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I. INTRODUCTION 
 

The Blackfoot Urban Renewal Agency (BURA) was created by the City of 
Blackfoot on September 15, 1992, and was granted authority by said City to 
undertake urban renewal projects which may be facilitated through the use of tax 
increment financing.  The BURA helps to ensure that appropriate development 
takes place in areas of greatest need within the City of Blackfoot. 
 
Planning is essential to create an environment conducive to economic growth and 
development which encourages business to succeed in the City of Blackfoot as well 
as ensure the safety and convenience of its residents.  This Riverview Urban 
Renewal Plan, when implemented, will create an atmosphere that will entice 
businesses to locate in Blackfoot. 
 
This Plan provides BURA with powers, duties, and obligations to implement the 
program formulated in this Plan for the redevelopment, rehabilitation, and 
revitalization of the area within the boundaries of the project area.  The Plan also 
identifies specific projects and describes the process and related costs for improving 
the area under the Plan. 

 

A.  Background 
 

The Blackfoot Urban Renewal Agency (BURA), in the meeting of March 1, 
2005 made the following recommendation (SEE ATTACHMENT 1): 
 
The BURA recommended the creation of a Revenue Allocation District in the 
area along the Snake River and just south and east of the I-15/Arco 
interchange.  This action necessitates the creation of an improvement plan.  
The recommendation of the BURA, as outlined, is consistent with the goals of 
the City of Blackfoot and is allowed by the State of Idaho Urban Renewal 
Law (Chapter 20, Title 50, Idaho Code).  Accordingly, this Riverview Urban 
Redevelopment Area Improvement Plan provides direction for the use of 
revenue allocation financing to accomplish the following: 
 
1. To eliminate deteriorated or deteriorating conditions that are causing 

economic under-development in the designated area, substantially 
impairing growth of the City of Blackfoot. 

 
2. To encourage both private and public development in the Urban Renewal 

Area in order to diversify and improve the local economy. 
 
3. To foster cooperation among taxing districts in the Blackfoot community 

regarding the use of funds. 
 
4. To accomplish plan goals in accordance with all appropriate federal, state, 

and local laws. 
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B.   Purpose of the Plan 
 

The purpose of this plan is to create a framework from which to implement 
development/redevelopment projects by the BURA to obtain the following 
goals: 
 
1. To strengthen the tax base of the various taxing districts in the Urban 

Renewal Area by engaging in development of underutilized areas; 
 
2. To encourage partnering with the private sector to stimulate new 

commercial expansion, employment, and economic growth in the City of 
Blackfoot and surrounding communities by the development of a 
technology park. 

 
3. To target area in need of public infrastructure improvements including but 

not limited to streets and roadways, utility lines, and public right of ways. 
 
4. To establish and implement performance criteria to ensure high quality 

design and construction standards as well as other elements that will 
provide unity and integrity to the development projects. 

 
5. The elimination of environmental deficiencies in the Project Area, 

including, among others, inappropriate land uses, unsanitary and unsafe 
conditions, and deteriorated and inadequate site improvements. 

 
6. To effectively use the powers granted to the BURA in the pursuit of these 

development activities.  Such powers include: 
 

a. purchasing, holding, improving, transferring, or disposing of any 
property for economic development purposes in carrying out urban 
renewal projects; 

 
b. making and executing contracts and other instruments; 
 
c. disseminating slum clearance and urban renewal information; 
 
d. repairing and installing street, roads, public utilities or other facilities; 
 
e. entering buildings or property to make inspections, surveys, appraisals, 

soundings or test borings. 
 
f. acquiring by purchase, lease, option, gift, grant, bequest, devise, 

eminent domain or otherwise, any real property or personal property 
for its administrative purposes; 
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g. holding, improving, renovating, rehabilitating, clearing or preparing 
for redevelopment any such property or buildings; 

 
h. mortgaging, pledging, hypothecating or otherwise encumbering or 

disposing of any real property; 
 
i. insuring or proving for the insurance of any real or personal property 

or operations of the municipality; 
 
j. demolishing and removing structures on property; 
 
k. investing urban renewal funds; 
 
l. borrowing money and applying for and accepting advances, loans, 

grants, contributions, and any other form of financial assistance; 
 
m. creating modifying and executing plans which may include programs 

of voluntary compulsory repair and rehabilitation of buildings and 
improvements; 

 
n. conducting appraisals, title searches, surveys, studies, and other plans 

and work necessary to prepare for the undertaking of urban renewal 
projects; 

 
o. developing, testing, and reporting methods and techniques, and 

carrying out demonstration for the prevention and elimination of slums 
and urban blight; 

 
p. developing new or improved means of providing housing; 
 
q. accepting and utilizing grants of funds from the federal government; 
 
r. assisting in the relocation of persons displaced from an urban renewal 

area; 
 
s. exercising all or any part or combination of powers herein granted. 
 

By adopting this Plan, it is the intention of the Blackfoot Urban Renewal 
Agency, to improve the designated Riverview Urban Renewal Area and 
enhance the economic viability of the area to facilitate proper growth and 
development of the City of Blackfoot in accordance with sound planning 
standards and community objectives.  The Agency will not participate in any 
private redevelopment activity which will result in displacement of families 
unless a method exists for the relocation of displaced families into decent, 
safe, and sanitary dwelling accommodations within their means and without 
undue hardship to such families. The Agency will acquire property only on a 
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willing buyer willing seller basis and will not acquire any property by 
Eminent Domain. 

 
II. RIVERVIEW URBAN RENEWAL AREA DESCRIPTION AND 

DETERIORATED OR DETERIORATING CONDITIONS 
ANALYSIS 

 
The Urban Renewal Area boundary and Revenue Allocation District are identified 
with the same boundaries.  The area is legally described in Attachment 2.  State 
Urban Renewal Law and the Local Economic Development Act identify a number 
of conditions that qualify an area for urban renewal status.  The following is an 
analysis and reasoning for the proposed Riverview areas to be included as part of an 
Urban Renewal Area.  
 
Idaho Code 50-2002 outlines a finding and declaration of necessity which states 
that areas that impose onerous municipal burdens which decrease the tax base, and 
reduce tax revenues, substantially impairs or arrests the sound growth of 
municipalities and among other things aggravates traffic problems in an area will 
qualify to be Urban Renewal Area.  Additional, in Idaho Code 50-2903 areas in 
which there is a predominance of building or improvements…which by reason of 
dilapidation, deterioration, age or obsolescence…contributes to the economic 
underdevelopment of an area qualify for assistance. 
 
The Riverview area includes a number of properties that have been underdeveloped 
for many years.  Redevelopment of this area is important to the City of Blackfoot 
because of its proximity to the freeway and rail transportation as well as other 
scattered commercial properties.  Development of the Riverview Urban Renewal 
Area would benefit the City’s Comprehensive Plan by concentrating planned 
commercial development in an area appropriately prepared for a technology park 
that will allow the City to quickly respond to changing business needs. The 
Riverview Area includes some parcels of properties that have been underdeveloped 
for several years.  The Riverview Area includes a 25 acre tract of land previously 
used for agriculture exploit that has been available for commercial development for 
many years without success because of several issues that impede commercial 
development in accordance with the City’s Comprehensive Plan including: 

 
 utility services for water, sewer and transportation are inadequate for a more 

intense commercial use in the area  
 
 property is surrounded by a varied use mix including industrial, warehousing, 

commercial and less optimal residential sites.   
 
 traffic access and safety issues for road systems to support large scale 

commercial operations 
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 Unless a planned commercial development park is built, redevelopment will be 
slow or, as in the past, non-existent 

 
 Rail/branch-line desertion 
 
 Necessary new and/or upgraded roads to support large-scale commercial 

operations 
 

Added together, the potential costs associated with developing the site may be more 
than the market value of the property itself.  Therefore, there is considerable 
challenge to the private development of this area without assistance.  Without 
addressing all of the existing conditions, the feasibility of creating development in 
this area in the near future will likely be minimal.  Additionally, the range of issues 
and the costs associated with this development contributes to the ongoing 
underutilization of this area and prompts the need to establish the Riverview Urban 
Renewal Area. 

 
III. PROJECT PLAN 
 

The project list outlined in this plan may be funded (all or in part), by BURA and 
with City Council approval from tax increment funds.  The project will be funded 
from the proceeds of bonds issued by the BURA, with a maturity no longer than 
twenty (20) years from the date of their issuance and repaid only from a pledge of 
tax increment funds as they become available.  No other un-appropriated funds of 
the BURA or the City of Blackfoot will be utilized for the project.  A description of 
the project with estimated costs is as follows: 

 
Table 1 - Project Description Cost 

Site Preparation Work and Infrastructure Improvements  $1,112,000 
   Concrete Work $   493,000 
   Committed Land Acquisition $   100,000 
   Future Development Costs $1,364,277 
   Cost of Financing $   681,833 
   Costs of Bond Issuance  $     20,250 
   Underwriter’s Discount $     24,000 
TOTAL PROJECT COST $3,795,360 

 

A.  Project Description 
 

1. Site Preparation Work – Includes demolition and clearing, water, sewer, 
storm sewer, gas, utilities lines and access, curbs, gutters, sidewalks, and 
lighting. 

 
2. Concrete Pad – Footings and pads available to prospective companies. 
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3. Committed Land Acquisition – Repayment to Bingham County at 
$20,000 per acre. 

 
4. Future Development Costs – Amount of projected revenues available for 

future development. 
 
5. Costs of Financing – Costs of $1,200,000 bond financing until the year 

2025 at an average coupon price of $4.4521%. 
 

6. Financing Instruments – BURA will finance the proposed project with 
revenue allocation bonds issued on or about December 31, 2005 for the 
term not to exceed the duration of the Plan.   

 
7. Costs of Bond Issuance – Includes costs of Bond Counsel, Trustee and 

Paying Agent and other miscellaneous costs associated with the bond. 
 
8. Underwriter’s Discount – Calculated at 2% of the Bond Principal. 

 
 

Table 2 outlines how the projected revenue for the proposed revenue allocation 
district compares to the total project costs. 

  
Table 2 – Projected Revenue per Taxing District 

DESCRIPTION AMOUNT TOTAL 
REVENUES  $3,795,360 
   Revenue Allocation Proceeds $2,965,237  
   CDB Grant Proceeds $   500,000  
   Debt Service Reserve Proceeds $   180,123  
   City of Blackfoot $   150,000  

 
EXPENSES  $3,795,360 
   Site work and Infrastructure Improvements $1,112,000  
   Concrete Work $   493,000  
   Committed Land Acquisition $   100,000  
   Future Development Costs $1,364,277  
   Cost of Financing $   681,833  
   Costs of Bond Issuance  $     20,250  
   Underwriter’s Discount  $     24,000  
   
Ending District Balance (Reserve)  $   102,928 

 
 
IV. ECONOMIC FEASIBILTIY STUDY 

 
The following tables provide a breakdown of base-assessed valuation for the 
proposed revenue allocation district for the Riverview Urban Renewal Area.  An 
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analysis of the tax levy rates applied in calculating tax collection for taxing entities 
and the Riverview Revenue Allocation District is described below and the 2005 tax 
levies obtained from the Bingham County Clerk’s Office for each of the five taxing 
jurisdictions are as follows: 

   
Taxing Jurisdictions                   Tax Levy 

City of Blackfoot     0.011401 
Bingham County     0.005312 
School District 55     0.007062 
Library District     0.000604 

  Blackfoot/Snake River Fire District   0.000923 
Total      0.025302  

  
 

Table 3 shows the amount of expected revenue that the taxing jurisdictions will be 
allocated based upon the base year value of the revenue allocation district for the 
Riverview Urban Renewal Plan. 

 
Table 3 – Anticipated Revenue per Taxing District 

Taxing Entity Levy Rate Riverview Area 
Valuation (Base) 

Base Year Revenue 

City of Blackfoot .011401 $ 202,970 $   2,314 
Bingham County .005312 $ 202,970 $   1,078 
School District 55 .007062 $ 202,970 $   1,433 
Library District .000604 $ 202,970 $      126 
Blkft/Snk Fire District .000923 $ 202,970 $      187 
Total .025302 $ 202,970 $   5,138 
 
 

Table 4 outlines the net increase potential obtained from the estimated post 
construction value on the property after 1, 2, 4, 6,and 11 year periods. 

 
Table 4 - Value of Taxable Property in Revenue Allocation Area 

Year  Base Value Estimated Post 
construction Value 

Net Increase in 
Value 

Year 1 $ 202,970 $    500,000 $    297,030 
Year 2 $ 202,970 $ 5,500,000 $ 5,297,030 
Year 4 $ 202,970 $ 6,100,000 $ 5,897,030 
Year 6 $ 202,970 $ 7,100,000 $ 6,897,030 
Year 11 $ 202,970 $ 8,000,000 $ 7,797,030 
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Table 4(a) provides information pertaining to the fiscal impact of the revenue 
allocation area on each of the taxing districts before and after the bonds are repaid 
and/ or the termination of the Urban Renewal Plan.  The numbers are calculated 
based on the current levy rates listed above and the estimated increased potential tax 
value projected from construction projects in Table 4.   

 
Table 4(a) Fiscal Impact on Taxing Districts 

 Expected 
Tax Value 

City County School 
District 

Library Fire Total 

2006 $   500,000 $       5,700 $    2,656 $   1,531 $     302 $       462 $     10,651
2007 $5,500,000 $     62,705 $  29,216 $  16,841 $  3,322 $    5,077 $   117,161
2008 $5,500,000 $     62,705 $  29,216 $  16,841 $  3,322 $    5,077 $   117,161
2009 $6,100,000 $     69,547 $  32,403 $  18,678 $  3,684 $    5,630 $   129,942
2010 $6,100,000 $     69,547 $  32,403 $  18,678 $  3,684 $    5,630 $   129,942
2011 $7,100,000 $     80,948 $  37,715 $  21,740 $  4,288 $    6,553 $   151,244
2012 $7,100,000 $     80,948 $  37,715 $  21,740 $  4,288 $    6,553 $   151,244
2013 $7,100,000 $     80,948 $  37,715 $  21,740 $  4,288 $    6,553 $   151,244
2014 $7,100,000 $     80,948 $  37,715 $  21,740 $  4,288 $    6,553 $   151,244
2015 $7,100,000 $     80,948 $  37,715 $  21,740 $  4,288 $    6,553 $   151,244
2016 $8,000,000 $     91,208 $  42,496 $  24,496 $  4,832 $    7,384 $   170,416
2017 $8,000,000 $     91,208 $  42,496 $  24,496 $  4,832 $    7,384 $   170,416
2018 $8,000,000 $     91,208 $  42,496 $  24,496 $  4,832 $    7,384 $   170,416
2019 $8,000,000 $     91,208 $  42,496 $  24,496 $  4,832 $    7,384 $   170,416
2020 $8,000,000 $     91,208 $  42,496 $  24,496 $  4,832 $    7,384 $   170,416
2021 $8,000,000 $     91,208 $  42,496 $  24,496 $  4,832 $    7,384 $   170,416
2022 $8,000,000 $     91,208 $  42,496 $  24,496 $  4,832 $    7,384 $   170,416
2023 $8,000,000 $     91,208 $  42,496 $  24,496 $  4,832 $    7,384 $   170,416
2024 $8,000,000 $     91,208 $  42,496 $  24,496 $  4,832 $    7,384 $   170,416
2025 $8,000,000 $     91,208 $  42,496 $  24,496 $  4,832 $    7,384 $   170,416
  $1,587,024 $739,429 $426,229 $84,074 $128,481 $2,965,237
 

If the new construction meets or exceeds projections and after the bonds are repaid 
and/or the Plan terminated, each of the taxing districts will begin receiving annually 
the additional revenues projected for year 2025 in Table 4(a) above. 

 
Table 5 provides an analysis of the estimated revenue to the BURA from new 
construction value within the Riverview Revenue Allocation District.  Levy rates 
based on current rate determinations are applied and the net revenue to be collected 
and distributed to the BURA is figured after subtracting the school credit 0.004 
percent as fixed by Idaho Statute, Section 33-1002(7)(a) allocated to School District 
#55. 
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Table 5 – Estimated Revenue 
Year 
ending 

TIF Tax Value Total Levy 
Rate 

Gross Tax 
Revenue 

School Levy 
per ID 
Code 

Net 
Revenue to 
BURA 

2006 $    500,000 .025302 $   12,651 $   2,000 $     10,651 
2007 $ 5,500,000 .025302 $ 139,161 $ 22,000 $   117,161 
2008 $ 5,500,000 .025302 $ 139,161 $ 22,000 $   117,161 
2009 $ 6,100,000 .025302 $ 154,342 $ 24,400 $   129,942 
2010 $ 6,100,000 .025302 $ 154,342 $ 24,400 $   129,942 
2011 $ 7,100,000 .025302 $ 179,644 $ 28,400 $   151,244 
2012 $ 7,100,000 .025302 $ 179,644 $ 28,400 $   151,244 
2013 $ 7,100,000 .025302 $ 179,644 $ 28,400 $   151,244 
2014 $ 7,100,000 .025302 $ 179,644 $ 28,400 $   151,244 
2015 $ 7,100,000 .025302 $ 179,644 $ 28,400 $   151,244 
2016 $ 8,000,000 .025302 $ 202,416 $ 32,000 $   170,416 
2017 $ 8,000,000 .025302 $ 202,416 $ 32,000 $   170,416 
2018 $ 8,000,000 .025302 $ 202,416 $ 32,000 $   170,416 
2019 $ 8,000,000 .025302 $ 202,416 $ 32,000 $   170,416 
2020 $ 8,000,000 .025302 $ 202,416 $ 32,000 $   170,416 
2021 $ 8,000,000 .025302 $ 202,416 $ 32,000 $   170,416 
2022 $ 8,000,000 .025302 $ 202,416 $ 32,000 $   170,416 
2023 $ 8,000,000 .025302 $ 202,416 $ 32,000 $   170,416 
2024 $ 8,000,000 .025302 $ 202,416 $ 32,000 $   170,416 
2025 $ 8,000,000 .025302 $ 202,416 $ 32,000 $   170,416 
Total     $2,965,237 
 

The total revenue amount that is projected to be received by the BURA over the 
next 20 years is estimated to be approximately $2,965,237.  This amount will be 
used to finance the improvement projects within the Riverview Urban Renewal 
Area through the issuance of revenue allocation bonds for the term not to exceed 
the duration of the Plan.   

 
V. CONFORMANCE WITH STATE LAW 
 

Redevelopment activities for the Riverview Urban Renewal Area are governed by 
two applicable sections of Idaho Code: the Idaho Urban Renewal Law (Chapter 20, 
Title 50, Idaho Code) and the Idaho Local Economic Development Act (Chapter 29, 
Title 50, Idaho Code). 

 
The Idaho Legislature passed the Urban Renewal Law in 1965, Under this law, a 
Mayor and Council can declare areas as deteriorating, and declare that the 
rehabilitation, conservation, and redevelopment of such areas is in the interest of the 
public’s health, safety, morals or welfare (Idaho Code 50-2008).  The Urban Renewal 
Law also states that an area of a city that “Constitutes an economic and social liability 
imposing onerous municipal burdens which decrease the tax base and reduce tax 
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revenues, substantially impairs or arrests 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…” may be designated an urban renewal area. 
 
The Idaho Legislature passed the Local Economic Development Act in 1988.  This 
act states: “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…A revenue allocation financing provision may be 
adopted wither at the time of the original adoption of an urban renewal 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.” (Idaho Code 50-2904) 
 
In addition to this, Idaho Code 50-2906 states:  “The local governing 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 allocation, an authorized municipality must 
enact an ordinance…and conduct a public hearing.”  (Idaho Code 50-2906) This part 
of the Idaho Code specifically implies that a local municipality must enact an 
ordinance before redevelopment can take place.  
 
Pursuant to these laws, the Riverview Urban Renewal Plan proposed within this 
document follows the guidelines prescribed within Idaho Code for the development 
of Urban Renewal Areas and Revenue Allocation Districts and having published due 
notice thereof, a public hearing was held on this Plan on November 22, 2005.  Notice 
of the hearing was duly published in the Morning News and the City Council adopted 
this Plan on November 22, 2005 by Ordinance No. ______ (ATTACHMENT 3) 

 
VI. PLAN DURATION AND TERMINATION PROCEDURES 
 

When the principal of and interest on such monies, indebtedness, bonds, and 
obligations have been paid in full, or when deposits in the special fund or funds are 
sufficient to pay such principal, interest and other obligations as they come due and 
to fund reserves, if any, the allocation of revenues under the act (50-2908), shall 
cease and any monies in such funds or funds in excess of the amount necessary to 
pay such principal, interest and obligations and any other assets accumulated by the 
Agency pursuant to this plan shall be distributed to the affected taxing districts in 
which the revenue is allocated in the same manner and proportion as the most 
recent distribution to the affected taxing districts of the taxes on taxable property 
located within the revenue allocation area and the powers granted to the urban 
renewal agency under the act shall terminate.  The plan shall be in effect and 
enforceable for a period of time necessary to finance all designated improvements 
and all debt obligations the BURA may incur in connection with such 
improvements.  The termination date for this plan will end on December 31, 2026 
and may be amended as allowed by law.  
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VII. AMENDMENT PROCEDURES 
 

The plan may be amended by the BURA after all notice and public hearing 
requirements as set forth in Section 50-2008 (e) of the Idaho Urban Renewal Law 
and Idaho Code Section 50-2906 of the Local Economic Development Act have 
been met, and upon formal approval by the Blackfoot City Council.   

 
VIII. SEVERABILITY 
 

If any part of the plan is declared contrary to Idaho Code, and any provision or 
application of such provision to any person or circumstance is declared invalid for 
any reason, such declaration shall not affect the validity of any remaining 
provisions for the Plan. 

 
IX. CONCLUSION 
 

The Riverview Urban Renewal Plan is designed to improve deteriorating conditions 
that are causing economic under development of the area and substantially 
impairing the sound and continued growth of the City of Blackfoot.  The plans call 
for extensive improvements to land, building, and infrastructure.   
 
Implementation of the plan will provide the infrastructure and environment 
necessary to foster sound growth of the municipality and, increase the tax base and 
tax revenues, encourage economic stability of the community, increase job creation, 
and improve the overall health, safety, and welfare of the residents and businesses 
in this area. 
The Blackfoot Urban Renewal Agency recommends that the City approve and 
cooperate in carrying out the purposes of this Plan. 
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