewal agency until he has completed the construction of any or
all improvements which he has obligated himself to construct thereon. Real
property acquired by an urban renewal agency which, in accordance with the
provisions of the urban renewal plan, is to be transferred, shall be trans-
ferred as rapidly as feasible in the public interest consistent with the car-
rying out of the provisions of the urban renewal plan. Any contract for such
transfer and the urban renewal plan {(or such part or parts of such contract
or plan as the urban renewal agency may determine) may be recorded in the land
records of the county in such manner as to afford actual or constructive no-
tice thereof.

(b) An urban renewal agency may dispose of real property in an urban re-
newal area to private persons only under such reasonable competitive bidding
procedures as it shall prescribe or as hereinafter provided in this subsec-
tion. An urban renewal agency may, by public notice by publication in a news-
paper having a general circulation in the community (thirty (30) days prior
to the execution of any contract to sell, lease or otherwise transfer real
property and prior to the delivery of any instrument of conveyance with re-

and make available all pertinent information to private redevelopers or any
persons interested in undertaking to redevelop or rehabilitate an urban re-
newal area, or any part thereof. Such notice shall identify the area, or
portion thereof, and shall state that proposals shall be made by those in-
terested within thirty (30) days after the date of publication of said no-
tice, and that such further information as is available may be obtained at
such office as shall be designated in said notice. The urban renewal agency
shall consider all such redevelopment of rehabilitation proposals and the
financial and legal ability of the persons making such proposals to carry
them out, and may negotiate with any persons for proposals for the purchase,
lease or other transfer of any real property acquired by the agency in the
urban renewal area. The urban renewal agency may accept such proposal as it
deems to be in the public interest and in furtherance of the purposes of this
act. The agency may execute such contract in accordance with the provisions
of subsection (a) and deliver deeds, leases and other instruments and take
all steps necessary to effectuate such contract.

(c) An urban renewal agency may temporarily operate and maintain real
property acquired by it in an urban renewal area for or in connection with an
urban renewal project pending the disposition of the property as authorized
in this act, without regard to the provisions of subsection (a) above, for
such uses and purposes as may be deemed desirable even though not in confor-
mity with the urban renewal plan.

(d) Any real property acquired pursuant to section 50-2007(d) may be
disposed of without regard to other provisions of this section if the local
governing body has consented to the disposal.

(e) Notwithstanding any other provisions of this act, and notwith-
standing subsection (b) of this section, land in an urban renewal project
area designated under the urban renewal plan for industrial or commercial
uses may be disposed of to any public body or nonprofit corporation for
subsequent disposition as promptly as practicable by the public body or
corporation for redevelopment in accordance with the urban renewal plan,
and only the purchaser from or lessee of the public body or corporation, and
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their assignees, shall be required to assume the obligation of beginning the
building of improvements within a reasonable time. Any disposition of land
to a nonprofit corporation under this subsection shall be made at its fair
value for uses in accordance with the urban renewal plan. Any disposition
of land to a public body under this subsection shall be made pursuant to the
provisions of subsection (f) of section 50-2015, Idaho Code.

(f) Property previously acquired or acquired by an agency for rehabil-
itation and resale shall be offered for disposition within three (3) years
after completion of rehabilitation, or an annual report shall be published
by the agency in a newspaper of general circulation published in the commu-
nity listing any rehabilitated property held by the agency in excess of such
three (3) year period, stating the reasons such property remains unsold and
indicating plans for its disposition.

[50-2011, added 1965, ch. 246, sec. 11, p. 600; am. 1985, ch. 183,
sec. 1, p. 468; am. 1987, ch. 259, sec. 2, p. 538.]

50-2012. ISSUANCE OF BONDS. (a) An urban renewal agency shall have
power to issue bonds from time to time in its discretion to finance the
undertaking of any urban renewal project under this act, including, without
limiting the generality thereof, the payment of principal and interest
upon any advances for surveys and plans or preliminary loans, and shall
also have power to issue refunding bonds for the payment or retirement of
such bonds previously issued by it. Such bonds shall be made payable, as to
both principal and interest, solely from the income, proceeds, revenues,
and funds of the urban renewal agency derived from or held in connection
with its undertaking and carrying out of urban renewal projects under this
act: Provided, however, that payment of such bonds, both as to principal
and interest, may be further secured by a pledge of any loan, grant or
contribution from the federal government or other source, in aid of any urban
renewal projects under this act, and by a mortgage of any such urban renewal
projects, or any part thereof, title to which is in the urban renewal agency.

(b) Bonds issued under this section shall not constitute an indebted-
ness within the meaning of any constitutional or statutory debt limitation
or restriction, and shall not be subject to the provisions of any other lawor
charter relating to the authorization, issuance or sale of bonds. Bonds and
other obligations of an urban renewal agency (and such bonds and obligations
shall so state on their face) shall not be a debt of the municipality, the
state or any political subdivision thereof, and neither the municipality,
the state nor any political subdivision thereof shall be liable thereon, nor
in any event shall such bonds or obligations be payable out of any funds other
than those of said urban renewal agency. Bonds issued under the provisions
of this act are declared to be issued for an essential public and governmen-
tal purpose and, together with interest thereon and income therefrom, shall
be exempted from all taxes.

(c) Bonds issued under this section shall be authorized by resolution
or ordinance of the urban renewal agency and may be issued in one or more se-
ries and shall bear such date or dates, be payable upon demand or mature at
such time, or times, bear interest at a rate or rates, be in such denomina-
tion or denominations, be in such form either with or without coupon or reg-
istered, carry such conversion or registration privileges, have such rank or
priority, be executed in such manner, be payable in such medium of payment,
at such place or places, and be subject to such terms of repayment, at such
place or places, and be subject to such terms of redemption (with or without
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premium), be secured in such manner, and have such other characteristics, as
may be provided by such resolution or ordinance, or trust indenture or mort-
gage issued pursuant thereto.

(d) Such bonds may be sold at not less than par at public or private
sales held after notice published prior to such sale in a newspaper having
a general circulation in the area of operation and in such other medium of
publication as the agency may determine or may be exchanged for other bonds
on the basis of par: Provided, that such bonds may be sold to the federal gov-
ernment at private sale at not less than par, and, in the event less than all
of the authorized principal amount on such bonds is sold to the federal gov-
ernment, the balance may be sold at private sale at not less than par at an
interest cost to the agency of not to exceed the interest cost to the agency
of the portion of the bonds sold to the federal government.

(e) In case any of the officials of the urban renewal agency whose sig-
natures appear on any bonds or coupons issued under this act shall cease to
be such officials before the delivery of such bonds, such signatures shall,
nevertheless, be valid and sufficient for all purposes, the same as if such
officials had remained in office until such delivery. Any provision of any
law to the contrary notwithstanding, any bonds issued pursuant to this act
shall be fully negotiable.

(f) . In any suit, acticn or proceeding involving the validity or en-
forceability of any bond issued under this act or the security therefor,
any such bond reciting in substance that it has been issued by the agency
in connection with an urban renewal project, as herein defined, shall be
conclusively deemed to have been issued for such purpose and such project
shall be conclusively deemed to have been planned, located and carried out in
accordance with the provisions of this act.

[50-2012, added 1965, ch. 246, sec. 12, p. 600; am. 1970, ch. 133,
sec. 17, p. 309; am. 1972, ch. 156, sec. 2, p. 344.]

50-2013. BONDS AS LEGAL INVESTMENTS. All banks, trust companies,
bankers, savings banks and institutions, building and locan associations,
savings and loan associations, investment companies and other persons
carrying on a banking or investment business, all insurance companies,
insurance associations, and other persons carrying on an insurance busi-
ness; and all executors, administrators, curators, trustees, and other
fiduciaries, may legally invest any sinking funds, moneys, or other funds
belonging to them or within their contrel in any bonds or other obligations
issued by an urban renewal agency pursuant to this act: Provided that such
bonds and other obligations shall be secured by an agreement between the
issuer and the federal government in which the issuer agrees to borrow from
the federal government and the federal government agrees to lend to the
issuer, prior to the maturity of such bonds or other obligations, moneys in
an amount which (together with any other moneys irrevocably committed to
the payment of principal and interest on such bonds or other obligations)
will suffice to pay the principal of such bonds or other obligations with
interest tomaturity thereon, which moneys under the terms of said agreement
are required to be used for the purpose of paying the principal of and the
interest on such bonds or other obligations at their maturity. Such bonds
and other obligations shall be authorized security for all public deposits.
It is the purpose of this section to authorize any persons, political
subdivisions and officers, public or private, to use any funds owned or
controlled by them for the purchase of any such bonds or other obligations.
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Nothing contained in this section with regard to legal investments shall be
construed as relieving any person of any duty of exercising reasonable care
in selecting securities.

[50-2013, added 1965, ch. 246, sec. 13, p. 600.]

50-2014. PROPERTY EXEMPT FROM TAXES AND FROM LEVY AND SALE BY VIRTUE OF
AN EXECUTION. (a) All property of an urban renewal agency, including funds,
owned or held by it for the purposes of this act shall be exempt from levy and
sale by virtue of an execution, and no execution or other judicial process
shall issue against the same nor shall judgment against an agency be a charge
or lien upon such property: Provided, however, that the provisions of this
section shall not apply to or limit the right of obligees to pursue any reme-
dies for the enforcement of and pledge or lien given pursuant to this act by
an agency on its rents, fees, grants or revenues from urban renewal projects.

(b) The property of an urban renewal agency, acquired or held for the
purposes of this act, is declared to be public property used for essential
public and governmental purposes and effective the date an urban renewal
agency acquires title to such property it shall be exempt from all taxes
of the municipality, the county, the state or any political subdivision
sells, leases or otherwise disposes of such property in an urban renewal
area for redevelopment to a purchaser or lessee which is not a public body
entitled to tax exemption with respect to such property.

[50~2014, added 1965, ch. 246, sec. 14, p. 600; am. 1972, ch. 156,
sec. 3, p. 344.]

50-2015. COOPERATION BY PUBLIC BODIES. (a) For the purpose of aiding
in the planning, undertaking or carrying out of an urban renewal project and
related activities authorized by this act, any public body may, upon such
terms, with or without consideration, as it may determine: (1) dedicate,
sell, convey or lease any of its interest in any property or grant easements,
licenses or other rights or privileges therein to an urban renewal agency;
(2) incur the entire expense of any public improvements made by such public
body in exercising the powers granted in this section; (3) do any and all
things necessary to aid or cooperate in the planning or carrying out of an
urban renewal plan and related activities; (4) grant or contribute funds to
an urban renewal agency and borrow money and apply for and accept advances,
loans, grants, contributions, and any other form of financial assistance
from the federal government, the state, county or other public body, or
from any other source; (5) enter into agreements (which may extend over
any period, notwithstanding any provision or rule of law to the contrary)
with the federal government, an urban renewal agency or other public body
respecting action to be taken pursuant to any of the powers granted by this
act, including the furnishing of funds or other assistance in connection
with an urban renewal project and related activities; and (6) cause public
buildings and public facilities, including parks, playgrounds, recre-
ational, community, educational, water, sewer or drainage facilities, or
any other works which it is otherwise empowered to undertake to be furnished;
furnish, dedicate, close, vacate, pave, install, grade, regrade, plan, or
replan streets, roads, sidewalks, ways or other places; plan or replan,
zone or rezone any part of the public body or make exceptions from building
regulations; and cause administrative and other services to be furnished to

thereof: Provided, that such tax exemption shall terminate when the agency
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the urban renewal agency. If at any time title to or possession of any urban
renewal project is held by any public body or governmental agency, other
than the urban renewal agency, which is authorized by law to engage in the
undertaking, carrying out, or administration of urban renewal projects and
related activities (including any agency or instrumentality of the United
States of America), the provisions of the agreements referred to in this
section shall inure to the benefit of and may be enforced by such public body
or governmental agency.

(b) Any sale, conveyance, lease or agreement provided for in this sec-
tion may be made by a public body without appraisal, public notice, adver-
tisement or public bidding.

(c) For the purpose of aiding in the planning, undertaking or carrying
out of any urban renewal project and related activities of an urban renewal
agency, a municipality may (in addition to its other powers and upon such
terms, with or without consideration, as it may determine) do and perform
any or all of the actions or things which, by the provisions of subsection (a)
of this section, a public body is authorized to do or perform, including the
furnishing of financial and other assistance: Provided, that nothing con-
tained in this section shall be construed as authorizing a municipality to
give credit or make loans to an urban renewal agency.

... (d) For the purposes of this section, amunicipalitymay (in addition to
its other powers):

(1) appropriate such funds and make such expenditures as may be
necessary to carry out the purposes of this act, and levy taxes and as~-
sessments for curbs and gutters, streets and sidewalks; zone or rezone
any part of the municipality or make exceptions from building regula-
tions; and enter into agreements with an urban renewal agency (which
agreements may extend over any period, notwithstanding any provisions
or rule of law to the contrary), respecting action to be taken by such
municipality pursuant to any of the powers granted by this act: [;]
(2) close, vacate, plan or replan streets, roads, sidewalks, ways or
other places; and plan or replan any part of the municipality;
(3) within its area of operation, organize, coordinate and direct the
administration of the provisions of this act as they apply to such mu-
nicipality in order that the objective of remedying slum and blighted
areas and preventing the causes thereof within such municipality may be
most effectively promoted and achieved, and establish such new office
or offices of the municipality or to reorganize existing offices in or-
der to carry out such purpose most effectively; and

(4) assume the responsibility to bear any loss that may arise as the re-

sult of the exercise of authority by the urban renewal agency under sub-

section (d) of section 50-2007, Idaho Code, in the event that the real
property is not made a part of the urban renewal project.

(e) For the purposes of this section, or for the purpose of aiding in
the planning, undertaking or carrying out of an urban renewal project and
related activities of a municipality, such municipality may issue and sell
its general obligation bonds. Any bonds issued by a municipality pursuant
to this section shall be issued in the manner and within the limitations pre-
scribed by the applicable laws of this state for the issuance and authoriza-
tion of general obligation bonds by such municipality. Nothing in this sec-
tion shall limit or otherwise adversely affect any other section of this act.

(f) Purchase and buy or otherwise acquire land in a project area from an
agency for redevelopment in accordance with the plan, with or without con-
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sideration[, ] as the agency may determine. Any public body which purchases,
buys or otherwise acquires land in a project area from an agency for develop-
ment pursuant to this subsection shall become obligated to:
(1) use the property for the purpose designated in the redevelopment
plans;
(2) begin the redevelopment of the project area within a period of time
which the agency fixes as reasonable; and
(3) comply with other conditions which the agency deems necessary to
carry out the purposes of this act.

[50-2015, added 1965, ch. 246, sec. 15, p. 600; am. 1987, ch. 259,
sec. 3, p. 540.]

50-2016. TITLE OF PURCHASER. Any instrument executed by an urban re-
newal agency and purporting to convey any right, title or interest in any
property under this act shall be conclusively presumed to have been executed
in compliance with the provisions of this act insofar as title or other in-
terest of any bona fide purchasers, lessees or transferees of such property
is concerned.

[50-2016, added 1965, ch. 246, sec. 16, p. 600.]

50-2017. INTERESTED PUBLIC OFFICIALS, COMMISSIONERS OR EMPLOYEES. No
public official or employee of a municipality (or board or commission
thereof), and no commissioner or employee of an urban renewal agency shall
voluntarily acquire any personal interest, direct or indirect, in any urban
renewal project, or in any property included or planned to be included
in any urban renewal project in such municipality or in any contract or
proposed contract in connection with such urban renewal project. Where such
acquisition is not voluntary, the interest acquired shall be immediately
disclosed in writing to the agency and such disclosure shall be entered upon
the minutes of the agency. If any such official, commissioner or employee
presently owns or controls, or owned or controlled within the preceding
two (2) years, any interest, direct or indirect, in any property which he
knows is included or planned to be included in an urban renewal project,
he shall immediately disclose this fact in writing to the agency, and such
disclosure shall be entered upon the minutes of the agency, and any such
official, commissioner or employee shall not participate in any action by
the municipality (or board or commission thereof), or urban renewal agency
affecting such property. Any violation of the provisions of this section
shall constitute misconduct in office.

[50-2017, added 1965, ch. 246, sec. 17, p. 600; am. 1986, ch. 9, sec.
2, p. 51.]

50-2018. DEFINITIONS. The following terms wherever used or referred to
in this chapter, shall have the following meanings, unless a different mean-
ing is clearly indicated by the context:

(1) "Agency" or "urban renewal agency" shall mean a public agency cre-
ated by section 50-2006, Idaho Code.
(2) "Municipality" shall mean any incorporated city or town, or county

in the state.
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(3) "Public body" shall mean the state or any municipality, township,
board, commission, authority, district, or any other subdivision or public
body of the state.

(4) "Local governing body" shall mean the council or other legislative
body charged with governing the municipality.

(5) "Mayor" shall mean the mayor of a municipality or other officer or
body having the duties customarily imposed upon the executive head of a mu-
nicipality.

(6) "Clerk" shall mean the clerk or other official of the municipality
who is the custodian of the official records of such municipality.

(7) "Federal government"™ shall include the United States of America or
any agency or instrumentality, corporate or otherwise, of the United States
of America.

(8) "Deteriorated area" shall mean an area in which there is a predomi-
nance of buildings or improvements, whether residential or nonresidential,
which by reason of dilapidation, deterioration, age or obsolescence, inad-
equate 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 i1l 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.

(9) "Deteriorating area” shall mean an area which by reason of the pres-
ence 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; pro-
vided, 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 agri-
cultural 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.

(10) "Urban renewal project” may include undertakings and activities of
a municipality in an urban renewal area for the elimination of deteriorated
or deteriorating areas and for the prevention of the development or spread
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of slums and blight, and may involve slum clearance and redevelopment in an
urban renewal area, or rehabilitation or conservation in an urban renewal
area, or any combination or part thereof in accordance with an urban renewal
plan. Such undertakings and activities may include:

(a) Acquisition of a deteriorated area or a deteriorating area or por-

tion thereof;

{(b) Demolition and removal of buildings and improvements;

(c) Installation, construction, or reconstruction of streets, utili-

ties, parks, playgrounds, off-street parking facilities, public facil-

ities or buildings and other improvements necessary for carrying out in
the urban renewal area the urban renewal objectives of this chapter in
accordance with the urban renewal plan;

(d) Disposition of any property acquired in the urban renewal area, in-

cluding sale, initial leasing or retention by the agency itself, at its

fair value for uses in accordance with the urban renewal plan except for
disposition of property to another public body;

(e) Carrying out plans for a program of voluntary or compulsory repair

and rehabilitation of buildings or other improvements in accordance

with the urban renewal plan;

(f) Acquisition of real property in the urban renewal area which, under

. the urban renewal plan, is to be repaired or rehabilitated for dwelling

use or related facilities, repair or rehabilitation of the structures
for guidance purposes, and resale of the property;
{(g) Acquisition of any other real property in the urban renewal area
where necessary to eliminate unhealthful, insanitary or unsafe condi-
tions, lessen density, eliminate obsolete or other uses detrimental to
the public welfare, or otherwise to remove or to prevent the spread of
blight or deterioration, or to provide land for needed public facili-
ties;

(h) Lending or investing federal funds; and

(i) Construction of foundations, platforms and other like structural

forms.

(11) "Urban renewal area" means a deteriorated area or a deteriorating
area or a combination thereof which the local governing body designates as
appropriate for an urban renewal project.

(12) "Urban renewal plan" means a plan, as it exists from time to time,
for an urban renewal project, which plan:

(a) Shall conform to the general plan for the municipality as a whole
except as provided in section 50-2008(g), Idaho Code; and
(b) Shall be sufficiently complete to indicate such land acquisition,
demolition and removal of structures, redevelopment, improvements,
and rehabilitation as may be proposed to be carried out in the urban
renewal area, zoning and planning changes, if any, land uses, maximum
densities, building requirements, and any method or methods of financ-
ing such plan, which methods may include revenue allocation financing
provisions.

(13) "Related activities™ shall mean:

(a) Planning work for the preparation or completion of a community-wide

plan or program pursuant to section 50-2009, Idaho Code; and

(b) The functions related to the acquisition and disposal of real prop-

erty pursuant to section 50-2007 (d), Idaho Code.

(14) "Real property" shall include all lands, including improvements
and fixtures thereon, and property of any nature appurtenant thereto, or
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used in connection therewith, and every estate, interest, right and use,
legal or equitable, therein, including terms for years and liens by way of
judgment, mortgage or otherwise.

(15) "Bonds" shall mean any bonds, including refunding bonds, notes,
interim certificates, certificates of indebtedness, debentures or other
obligations.

(16) "Obligee"” shall include any bondholder, agents or trustees for any
bondholders, or lessor demising to the municipality property used in connec-
tion with urban renewal, or any assignee or assignees of such lessor's inter-
est or any part thereof, and the federal government when it is a party to any
contract with the municipality.

(17) "Person" shall mean any individual, firm, partnership, corpora-
tion, company, association, joint stock association, or body politic; and
shall include any trustee, receiver, assignee, or other person acting in a
similar representative capacity.

(18) "Area of operation” shall mean the area within the corporate limits
of the municipality and the area within five (5) miles of such limits, except
that it shall not include any area which lies within the territorial bound-
aries of another incorporated city or town or within the unincorporated area
of the county unless a resolution shall have been adopted by the governing
body of such other city, town or county declaring a need therefor. _ o

(19) "Board" or "commission” shall mean a board, commission, depart-
ment, division, office, body or other unit of the municipality.

(20) "Public officer” shall mean any officer who is in charge of any de-
partment or branch of the government of the municipality relating to health,
fire, building regulations, or to other activities concerning dwellings in
the municipality.

[50-2018, added 1965, ch. 246, sec. 18, p. 600; am. 1970, ch. 103,
sec. 1, p. 256; am. 1987, ch. 258, sec. 1, p. 525; am. 1987, ch. 259, sec.
4, p. 542; am. 1990, ch. 430, sec. 2, p. 1186; am. 2003, ch. 146, sec. 1,
p. 420; am. 2006, ch. 310, sec. 1, p. 953; am. 2011, ch. 229, sec. 6, p.
625; am. 2011, ch. 317, sec. 4, p. 916.]

50-2027. LIMITATIONS ON REVIEW OF ADOPTION OR MODIFICATION OF PLAN, AND
ISSUANCE OF BONDS. (1) No direct or collateral action attacking or otherwise
questioning the validity of any urban renewal plan, project or modification
thereto (including one containing a revenue allocation provision), or the
adoption or approval of such plan, project or modification, or any of the
findings or determinations of the agency or the local governing body in con-
nection with such plan, project or modification, shall be brought prior to
the effective date of the ordinance adopting or modifying the plan. No di-
rect or collateral action attacking or otherwise questioning the validity of
bonds issued pursuant to section 50-2012, Idaho Code, or section 50-2026(a),
Idaho Code, shall be brought prior to the effective date of the resolution or
ordinance authorizing such bonds.

(2) For a periodof thirty (30) days after the effective date of the or-
dinance or resolution, any person in interest shall have the right to contest
the legality of such ordinance, resolution or proceeding or any bonds which
may be authorized thereby. No contest or proceeding to question the validity
or legality of any ordinance, resolution or proceeding, or any bonds which
may be authorized thereby, passed or adopted under the provisions of this
chapter shall be brought in any court by any person for any cause whatsoever,
after the expiration of thirty (30) days from the effective date of the or-
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dinance, resolution or proceeding, and after such time the validity, legal-
ity and regularity of such ordinance, resolution or proceeding or any bonds
authorized thereby shall be conclusively presumed. If the question of the
validity of any adopted plan or bonds issued pursuant to this chapter is not
raised within thirty (30) days from the effective date of the ordinance, res-
olution or proceeding issuing said bonds and fixing their terms, the author-
ity of the plan, the authority adopting the plan, or the authority to issue
the bonds, and the legality thereof, the same shall be conclusively presumed
and no court shall thereafter have authority to inquire into such matters.

[50-2027, added 1987, ch. 258, sec. 10, p. 533; am. 1990, ch. 430,
sec. 6, p. 1194.]

50-2031. SEVERABILITY. The provisions of the Idaho Urban Renewal Law of
1965, as it now exists or may hereafter be amended are hereby declared to be
severable and if any provision of this act or the application of such provi-
sion to any person or circumstance is declared invalid for any reason, such
declaration shall not affect the validity of remaining portions of this act.

[50-2031, added 1987, ch. 258, sec. 14, p. 535.]

50-2032. SEVERABILITY. The provisions of this act are hereby déeclared
to be severable; and if any provision of this act or the application of such
provision to any person or circumstance is declared invalid for any reason,
such declaration shall not affect the validity of remaining portions of this
act.

[ (50-2032) 50-2030, added 1987, ch. 259, sec. 5, p. 536; am. and re-
desig. 2005, ch. 25, sec. 97, p. 123.]

50-2033. AMENDMENTS. Except for consolidation of revenue allocation
areas, a revenue allocation area may only be amended to extend its bound-
aries as set forth herein. An amendment to an urban renewal plan that does
not seek to increase the geographic area of the plan, or does not seek to ex-
tend the years of the plan beyond the maximum term allowed under chapter 29,
title 50, Idaho Code, is not a prohibited amendment, but may be subject to
the limitations set forth in section 50-2903A, Idaho Code. No plan amend-
ment shall be interpreted to or shall cause an extension of the limitations
established for the existing revenue allocation area as set forth in section
50-2904, Idaho Code. Subject to the limitations in this section and section
50-2903A, Idaho Code, an urban renewal plan that includes a revenue allo-
cation area may be extended only one (1) time to extend the boundary of the
revenue allocation so long as the total area to be added is not greater than
ten percent (10%) of the existing revenue allocation area and the area to be
added is contiguous to the existing revenue allocation area but such con-
tiguity cannot be established solely by a shoestring or strip of land which
comprises a railroad or public right-of-way.

[50-2033, added 2011, ch. 317, sec. 5, p. 918; am. 2016, ch. 349, sec.
2, p. 1016.]
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RESOLUTION No. - 14Y

A RESOLUTION OF THE BOARD OF COUNTY COMMISSIONERS OF
CANYON COUNTY, IDAHO, ADOPTING THE FINDINGS OF THE URBAN
RENEWAL AGENCY OF THE CITY OF MIDDLETON, IDAHO, ADOPTED
BY RESOLUTION NO. 02-22 ON MARCH 21, 2022; ACCEPTING THAT
CERTAIN REPORT, PREPARED FOR THE URBAN RENEWAL AGENCY
OF THE CITY OF MIDDLETON ON THE ELIGIBILITY FOR CERTAIN
PROPERTY REFERRED TO AS THE MIDDLETON URBAN RENEWAL
AREA EAST AS AN URBAN RENEWAL AREA AND REVENUE
ALLOCATION AREA AND JUSTIFICATION FOR DESIGNATING THE
AREA AS APPROPRIATE FOR AN URBAN RENEWAL PROJECT SUBJECT
TO CERTAIN CONDITIONS; FINDING A PORTION OF THE MIDDLETON
URBAN RENEWAL AREA EAST INCLUDES CERTAIN PROPERTIES
WITHIN THE UNINCORPORATED AREA OF CANYON COUNTY;
FINDING AND DECLARING THE NEED FOR AN URBAN RENEWAL
PROJECT FOR THE MIDDLETON URBAN RENEWAL AREA EAST;
APPROVING CREATION OF-- AN URBAN RENEWAL PROJECT
INCLUDING CERTAIN PARCELS, FOR THAT PORTION OF THE
MIDDLETON URBAN RENEWAL AREA EAST LYING OUTSIDE OF THE
CORPORATE BOUNDARIES OF THE CITY OF MIDDLETON AND WITHIN
THE UNINCORPORATED AREA OF CANYON COUNTY; FINDING THAT
THE JURISDICTIONAL BOUNDARIES OF THE CITY OF MIDDLETON
AND CANYON COUNTY REMAIN THE SAME; AND PROVIDING AN
EFFECTIVE DATE.

WHEREAS, the Urban Renewal Agency of the city of Middleton, Idaho, also known as
the Middleton Urban Renewal Agency, an independent public body corporate and politic,
authorized under the authority of the Idaho Urban Renewal Law of 1965, Chapter 20, Title 50,
Idaho Code, as amended (hereinafter the “Law”) and the Local Economic Development Act,
Chapter 29, Title 50, Idaho Code, as amended (hereinafter the “Act”), is a duly created and
functioning urban renewal agency for Middleton, Idaho, hereinafter referred to as the “Agency.”

WHEREAS, the City Council of the city of Middleton (the “City Council”) and Mayor of
the city of Middleton (the “City™), on or about December 3, 2008, after notice duly published,
conducted a public hearing on the Middleton Downtown Urban Renewal Plan (the “Downtown
Pian”);

WHEREAS, following said public hearing the City Council adopted its Ordinance No.
442 on December 17, 2008, approving the Downtown Plan, making certain findings and
establishing the Downtown District revenue allocation area (the “Downtown District Project
Area”);

WHEREAS, based on inquiries and information presented, the City commenced certain
discussions concerning examination of an additional area, including parcels within the City, as
well as parcels located within unincorporated Canyon County as appropriate for an urban
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renewal project, primarily to support the objectives of supporting economic growth in the
Middleton area;

WHEREAS, in late 2021/early 2022, Hamilton, Michaelson, Hilty LLP commenced an
eligibility study and preparation of an eligibility report for an area including properties and
roadway generally referred to as the Middleton Urban Renewal Area East, which is within the
eastern portion of the city and extending to the east into Canyon County (the “MURA East Study
Area”);

WHEREAS, the Agency obtained the Eligibility Study: MURA East, dated March 18,
2022 (the “East Report™), a copy of which is attached hereto as Exhibit A, which examined the
MURA East Study Area, which area also included real property located within unincorporated
Canyon County for the purpose of determining whether such area was a deteriorating area and/or
a deteriorated area as defined by Idaho Code Sections 50-2018(8), (9) and 50-2903(8);

WHEREAS, pursuant to Idaho Code Sections 50-2018(8), (9) and 50-2903(8), which list
the definition of deteriorating area and deteriorated area, many of the conditions necessary to be
present in such areas are found in the MURA East Study Area, such conditions result in
economic underdevelopment of the area and Wthh substantially 1mpa|r or arrest the sound
growth of the municipality; —

WHEREAS, under the Act, a deteriorated area includes any area which is predominantly
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. See Idaho Code § 50-
2903(8)(c);

WHEREAS, Idaho Code Sections 50-2018(9), 50-2903(8) and 50-2008(d) list additional
conditions applicable to open land areas, including open land areas to be acquired by the
Agency;

WHEREAS, the East Report addresses the necessary findings concerning open land
within any urban renewal area as defined in Idaho Code Sections 50-2018(9), 50-2903(8)(c), and
50-2008(d);

WHEREAS, under the Law and Act, specifically Idaho Code Sections 50-2903(8)(f) and
50-2018(8) and (9), the definition of a deteriorating area 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 except for an agricultural operation that has not been used for three (3)
consecutive years;

WHEREAS, the MURA East Study Area includes parcels subject to such consent. While
the necessary consents have not been obtained, any and all consents shall be obtained prior to
City Council adoption of any urban renewal plan;

WHEREAS, Idaho Code Section 50-2018(18) provides that an urban renewal agency
cannot exercise jurisdiction over any area outside the city limits without the approval by
resolution of the governing body of the other city or county declaring the need for an urban
renewal project for the proposed area;
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WHEREAS, a portion of the MURA East Study Area includes certain real property
located in unincorporated Canyon County;

WHEREAS, the Agency accepted the East Report by way of Resolution No. 02-22 at the
March 21, 2022, meeting of the Agency Board, a copy of which Resolution (without exhibits) is
attached hereto as Exhibit B;

WHEREAS, the Agency authorized transmittal of the East Report to the Canyon County
Board of County Commissioners for purposes of obtaining a resolution determining such area to
be deteriorated and/or deteriorating and finding the need for an urban renewal project for the
proposed MURA East Study Area;

WHEREAS, pursuant to Idaho Code Section 50-2008, an urban renewal project may not
be planned or initiated unless the local governing body has, by resolution, determined such area
to be a deteriorated area or deteriorating area, or combination thereof, and designated such area
as appropriate for an urban renewal project;

WHEREAS, Idaho Code Section 50-2906, also requires that in order to adopt an urban

renewal plan containing a revenue allocation financing provision, the local goveming body must ~ - -

make a finding or determination that the area included in such plan is a deteriorated area or
deteriorating area;

WHEREAS, the proposed MURA East Study Area has no impact on the jurisdictional
boundaries of Canyon County;

WHEREAS, on June 2, 2022, representatives of the City and the Agency meet with the
Board of County Commissioners for a workshop to discuss the proposed East Report and the
MURA East Study Area;

WHEREAS, on Juneﬁ, 2022, representatives of the City and/or the Agency presented
the East Report to the Board of County Commissioners requesting the Commissioners to

consider adopting the findings concerning the proposed MURA East Study Area;

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY
COMMISSIONERS OF CANYON COUNTY, IDAHO, AS FOLLOWS:

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

Section 2. That the findings of the Agency made on March 21, 2022, in Resolution
No. 02-22 are hereby adopted by the Board of County Commissioners.

Section 3. That there is a need for an urban renewal plan for the MURA East Study
Area.
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Section 4. That this Resolution shall be in full force and effect immediately upon its
adoption and approval.

ADOPTED thisﬂay of June 2022.

BOARD OF CANYON COUNTY COMMISSIONERS

ATTEST:

anyon County Clerk
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Exhibit A

The MURA East Eligibility Report, dated March 18, 2022

[To avoid duplication and reduce document size, please
see Exhibt C to Attachment 6 for the Eligibility Report]




Exhibit B
The Urban Renewal Agency of the city of Middleton, Idaho, also known as the Middleton Urban

Renewal Agency, Resolution No. 02-22, dated March 21, 2022, Accepting the Middleton Urban
Renewal Area East Eligibility Report, dated March 18, 2022

4879-3598-0068, v. 3



RESOLUTION NO. 02-22

BY THE BOARD OF COMMISSIONERS OF THE URBAN RENEWAL AGENCY OF
MIDDLETON, IDAHO:

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF
THE MIDDLETON URBAN RENEWAL AGENCY,
ACCEPTING THAT CERTAIN REPORT ON ELIGIBILITY
FOR CERTAIN PROPERTY REFERRED TO AS THE
MIDDLETON URBAN RENEWAL AREA EAST AS AN
URBAN RENEWAL AREA AND REVENUE ALLOCATION
AREA AND JUSTIFICATION FOR DESIGNATING THE
AREA AS APPROPRIATE FOR AN URBAN RENEWAL
PROJECT; AUTHORIZING AND DIRECTING THE CHAIR,
OR VICE-CHAIR TO TRANSMIT THE EAST REPORT AND
THIS RESOLUTION TO THE CANYON COUNTY BOARD OF
COUNTY COMMISSIONERS AND THE CITY COUNCIL OF
THE CITY OF MIDDLETON REQUESTING THEIR
CONSIDERATION FOR DESIGNATION OF AN URBAN
RENEWAL AREA AND SEEKING FURTHER DIRECTION
FROM THE COMMISSION AND COUNCIL; AND
PROVIDING AN EFFECTIVE DATE.

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

WHEREAS, the City Council of the city of Middleton, Idaho (the “City”), on December
3, 2008, after notice duly published, conducted a public hearing on the Middleton Downtown
Urban Renewal Plan (the “Downtown Plan™);

WHEREAS, following said public hearing the City Council adopted its Ordinance No.
442 on December 17, 2008, approving the Downtown Plan, making certain findings and
establishing the Downtown District revenue allocation area (the “Downtown District Project

Area”);

WHEREAS, it has become apparent that additional property, a portion of which is
located within the City, and a portion of which is located within the City’s area of operation
within unincorporated Canyon County, may be deteriorating or deteriorated and should be
examined as to whether such an area is eligible for an urban renewal project;
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WHEREAS, in late 2021/early 2022, Hamilton, Michaelson, Hilty, LLP commenced an
eligibility study and preparation of an eligibility report for an area including properties and
roadway, referred to as Middleton Urban Renewal Area East (“MURA East Study Area”), which
is within the eastern portion of the City and extending to the east into Canyon County;

WHEREAS, also in late 2021/early 2022, Hamilton, Michaelson, Hilty, LLP commenced
an eligibility study and preparation of an eligibility report for an area including properties and
roadway, referred to as the Middleton Urban Renewal Area West (“MURA West Study Area”);

WHEREAS, the Agency has obtained the MURA East Eligibility Report (“East Report™),
dated March 18, 2022, a copy of which is attached hereto as Exhibit A, which examined the
MURA East Study Area, which area also included real property located within unincorporated
Canyon County, for the purpose of determining whether such area was a deteriorating area
and/or a deteriorated area as defined by Idaho Code Sections 50-2018(8), (9) and 50-2903(8);

WHEREAS, pursuant to Idaho Code Sections 50-2018(8), (9) and 50-2903(8), which
defines deteriorating area and deteriorated area, many of the conditions necessary to be present
in such an area are found in the MURA East Study Area;

WHEREAS, the effects of the listed conditions cited in the East Report result in

economic underdevelopment of the areas, substantially impairs or arrests the sound growth of a
municipality, constitutes an economic or social liability, and is a menace to the public health,
safety, morals, or welfare in its present condition or use;

WHEREAS, the East Report includes a preliminary analysis concluding the base
assessment roll value for the East Study Area along with the base assessment rolls for the
Downtown District Project Area and the proposed MURA West Study Area do not exceed 10%
of the current assessed valuation of all taxable property within the City;

WHEREAS, under the Act, a deteriorated area includes any area which is predominantly
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. See Idaho Code § 50-

2903(8)(c);

WHEREAS, Idaho Code Sections 50-2018(9), 50-2903(8) and 50-2008(d) list additional
conditions applicable to open land areas, including open land areas to be acquired by the

Agency;

WHEREAS, the East Report addresses the necessary findings concerning the eligibility
of open land within the Study Area as defined in Idaho Code Sections 50-2018(9), 50-

2903(8)(c), and 50-2008(d);
WHEREAS, under the Law and Act, Idaho Code Sections 50-2903(8)(f) and 50-2018(8)

and (9), the definition of a deteriorating area 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
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operation except for an agricultural operation that has not been used for three (3) consecutive
years;

WHEREAS, the MURA East Study Area includes parcels subject to such consent. While
the necessary consents have not been obtained, any and all consents shall be obtained prior to
City Council consideration of any urban renewal plan;

WHEREAS, Idaho Code Section 50-2018(18) provides that an urban renewal agency
cannot exercise jurisdiction over any area outside the city limits without the approval of the other
city or county declaring the need for an urban renewal plan for the proposed area;

WHEREAS, a portion of the MURA East Study Area includes certain real property
located within unincorporated Canyon County;

WHEREAS, the Canyon County Board of County Commissioners will be asked to adopt
a resolution finding the need for an urban renewal project for the proposed MURA East Study

Area;

WHEREAS, pursuant to Idaho Code Section 50-2008, an urban renewal project may not -

be planned or initiated unless the local governing body has, by resolution, determined such area
to be a deteriorated area or deteriorating area, or combination thereof, and designated such area
as appropriate for an urban renewal project;

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

deteriorating area,

WHEREAS, the Agency Board finds it in the best public interest to accept the East
Report.

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

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

Section 2. That the Agency Board acknowledges acceptance and receipt of the East
Report.

Section 3: That there are one or more areas within the City and within
unincorporated Canyon County that are a deteriorating area or a deteriorated area as defined by

Idaho Code Sections 50-2018(8), (9) and 50-2903(8), and as more fully set forth in the East
Report, attached hereto as Exhibit A.

Section 4: That one such area is more commonly referred to as the MURA East
Study Area, and as more fully described in the East Report.
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Section 5. That the rehabilitation, conservation, and redevelopment, or a combination
thereof, of such area is necessary in the interest of the public health, safety, and welfare of the
residents of the City.

Section 6. That the Chair or Vice-Chair of the Agency’s Board of Commissioners, is
hereby authorized to transmit the East Report to the City Council requesting that the City
Council:

a, Determine whether the MURA East Study Area identified in the East
Report qualifies as an urban renewal project and there is justification for designating the area, as
appropriate, for an urban renewal project; provided, however, Agency requests the City Council
not take such action until the Canyon County Board of County Commissioners has adopted a
resolution declaring the need for an urban renewal project for the MURA East Study Area;

b. If such designation is made, whether Agency should proceed with the
preparation of an urban renewal plan for the area, which plan may include a revenue allocation
provision as allowed by law;

c. Coordinate with Agency to obtain the required agricultural operation
consents from the property owners.

Section 7. That the Chair or Vice-Chair of the Agency Board is hereby authorized to
transmit the East Report to Canyon County Board of County Commissioners for its consideration
pursuant to Idaho Code Section 50-2018(18).

Section 8. That this Resolution shall be in full force and effect immediately upon its
adoption and approval.

PASSED AND ADOPTED by the Middleton Urban Renewal Agency, on March 21,
2022. Signed by the Chair of the Board of Commissioners and attested by the Secretary to the
Board of Commissioners, on March 21, 2022.

APPROVED:

s L~

Chair of the Board

ATTEST:
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- MAY BE NECESSARY TO.CARRY OUT THE INTENT OF THIS ORDINANCE._.

ORDINANCE NO. 22-022
TRANSFER OF POWERS ORDINANCE:

AN ORDINANCE OF THE BOARD OF COMMISSIONERS OF CANYON COUNTY,
IDAHO, ADOPTING FINDINGS ON THE NECESSITY OF THE URBAN RENEWAL PLAN
FOR THE MIDDLETON EAST DISTRICT URBAN RENEWAL PROJECT; PROVIDING
THE CITY OF MIDDLETON WITH THE RIGHT, POWER, AUTHORITY, AND
OBLIGATION TO ADMINISTER THE URBAN RENEWAL/REVENUE ALLOCATION
AREA PURSUANT TO CHAPTERS 20 AND 29, TITLE 50, IDAHO CODE, AS AMENDED;
GRANTING THE REVENUE ALLOCATION PROCEEDS DERIVED FROM THE
REVENUE ALLOCATION AREA LYING WITHIN UNINCORPORATED CANYON
COUNTY TO THE URBAN RENEWAL AGENCY OF MIDDLETON, IDAHO, ALSO
KNOWN AS THE MIDDLETON URBAN RENEWAL AGENCY; ADOPTING THE
INTERGOVERNMENTAL AGREEMENT IMPLEMENTING THIS ORDINANCE; AND
AUTHORIZING THE CHAIR TO SIGN SUCH OTHER AND FURTHER DOCUMENTS AS

WHEREAS, that this Ordinance is adopted to approve and confirm the duties, roles, and
responsibilities of the City of Middleton, Idaho, the Urban Renewal Agency of Middleton, Idaho,
also known as the Middleton Urban Renewal Agency (the “Agency”), and Canyon County, Idaho
for that portion of the revenue allocation area, as defined and described in the proposed Urban
Renewal Plan for the Middleton East District Urban Renewal Project, lying outside the corporate
boundaries of the Middleton as illustrated in Exhibit 1 and to transfer power as provided in Idaho
Code Section 50-2906(3)(b) and the necessary declaration set forth in Idaho Code Section 50-
2018(18);

WHEREAS, the Agency obtained an eligibility report entitled Eligibility Study: MURA
East, dated March 18, 2022 (the “Report”), which examined the Study Area, which area also
included real property located within unincorporated Canyon County, for the purpose of
determining whether such area was a deteriorating area and/or a deteriorated area as defined by
Idaho Code Sections 50-2018(8), (9) and 50-2903(8);

WHEREAS, the Agency, on March 21, 2022, adopted Resolution No. 02-22 accepting
the Report and authorizing the Chair, Vice-Chair, or Administrator of the Agency to transmit the
Report to the Middleton City Council requesting its consideration for designation of an urban
renewal area and requesting the Middleton City Council to direct the Agency to prepare an urban
renewal plan for the Study Area, which plan may include a revenue allocation provision as
allowed by law;

WHEREAS, the Agency also authorized the transmittal of the Report to the Canyon
County Board of County Commissioners (the “Board of County Commissioners”) for purposes
of obtaining a resolution determining such areas outside the boundaries of incorporated
Middleton and within unincorporated Canyon County to be deteriorated and/or deteriorating and
finding the need for an urban renewal project for the proposed Study Area;
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WHEREAS, Idaho Code Section 50-2018(18) provides that an urban renewal agency
cannot exercise jurisdiction over any area outside the city limits and within its area of operation
without the approval of the other city or county declaring the need for an urban renewal plan for
the proposed area;

WHEREAS, the Study Area considered within the Report included certain properties
within unincorporated Canyon County;

WHEREAS, the Report was submitted to the Board of County Commissioners, and the
Board of County Commissioners were asked to adopt a resolution finding the need for an urban
renewal project for the proposed Study Area;

WHEREAS, the Board of County Commissioners adopted the Agency’s finding
concerning the proposed Study Area by adopting Resolution No. 22-144 on June 29,2022,

WHEREAS, the Middleton City Council, by Resolution No. 472-22, dated July 6, 2022,
declared the Study Area described in the Report to be a deteriorated area or a deteriorating area,

or a combination thereof, as defined by Chapters 20 and 29, Title 50, Idaho Code, as amended,
“that such Study Area is appropriate for an urban renewal project, that the Board of County
Commissioners adopted the necessary resolutions and directed the Agency to commence

preparation of an urban renewal plan;

WHEREAS, Middleton and the Agency prepared the Urban Renewal Plan for the
Middleton East District Urban Renewal Project (the “MURA East Plan™) to develop and/or
redevelop a portion of Middleton, and an area within Middleton’s area of operation and within
unincorporated Canyon County adjacent and contiguous to Middleton that is intended to be
annexed into Middleton prior to development, pursuant to the Law and the Act, as amended;

WHEREAS, the MURA East Plan proposes to create an urban renewal and revenue
allocation area commonly known as the MURA East District project area (the “Project Area”);

WHEREAS, the Agency and its consultants have undertaken the planning process during
2022;

WHEREAS, the area included in the Project Area is smaller than the area assessed in the
Report, which Project Area is illustrated in Exhibit 1;

WHEREAS, the required property owner consents for any parcels deemed to be an
agricultural operation included within the Project Area have been obtained by the Agency;

WHEREAS, the MURA East Plan contains the provisions of revenue allocation financing
as allowed by the Act;

WHEREAS, the Agency Board on October 12, 2022, adopted Resolution No. 07-22
proposing and recommending the MURA East Plan;
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WHEREAS, the Agency, by letter of transmittal dated October 14, 2022, submitted the
MURA East Plan to the Mayor and Middleton City Clerk;

WHEREAS, the Mayor and City Clerk are taking the necessary action to process the
MURA East Plan consistent with the requirements set forth in Idaho Code §§ 50-2906 and 50-
2008;

WHEREAS, appropriate notice of the MURA East Plan and revenue allocation provision
contained therein has been given to the affected taxing districts and the public as required by
Idaho Code § 50-2906;

WHEREAS, after notice duly published, the Middleton City Council at its special
meeting to be held on November 30, 2022, will hold a public hearing and will consider the
MURA East Plan as proposed;

WHEREAS, Idaho Code Section 50-2906(3)(b), requires an agreement between the

___Middleton City Council and the Board of County Commissioner_s, governing administration of a

~——~revenue allocation financing provision for any area extending beyond Middleton’s municipal

boundary and located within unincorporated Canyon County, and such agreement must be
formalized by a transfer of power ordinance adopted by the Board of County Commissioners;

WHEREAS, there are certain properties within the MURA East Plan and Project Area
which extend beyond Middleton’s municipal boundaries and into Canyon County, as illustrated
in Exhibit 1, attached hereto and incorporated herein by reference;

WHEREAS, the Board of County Commissioners deem it expedient and in the best
interests of Canyon County to establish and to enter into an Intergovernmental Agreement for
Roles and Responsibilities under Idaho Code Section 50-2906(3 )(b) between Canyon County and
the City of Middleton, to confirm Canyon County’s consent under Idaho Code Section 50-
2018(18), and to assure compliance with the Act and Law;

BE IT ORDAINED BY THE BOARD OF COUNTY COMMISSIONERS OF CANYON
COUNTY, IDAHO:

Section 1: That the Board of County Commissioners, after reviewing the MURA East
Plan delivered to Canyon County on October 14, 2022, finds: (a) the MURA East Plan and
Project Area is eligible under the statutory criteria and is appropriate for an urban renewal
project; (b) the adjusted base assessed values of all existing and proposed revenue allocation
areas within the City of Middleton, Idaho (“City””) do not exceed ten percent of the current
assessed taxable value of the City; (c) the proposed MURA East Plan and Project Area is
financially feasible given the assumptions used in the MURA East Plan; (d) the required consents
from the owners of agricultural operation lands within the proposed Project Area have been
given; and (e) the City has the authority to proceed with the creation of the MURA East Plan and
Project Area after the adoption of this Ordinance by the Board of Canyon County
Commissioners.

22022
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Section 2: That this Ordinance is adopted to approve and confirm the duties, roles,
and responsibilities of the City, the Agency, and Canyon County, Idaho, for that portion of the
revenue allocation area, as defined and described in the proposed MURA East Plan lying outside
the corporate boundaries of the City, as illustrated in Exhibit 1, and to transfer power as
provided in Idaho Code Section 50-2906(3)(b) and to reconfirm the necessary declaration set
forth in Idaho Code Section 50-2018(18).

Section 3: The revenue allocation proceeds from areas lying within the boundaries of
the MURA East Plan and Project Area shall be devoted to the statutory purposes as described in
the MURA East Plan and as authorized by the Urban Renewal Law of 1965, Chapter 20, Title
50, Idaho Code, as amended, and the Local Economic Development Act, Chapter 29, Title 50,
Idaho Code.

Section 4: That the Intergovernmental Agreement for Roles and Responsibilities
Under Idaho Code §50-2906(3)(b) (the “Agreement”) (which also supports the County’s
declaration as required by Idaho Code Section 50-2018(18) as also set forth in Resolution No.

_____22-144) attached hereto as Exhibit 2, is incorporated herein and made a part hercof by reference,  _

and is hereby approved and accepted.

Section 5: A copy of this Ordinance and the Agreement shall be held on file in the
office of the County Clerk.

Section 6: Severability. The sections of this Ordinance are severable. The invalidity
of a section shall not affect the validity of the remaining sections.

Section 7: Effective Date. This Ordinance shall become effective upon its publication
pursuant to Idaho Code Section 31-715.

ADOPTED this ,,2’77"day of _(TrfDbx 2022

Board of Canyon County Commissioners

ATTEST: Chris Yamamoto, Clerk

()P0
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Exhibit 1

(Map Showing Properties Within Unincorporated Canyon County and Legal Description of the
Project Area)
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CITY OF MIDDLETON
URBAN RENEWAL DISTRICT
Legal Description

An area of land being a portion of Section 12, Township 4 North, Range 3 West, and a portion of
Sections 7, 8, 9, 17, 18 and 20, Township 4 North, Range 2 West, Boise Meridian, Canyon County,
State of Idaho, more particularly described as follows:

BEGINNING at the south quarter corner of Section 18, T4N, R2W; thence on the north/south quarter
line of said Section 18 N00°40°'47"E a distance of 3,947.19 feet; thence S89°30'28"E a distance of
1,619.78 feet to the SW corner of Lot 4 Block 1 Middleton Industrial Park No. 1: thence on the westerly
line of said Lot 4 N00°29'33"E a distance of 287.86 feet to a point on the right of way line of Tungsten

[ Street; thence on said right of way line-a-non-tangent curve to the right having a radius of 130.00 feet
a length of 169.35 feet and a chord bearing N36°45'13"W a distance of 157.63 feet: thence continuing
on the right of way line of Cobalt Avenue N00°34'01°E a distance of 515.37 feet: thence N44°06'07"W
a distance of 28.40 feet to a point on the southerly right of way line of Bass Lane; thence N00°33'52"E
a distance of 64.86 feet to the northerly right of way line of Bass Lane; thence on last said right of way
line S83°26'08"E a distance of 618.71 feet to a point on the west line of Parcel A as shown on Record
of Survey I.N. 2017-002883; thence on last said westerly line and its northerly extension N01°23'19"E
a distance of 299.91 feet to a point on the north line of said Section18; thence on said north line
S89°26°05°E a distance of 54.91 feet to the SE corner of the parcel of land as shown on Record of
Survey |.N. 92018622; thence on the easterly line of last said parcel N0O0°39'30"E a distance of 445.00
feet to the NE corner of last said parcel; thence N89°26'05"W a distance of 364.00 feet to an angle
point on last said parcel; thence N00°39'30"E a distance of 597.23 feet to a point on the Ordinary High
Water mark on the south bank of the Boise River; thence meandering on said south bank the following
courses:

$88°43'49"W a distance of 188.01 feet; thence
S77°32'564"W a distance of 290.27 feet; thence
S87°55'07"W a distance of 176.39 feet; thence
N71°43'13"W a distance of 288.84 feet; thence
N71°17'24"W a distance of 261.60 feet; thence
S81°51'55'W a distance of 241.38 feet: thence
S$51°64'21"W a distance of 315.59 feet; thence
$29°52'28"W a distance of 280.77 feet: thence
S37°41'37"W a distance of 819.67 feet; thence
S40°38'59"W a distance of 309.10 feet: thence
S80°12'18"W a distance of 190.51 feet: thence
N78°13'43"W a distance of 106.46 feet; thence

HEADQUARTYERS 4165 30YH AVE S 3210 27TH ST W 7661 W RIVERSIDE DR
1907 17TH ST SE SUITE 100 SUITE 200 SUITE 102

MINOT, ND 58701 FARGO, ND 58104 WILLISTON, ND S8801 GARDEN CITY, 1D 83714
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N68°34°20"W a distance of 168.90 feet; thence

N84°05'54"W a distance of 133.74 feet; thence

$66°14'06"W a distance of 59.15 feet; thence

§57°38'33"W a distance of 49.66 feet to a point on the 16" line of said Section 18; thence on last said
16" line N0°19°'25"E a distance of 229.07 feet to a point on the north line of said Section 18; thence on
last said north line N89°26'47"W a distance of 139.86 feet to a point on the north bank of the Boise
River also being a point on the southerly line of Parcel A as shown on Record of Survey [.N, 2014-
044636; thence on last said north bank and southerly line of Parcel A the following courses:
$62°10'23"W a distance of 48.71 feet; thence

$80°52'33"W a distance of 48.73 feet; thence

$§19°54'48"W a distance of 58.09 feet: thence

$80°23'55"W a distance of 34.23 feet: thence

N72°05'16"W a distance of 83.22 feet: thence

N88°17'58"W a distance of 98.70 feet; thence

N83°37'32"W a distance of 64.17 feet; thence

N66°04'29'W a distance of 87.89 feet;thence . .. e

- S88°49'23"W a distance of 37.10 feet: thence
§50°44°48"W a distance of 28.72 feet; thence
S36°33'05"W a distance of 34.98 feet; thence
$85°41°25"W a distance of 28.86 feet; thence
N27°09'34'W a distance of 83.89 feet to a point on said north line of Section 18; thence on last said
north line N89°26'37"W a distance of 528.38 feet to the comer common to Sections 18 and 7 T4N,
R2W and Section 12 and 13 T4N, R3W; thence on the west line line of said Section 7
N2°23'04°E a distance of 555.27 feet: thence
N18°53'44"W a distance of 125.73 feet: thence
N21°48'39"W a distance of 107.92 feet: thence
N31°23'55"W a distance of 86.80 feet: thence
N48°32'20"W a distance of 178.84 feet: thence
N54°27°38"W a distance of 242.88 feet; thence
N59°25'47"W a distance of 124.33 feet: thence
N66°48'22"W a distance of 130.36 feet; thence
N62°33'52"W a distance of 163.59 feet: thence
N68°53'24"W a distance of 222.75 feet; thence
N71°18'15"W a distance of 162.46 feet; thence
N89°09'22"W a distance of 81.65 feet: thence
N69°08'01"W a distance of 219.41 feet: thence
N74°31°27"W a distance of 160.74 feet: thence
N66°23'40"W a distance of 174.69 feet; thence
N66°31'59"W a distance of 248.63 feet; thence
N65°17'35"W a distance of 593.21 feet to a point on the north/south quarter line of said Section 12
T4N, R3W;
thence leaving said south bank on last said north/south quarter line N03°13'38°E a distance of 173.00
feet; thence N0O0°46'48"E a distance of 467.18 feet to the center cormner corner of said Section 12;
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thence continuing on said quarter line NO0°46'46"E a distance of 663.35 feet to the NW corner of Lot
13 of the Bigelow's Subdivision; thence on the north line of last said Lot 13 S89°49'49°E a distance of
1,353.67 feet to the centerline of Whiffin Lane; thence on last said centerline $S00°51°27"W a distance
of 657.55 feet to a point on the east/west quarter line of said Section 12; thence on last said quarter
line N89°55°'25"E a distance of 1,276.79 feet to the east quarter corner of said Section 12; thence on

the east line of said Section 12 N02°22'58"E a distance of 1,312.88 feet to the North 1/16™ line of said

Section 12 and Section 7 T4N, R2W; thence on the 1/16™ line of said Section 7 S89°55'08"E a distance
of 2,536.62 feet to the SE corner of Lot 1 Block 3 Doran Corn Addition; thence on the east line of last
said Lot 1 N00°52'30"E a distance of 75.50 feet to a point on the westerly extension of the north line of
the parcel of land as described in Instrument No. 2013001461; thence on said north line and its westerly
extension S89°55'08"E a distance of 194.50 to the northeast corner of last said parcel of land; thence
on the east line of last laid parcel S00°49'38"W a distance of 76.59 feet to the southeast comer of last
said parcel also being a point on the north line of Lot 1 Block 1 of Viking Park Subdivision No. 1; thence
on last said north line $89°35'53"E a distance of 139.25 feet to the northeast comner of last said Lot 1

Block 1; thence N66°55'07"E a distance of 75.24 feet to a point on the southwest corner of the parcel

- of land shown on Record of Survey Instrument No. 9020934 also being a point on the north line of

Boise Street; thence on last said north line $89°34'36"E a distance of 544.94 feet to a point on the

boundary of Middieton Downtown UR Boundary; thence on last said Middleton Downtown UR Boundary
S00°25'24"W a distance of 30.00 feet to a point on the centerline of Boise Street; thence on last said

centerline of Boise Street; S89°34'36"E a distance of 470.00 feet to the East line of Middleton Road;

thence N00°02'20°E a distance of 230.00 feet; thence S89°30°49"E a distance of 340.23 feet; thence
N20°02'36"W a distance of 38.64 feet; thence S89°50°'53"E a distance of 221.81 feet to a point on the
easterly line of the abandoned railroad right of way line; thence on last said abandoned right of way
line N24°07°29"W a distance of 581.42 feet; thence N27°30°05°E a distance of 123.52 feet to a point-
on the north right of way line of State Hwy 44; thence on said right of way line S62°28'21°E a distance
of 1,086.75 feet: thence on a spiral curve with a radius of -2,799.79 feet a length of 247.15 feet and a

chord bearing S63°16'49°E a distance of 247.13 feet; thence a curve to the left having a radius of
2,799.79 feet a length of 1,086.72 feet and a chord bearing S76°06'40°E a distance of 1,079.91 feet;

thence on a spiral curve with a radius of 2,799.79 feet a length of 247.15 feet and a chord bearing

S88°53'46"E a distance of 250.87 feet; thence S89°44'59"E a distance of 399.49 feet to a point on the

westerly line of Parcel B as shown on Record of Survey |.N. 200367674 thence on last said westerly
line and its northerly extension N01°10'52"E a distance of 566.89 feet to the northwest corner of Parcel
A as shown on last said Record of Survey; thence on the north line of said Parcel A and its easterly
extension S89°39'50"E a distance of 664.00 feet to the westerly line of Greenlinks Subdivision; thence
on last said westerly line S01°08'59"W a distance of 323.73 to the NW corner of Lot 4 Block 4 of said

Greenlinks Subdivision; thence on the north line of last said Lot 4 S89°33'34"E a distance of 79.83 feet
to a point on the right of way line of Augusta Street; thence on last said Right of Way line a non-tangent
curve to the right having a radius of 50.00 feet, length 52.75 feet and chord bearing N60°39'23’E a
distance of 50.34 feet; thence S89°33'34"E a distance of 287.96 feet to a point on the easterly right of
way line of Greenlinks Avenue; thence S89°05'45"E a distance of 80.14 feet to the NW corner of Lot 2
Block 1 of said Greenlinks Subdivision; thence on the north line of last said Lot 2 Block 1 $89°33'34"E
a distance of 129.98 feet to a point on the westerly line of Parcel B as shown on Record of Survey I.N.
2013-014768: thence on last said Parcel B boundary N00°45'47°E a distance of 499.85 feet; thence
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N80°50°'26"E a distance of 727.86 feet to a point on the westerly line of a parcel of land shown on
Record of Survey, I.N. 2013-04555; thence on last said westerly line N00°56'50"E a distance of 393.60
feet to a point on the north line of Section 8, T4N, R2W; thence on last said north line S89°39'52"E a
distance of 1,333.18 feet to the common corner of Sections 5, 4, 8 and 9, T4N, R2W; thence on the
North line of said Section 9 S89°16'44"E a distance of 1,321.86 feet to the easterly line of Parcel 1 as
shown on Record of Survey L.N. 2017-034868; thence on last said easterly line and its southerly
extension S01°00'53"W a distance of 1,088.60 feet to the southerly right of way line of State Hwy 44;
thence on last said right of way line a non-tangent curve to the left having a radius of 3,759.72 feet and
a length of 724.21 feet, and a chord bearing S85°10'00"W a distance of 723.09 feet; thence
S77°45'31"W a distance of 250.33 feet; thence a curve to the left having a radius of 7,699.44 feet, a
length of 367.38 feet, and a chord bearing S79°07'32"W a distance of 367.34 feet to a point on the
centerline of Duff Lane; thence on last said centerline S01°02'31"W a distance of 415.49 feet to a point
on the easterly extension of the north line of Parcels 1, 2 and 3 and as shown on Record of Survey |.N.
2021-004878; thence on last said line N89°03'29"W a distance of 620.41 feet to the NW corner of last
said Parcel 3 also being a point on the easterly line of Parcel 1 as shown on Record of Survey I.N.

2021-036049; thence on last said easterly line N0°54'44"E a distance of 61.23 feet to the NE corner.of _

last said Parcel 1; thence on the north line of last said Parcel 1 N89°05'26"W a distance of 349.92 feet
to the NW corner of last said Parcel 1; thence on the westerly line of last said Parcel 1 S0°54'44"W a
distance of 33.95 feet to the centerline of Watkins Ditch; thence on last said centerline S62°55'37"W a
distance of 30.15 feet; thence S77°56'03"W a distance of 79.38 feet; thence S86°42'38"W a distance
of 195.99 feet to the easterly line of Parcel 2 as shown on Record of Survey I.N. 200570730; thence
on last said line NO0°54'49"E a distance of 311.04 feet to a point on the southerly right of way line of
State Hwy 44; thence on last said right of way line a non-tangent curve to the left having a radius of
7,699.44 feet, length of 32.86 feet, and a chord bearing N89°52'19"W a distance of 32.86 feet; thence
N89°44'59"W a distance of 27.50 feet to the westerly line of last said Parcel 2; thence on last said line
S00°56'50"W a distance 1,598.32 feet to the NW corner of Parcel 2 as shown on Record of Survey LN.
2020-005603; thence on the northerly line of last said Parcel 2 N55°36'36"E a distance of 606.93 feet;
thence S89°29'43"E a distance of 833.63 feet to the east quarter corner of Section 8 T4N, R2W:; thence
on the east line of said Section 8 S01°02'17"W a distance of 556.45 feet to the NE corner of the
Riverbend Ranch Subdivision; thence on the northerly line of last said Riverbend Ranch Subdivision
N89°31°29"W a distance of 1,327.88 feet to the NE corner of said Riverbend Ranch Subdivision; thence
on the west line of last said Riverbend Ranch Subdivision S00°56'50"W a distance of 768.95 feet to a
point on the Northerly line of the Gabica Subdivision; thence on the northerly line of last said Gabica
Subdivision N89°25'34"W a distance of 347.97 feet to the NW comer of Lot 5 Block 1 of last said Gabica
Subdivision; thence on the west line of last said Lot 5 Block 1 S01°02'17"W a distance of 661.46 feet
to the SW corner of last said Lot 5 Block 1: thence on the southerly line of last said Lot 5 Block 1
S89°26'40°E a distance of 72.00 feet to the right of way line of Gabica Street; thence on last said right
of way line a non-tangent curve to the left having a radius 60.00 feet, length of 113.83 feet and a chord
bearing S36°13'00"W a distance of 97.51 feet to the NW corner of Lot 7 Block 1 of last said Gabica
Subdivision; thence N57°03'06"W a distance of 32.14 feet to an angle point on Lot 6 Block 1 of last
said Gabica Subdivision; thence on the line of last said Lot 6 Block 1 S54°08'32"W a distance 198.00
feet; thence S36°'08'07"W a distance of 593.64 feet to a point on the south line of said Section 8; thence
on last said south line S89°21'18"E a distance of 2,185.73 feet to the common comer of Sections 8,9,
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16 and 17 T4N, R2W; thence on the East line of said Section 17 S01°02'06"W a distance of 1,837.84
feet to a meander corner; thence meandering along the original south bank of the Boise river
N85°21'31"W a distance of 65.14 feet to a point on the east line of said Section 17: thence on last said
east line S00°22'58"W a distance of 206.30 feet to a meander comer; thence at right angles
N89°37'02"W a distance of 25.00 feet to a line parallel with and distant 25.00 feet from last said east
line; thence on last said parallel line S00°22'58"W a distance of 3,215.25 feet to a point on the south
line of said Section 17 which bears N89°17°18"W a distance of 25.00 feet from the common corner of
Sections 16, 17, 20 and 21; thence on the south line of said Section 17 N89°17'18"W a distance of
2,650.71 feet to the common quarter corner of Section 17 and Section 20; thence on the quarter line
of said Section 20 S00°39'23"W a distance of 342.92 feet to the centerline of Lincoln Road: thence on
last said centerline N86°51'38"W a distance of 463.55 feet to a point on the southerly extension of the
easterly line of Parcel 3 as shown on Record of Survey |.N. 2008042614; thence on the easterly line of
last said Parcel 3 N19°07°'51"W a distance of 27.26 feet to the northerly right of way line of Lincoln
Road; thence on last said right of way line N86°52'40"W a distance of 752.66 feet; thence S84°10'02"W
a distance of 101.47 feet to a point on the southerly extension of the westerly line of Parcel 1 of last
said Record of Survey; thence on last said line S0°45'31"W a distance of 25.29 feet to the centerlineof
Lincoln Road; thence on last said centerline S84°10°39"W a distance of 1,334.10 feet to a point on the
centerline of Middleton Road also being the westerly line of said Section 20; thence on last said
centerline N00°36'47"E a distance of 454.66 feet to the corner common to Sections 17, 18, 19, 20 T4N,
R2W; thence on the south line of said Section 18 N89°44'29"W a distance of 2,636.69 feet to the Point
of Beginning.

Excepting therefrom
Parcel 2 as shown on Record of Survey |.N. 2017-034868 more particularly described as follows:

Commencing at the common corner of Section 4, 5, 8 and 9 T4AN R2W; thence on the west line of said
Section 9 S01°02'31"W a distance of 322.32 feet to the NW corner of said Parcel 2 also being the Point
of Beginning; thence on the line of last said Parcel 2 the following courses:

S89°15'47°E a distance of 513.01 feet; thence S01°02'31'W a distance of 283.84 feet; thence
S87°32'25"W a distance of 249.47 feet; thence S01°02'31"W a distance of 254.50 feet; thence
N89°18'07"W a distance of 264.00 feet to a point on the west line of said Section 9; thence N01°02'31"E
a distance of 552.43 feet to the Point of Beginning.

Also excepting therefrom

Lot 1 Block 1 of Greenlinks Subdivision more particularly described as follows:

Commencing at the north quarter corner of Section 8 T4N, R2W: thence on the north south quarter line
S01°07'38"W a distance of 1,278.96 feet to the southwest corner of said Greenlinks Subdivision also

being a point on the right of way line of State Street; thence on the south line of said Greenlinks
Subdivision S$89°45'11’E a distance of 623.05 feet to the southeast corner of said Greenlinks
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Subdivision also being the Point of Beginning; thence on the south line of said Lot 1 Block 1
N89°45'11"W a distance of 132.19 feet to the southwest corner of said Lot 1 Block 1; thence on the
west line of said Lot 1 Block 1 N00°26'02"E a distance of 139.92 feet to the northwest corner of said
Lot 1 Block1; thence on the north line of said Lot 1 Block 1 S89°33'59°E a distance of 132.99 feet to
the northeast corner of said Lot 1 Block 1; thence on the East line of said Lot 1 Block 1 S00°45'47"W a
distance of 139.50 feet to the Point of Beginning.

Also excepting therefrom

Parcel of land as described in warranty deed to Premier Industrial, LLC I.N. 2010046246 more
particularly described as follows:

Commencing at the common corner of Section 7, 8, 17 and 18 T4N R2W: thence on the west line of
said Section 17 S01°21°46W a distance of 25.00 feet to a point on a line parallel with and distant 25.00
feet form the north line of said Section 17; thence on last said parallel line S89°21'18"E a distance of

42.00 feet to a point on a line parallel with and distant 42.00 feet for the west line of said Section 17;:

thence continuing on last said line S89°21°18"E a distance of 194.68 feet: thence a non-tangent curve
to the right having a radius of 1897.07 feet, a length of 124.88 feet, and a chord bearing S16°54'46"E
a distance of 124.85 feet; thence S18°47'55'E a distance of 825.80 feet: thence S45°17'45"W a
distance of 72.26 feet; thence S79°15'24"W a distance of 478.96 feet to a point on a line parallel with
and distant 42.00 feet for the west line of said Section 17; thence on last said parallel line N0O1°21'46"E
a distance of 1,043.80 feet to the Point of Beginning.

Also excepting therefrom

The area of land contained within the boundaries of Middleton Lakes No. 1, Middleton Lakes No. 2,
Middleton Lakes No. 3, Middleton Lakes No. 4, Sawtooth Lake No. 1, Sawtooth Lake No. 2 and
Sawtooth Lake No. 3 more particularly described as follows:

Beginning at the SW comer of Middieton Lakes No. 4; thence on the west line of last said Middleton
Lakes No. 4 and its northerly extension N01°40'04"E a distance of 1,716.03 feet to an angle point on
the boundary of Middleton Lakes No. 2; thence on last said boundary line of Middieton Lakes No. 2
N51°45'34’E a distance 615.74 feet; thence N68°21'53"E a distance of 190.15 feet to a point on the
north line of said Middleton Lakes No. 2 and its easterly extension; thence on last said line S89°50°'21"E
a distance of 1,988.93 feet to a point on the westerly line of Sawtooth Lake No. 3; thence on the
boundary line of last said Sawtooth lake No. 3 N2°42'41"E a distance of 55.34 feet; thence N73°38'25"E

a distance of 591.76 feet; thence S54°23'35"F a distance of 196.70 feet; thence S52°23'17"E a distance

of 196.02 feet; thence a curve to the right having a radius of 919.22 feet, a length of 301.56 feet and
chord bearing S38°56'12"E a distance of 300.21 feet; thence S25°01'47°E a distance of 247.72 feet;
thence S17°40°01°E a distance of 66.91 feet to a point on the right of way line of Sawtooth Lake Drive;
thence on last said right of way line S70°54'47"W a distance of 140.18 feet; thence a curve to the left
having a radius of 237.95 feet' a length of 138.39 feet and a chord bearing S58°07°34"W a distance of
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136.45 feet; thence S41°13'26"W a distance of 352.34 feet; thence a curve to the right having a radius
of 270.00 feet, a length of 512.92 feet and chord bearing N84°21'10"W a distance of 439.20 feet; thence
a curve to the left having a radius of 530.00 feet, a length of 327.41 feet and a chord bearing
N47°37°37"W a distance of 322.23 feet; thence N65°19'28"W a distance of 57.55 feet to a point on the
east line of Middleton Lakes No.3 ; thence on last said line S01°26'19"W a distance of 763.69 feet to
the SE comer of Middleton Lakes No.3; thence on the southerly line of Middieton Lake No 3.
N45°12'09°W a distance of 118.82 feet; thence N60°54'10"W a distance of 97.81 feet; thence
N70°25'25"W a distance of 102.04 feet; thence N86°13'21"W a distance of 111.72 feet; thence
S86°30°23"W a distance of 116.37 feet; thence S78°28'41"W a distance of 80.36 feet; thence
S69°09'29"W a distance of 426.48 feet; thence S70°46'00"W a distance of 466.67 feet; thence
S75°55'41"W a distance of 170.72 feet; thence S81°52'42"W a distance of 358.92 feet to the SE comner
of Middleton Lakes No. 4; thence on the southerly line of Middleton Lakes No. 4 S75°26'55"W a
distance of 128.78 feet; thence S67°09'26"W a distance of 55.11 feet; thence S54°31'04"W a distance
of 180.68 feet; thence S49°17'02"W a distance of 549.55 feet to the Point of Beginning.

.. Also excepting therefrom S e e

An area of land being a portion of the NE quarter of section 7, Township 4 North, Range 2 West, Boise
Meridian, Canyon County, State of Idaho, more particularly described as follows:

Parcel 1 as shown on Record of Survey |.N. 2018-005114, more particularly described as follows:

Commencing at the common corner of Section 6, 5, 7 and 8 T4N R2W: thence on the east line of said
Section 7 S00°38'48"W a distance of 1,324.44 feet to the N 1/16 corner of said Section 7; thence on
the 16™ line of said Section 7 N89°36'07"W a distance of 314.11 feet to the southeast corner of said
Parcel 1 also being the Point of Beginning; thence continuing on last said 16™ line N89°36'07"W a
distance of 124.19 feet to the southwest corner of said Parcel 1; thence on the west line of said Parcel
1 N00°36°30°E a distance of 352.81 feet; thence N27°37'57"E a distance of 159.40 to a point on the
right of way line of State Street also being the northwest corner of said Parcel 1; thence on the northerly
line of said Parcel 1 S62°28'21"E a distance of 173.02 feet to the northeast corner of said Parcel 1;
thence on the easterly line of said Parcel 1 S00°36'30"W a distance of 265.63 feet; thence N89°36'00"W
a distance of 102.50 feet; thence S00°36'30"W a distance of 150.00 feet to the Point of Beginning.

The above described Urban Renewal District contains 1,822.92 Acres, more or less.
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Exhibit 2

(Intergovernmental Agreement for Roles and Responsibilities under Idaho Code Section
50-2906(3)(b))

4873-0305-5408, v. 4



INTERGOVERNMENTAL AGREEMENT FOR ROLES AND
RESPONSIBILITIES UNDER IDAHO CODE SECTION 50-2906(3)(b)

This Intergovernmental Agreement (“Agreement”) is entered into this 3 4 day of
AZVY M&g{f , 2022, by and between Canyon County, Idaho and the City of Middleton, Idaho, and
is made for the purpose of complying with Idaho Code Section 50-2906(3)(b).

RECITALS

WHEREAS, Canyon County is a duly organized and existing county under the laws and
the Constitution of the State of Idaho;

WHEREAS, City of Middleton (hereinafter, “Middleton”) is a duly organized existing
municipality under the laws and the Constitution of the State of Idaho;

WHEREAS, the Middleton City Council and Mayor of Middleton respectively, on
September 5, 2006, adopted and approved Resolution No. 233-06 creating the Urban Renewal
——Agency of Middleton, Idaho, also known as the Middleton—Urban Renewat “Agency (the
“Agency”), authorizing it to transact business and exercise the powers granted by the Idaho Urban
Renewal Law of 1965, Chapter 20, Title 50, Idaho Code, as amended (hereinafter the “Law™), and
the Local Economic Development Act, Chapter 29, Title 50, Idaho Code, as amended (hereinafter
the “Act”) upon making the findings of necessity required for creating said Agency;

WHEREAS, there is currently one (1) existing urban renewal and revenue allocation
project area in Middleton, which is commonly referred to as the Downtown District;

WHEREAS, based on inquiries and information presented, Middleton commenced certain
discussions concerning examination of an additional area including parcels within Middleton, as
wells as parcels located within unincorporated Canyon County as eligible for an urban renewal

project;

WHEREAS, in 2022, Hamilton, Michaelson, Hilty, LLP commenced an eligibility study
and preparation of an eligibility report for an area approximately 1834 acres in size including
properties and roadway, referred to as the MURA East Study Area, which is an area generally
located within the eastern portion of Middleton and extending to the east into unincorporated
Canyon County and approximately between State Highway 44 and the Boise River, with an
additional portion of the area lying south of the Boise River on either side of Middleton Road.
North of the Boise River, the area extends no further west than the South Hartley Lane alignment
and no further east than one-quarter mile east from the Duff Lane alignment. The area extends
north to the Cornell Street alignment in its northeast corner. South of the Boise River, the area
extends south to Lincoln Road, extending to the west of Middleton Road to the South
Hawthome/Ward Lane alignment and east of Middleton Road to the Duff Lane alignment (the
“Study Area”),
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WHEREAS, the Agency obtained an eligibility report entitled Eligibility Study: MURA
East, dated March 18, 2022 (the “Report™), which examined the Study Area, which area also
included real property located within unincorporated Canyon County, for the purpose of
determining whether such area was a deteriorating area and/or a deteriorated area as defined by
Idaho Code Sections 50-2018(8), (9) and 50-2903(8);

WHEREAS, the Agency, on March 21, 2022, adopted Resolution No. 02-22 accepting the
Report and authorizing the Chair, Vice-Chair, or Administrator of the Agency to transmit the
Report to the Middleton City Council requesting its consideration for designation of an urban
renewal area and requesting the Middleton City Council to direct the Agency to prepare an urban
renewal plan for the Study Area, which plan may include a revenue allocation provision as allowed
by law;

WHEREAS, the Agency also authorized the transmittal of the Report to the Canyon
County Board of County Commissioners (the “Board of County Commissioners”) for purposes of
obtaining a resolution determining such areas outside the boundaries of incorporated Middleton
and within unincorporated Canyon County to be deteriorated and/or deteriorating and finding the
need for an urban renewal project for the proposed Study Area;

WHEREAS, Idaho Code Section 50-2018(18) provides that an urban renewal agency
cannot exercise jurisdiction over any area outside the city limits and within its area of operation
without the approval of the other city or county declaring the need for an urban renewal plan for
the proposed area;

WHEREAS, the Study Area considered within the Report included certain properties
within unincorporated Canyon County;

WHEREAS, the Report was submitted to the Board of County Commissioners, and the
Board of County Commissioners were asked to adopt a resolution finding the need for an urban
renewal project for the proposed Study Area;

WHEREAS, the Board of County Commissioners adopted the Agency’s finding
concerning the proposed Study Area by adopting Resolution No. 22-144 on June 29, 2022;

WHEREAS, the Middleton City Council, by Resolution No. 472-22, dated July 6, 2022,
declared the Study Area described in the Report to be a deteriorated area or a deteriorating area,
or a combination thereof, as defined by Chapters 20 and 29, Title 50, Idaho Code, as amended,
that such Study Area is appropriate for an urban renewal project, that the Board of County
Commissioners adopted the necessary resolutions and directed the Agency to commence
preparation of an urban renewal plan;

WHEREAS, Middleton and the Agency embarked on the planning of an urban renewal
project referred to as the Urban Renewal Plan for the Middleton East District Urban Renewal
Project (the “MURA East Plan”) to develop and/or redevelop a portion of Middleton, and an area
within Middleton’s area of operation and within unincorporated Canyon County adjacent and
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contiguous to Middleton that is intended to be annexed into Middleton prior to development,
pursuant to the Law and the Act, as amended;

WHEREAS, the MURA East Plan proposes to create an urban renewal and revenue
allocation area commonly known as the MURA East District project area (the “Project Area”);

WHEREAS, the Agency and its consultants have undertaken the planning process during
2022;

WHEREAS, the area included in the Project Area is smaller than the area assessed in the
Report, which Project Area is illustrated in Exhibit 1;

WHEREAS, the required property owner consents for any parcels deemed to be an
agricultural operation included within the Project Area have been obtained by the Agency;

WHEREAS, the MURA East Plan contains the provisions of revenue allocation financing
as allowed by the Act;

~—WHEREAS, the Agency Board on October 12, 2022, adopted Resolution No. 07-22-

proposing and recommending the MURA East Plan;

WHEREAS, the Agency, by letter of transmittal dated October 14, 2022, submitted the
MURA East Plan to the Mayor and Middleton City Clerk;

WHEREAS, the Mayor and City Clerk are taking the necessary action to process the
MURA East Plan consistent with the requirements set forth in Idaho Code §§ 50-2906 and 50-
2008;

WHEREAS, appropriate notice of the MURA East Plan and revenue allocation provision
contained therein has been given to the affected taxing districts and the public as required by Idaho
Code § 50-2906;

WHEREAS, after notice duly published, the Middleton City Council at its special meeting
to be held on November 30, 2022, will hold a public hearing and will consider the MURA East
Plan as proposed;

WHEREAS, Idaho Code Section 50-2906(3)(b), requires an agreement between the
Middleton City Council and the Board of County Commissioners, governing administration of a
revenue allocation financing provision for any area extending beyond Middleton’s municipal
boundary and located within unincorporated Canyon County, and such agreement must be
formalized by a transfer of power ordinance adopted by the Board of County Commissioners;

WHEREAS, there are certain properties within the MURA East Plan and Project Area
which extend beyond Middleton’s municipal boundaries and into Canyon County, as illustrated in
Exhibit 1, attached hereto and incorporated herein by reference;
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WHEREAS, the Middleton City Council and the Board of County Commissioners desire
to enter into this Agreement to avoid any uncertainty regarding the Middleton City Council’s
jurisdiction and authority to establish the MURA East Project Area and the Agency’s authority to
implement the MURA East Plan concemning those properties which are outside Middleton’s
municipal limits and within Canyon County, as it relates to the administration of the revenue
allocation;

WHEREAS, the Middleton City Council and Board of County Commissioners deem it in
their collective best interests to enter into this Agreement covering said properties and assuring
compliance with the Act and Law, Idaho Code Sections 50-2906(3)(b) and 50-2018(18)
respectively;

NOW, THEREFORE, it is mutually agreed as follows:
AGREEMENT

1. PURPOSE OF AGREEMENT

The purpose of this Agreement is to detail the duties, roles, and responsibilities to be

provided by the parties with respect to compliance with the Act and Law, Idaho Code Sections 50-
2906(3)(b) and 50-2018(18) respectively;

2. GENERAL PROVISIONS

The Board of County Commissioners does hereby agree that the Middleton City Council
shall have the right, power, authority, and obligation to administer the Law, Act and particularly
the revenue allocation financing provisions of the MURA East Plan for that certain property which
is contained within the boundaries of the revenue allocation area as defined in the Act and the
MURA East Plan, which property extends beyond Middleton’s municipal boundary and into
unincorporated Canyon County. The property governed by this Agreement is illustrated in Exhibit
1 of this Agreement. The Board of County Commissioners, by passing Resolution No. 22-144 has
declared the need for urban renewal activity in the area which extends beyond Middleton’s
municipal boundaries and into unincorporated Canyon County.

By agreeing to the revenue allocation administration of this property by the Middleton City
Council for the limited purposes of implementing the MURA East Plan, the Board of County
Commissioners agree all revenue allocation proceeds generated from such property shall be
available to the Agency for all purposes authorized under the Act and the MURA East Plan.
Following the establishment of the Project Area, the Agency shall administer the revenue
allocation provision affecting this property as allowed under the Act and the MURA East Plan.
Additionally, the Board of County Commissioners acknowledges the MURA East Plan has been
reviewed by the Middleton Planning & Zoning Commission for the MURA East Plan’s conformity
with the general plan for the development of Middleton, as a whole, consistent with and limited to
the requirements of Idaho Code § 50-2008(b). The Board of County Commissioners defers to the
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Middleton Planning & Zoning Commission’s review and recommendations as required by Idaho
Code § 50-2008(b) solely with regard to adopting the MURA East Plan. The Middleton City
Council expressly acknowledges the parcels located within unincorporated Canyon County, if
developed prior to annexation into Middleton, are subject to and shall be developed in conformity
to the Canyon County Zoning and Development Codes., , Recognizing the intent to seek
annexation of the parcels located within unincorporated Canyon County into Middleton prior to
development, which development is intended to occur in phases over the life of the MURA East
Plan and Project Area, once these parcels within unincorporated Canyon County are annexed they
shall develop and conform to the 2019 City of Middleton Comprehensive Plan, as well as the
MURA East Plan. Canyon County defers to the Agency to implement and carry out the MURA
East Plan. Nothing contained in this Agreement alters Canyon County’s jurisdiction as it relates to
land use planning or zoning of these unincorporated parcels while these parcels are still within
unincorporated Canyon County, but merely provides for the administrative of revenue allocation
of these parcels by the Middleton City Council.

The Board of County Commissioners shall approve this Agreement by the adoption of a
transfer of power ordinance and the Middleton City Council shall approve this Agreement by the
adoption of a duly authorized resolution.

Upon approval and adoption of the ordinance and resolution referenced above, the
Middleton City Council shall take the necessary steps through the Middleton City Clerk to transmit
a copy of the County Transfer of Power Ordinance to the County Auditor, County Assessor, the
County Recorder, the other taxing districts of the revenue allocation area, and the Idaho State Tax
Commission.

3. EFFECTIVE TERM

This Agreement shall be deemed effective upon the execution of this Agreement by both
the Board of County Commissioners and the Middleton City Council and shall remain in effect for
the duration of the MURA East Plan. This Agreement shall be of no further force and effect as it
relates to any parcel or parcels as illustrated and described in Exhibit 1 upon those properties or
portions of those properties then being included within the municipal boundaries of Middleton,
currently, or through Middleton’s annexation process.

4. MODIFICATION

This Agreement may be modified or amended in writing if executed by both the Board of
County Commissioners and the Middleton City Council.
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6. ENTIRE AGREEMENT

Except as provided otherwise herein, this Agreement and any attachments hereto constitute
the entire Agreement between the parties concerning the subject matter hereto.

IN WITNESS WHEREOF, the Board of County Commissioners and the Middleton City
Council have executed this Agreement by proper persons thereunto duly authorized as of the date

first hereinabove written.

COUNTY: BOARD OF CANYON COUNTY
COMMISSIONERS

By
ATTEST: o
Canyon County Clerk
CITY: DLETON, IDAHO
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Exhibit 1

(Map Showing Properties Within Unincorporated Canyon County and Legal Description of the
Project Area)

4875-2640-1840, v. 4
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November 7, 2022

CITY OF MIDDLETON
URBAN RENEWAL DISTRICT
Legal Description

An area of land being a portion of Section 12, Township 4 North, Range 3 West, and a portion of
Sections 7, 8, 9, 17, 18 and 20, Township 4 North, Range 2 West, Boise Meridian, Canyon County,
State of Idaho, more particularly described as follows:

BEGINNING at the south quarter corner of Section 18, T4N, R2W: thence on the north/south quarter
line of said Section 18 N00°40'47"E a distance of 3,947.19 feet: thence S89°30'28E a distance of
1,619.78 feet to the SW corner of Lot 4 Block 1 Middleton Industrial Park No. 1: thence on the westerly
line of said Lot 4 N0O0°29'33"E a distance of 287.86 feet to a point on the right of way line of Tungsten 7

- Street; thence on said right of way line a non-tangent curve to the right having a radius of 130.00 feet

a length of 169.35 feet and a chord bearing N36°45'13"W a distance of 157.63 feet; thence continuing
on the right of way line of Cobalt Avenue N00°34'01"E a distance of 515.37 feet; thence N44°06'07"W
a distance of 28.40 feet to a point on the southerly right of way line of Bass Lane; thence N00°33'52"E
a distance of 64.86 feet to the northerly right of way line of Bass Lane; thence on last said right of way
line S89°26°08"E a distance of 618.71 feet to a point on the west line of Parcel A as shown on Record
of Survey I.N. 2017-002883; thence on last said westerly line and its northerly extension N01°23'19"E
a distance of 299.91 feet to a point on the north line of said Section18; thence on said north line
S89°26°05"E a distance of 54.91 feet to the SE corner of the parcel of land as shown on Record of
Survey I.N. 92018622; thence on the easterly line of last said parcel N0O0°39'30"E a distance of 445.00
feet to the NE corner of last said parcel; thence N89°26'05"W a distance of 364.00 feet to an angle
point on last said parcel; thence N00°39'30"E a distance of 597.23 feet to a point on the Ordinary High
Water mark on the south bank of the Boise River; thence meandering on said south bank the following
courses:

$88°43'49"W a distance of 188.01 feet; thence
S77°32'54"W a distance of 290.27 feet; thence
S87°55’07"W a distance of 176.39 feet; thence
N71°43'13"W a distance of 288.84 feet; thence
N71°17°24"W a distance of 261.60 feet; thence
S$81°51°55'W a distance of 241.38 feet; thence
S51°54°21"W a distance of 315.59 feet; thence
§29°52°28"W a distance of 280.77 feet; thence
S37°41'37"W a distance of 819.67 feet; thence
$40°38'569"W a distance of 309.10 feet; thence
$80°12'18"W a distance of 190.51 feet; thence
N78°13'43"W a distance of 106.46 feet; thence

HEADQUARTERS 4165 30TH AVE S 3210 27TH ST W 7661 W RIVERSIDE DR
1907 17TH ST SE SUITE 100 SUITE 200 SUITE 102
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N68°34'20"W a distance of 168.90 feet; thence

N84°05'54"W a distance of 133.74 feet; thence

$66°14'06"W a distance of 59.15 feet; thence

S57°38'33"W a distance of 49.66 feet to a point on the 16™ line of said Section 18; thence on last said
16™ line N0°19'25"E a distance of 229.07 feetto a point on the north line of said Section 18; thence on
last said north line N89°26'47"W a distance of 139.86 feet to a point on the north bank of the Boise
River also being a point on the southerly line of Parcel A as shown on Record of Survey I.N. 2014-
044636; thence on last said north bank and southerly line of Parcel A the following courses:
$§62°10°'23"W a distance of 48.71 feet; thence

$80°52'33"W a distance of 48.73 feet; thence

$19°54'48"W a distance of 58.09 feet; thence

$80°23'55"W a distance of 34.23 feet; thence

N72°05’16"W a distance of 83.22 feet; thence

N88°17'58"W a distance of 98.70 feet; thence

N83°37'32"W a distance of 64.17 feet; thence

NG66°04'29"W a distance of 87.89 feet; thence e L T
$88°49'23"W a distance of 37.10 feet; thence

S§50°44'48"W a distance of 28.72 feet; thence

S§36°33'05"W a distance of 34.98 feet; thence

$85°41'25"W a distance of 28.86 feet; thence

N27°09'34"W a distance of 83.89 feet to a point on said north line of Section 18; thence on last said
north line N89°26'37"W a distance of 528.38 feet to the comer common to Sections 18 and 7 T4N,
R2W and Section 12 and 13 T4N, R3W; thence on the west line line of said Section 7

N2°23'04°E a distance of 555.27 feet; thence

N18°53'44"W a distance of 125.73 feet; thence

N21°48'39"W a distance of 107.92 feet; thence

N31°23'55"W a distance of 86.80 feet: thence

N48°32°20"W a distance of 178.84 feet; thence

N54°27°38"W a distance of 242.88 feet: thence

N59°25'47"W a distance of 124.33 feet: thence

N66°48'22"W a distance of 130.36 feet: thence

N62°33'52"W a distance of 163.59 feet; thence

N68°53'24"W a distance of 222.75 feet; thence

N71°18'15"W a distance of 162.46 feet: thence

N83°09'22"W a distance of 81.65 feet; thence

N69°08'01"W a distance of 219.41 feet; thence

N74°31'27"W a distance of 160.74 feet; thence

N66°23'40"W a distance of 174.69 feet; thence

N66°31'59"W a distance of 248.63 feet; thence

N65°17'35"W a distance of 593.21 feet to a point on the north/south quarter line of said Section 12
T4N, R3W,;

thence leaving said south bank on last said north/south quarter line N03°13'38"E a distance of 173.00
feet; thence N0O0°46'48"E a distance of 467.18 feet to the center comer corner of said Section 12;
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thence continuing on said quarter line N0O0°46°46"E a distance of 663.35 feet to the NW corner of Lot
13 of the Bigelow's Subdivision; thence on the north line of last said Lot 13 S89°49'49°E a distance of
1,353.67 feet to the centerline of Whiffin Lane; thence on last said centerline S00°51'27"W a distance
of 657.55 feet to a point on the east/west quarter line of said Section 12; thence on last said quarter
line NB9°55'25"E a distance of 1,276.79 feet to the east quarter corner of said Section 12; thence on
the east line of said Section 12 N02°22'58"E a distance of 1,312.88 feet to the North 1/16™ line of said
Section 12 and Section 7 T4N, R2W; thence on the 1/16" line of said Section 7 S89°55'08"E a distance
of 2,536.62 feet to the SE corner of Lot 1 Block 3 Doran Corn Addition; thence on the east line of last
said Lot 1 N00°52'30"E a distance of 75.50 feet to a point on the westerly extension of the north line of
the parcel of land as described in Instrument No. 2013001461; thence on said north line and its westerly
extension S89°55'08"E a distance of 194.50 to the northeast corner of last said parcel of land; thence
on the east line of last laid parcel S00°49'38"W a distance of 76.59 feet to the southeast corner of last
said parcel also being a point on the north line of Lot 1 Block 1 of Viking Park Subdivision No. 1; thence
on last said north line S89°35'53"E a distance of 139.25 feet to the northeast corner of last said Lot 1
Block 1; thence N66°55'07"E a distance of 75.24 feet to a point on the southwest corner of the parcel
of land shown on Record of Survey Instrument No. 9020934 also_being a point on the north line of
Boise Street; thence on last said north line S83°34'36”E a distance of 544.94 feet to a point on the
boundary of Middleton Downtown UR Boundary; thence on last said Middleton Downtown UR Boundary
S00°25'24"W a distance of 30.00 feet to a point on the centerline of Boise Street; thence on last said
centerline of Boise Street; S89°34'36"E a distance of 470.00 feet to the East line of Middleton Road;
thence N00°02'20E a distance of 230.00 feet; thence S89°30'49"E a distance of 340.23 feet; thence
N20°02'36"W a distance of 38.64 feet; thence S89°50'53"E a distance of 221.81 feet to a point on the
easterly line of the abandoned railroad right of way line; thence on last said abandoned right of way
line N24°07°'29°W a distance of 581.42 feet; thence N27°30'05"E a distance of 123.52 feet to a point
on the north right of way line of State Hwy 44; thence on said right of way line $62°28'21"E a distance
of 1,086.75 feet; thence on a spiral curve with a radius of -2,799.79 feet a length of 247.15 feet and a
chord bearing S63°16'49"E a distance of 247.13 feet; thence a curve to the left having a radius of
2,799.79 feet a length of 1,086.72 feet and a chord bearing S76°06'40"E a distance of 1,079.91 feet;
thence on a spiral curve with a radius of 2,799.79 feet a length of 247.15 feet and a chord bearing
S88°53'46"E a distance of 250.87 feet; thence S89°44'59"E a distance of 399.49 feet to a point on the
westerly line of Parcel B as shown on Record of Survey I.N. 200367674; thence on last said westerly
line and its northerly extension N01°10°52"E a distance of 566.89 feet to the northwest comer of Parcel
A as shown on last said Record of Survey; thence on the north line of said Parcel A and its easterly
extension S89°39'50"E a distance of 664.00 feet to the westerly line of Greenlinks Subdivision; thence
on last said westerly line S01°08'59"W a distance of 323.73 to the NW comer of Lot 4 Block 4 of said
Greenlinks Subdivision; thence on the north line of last said Lot 4 S89°33'34"E a distance of 79.83 feet
to a point on the right of way line of Augusta Street; thence on last said Right of Way line a non-tangent
curve to the right having a radius of 50.00 feet, length 52.75 feet and chord bearing N60°39'23"E a
distance of 50.34 feet; thence S89°33'34"E a distance of 287.96 feet to a point on the easterly right of
way line of Greenlinks Avenue; thence S89°05'45°E a distance of 80.14 feet to the NW corner of Lot 2
Block 1 of said Greenlinks Subdivision; thence on the north line of last said Lot 2 Block 1 S89°33'34"E
a distance of 129.98 feet to a point on the westerly line of Parcel B as shown on Record of Survey I.N.
2013-014768; thence on last said Parcel B boundary N00°45'47"E a distance of 499.85 feet: thence
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N80°50'26°E a distance of 727.86 feet to a point on the westerly line of a parcel of land shown on
Record of Survey, I.N. 2013-04555; thence on last said westerly line NO0°56'50"E a distance of 393.60
feet to a point on the north line of Section 8, T4N, R2W; thence on last said north line S89°39'52"E a
distance of 1,333.18 feet to the common corner of Sections 5, 4, 8 and 9, T4N, R2W; thence on the
North line of said Section 9 S89°16'44"E a distance of 1,321.86 feet to the easterly line of Parcel 1 as
shown on Record of Survey I.N. 2017-034868; thence on last said easterly line and its southerly
extension S01°00'53"W a distance of 1,088.60 feet to the southerly right of way line of State Hwy 44,
thence on last said right of way line a non-tangent curve to the left having a radius of 3,759.72 feet and
a length of 724.21 feet, and a chord bearing S85°10'00"W a distance of 723.09 feet; thence
S77°45'31"W a distance of 250.33 feet; thence a curve to the left having a radius of 7,699.44 feet, a
length of 367.38 feet, and a chord bearing S79°07'32"W a distance of 367.34 feet to a point on the
centerline of Duff Lane; thence on last said centerline S01°02'31"W a distance of 415.49 feet to a point
on the easterly extension of the north line of Parcels 1, 2 and 3 and as shown on Record of Survey |.N.
2021-004878; thence on last said line N89°03'29"W a distance of 620.41 feet to the NW corner of last
said Parcel 3 also being a point on the easterly line of Parcel 1 as shown on Record of Survey LN.
~ 2021-036049; thence on last said easterly line N0°54'44"E a distance of 61.23 feet to the NE corner.of
last said Parcel 1; thence on the north line of last said Parcel 1 N89°05'26"W a distance of 349.92 feet
to the NW corner of last said Parcel 1; thence on the westerly line of last said Parcel 1 S0°54'44"W a
distance of 33.95 feet to the centerline of Watkins Ditch; thence on last said centerline S62°55'37"W a
distance of 30.15 feet; thence S77°56°03"W a distance of 79.38 feet; thence S86°42'38"W a distance
of 195.99 feet to the easterly line of Parcel 2 as shown on Record of Survey I.N. 200570730; thence
on last said line N00°54'49"E a distance of 311.04 feet to a point on the southerly right of way line of
State Hwy 44; thence on last said right of way line a non-tangent curve to the left having a radius of
7.699.44 feet, length of 32.86 feet, and a chord bearing N89°52'19"W a distance of 32.86 feet; thence
N89°44'59"W a distance of 27.50 feet to the westerly line of last said Parcel 2; thence on last said line
S00°56'50"W a distance 1,598.32 feet to the NW corner of Parcel 2 as shown on Record of Survey |.N.
2020-005603; thence on the northerly line of last said Parcel 2 N55°36'36"E a distance of 606.93 feet;
thence S89°29'43"E a distance of 833.63 feet to the east quarter comer of Section 8 T4N, R2W, thence
on the east line of said Section 8 S01°02'17"W a distance of 556.45 feet to the NE corner of the
Riverbend Ranch Subdivision; thence on the northerly line of last said Riverbend Ranch Subdivision
N89°31'29"W a distance of 1,327.88 feet to the NE corner of said Riverbend Ranch Subdivision; thence
on the west line of last said Riverbend Ranch Subdivision S00°56'50"W a distance of 768.95 feet to a
point on the Northerly line of the Gabica Subdivision; thence on the northerly line of last said Gabica
Subdivision N89°25'34"W a distance of 347.97 feet to the NW comer of Lot 5 Block 1 of last said Gabica
Subdivision; thence on the west line of last said Lot 5 Block 1 S01°02'17"W a distance of 661.46 feet
to the SW corner of last said Lot 5 Block 1; thence on the southerly line of last said Lot 5 Block 1
$89°26'40"E a distance of 72.00 feet to the right of way line of Gabica Street; thence on last said right
of way line a non-tangent curve to the left having a radius 60.00 feet, length of 113.83 feet and a chord
bearing $36°13’00"W a distance of 97.51 feet to the NW corner of Lot 7 Block 1 of last said Gabica
Subdivision: thence N57°03'06"W a distance of 32.14 feet to an angle point on Lot 6 Block 1 of last
said Gabica Subdivision; thence on the line of last said Lot 6 Block 1 S54°08'32"W a distance 198.00
feet: thence S36°°08'07"W a distance of 593.64 feet to a point on the south line of said Section 8; thence
on last said south line $89°21°18"E a distance of 2,185.73 feet to the common corner of Sections 8, 9,
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16 and 17 T4N, R2W; thence on the East line of said Section 17 S01°02'06"W a distance of 1,837.84
feet to a meander corner; thence meandering along the original south bank of the Boise river
N85°21°31"W a distance of 65.14 feet to a point on the east line of said Section 17, thence on last said
east line S00°22'58"W a distance of 206.30 feet to a meander corner; thence at right angles
N89°37'02"W a distance of 25.00 feet to a line parallel with and distant 25.00 feet from last said east
line; thence on last said paralle! line S00°22'58"W a distance of 3,215.25 feet to a point on the south
line of said Section 17 which bears N89°17'18"W a distance of 25.00 feet from the common comer of
Sections 16, 17, 20 and 21; thence on the south line of said Section 17 N89°17'18"W a distance of
2,650.71 feet to the common quarter corner of Section 17 and Section 20; thence on the quarter line
of said Section 20 S00°39'23"W a distance of 342.92 feet to the centerline of Lincoln Road; thence on
last said centerline N86°51'38"W a distance of 463.55 feet to a point on the southerly extension of the
easterly line of Parcel 3 as shown on Record of Survey I.N. 2008042614 thence on the easterly line of
last said Parcel 3 N19°07'51"W a distance of 27.26 feet to the northerly right of way line of Lincoln
Road; thence on last said right of way line N86°52'40"W a distance of 752.66 feet; thence S84°10'02"W
a distance of 101.47 feet to a point on the southerly extension of the westerly line of Parcel 1 of last

said Record of Survey; thence on last said line S0°45'31"W a distance of 25.29 feet to the centerline of

Lincoin Road; thence on last said centerline S84°10'39"W a distance of 1,334.10 feet to a point on the
centerline of Middleton Road also being the westerly line of said Section 20; thence on last said
centerline N00°36'47"E a distance of 454.66 feet to the corner common to Sections 17, 18, 19, 20 T4N,
R2W; thence on the south line of said Section 18 N89°44'29"W a distance of 2,636.69 feet to the Point
of Beginning.

Excepting therefrom
Parcel 2 as shown on Record of Survey I.N. 2017-034868 more particularly described as follows]

Commencing at the common corner of Section 4, 5, 8 and 9 T4N R2W; thence on the west line of said
Section 9 S01°02'31"W a distance of 322.32 feet to the NW corner of said Parcel 2 also being the Point
of Beginning; thence on the line of last said Parcel 2 the following courses:

S89°15'47°E a distance of 513.01 feet; thence S01°02'31"W a distance of 283.84 feet; thence
S87°32'25"W a distance of 249.47 feet; thence S01°02'31"W a distance of 254.50 feet; thence
N89°18'07"W a distance of 264.00 feet to a point on the west line of said Section 9; thence N01°02'31"E
a distance of 552.43 feet to the Point of Beginning.

Also excepting therefrom

Lot 1 Block 1 of Greenlinks Subdivision more particularly described as follows:

Commencing at the north quarter corner of Section 8 T4N, R2W:; thence on the north south quarter line
S01°07°38"W a distance of 1,278.96 feet to the southwest corner of said Greenlinks Subdivision also

being a point on the right of way line of State Street; thence on the south line of said Greenlinks
Subdivision S89°45'11"E a distance of 623.05 feet to the southeast corner of said Greenlinks
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Subdivision also being the Point of Beginning; thence on the south line of said Lot 1 Biock 1
N89°45'11"W a distance of 132.19 feet to the southwest corner of said Lot 1 Block 1; thence on the
west line of said Lot 1 Block 1 N0O0°26'02"E a distance of 139.92 feet to the northwest corner of said
Lot 1 Block1; thence on the north line of said Lot 1 Block 1 S89°33'59"E a distance of 132.99 feet to
the northeast corner of said Lot 1 Block 1; thence on the East line of said Lot 1 Block 1 S00°45'47"W a
distance of 139.50 feet to the Point of Beginning.

Also excepting therefrom

Parcel of land as described in warranty deed to Premier Industrial, LLC L.N. 2010046246 more
particularly described as follows:

Commencing at the common corner of Section 7, 8, 17 and 18 T4N R2W; thence on the west line of
said Section 17 S01°21'46"W a distance of 25.00 feet to a point on a line parallel with and distant 25.00
feet form the north line of said Section 17; thence on last said parallel line $89°21'18"E a distance of
42.00 feet to a point on a line parallel with and distant 42.00 feet for the west line of said Section 17; -
thence continuing on last said line S89°21'18"E a distance of 194.68 feet; thence a non-tangent curve
to the right having a radius of 1897.07 feet, a length of 124.88 feet, and a chord bearing S16°54'46"E
a distance of 124.85 feet; thence S18°47'55"E a distance of 825.80 feet; thence S45°17'45°W a
distance of 72.26 feet; thence S79°15'24"W a distance of 478.96 feet to a point on a line parallel with
and distant 42.00 feet for the west line of said Section 17: thence on last said parallel line NO1°21'46"E
a distance of 1,043.80 feet to the Point of Beginning.

Aiso excepting therefrom

The area of land contained within the boundaries of Middleton Lakes No. 1, Middleton Lakes No. 2,
Middleton Lakes No. 3, Middleton Lakes No. 4, Sawtooth Lake No. 1, Sawtooth Lake No. 2 and
Sawtooth Lake No. 3 more particularly described as follows:

Beginning at the SW comer of Middleton Lakes No. 4; thence on the west line of last said Middleton
Lakes No. 4 and its northerly extension N01°40°'04"E a distance of 1,716.03 feet to an angle point on
the boundary of Middleton Lakes No. 2; thence on last said boundary line of Middleton Lakes No. 2
N51°45'34"E a distance 615.74 feet; thence N68°21'53"E a distance of 190.15 feet to a point on the
north line of said Middleton Lakes No. 2 and its easterly extension; thence on last said line S89°50'21"E
a distance of 1,988.93 feet to a point on the westerly line of Sawtooth Lake No. 3; thence on the
boundary line of last said Sawtooth lake No. 3 N2°42'41"E a distance of 55.34 feet; thence N73°38'25"E

a distance of 591.76 feet; thence $S54°23'35"E a distance of 196.70 feet; thence S52°23'17"E a distance

of 196.02 feet; thence a curve to the right having a radius of 919.22 feet, a length of 301.56 feet and
chord bearing S38°56'12°E a distance of 300.21 feet; thence S25°01'47°E a distance of 247.72 feet;
thence S17°40'01"E a distance of 66.91 feet to a point on the right of way line of Sawtooth Lake Drive;
thence on last said right of way line S70°54'47"W a distance of 140.18 feet; thence a curve to the left
having a radius of 237.95 feet’ a length of 138.39 feet and a chord bearing S58°07°34"W a distance of
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136.45 feet; thence S41°13'26"W a distance of 352.34 feet; thence a curve to the right having a radius
of 270.00 feet, a length of 512.92 feet and chord bearing N84°21'10"W a distance of 439.20 feet; thence
a curve to the left having a radius of 530.00 feet, a length of 327.41 feet and a chord bearing
N47°37'37"W a distance of 322.23 feet; thence N65°19'28"W a distance of 57.55 feet to a point on the
east line of Middleton Lakes No.3 ; thence on last said line S01°26'19"W a distance of 763.69 feet to
the SE comer of Middleton Lakes No.3; thence on the southerly line of Middleton Lake No 3.
N45°12'09'W a distance of 118.82 feet; thence N60°54'10"W a distance of 97.81 feet; thence
N70°25'25"W a distance of 102.04 feet; thence N86°13'21"W a distance of 111.72 feet; thence
S86°30'23'W a distance of 116.37 feet; thence S78°28'41"W a distance of 80.36 feet; thence
S69°09'29"W a distance of 426.48 feet; thence S70°46'00"W a distance of 466.67 feet; thence
$75°65'41"W a distance of 170.72 feet; thence S81°52'42"W a distance of 358.92 feet to the SE comer
of Middleton Lakes No. 4; thence on the southérly line of Middleton Lakes No. 4 S75°26'55"W a
distance of 128.78 feet; thence S67°09'26"W a distance of 55.11 feet; thence S54°31°04"W a distance
of 180.68 feet; thence S49°17'02"W a distance of 549.55 feet to the Point of Beginning.

Also excepting therefrom U . o

An area of land being a portion of the NE quarter of section 7, Township 4 North, Range 2 West, Boise
Meridian, Canyon County, State of Idaho, more particularly described as follows:

Parcel 1 as shown on Record of Survey I.N. 2018-005114, more particularly described as follows:

Commencing at the common corner of Section 6, 5, 7 and 8 T4N R2W; thence on the east line of said
Section 7 S00°38'48"W a distance of 1,324.44 feet to the N 1/16 corner of said Section 7; thence on
the 16" line of said Section 7 N89°36'07"W a distance of 314.11 feet to the southeast corner of said
Parcel 1 also being the Point of Beginning; thence continuing on last said 16" line N89°36°07"W a
distance of 124.19 feet to the southwest corner of said Parcel 1; thence on the west line of said Parcel
1 N00°36°30°E a distance of 352.81 feet; thence N27°37'57"E a distance of 159.40 to a point on the
right of way line of State Street also being the northwest corner of said Parcel 1: thence on the northerly
line of said Parcel 1 $62°28'21"E a distance of 173.02 feet to the northeast corner of said Parcel 1;
thence on the easterly line of said Parcel 1 S00°36'30"W a distance of 265.63 feet; thence N89°36'00"W
a distance of 102.50 feet; thence S00°36'30"W a distance of 150.00 feet to the Point of Beginning.

The above described Urban Renewal District contains 1,822.92 Acres, more or less.
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