
URBANRENEWALPLANFORTHE
NORTHCENTRALURBANRENEWALPROJECT

THEURBANRENEWALAGENCYOFTHECITYOFREXBURG,ALSOKNOWNAS
THEREXBURGREDEVELOPMENTAGENCY

CITYOFREXBURG, IDAHO

OrdinanceNo. ________ 1242
Adopted _________ 12/16/2020
Effective _________ 12/16/2020



TABLEOFCONTENTS

Page
100INTRODUCTION .............................................................................................................. 1

101GeneralProceduresoftheAgency ......................................................................... 4
102ProvisionsNecessarytoMeetStateandLocalRequirements: Conformancewith

IdahoCodeSections50-2008and50-2906 ............................................................ 5
103HistoryandCurrentConditionsoftheArea ........................................................... 6
104PurposeofActivities ............................................................................................... 7
105OpenLandCriteria ................................................................................................. 9

200DESCRIPTIONOFPROJECTAREA ............................................................................. 10
300PROPOSEDREDEVELOPMENTACTIONS ................................................................ 10

301General .................................................................................................................. 10
302UrbanRenewalPlanObjectives ........................................................................... 13
303ParticipationOpportunitiesandAgreement.......................................................... 14

303.1ParticipationAgreements .......................................................................... 14
304CooperationwithPublicBodies ........................................................................... 16
305PropertyAcquisition ............................................................................................. 17

305.1RealProperty ............................................................................................ 17
305.2PersonalProperty ...................................................................................... 18

306 PropertyManagement .......................................................................................... 19
307RelocationofPersons (IncludingIndividualsandFamilies), BusinessConcerns,  

andOthersDisplacedbytheProject ..................................................................... 19
308Demolition, ClearanceandSitePreparation ......................................................... 19
309PropertyDispositionandDevelopment ................................................................ 20

309.1DispositionbytheAgency ........................................................................ 20
309.2DispositionandDevelopmentAgreements .............................................. 20
309.3DevelopmentbytheAgency ..................................................................... 21

310DevelopmentPlans ............................................................................................... 22
312ParticipationwithOthers ...................................................................................... 22
313ConformingOwners.............................................................................................. 23

400USESPERMITTEDINTHEPROJECTAREA.............................................................. 23
401DesignatedLandUses........................................................................................... 23
402\[ Reserved\] ............................................................................................................. 23
403PublicRights-of-Way ........................................................................................... 23
404InterimUses .......................................................................................................... 24
405DevelopmentintheProjectAreaSubjecttothePlan ........................................... 24
406ConstructionShallComplywithApplicableFederal, State, andLocalLawsand

OrdinancesandAgencyDevelopmentStandards ................................................. 24
407\[ Reserved\] ............................................................................................................. 25
408NonconformingUses ............................................................................................ 25
409DesignGuidelinesforDevelopmentunderaDispositionandDevelopment

AgreementorOwnerParticipationAgreement .................................................... 25
500METHODSOFFINANCINGTHEPROJECT ............................................................... 26

501GeneralDescriptionoftheProposedFinancingMethod ...................................... 26

i



502RevenueAllocationFinancingProvisions 26
502.1EconomicFeasibilityStudy ...................................................................... 28
502.2AssumptionsandConditions/EconomicFeasibilityStatement ................ 28
502.3TenPercentLimitation ............................................................................. 29
502.4FinancialLimitation .................................................................................. 30
502.5 \[Reserved\] ................................................................................................ 32
502.6ParticipationwithLocalImprovementDistrictsand/orBusiness

ImprovementDistricts .............................................................................. 32
502.7IssuanceofDebtandDebtLimitation ...................................................... 32
502.8ImpactonOtherTaxingDistrictsandLevyRate ..................................... 32

503PhasingandOtherFundSources .......................................................................... 35
504LeaseRevenueandBonds .................................................................................... 35
505MembershipDuesandSupportofCommunityEconomicDevelopment ............ 35

600ACTIONSBYTHECITYANDCOUNTY .................................................................... 36
601MaintenanceofPublicImprovements .................................................................. 37

700ENFORCEMENT ............................................................................................................. 37
800DURATIONOFTHISPLAN, TERMINATION, ANDASSETREVIEW .................... 37
900PROCEDUREFORAMENDMENTORMODIFICATION .......................................... 39
1000SEVERABILITY .............................................................................................................. 39
1100ANNUALREPORTANDOTHERREPORTINGREQUIREMENTS .......................... 39
1200APPENDICES, ATTACHMENTS, EXHIBITS, TABLES ............................................. 40

ii



Attachments

Attachment1 BoundaryMapofUrbanRenewalProjectAreaandRevenueAllocation
Area

Attachment2 LegalDescriptionofUrbanRenewalProjectAreaandRevenueAllocation
Area

Attachment3 PrivatePropertiesWhichMaybeAcquiredbytheAgency

Attachment4 MapDepictingExpectedLandUseandCurrentZoningMapoftheProject
Area

Attachment5 StatementofProposedPublicImprovements, Costs, Revenue, Tax
Impacts, andFinancingMethods/EconomicFeasibilityStudy

Attachment5A EstimatedNetTaxableValueofNewPrivateDevelopment

Attachment5B EstimatedAnnualRevenueAllocations

Attachment5C EstimatedAnnualRevenuesandCosts

Attachment6 AgriculturalOperationConsents (WithoutAttachmentsBandC)  

Attachment7 MadisonCountyBoardofCountyCommissionersResolutionNo. 447
eligibility)  

Attachment8 RexburgCityCouncilResolutionNo. 2020-12 (eligibility)  

Attachment9 MadisonCountyBoardofCountyCommissionersOrdinanceNo.  
IntergovernmentalAgreementandTransferofPowers

Ordinance)  

Attachment10 RexburgCityCouncilResolutionNo. _______(Intergovernmental
Agreement MadisonCounty)  

iii



100 INTRODUCTION

ThisistheUrbanRenewalPlan (thNorthCentralUrbanRenewalProject
intheCityofRexburg CitystateofIdaho. Attachments1through10

eincorporatedhereinandshallbe
consideredapartofthisPlan.   

ToverallactivitiesdefinedinthisPlan
andconformstothestatutorydefinitionofanurbanrenewalproject. Referenceisspecifically
madetoIdahoCode §§ 50-2018(10) and50-2903(13) forthevariousactivitiescontemplatedby

Suchactivitiesincludebothprivateandpublicdevelopmentofproperty
withintheurbanrenewalarea. TheNorthCentralProjectAreaisalsoreferredtoastheProject
Area.  

ThisPlanwaspreparedbytheBoardofCommissioners ) ofthe
UrbanRenewalAgencyoftheCityofRexburg, alsoknownastheRexburgRedevelopment
Agency (th, itsconsultants, andstaff, andreviewedandrecommendedbythe
AgencypursuanttotheIdahoUrbanRenewalLawof1965, Chapter20, Title50, IdahoCode, as
amended (, theLocalEconomicDevelopmentAct, Chapter29, Title50, IdahoCode,  

andallapplicablelocallawsandordinances.  

IdahoCode § 50-2905identifieswhatinformationthePlanmustincludewithspecificity
asfollows:  

1)  Astatementdescribingthetotalassessedvaluationofthebaseassessmentrollof
therevenueallocationareaandthetotalassessedvaluationofalltaxableproperty
withinthemunicipality.   

2)  Astatementlistingthekind, number, andlocationofallproposedpublicworksor
improvementswithintherevenueallocationarea.  

3) Aneconomicfeasibilitystudy.  

4) Adetailedlistofestimatedprojectcosts.  

5) Afiscalimpactstatementshowingtheimpactoftherevenueallocationarea, both
untilandafterthebondsarerepaid, uponalltaxingdistrictslevyingtaxesupon
propertyontherevenueallocationarea.  

6) Adescriptionofthemethodsoffinancingallestimatedprojectcostsandthetime
whenrelatedcostsormonetaryobligationsaretobeincurred;  

7) Aterminationdatefortheplanandtherevenueallocationareaasprovidedforin
section50-2903(20), IdahoCode. Indeterminingtheterminationdate, theplan
shallrecognizethattheagencyshallreceiveallocationofrevenuesinthecalendar
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yearfollowingthelastyearoftherevenueallocationprovisiondescribedinthe
urbanrenewalplan.  

8) Adescriptionofthedispositionorretentionofanyassetsoftheagencyuponthe
terminationdate. Providedhowever, nothinghereinshallpreventtheagencyfrom
retainingassetsorrevenuesgeneratedfromsuchassetsaslongastheagencyshall
haveresourcesotherthanrevenueallocationfundstooperateandmanagesuch
assets.  

ThisPlanincludestheaboveinformationwithspecificity.  

TheProjectAreaextendsbeyondthemunicipalboundaryoftheCitytoincludeparcelsin
unincorporatedMadisonCounty. PursuanttoIdahoCodeSections50-2018(18) and50-2906(1),  
theMadisonCountyBoardofCo
Areaeligibleforanurbanrenewalproject (Attachment7). Further, forpurposesofimplementing
thisPlan, theBOCCenteredintoanintergovernmentalagreementandadoptedatransferof
powersordinance (Attachment9). AstheProjectAreadevelops, theCityandCountyintendfor
theProjectAreatobefullyannexedintotheCity.   

TheproposeddevelopmentoftheProjectAreaasdescribedinthisPlanconformstoThe
CityofRexburg2020ComprehensivePlan , asmaybeamended,  
andadoptedbytheCityCouncil (theCityCouncil. TheAgencyintendstorelyheavilyonany

1applicableCitydesignstandardswhichmaycoverallorpartoftheProjectArea.   

ThisPlanissubjecttothePlanmodificationlimitationsandreportingrequirements
setforthinIdahoCode § 50-2903A. SubjecttolimitedexceptionsassetforthinIdahoCode

50-2903A, ifthisPlanismodifiedbyCityCouncilordinance, thenthebasevalueforthe
yearimmediatelyfollowingtheyearinwhichmodificationoccursshallincludethecurrent

equalizedassessedvalueofthetaxablepropertyintherevenueallocationarea,  
effectivelyeliminatingtheAgetream. ShouldtheAgencyhaveany
outstandingfinancialobligations, theCityshallnotadoptanordinancemodifyingthisPlan
unlessmodificationisdeemedtohavenotoccurredasprovidedinIdahoCode § 50- 
2903A(1)(a)(i)-(iv) andwrittenconsenthasbeenobtainedbyanycreditors, includingbut
notlimitedtolendinginstitutionsanddeveloperswhohaveenteredintoreimbursement
agreementswiththeAgency.  

o
maketechnicalorministerialchangestoaplanthatdoesnotinvolveanincreaseintheuse
ofrevenuesallocatedto IdahoCode § 50-2903A(1)(a)(i). Annualadjustments

equiredtoaccountfor
more/lessestimatedrevenueandprojecttiming, includingprioritizationofprojects. Any

1TheredevelopmentoftheProjectAreaalsoconformstotheMadisonCounty2020ComprehensivePlan, as
amended. However, astheProjectAreawillultimatelybeannexedintotheCitypriortodevelopment
ComprehensivePlanandzoningordinanceswillguidedevelopmentasaddressedintheintergovernmental
agreementbetweentheCityandtheCounty.   
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adjustmentsforthesestatedpurposesaretechnicalandministerialandarenot
modificationsunderIdahoCode § 50-2903A.  

ThisPlanprovidestheAgencywithpowers, duties, andobligationstoimplementand
furthertheprogramgenerallyformulatedinthisPlanforthedevelopment, redevelopment,  
rehabilitation, andrevitalizationoftheareawithintheboundariesoftheProjectArea. The
AgencyretainsallpowersallowedbytheLawandAct. ThisPlanpresentsaprocessandabasic
frameworkwithinwhichplanimplementation, includingcontracts, agreementsandancillary
documentswillbepresentedandbywhichtoolsareprovidedtotheAgencytofashion, develop,  
andproceedwithplanimplementation. ThePlanhasbalancedtheneedforflexibilityoverthe
twenty (20)-yeartimeframeofthePlantoimplementtheimprovementsidentifiedinAttachment
5, withtheneedforspecificityasrequiredbyIdahoCode § 50-2905. ThePlannarrative
addressestherequiredelementsofaplansetforthinIdahoCode § 50-2905(1), (5), (7) and (8).  
Attachment5, assupportedbyAttachments5A, 5Band5C (collectively, Attachment5)  
togetherwiththePlannarrative, meetthespecificityrequirementfortherequiredplanelements
setforthinIdahoCode § 50-2905(2)-(6), recognizingthatactualAgencyexpendituresare
prioritizedeachfiscalyearduringtherequiredannualbudgetingprocess.  

AllowedprojectsarethoseactivitieswhichcomplywiththeLawandtheActandmeet
theoverallobjectivesofthisPlan. Thepublic-privaterelationshipiscrucialinthesuccessful
developmentandredevelopmentoftheProjectArea. Typically, thepublicwillfundenhanced
publicimprovements likeutilities, streets, andsidewalkswhich, inturn, createanattractive
settingforadjacentprivateinvestmentforamixofuses, includingindustrial, lightindustrial,  
commercial, andresidentialfacilities.  

ThepurposeoftheLawandActwillbeattainedthroughtheimplementationofthePlan.  
ThemastergoalsofthisPlanare:  

a. Theinstallationandconstructionofpublicimprovements, includingnewcollector
andarterialstreetsandpedestrianpathways; improvementstoexistingroadways
andintersections, includingtheinstallationoftrafficsignals; installationofcurbs,  
guttersandstreetscapes, whichforpurposesofthisPla
includessidewalks, lighting, landscaping, benches, bikeracks, wayfinding, public
artandsimilaramenitiesbetweenthecurbandrightofwayline; installation
and/orimprovementstofiberopticfacilities; improvementstopublicutilities
includingwaterandsewerimprovements, andfireprotectionsystems; removal,  
burying, orrelocationofoverheadutilities; extensionofelectricaldistribution
linesandtransformers; improvementofirrigationanddrainageditchesand
laterals; andimprovementofstormdrainagefacilities; 

b. Theacquisitionofright-of-way, planning, designandconstructionofproposed
thndimprovementstoreconfigurethe7Northand2 East/YellowstoneHighway

thndIntersections; the5WestExtensionproject; BarneyDairyRoadto2 Southand
thndBarneyDairyto7North; the2EastBridgereconfiguration; BarneyDairyto

nd2Eastreconfiguration; andtheMoodyRoadoverpass, aswellasimprovements
tootherexistingroadwaysandintersectionswithintheProjectArea;   
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c. There-planning, redesign, anddevelopmentofundevelopedorunderdeveloped
areaswhicharestagnantorimproperlyutilizedbecauseoflimitedtrafficaccess,  
underservedutilities, andothersiteconditions, includingtheacquisitionofright- 
of-wayasmaybenecessary;  

d. ThestrengtheningoftheeconomicbaseoftheProjectAreaandthecommunity
bytheinstallationofneededpublicimprovementstostimulatenewprivate
developmentprovidingemploymentandeconomicgrowth;  

e. Theprovisionofadequatelandforopenspace, streetrights-of-wayandpedestrian
rights-of-way, includingpedestrianbridgesovertheTetonRiver; the
establishmentof, orimprovementstoparksandpreservesalongtheTetonRiver;  
improvementstotheTetonRiverTrailand/orrelatedpathways; and
improvementstoandpossiblepurchaseoftheCountyfairgrounds;   

f. Thereconstructionandimprovementofstreetcorridorstoallowtrafficflowsto
movethroughtheProjectAreaalongwiththeaccompanyingutilityconnections,  
throughtheProjectArea;  

g. Theprovisionofpublicserviceutilities, whichmaybesitedoutsideoftheProject
Area, butarenecessarytothedevelopmentoftheProjectArea, suchaswater
systemimprovements, sewersystemimprovementsandimprovementstostorm
drainagefacilities;  

h. InconjunctionwiththeCity, theestablishmentandimplementationof
performancecriteriatoassurehighsitedesignstandardsandenvironmental
qualityandotherdesignelementswhichprovideunityandintegritytotheentire
ProjectArea, includingcommitmentoffundsforplanningstudies, achievinghigh
standardsofdevelopment, andleveragingsuchdevelopmenttoachievepublic
objectivesandefficientuseofscarceresources;  

i. Thestrengtheningofthetaxbasebyencouragingprivatedevelopment, thus
increasingtheassessedvaluationofpropertieswithintheProjectAreaasawhole
andbenefitingthevarioustaxingdistrictsinwhichtheurbanrenewalareais
located; and

j. Thefundingofnecessarypublicinfrastructuretoaccommodatebothpublicand
privatedevelopment.  

101 GeneralProceduresoftheAgency

TheAgencyisapublicbody, corporateandpolitic, asdefinedanddescribedunderthe
LawandtheAct. TheAgencyisalsogovernedbyitsbylawsasauthorizedbytheLawand
adoptedbytheAgency. UndertheLaw, theAgencyisgovernedbytheIdahoopenmeetinglaw;  
thePublicRecordsAct; theEthicsinGovernmentActof2015, Chapters1, 2and4ofTitle74,  

4



IdahoCode; reportingrequirementspursuanttoIdahoCode §§ 67-450B, 67-450E, 50-2903A
and50-2913; andthecompetitivebiddingrequirementsunderChapter28, Title67, IdahoCode,  
aswellasotherprocurementorotherpublicimprovementdeliverymethods.  

Subjecttolimitedexceptions, theAgencyshallconductallmeetingsinopensessionand
allowmeaningfulpublicinputasmandatedbytheissueconsideredorbyanystatutoryor
regulatoryprovision.   

TheAgencymayadoptseparatepolicystatements. Anymodificationtoanypolicy
statementisatechnicalorministerialadjustmentandisnotamodificationtothisPlanunder
IdahoCode § 50-2903A.  

102 ProvisionsNecessarytoMeetStateandLocalRequirements: Conformance
withIdahoCodeSections50-2008and50-2906

IdaholawrequiresthattheCityCouncil, byresolution, mustdetermineageographicarea
beadeterioratedareaoradeterioratingarea, oracombinationthereof, anddesignatesucharea
asappropriateforanurbanrenewalprojectpriortopreparationofanurbanrenewalplan. A
geographicareawasdefinedandstudied, andthefindingsweresetforthinaneligibilityreport.  
AportionoftheareastudiedwasdeannexedfromtheboundariesoftheexistingSecond
AmendedandRestatedUrbanRenewalPlan, NorthHighwayUrbanRenewalProject, Including
SouthAddition, originallyadoptedbyCityCouncilOrdinanceNo. 728, onDecember27, 1991,  
andassubsequentlyamendedandrestatedtoaddgeographicareabyCityCouncilOrdinance
No. 815, onDecember27, 1998, andbyCityCouncilOrdinanceNo. 950, onDecember21, 2005
theNorthHighwayDistrictProjectArea), bytheFirstAmendmenttotheNorthHighway

DistrictProjectArea, adoptedbyCityCouncilOrdinanceNo. 1230onJune17, 2020.   

TheeligibilityreportwassubmittedtotheAgency. TheAgencyacceptedtheeligibility
reportbyAgencyResolutionNo. 2020-03onJuly9, 2020, andthereaftersubmittedthe
eligibilityreporttotheBOCCandtheCityCouncilfortheirconsideration.   

AspropertieswithintheProjectAreaareoutsidetheboundariesoftheCityandwithin
theboundariesofunincorporatedMadisonCounty, andinaccordancewithIdahoCode § 50- 
2018(18), theBOCCadoptedResolutionNo. 447onJuly13, 2020, findingtheProjectAreato
beadeterioratedareaand/ordeterioratingareaandfindinganeedfortheurbanrenewalplan. A
copyofResolutionNo. 447isattachedheretoasAttachment7

TheareastudiedwasdeemedbytheCityCounciltobeadeterioratingareaand/ora
deterioratedareapursuanttotheLawandActandthereforeeligibleforanurbanrenewalproject
byadoptionofResolutionNo. 2020-12onJuly15, 2020. WiththeadoptionofResolutionNo.  
2020-12, theCityCouncilauthorizedthepreparationofanurbanrenewalplan.  
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InaccordancewiththeLawandAct, thenecessaryagriculturaloperationconsentswere
obtainedfromownersofanyagriculturaloperationswithintheProjectAreaforpropertythathas
beenusedasanagriculturaloperationwithinthelastthree (3) years. Copiesoftheagricultural
operationconsentsareattachedheretoasAttachment6 (exhibitsBandCtotheagricultural
operationconsentshavebeenremovedtoreducethelengthofthisPlan).  

ThePlanwaspreparedandsubmittedtotheAgencyforitsreviewandapproval. The
AgencyapprovedthePlanbytheadoptionofAgencyResolutionNo. __________ on

andsubmittedthePlantotheBOCC, andtheCityCouncilwithits
recommendationforadoption.  

InaccordancewiththeLaw, thisPlanwassubmittedtothePlanningandZoning
CommissionoftheCity. AfterconsiderationofthePlan, theCommissionreportedtotheCity
CouncilthatthisPlanisinconformitywiththe ComprehensivePlan.  

InaccordancewiththeLawandtheAct, theCityCouncilandBOCCenteredintoan
intergovernmentalagreementconcerningtheadministrationandimplementationofthePlanand
theBOCCadoptedatransferofpowersordinanceon ____________________, _________, by
OrdinanceNo. ______.  

PursuanttotheLawandAct, theCityCouncilhavingpublishedduenoticethereof, a
publichearingwasheldonthisPlan. NoticeofthehearingwasdulypublishedintheRexburg
StandardJournal, anewspaperhavinggeneralcirculationintheCity. TheCityCounciladopted
thisPlanon ___________ __, ________, byOrdinanceNo. _____. 

103 HistoryandCurrentConditionsoftheArea

ThisProjectAreaincludesanestimated1,206acreswithamixoflanduses. TheProject
AreagenerallyincludesnecessarypropertiesandroadwayalongtheproposedextensionofNorth
5thWestfromtheMadisonCountyFairgroundstoWestMoodyRoad, includingproperties
necessarytoconstructanoverpassonWestMoodyRoadoverStateHighway20. TheProject
AreaalsoincludespropertiesandroadwayalongNorth2ndEastandtheNorthYellowstone
HighwayfromEast1stNorthtoEastMoranViewRoad. TheProjectAreaalsoincludes
propertiesandroadwayalongEast7thNorthandBarneyDairyRoad. Italsoincludes
undevelopedpropertiesbetweenEast7thNorthandBarneyDairyRoadandEast2ndNorth.  
Lastly, theProjectAreaincludesnecessarypropertiesalongtheproposedextensionofEast
Parkwayfromabout6thSouthto7thNorth. TheProjectAreaincludespropertieslocatedwithin
theCitylimitsaswellasparcelswithintheCitysareaofimpact, inunincorporatedMadison
County, whichparcelsarenecessarytoaddressroadway, sewerandwaterimprovements, andto
incentcommercialandindustrialdevelopmentconsistentwiththeComprehensivePlan.   

TheProjectAreaincludesmixedzoningforindustrial, commercialandresidentialuses.  
Asignificantimpedimenttodevelopmentistheextentofinfrastructurenecessarytodevelop
and/orredeveloptheareatosupportcontemplatedand/orfuturelanduses. Development
potentialwithintheProjectAreaiscurrentlyrestrictedduetodefectiveorinadequate
connectivity, vehicularandpedestrian, intheProjectArea, aswellas, lackofaccesstothe
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municipalwatersystem, whichcreatesfireflowissues. Extensionofawaterdistributionsystem
throughouttheProjectAreaisnecessarytosupportdevelopment. Likewise, thesewersystem
willalsoneedtobeextendedthroughouttheProjectArea. Powersystemupgradesarealso
necessary. Thereareanumberoflargerparcelscurrentlytransitioningfromtraditional
agriculturalusethatwilllikelyneedtobesubdividedintodevelopablelots. TheProjectArea
lacksthepublicinfrastructurenecessarytoproperlyserveeconomicdevelopmentcontemplated
bytheCitysComprehensivePlan.   

ThePlanproposesinstallationandimprovementstopublicinfrastructureandother
publiclyownedassetsthroughouttheProjectArea, asmorespecificallysetforthinAttachment
5, creatingtheopportunityforcommercialandindustrialeconomicdevelopment, aswellasthe
opportunityforexpandedresidentialhousingstock.   

TheProjectAreacurrentlyincludesanareaintransitionwithintheCityandCounty,  
movingfrompredominantlyopenlandsandagriculturalusestoanareaofincreaseddemandfor
mixed-usegrowthassetforthintheComprehensivePlan. Asaresult, theProjectAreais
underdevelopedand/orvacantandisnotbeingusedtoitshighestandbestuseduetothe
deterioratingconditionsfoundintheProjectArea, specifically: (1) obsoleteplattingandfaulty
lotlayout thelargeagriculturalland-usepatternsinhibitorderlygrowthifnotencouragedto
subdividetoallowmixeduses, whichinturnresultsineconomicunderdevelopmentofthearea;  
2) outmodedstreetpatterns/inadequatestreetlayout theexistingstreetsintheProjectAreado

notmeetcurrentCitystreetstandardsandlackpedestrianfacilities. Furthertheexistingroad
systemsdoesnotservemajorportionsoftheProjectArea; (3) unsafeconditions acentral
publicwatersystemandsewercollectionsystemdonotservesignificantportionsoftheProject
Area. Thelackofhydrantscreatesfire-safetyissues. Theforegoingconditionshavearrestedor
impairedsoundandorderlygrowthintheProjectAreaandrepresentsanareaofeconomic
underdevelopment.   

Thepreparationandapprovalofanurbanrenewalplan, includingarevenueallocation
financingprovision, givestheCityadditionalresourcestosolvethepublicinfrastructureand
developmentimpedimentissuesinthisarea. Revenueallocationfinancingshouldhelpto
improvethesituation. Ineffect, propertytaxesgeneratedbynewdevelopmentswithinthe
ProjectAreamaybeusedbytheAgencytofinanceavarietyofneededpublicimprovementsand
facilities. Finally, someofthenewdevelopmentsmayalsogeneratenewjobsinthecommunity
thatwould, inturn, benefitarearesidents.  

Itisunlikelyindividualdeveloperswilltakeontheprohibitivecostsofconstructingthe
necessaryinfrastructureintheProjectAreawithouttheabilityofrevenueallocationproceedsto
helpoffsetatleastsomeofthesecosts. Butforurbanrenewalandrevenueallocationfinancing
theproposedindustrialandcommercialdevelopmentswouldnotoccur.  

104 PurposeofActivities

Attachment5includesthepublicimprovementslistidentifyingwithspecificitythe
proposedpublicimprovementsandprojectscontemplatedintheProjectArea. Thedescriptionof
activities, publicimprovements, andtheestimatedcostsofthoseitemsareintendedtocreatean
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outsidelimitofthe Duetotheinherentdifficultyinprojectingfuturelevy
rates, futuretaxablevalue, andthefuturecostsofconstruction, theAgencyreservestherightto:  

a. changefundingamountsfromoneProjecttoanother.  

b. tore-prioritizetheProjectsdescribedinthisPlanandthePlanAttachments.  

c. RetainflexibilityinfundingthevariousactivitiesinordertobestmeetthePlan
andtheneedsoftheProjectArea.   

d. Retainflexibilityindeterminingwhethertouse fundsorfunds
generatedbyothersources.  

e. AlterthelocationofproposedimprovementssetforthinAttachment5tosupport
developmentwhenitoccurs. TheinformationincludedinAttachment5presentsa
realisticdevelopmentscenariorecognizingitisdifficulttoprojectwithany
certaintywheretheimprovementswillbesiteduntilanyfutureprojectssubmit
planstotheCityfordesignreviewandpermitting.  

TheAgencyintendstodiscussandnegotiatewithanyownerordeveloperoftheparcels
withintheProjectAreaseekingAgencyassistanceduringthedurationofthePlanand
ProjectAreaDuringsuchnegotiation, theAgencywilldeterminetheeligibilityoftheactivities
soughtforAgencyfunding, theamounttheAgencymayfundbywayofpercentageorother
criteriaincludingtheneedforsuchassistance. TheAgencywillalsotakeintoaccountthe
amountofrevenueallocationpr
TheAgencyalsoreservestherighttoestablishbywayofpolicy, itsfundingpercentageor
participation, whichwouldapplytoalldevelopersandowners.  

ThroughoutthisPlan, therearereferencestoAgencyactivities, Agencyfunding, andthe
development, andcontributionofpublicimprovements. Suchreferencesdonotnecessarily
constituteafull, final, andformalcommitmentbytheAgencybut, rather, granttotheAgency
thediscretiontoparticipateasstatedsubjecttoachievingtheobjectivesofthisPlanandprovided
suchactivityisdeemedeligibleundertheLawandtheAct. TheactivitieslistedinAttachment5
willbedeterminedorprioritizedastheoverallProjectAreadevelopsandthroughtheannual
budgetsettingprocess.  

TheactivitieslistedinAttachment5arealsoprioritizedbywayofimportancetothe
Agencybytheamountsfunded, andbyyearoffunding, withearlieryearsreflectingthemore
importantactivities, achievementofhigherobjectives, longtermgoals, andcommitments. As
requiredbytheLawandAct, theAgencywilladoptmorespecificbudgetsannually. The
projectedtimingoffundingisprimarilyafunctionoftheavailabilityofmarketconditionsand
financialresourcesbutisalsostrategic, consideringthetimingofprivatedevelopment
partnershipopportunitiesandtheabilityofcertainstrategicactivitiestostimulatedevelopmentat
agivenpointsintimewithintheplanned20-yearperiodoftheurbanrenewaldistrictand
revenueallocationarea.   
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TheStudy (Attachment5) hasdescribedalistofprioritizedpublicimprovementsand
otherrelatedactivitieswithanestimatedcostin2020dollarsofapproximately $30,620,000.00.  
Thisamountdoesnottakeintoaccountinflationaryfactors, suchasincreasingconstruction
costs, whichwouldincreasethatfiguredependingonwhentheowner, developerand/orAgency
isabletodevelop, constructorinitiatethoseactivities. TheStudyhasconcludedthecapacityof
revenueallocationfundsthroughthetermofthePlanbasedontheassumeddevelopment
projectsandassessedvalueincreaseswilllikelygenerateanestimated $36,657,681.00inrevenue
allocationproceeds. TheAgencyreservesthediscretionandflexibilitytouserevenueallocation
proceedsinexcessoftheamountspredictedintheeventhigherincreasesinassessedvalues
occurduringthetermofthePlanfortheimprovementsandactivitiesidentified. Additionally, the
Agencyreservesthediscretionandflexibilitytouseothersourcesoffundsunrelatedtorevenue
allocationtoassistinthefundingoftheimprovementsandactivitiesidentified.  

105 OpenLandCriteria

TheProjectAreaincludesopenlandrequiringtheareameettheconditionssetforthin
IdahoCode § 50-2008(d). Theseconditionsincludedefectiveorunusualconditionsoftitle,  
diversityofownership, taxdelinquency, impropersubdivisions, outmodedstreetpatterns,  
deteriorationofsite, andfaultylotlayout, allofwhichareincludedinoneformoranotherinthe
definitionsofdeterioratedareaordeterioratingareasetforthinIdahoCode §§ 50-2018(8), (9)  
and50-2903(8). TheissueslistedonlyinIdahoCode § 50-2008(d)(4)(2) (theopenlandsection)  
includeeconomheneedforthecorrelationofthearea
withotherareasofamunicipalitybystreetsandmoderntrafficrequirements, oranycombination
ofsuchfactorsorotherconditionswhichretarddevelopment

OpenlandareasqualifyforAgencyacquisitionanddevelopmentforresidentialusesif
theCityCouncildeterminesthereisashortageofhousingofsoundstandardsanddesignwhich
isdecent, safeandsanitaryintheCity, thattheneedforhousingwillbeincreasedasaresultof
theclearanceofdeterioratedareas, thattheconditionsofblightintheareaandtheshortageof
decent, safeandsanitaryhousingcontributestoanincreaseinthespreadofdiseaseandcrime
andconstitutesandmenacetothepublichealth, safety, morals, orwelfare, andthatthe
acquisitionoftheareaforresidentialusesisanintegralpartofandessentialtotheprogramof
theCity. expectedgrowth, theneedforhousingissignificantandintegraltoa
successfulmixed-useprojectarea. Further, theexistingzoningdesignationsintheProjectArea
allowforincreasedresidentialdensitysurroundingpotentialindustrialandcommercialprojects.   

OpenlandareasqualifyforAgencyacquisitionanddevelopmentforprimarily
nonresidentialusesifacquisitionisnecessaryandappropriatetofacilitatethepropergrowthand
developmentofthecommunityinaccordancewithsoundplanningstandardsandlocal
communityobjectivesifanyofthedeterioratingareaconditionssetforthinIdahoCode §§ 50- 
2018(8), (9) and50-2903(8) apply. Butsuchareasalsoqualifyifanyoftheissueslistedonlyin
IdahoCode § 50-2008(d)(4)(2) apply. Thelackofwaterandsewerfacilities, largeparcelsize, a
deficientstreetsystem, lackoffireprotectionfacilities, andeconomicunderdevelopment, areall
conditionswhichdelayorimpairdevelopmentoftheopenlandareasandsatisfytheopenland
conditionsasmorefullysupportedbyTheNorthCentralAreaUrbanRenewalEligibilityReport,  
preparedbyRichardHorner, datedJuly3, 2020.  
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ThisPlandoesanticipateAgencyacquisitionofpropertywithintheProjectArea,  
particularlytosupportright-of-wayimprovements; however, theacquisitionofspecificparcelsis
unknownatthistime. ShouldtheAgencydeterminetheneedtoacquirepropertyasfurtherset
forthinAttachment3, thentheopenlandareasqualifyforAgencyacquisitionanddevelopment.   

200 DESCRIPTIONOFPROJECTAREA

TheboundariesoftheProjectAreaandtheRevenueAllocationAreaareshownonthe
BoundaryMapofUrbanRenewalProjectAreaandRevenueAllocationArea, attachedheretoas
Attachment1andincorporatedhereinbyreference, andaredescribedintheLegalDescriptionof
UrbanRenewalProjectAreaandRevenueAllocationArea, attachedheretoasAttachment2and
incorporatedhereinbyreference. Forpurposesofboundarydescriptionsanduseofproceedsfor
paymentofimprovements, theboundaryshallbedeemedtoextendtotheouterboundaryof
rights-of-wayorothernaturalboundariesunlessotherwisestated.  

300 PROPOSEDREDEVELOPMENTACTIONS

301 General

TheAgencyproposestoeliminateandpreventthespreadofdeterioratingconditionsand
deteriorationintheProjectAreabyemployingastrategytoimproveanddeveloppublicand
privatelands, andtogrowtheeconomyintheProjectArea. Implementationofthestrategy
includes, butisnotlimitedtothefollowingactions:   

a. Theengineering, design, installation, construction, and/orreconstructionofstorm
watermanagementinfrastructuretosupportcompliancewithfederal, stateand
localregulationsforstormwaterdischargeandtosupportprivatedevelopment;  

b. Theprovisionforparticipationbypropertyownersanddeveloperswithinthe
ProjectAreatoachievetheobjectivesofthisPlan;  

c. Theengineering, design, installation, construction, and/orreconstructionof
thstreets, pathways, andstreetscapes, includingbutnotlimitedtothe5West

ndExtension; theEastParkwayCorridor; the2EastBridgereconfiguration; the
ndBarneyDairyRoadto2Eastreconfiguration; andtheMoodyRoadoverpass;  

andrelatedpedestrianfacilities, curbandgutter, intersectionandrailcrossing
improvements, andtrafficsignals;  

d. Theengineering, design, installation, construction, and/orreconstructionof
utilities (withinandoutsideoftheProjectArea) includingbutnotlimitedto
improvementsandupgradestothewaterdistributionsystem, watercapacity
improvements, waterstorageupgrades, sewersystemimprovementsand
upgrades, liftstation, andimprovements, andupgradestopower, gas, fiberoptics,  
communicationsandothersuchfacilities. Suchimprovementsincludebutarenot
limitedtoover-sizingthesewerlineinYellowstoneHighwayandtheTetonRiver
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sewerlineextension. ConstructionofutilitiesoutsideoftheProjectAreaare
directlyrelatedtothegrowthanddevelopmentwithintheProjectArea, butcannot
besitedwithintheProjectArea;  

e. Removal, burying, orrelocationofoverheadutilities; removalorrelocationof
undergroundutilities; extensionofelectricaldistributionlinesandtransformers;  
improvementofirrigationanddrainageditchesandlaterals; undergroundingor
pipingoflaterals; additionoffiberopticlinesorothercommunicationsystems;  
publicparkingfacilities, andotherpublicimprovements, includingbutnotlimited
to, fireprotectionsystems, roadways, curbs, gutters, andstreetscapes, whichfor
purposesofthisPlan, thetermstreetscapesincludessidewalks, lighting,  
landscaping, benches, signage, bikeracks, publicart, andsimilaramenities
betweenthecurbandright-of-wayline; andotherpublicimprovements, including
publicopenspacesthatmaybedeemedappropriatebytheBoard;  

f. Theacquisitionofrealpropertyforpublicright-of-wayimprovements, public
parks, pedestrianfacilities, pathwaysandtrails, recreationalaccesspointsandto
encouragedevelopmentopportunitiesconsistentwiththePlan, includingbutnot
limitedtofuturedispositiontoqualifieddevelopers. Improvementstopublicopen
spaceandpathwaysincludebutarenotlimitedtothepedestrianbridgesoverthe
TetonRiver; theBarneyDairyPark/JohnsonPreservealongtheTetonRiver; and
installationand/orimprovementstotheTetonRiverTrail;  

g. Theacquisitionofrealpropertyforutilityundergroundingandstreetscape
improvementstocreatedevelopmentopportunitiesconsistentwiththePlan,  
includingbutnotlimitedtofuturedispositiontoqualifieddevelopersandfor
qualifieddevelopments, includingeconomicdevelopment;  

h. Thedispositionofrealpropertythroughacompetitiveprocessinaccordancewith
thisPlan, Idaholaw, includingIdahoCode § 50-2011, andanydisposition
policiesadoptedbytheAgency;  

i. Thedemolitionorremovalofcertainbuildingsand/orimprovementsforpublic
rights-of-way, pedestrianfacilities, utilityundergroundingandstreetscape
improvementstoencourageandenhancetransportationandmobilityoptions,  
decreaseunderutilizedparcels, toeliminateunhealthful, unsanitary, orunsafe
conditions, eliminateobsoleteorotherusesdetrimentaltothepublicwelfareor
otherwisetoremoveortopreventthespreadofdeterioratingordeteriorated
conditions. Suchimprovementsmayincludetheacquisitionofand/or
improvementstotheCountyfairgrounds;  

j. Themanagementofanypropertyacquiredbyandundertheownershipand
controloftheAgency;  

k. Thedevelopmentorredevelopmentoflandbyprivateenterpriseorpublic
agenciesforusesinaccordancewiththisPlan;  
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l. Theconstructionandfinancialsupportofinfrastructurenecessaryforthe
provisionofimprovedtransitandalternativetransportation;  

m. Theengineering, design, installation, construction, and/orreconstructionofbelow
groundinfrastructuretosupporttheconstructionofcertainmunicipalbuildings
pursuanttoIdahoCode § 50-2905A, includingpublicsafetybuildings; the
purchaseofpublicsafetyequipment, including, butnotlimitedtoequipmentfor
theMadisonFireDepartment, RexburgPoliceDepartment, MadisonCounty
AmbulanceandtheMadisonCountySheriffDepartment, forusein, butnot
limitedto, theProjectArea.  

n Theprovisionoffinancialandotherassistancetoencourageandattractbusiness
enterpriseincludingbutnotlimitedtostart-upsandmicrobusinesses, mid-sized
companiesandlarge-scalecorporationsandindustries;  

o. Theprovisionoffinancialandotherassistancetoencouragegreaterdensity;  

p. Therehabilitationofstructuresandimprovementsbypresentowners, their
successors, andtheAgency;  

q. Thepreparationandassemblyofadequatesitesforthedevelopmentand
constructionoffacilitiesforindustrial, commercial, office, retail, residential, and
governmentaluse;  

r. Incollaborationwithpropertyownersandotherstakeholders, workingwiththe
Citytoamendzoningregulations (ifnecessary) andstandardsandguidelinesfor
thedesignofstreetscape, festivalstreets, plazas, multi-usepathways, parksand
openspaceandotherlikepublicspacesapplicabletotheProjectAreaasneeded
tosupportimplementationofthisPlan;  

s. InconjunctionwiththeCity, theestablishmentandimplementationof
performancecriteriatoassurehighsitedesignstandardsandenvironmental
qualityandotherdesignelementswhichprovideunityandintegritytotheentire
ProjectArea, includingcommitmentoffundsforplanningstudies, achievinghigh
standardsofdevelopment, andleveragingsuchdevelopmenttoachievepublic
objectivesandefficientuseofscarceresources;  

t. Totheextentallowedbylaw, lendorinvestfederalfundstofacilitate
developmentand/orredevelopment;   

u. TheprovisionforrelocationassistancetodisplacedProjectAreaoccupants, as
requiredbylaw, orwithinthediscretionoftheAgencyBoardfordisplaced
businesses;   
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v. Otherrelatedimprovementstothosesetforthaboveasfurthersetforthin
Attachment5.  

Intheaccomplishmentofthesepurposesandactivitiesandintheimplementationand
furtheranceofthisPlan, theAgencyisauthorizedtouseallthepowersprovidedinthisPlanand
allthepowersnoworhereafterpermittedbyLawandAct.  

302 UrbanRenewalPlanObjectives

UrbanrenewalactivityisnecessaryintheProjectAreatocombatproblemsofphysical
deteriorationordeterioratingconditions. AssetforthingreaterdetailinSection103,   
theProjectAreahasahistoryofstagnantgrowthanddevelopmentcomparedtootherareasof
theCitybasedondeterioratedordeterioratingconditionsthathavearrestedorimpairedgrowth
intheProjectAreaprimarilyattributedto: predominanceofdefectiveorinadequatestreetlayout,  
faultylotlayout/obsoleteplatting, insanitaryorunsafeconditions, andinadequateutility
infrastructureneededforcommercialandindustrialdevelopment. ThePlanfortheProjectArea
isaproposaltoworkinpartnershipwithpublicandprivateentitiestoimprove, develop, and
growtheeconomywithintheProjectAreabytheimplementationofastrategyandprogramset
forthinSection301.  

TheprovisionsofthisPlanareapplicabletoallpublicandprivatepropertyintheProject
Area. TheprovisionsofthePlanshallbeinterpretedandappliedasobjectivesandgoals,  
recognizingtheneedforflexibilityininterpretationandimplementation, whileatthesametime
notinanywayabdicatingtherightsandprivilegesofthepropertyownerswhicharevestedin
thepresentandfuturezoningclassificationsoftheproperties. Alldevelopmentunderanowner
participationagreementshallconformtothosestandardsspecifiedinSection303.1ofthisPlan.  

ThisPlanmustbepracticalinordertosucceed. Particularattentionhasbeenpaidtohow
itcanbeimplemented, giventhechangingnatureofmarketconditions. TransformingtheProject
Areaintoavital, thrivingpartofthecommunityrequiresanassertivestrategy. Thefollowinglist
representsthekeyelementsofthateffort:  

a. InitiatesimultaneousprojectsdesignedtorevitalizetheProjectArea. Fromstreet
andutilityimprovementstosignificantnewpublicorprivatedevelopment, the
Agencyplaysakeyroleincreatingthenecessarymomentumtogetandkeep
thingsgoing.  

b. Developnewmixed-useresidential, retail, commercial, industrialandoffice
opportunitiesandencourageeconomicdevelopment.  

c. Secureandimprovecertainpublicopenspaceincriticalareas.  

d. Initiateprojectsdesignedtoincreaseworkforcetransportationandmobility
options.  
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Withoutdirectpublicintervention, muchoftheProjectAreacouldconceivablyremain
unchangedandinadeterioratedand/ordeterioratingconditionforthenexttwenty (20) years.  
ThePlancreatesthenecessaryflexibleframeworkfortheProjectAreatosupport
economicdevelopmentwhilecomplyingwiththespecificityrequirementsetforthinIdaho
Code § 50-2905.  

LanduseintheProjectAreawillbemodifiedtotheextentthatunderutilized,  
underdeveloped, andvacantlandandlandnowdevotedtousesinconsistentwiththefutureland
usesoftheareawillbeconvertedtoresidential, commercial, industrialretailandofficeuses. In
implementingtheactivitiesdescribedinthisPlan, theAgencyshallgivedueconsiderationtothe
provisionofadequateopenspace, parkandrecreationalareasandfacilitiesthatmaybedesirable
forneighborhoodimprovement, withspecialconsiderationforthehealth, safety, andwelfareof
residentsinthegeneralvicinityofthesitecoveredbythePlan.   

303 ParticipationOpportunitiesandAgreement

303.1 ParticipationAgreements

TheAgencyshallenterintovariousdevelopmentparticipationagreementswithany
existingorfutureownerofpropertyintheProjectArea, intheeventthepropertyownerreceives
assistancefromtheAgencyinthedevelopmentand/orredevelopmentoftheproperty. Theterm

participation isintendedtoincludeall
participationagreementswithapropertyowner, includingreimbursementagreements, grant
agreementsorotherparticipationagreements. Inthatevent, theAgencymayallowforan
existingorfutureownerofpropertytoremovethepropertyand/orstructurefromfutureAgency
acquisitionsubjecttoenteringintoanownerparticipationagreement. TheAgencymayalsoenter
intoownerparticipationagreementswithotherfutureownersanddeveloperswithintheProject
AreathroughoutthedurationofthisPlaninordertoimplementtheinfrastructureimprovements
setforthinthisPlan.  

EachstructureandbuildingintheProjectAreatoberehabilitatedortobeconstructedas
aconditionoftheownerparticipationagreementbetweentheAgencyandtheownerpursuantto
thisPlanwillbeconsideredtobesatisfactorilyrehabilitatedandconstructed, andtheAgency
willsocertify, iftherehabilitatedornewstructuremeetsthestandardssetforthinanexecuted
ownerparticipationagreementandmeetstheconditionsdescribedbelow:  

a. AnysuchpropertywithintheProjectAreashallberequiredtoconformtoall
applicableprovisions, requirements, andregulationsofthisPlan. Theowner
participationagreementmayrequireasaconditionoffinancialparticipationby
theAgencyacommitmentbythepropertyownertomeetthegreaterobjectivesof
thelanduseelementsidentifiedintheComprehensivePlan, andapplicablezoning
ordinances. Uponcompletionofanyrehabilitationeachstructuremustbesafeand
soundinallphysicalrespectsandberefurbishedandalteredtobringtheproperty
toanupgradedmarketableconditionthatwillcontinuethroughoutanestimated
usefullifeforaminimumoftwenty (20) years.  
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b. Anyownershallgivedueconsiderationtotheprovisionofadequateparkand
recreationalareasandfacilitiesthatmaybedesirableforneighborhood
improvement, withspecialconsiderationforthehealth, safetyandwelfareof
childrenandseniorsresidinginthegeneralvicinityofthesitecoveredbythe
Plan.   

c. AllsuchbuildingsorportionsofbuildingswhicharetoremainwithintheProject
Areashallberehabilitatedorconstructedinconformitywithallapplicablecodes
andordinancesoftheCity.  

d. Anynewconstructionshallalsoconformtoallapplicableprovisions,  
requirements, andregulationsofthisPlan, aswellastoallapplicablecodesand
ordinancesoftheCity.  

Allownerparticipationagreementswilladdressdevelopmenttiming, phasing, justification
andeligibilityofprojectcosts, andachievementoftheobjectivesofthePlan. TheAgency
shallretainitsdiscretioninthefundinglevelofitsparticipation. Obligationsunderowner
participationagreementsshallterminatenolaterthantheterminationdateofthisPlan,  
December31, 2040. TheAgencyshallretainitsdiscretiontonegotiateanearlierdateto
accomplishallobligationsunderanyownerparticipationagreement.   

Inallparticipationagreements, participantswhoretainrealpropertyshallberequiredto
joinintherecordationofsuchdocumentsasmaybenecessarytomaketheprovisionsofthis
Planapplicabletotheirproperties. Whetherornotaparticipantentersintoaparticipation
agreementwiththeAgency, theprovisionsofthisPlanareapplicabletoallpublicandprivate
propertyintheProjectArea.  

Intheeventaparticipantfailsorrefusestorehabilitate, develop, use, andmaintainitsreal
propertypursuanttothisPlanandaparticipationagreement, therealpropertyoranyinterest
thereinmaybeacquiredbytheAgencyinaccordancewithSection305.1ofthisPlanandsoldor
leasedforrehabilitationordevelopmentinaccordancewiththisPlan.  

Ownerparticipationagreementsmaybeusedtoimplementthefollowingobjectives:  

a. Encouragingpropertyownerstorevitalizeand/orremediatedeterioratedareasor
deterioratingareasoftheirparcelstoacceleratedevelopmentintheProjectArea.  

b. SubjecttothelimitationsoftheLawandtheAct, providingincentivestoproperty
ownerstoencourageutilizationandexpansionofexistingpermittedusesduring
thetransitionperiodtopreventadeclineintheemploymentbaseanda
proliferationofvacantanddeterioratedparcelsintheProjectAreaduringthe
extendedredevelopmentoftheProjectArea.   

c. ToaccommodateimprovementsandexpansionsallowedbyCityregulations.  
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d. SubjecttothelimitationsoftheLawandAct, providingincentivestoimprove
nonconformingpropertiessotheyimplementthedesignguidelinescontainedin
thisPlantotheextentpossibleandtoencourageanorderlytransitionfrom
nonconformingtoconformingusesthroughthetermofthePlan.  

e. Provideforadvancefundingbythedeveloper/ownerparticipantofthosecertain
publicimprovementsrelatedtoorneededfortheprivatedevelopmentandrelated
totheconstructionofcertainpublicimprovements. Inthatevent, theAgencywill
agreeassetoutintheparticipationagreementtoreimburseaportionof, orallof,  
thecostsofpublicimprovementsidentifiedintheparticipationagreementfrom
therevenueallocationgeneratedbytheprivatedevelopment.   

304 CooperationwithPublicBodies

Certainpublicbodiesareauthorizedbystatelawtoaidandcooperate, withorwithout
consideration, intheplanning, undertaking, construction, oroperationofthisProject. The
Agencyshallseektheaidandcooperationofsuchpublicbodiesandshallattempttocoordinate
thisPlanwiththeactivitiesofsuchpublicbodiesinordertoaccomplishthepurposesof
redevelopmentandthehighestpublicgood.  

TheAgency, bylaw, isnotauthorizedtoacquirerealpropertyownedbypublicbodies
withouttheconsentofsuchpublicbodies. TheAgencywillseekthecooperationofallpublic
bodieswhichownorintendtoacquirepropertyintheProjectArea. Allplansfordevelopmentof
propertyintheProjectAreabyapublicbodyshallbesubjecttoAgencyapproval, intheevent
theAgencyisprovidinganyfinancialassistance.  

Subjecttoapplicableauthority, theAgencymayimposeonallpublicbodiestheplanning
anddesigncontrolscontainedinthisPlantoensurethatpresentusesandanyfuturedevelopment
bypublicbodieswillconformtotherequirementsofthisPlan. TheAgencyisauthorizedto
financially (andotherwise) assistanypublicentityinthecostofpublicland, buildings, facilities,  
structures, orotherimprovementsoftheProjectAreaasallowedbytheLawandAct.  

TheAgencyintendstocooperatetotheextentallowablewiththeCityandCounty, asthe
casemaybe, fortheengineering, design, installation, construction, and/orreconstructionof
publicinfrastructureimprovements, including, butnotlimitedtowater, sewer, stormdrainage,  
electrical, naturalgas, telecommunication, orothersimilarsystemsandlines, streets, roads,  
curbs, gutters, sidewalks, walkways, publicparkingfacilitiesandunoccupiedauxiliary
structures. TheAgencyshallalsocooperatewiththeCityandCountyonvariousrelocation,  
screening, orundergroundprojectsandtheprovidingoffiberopticcapability. Totheextentany
publicentity, includingtheCityand/orCounty, hasfundedcertainimprovements, theAgency
mayreimbursethoseentitiesforthoseexpenses. TheAgencyalsointendstocooperateandseek
availableassistancefromstate, federalandothersourcesforeconomicdevelopment. ThisPlan
doesnotfinanciallybindanypublicentitytoaprojectanddoesnotconstituteanycommitment
forfinancialoutlaysbytheCityand/orCounty; ratherthisPlanprovidesaframeworkforpublic
entitiestoworktogethertoresolvepublicinfrastructureissuesatthelocallevel.   
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IntheeventtheAgencyisparticipatinginthepublicdevelopmentbywayoffinancial
incentiveorotherwise, thepublicbodyshallenterintoaparticipationagreementwiththe
AgencyandthenshallbeboundbythePlanandotherlanduseelementsandshallconformto
thosestandardsspecifiedinSection303.1ofthisPlan.  

ThisPlandoesnotfinanciallybindorobligatetheAgencyorotherpublicentitiestoany
projectorpropertyacquisition; rather, forpurposesofdeterminingtheeconomicfeasibilityof
thePlancertainprojectsandexpenditureshavebeenestimatedandincludedintheanalysis.  
AgencyrevenueandtheabilitytofundreimbursementofeligibleProjectCostsismore
specificallydetailedinanyownerparticipationagreementandintheannualbudgetadoptedby
theAgencyBoard.  

305 PropertyAcquisition

305.1 RealProperty

Onlyasspecificallyauthorizedherein, theAgencymayacquire, throughthevoluntary
measuresdescribedbelow, butisnotrequiredtoacquire, anyrealpropertylocatedintheProject
Areawhereitisdeterminedthatthepropertyisneededforconstructionofpublicimprovements,  
requiredtoeliminateormitigatethedeterioratedordeterioratingconditions, tofacilitate
economicdevelopment, includingacquisitionofrealpropertyintendedfordispositionto
qualifieddevelopersthroughacompetitiveprocess, andasotherwiseallowedbylaw. The
acquisitionshallbebyanymeansauthorizedbylaw, including, butnotlimitedto, theLaw, the
Act, andtheUniformRelocationAssistanceandRealPropertyAcquisitionPoliciesActof1970,  
asamended, butshallnotincludetherighttoinvokeeminentdomainauthorityexceptas
authorizedherein. TheAgencyisauthorizedtoacquireeithertheentirefeeoranyotherinterest
inrealpropertylessthanafee, includingstructuresandfixturesupontherealproperty, without
acquiringthelanduponwhichthosestructuresandfixturesarelocated.  

TheAgencyintendstoacquireanyrealpropertythroughvoluntaryorconsensualgift,  
devise, exchange, orpurchase. Suchacquisitionofpropertymaybeforthedevelopmentofthe
publicimprovementsidentifiedinthisPlan. Suchpropertiesmayincludepropertiesownedby
privatepartiesorpublicentities. ThisPlandoesnotanticipatetheAge
resourcesforpropertyacquisition, exceptfortheconstructionofpublicimprovements, including
right-of-wayacquisition, andpossiblepurchaseoftheMadisonCountyFairgrounds.  

IntheeventtheAgencyidentifiescertainpropertywhichshouldbeacquiredtodevelop
certainpublicimprovementsintendedtobeconstructedundertheprovisionsofthisPlan, the
Agencyshallcoordinatesuchpropertyacquisitionwithanyotherpublicentity (e.g., without
limitation, theCity, theCounty, thestateofIdaho, oranyofitsauthorizedagencies), including
theassistanceoftheAgencyoffundstoacquiresaidpropertyeitherthroughavoluntary

invokingofitseminentdomainauthorityaslimitedbyIdaho
CodeSection7-701A.  
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IdahoCodeSection7-701AspecificallylimitstheAgencysabilitytoexercise
eminentdomaintoinvoluntarilyacquirerealpropertyintheProjectAreaforthepurposes
ofconveyingpropertyfornon-publicuses.  

TheAgencyisauthorizedbythisPlantoacquirethepropertiesidentifiedinAttachment3
hereto, includingbutnotlimitedtopropertytobeacquiredfortheextensionorexpansionof
certainrights-of-way.   

TheAgencyisauthorizedbythisPlanandIdahoCode §§ 50-2010and50-2018(12) to
acquirethepropertiesidentifiedinAttachment3heretoforthepurposessetforthinthisPlan.  
TheAgencyhasidentifieditsintenttoacquireand/orparticipateinthedevelopmentofcertain
publicimprovements, including, butnotlimitedtostreets, streetscapes, waterandsewer
improvements, environmental remediation/sitepreparation, publicparking, communityfacilities,  
includingbutnotlimitedtoparks, pedestrian/bikepathsandtrails, recreationfacilitiesandother
publicfacilitiesand/orequipment, suchaspublicinfrastructureimprovementsand/orequipment
tosupportapolice/sheriff, fireand/oremergencymedicalservicesfacility. Further, theAgency
mayacquirerealpropertytofacilitatecommercialdevelopmentbyassemblinganddisposingof
developableparcels. TheAgencyropertyacquisitionwillresultinremediatingdeteriorating
conditionsintheProjectAreabyfacilitatingthedevelopmentofmixed-use, residential,  
commercial, retailandindustrialareas. Thepublicimprovementsareintendedtobededicatedto
theCityorCountyuponcompletionwhereapplicable. TheAgencyreservestherightto
determinewhichpropertiesidentified, ifany, shouldbeacquired. Theopenlandareasqualifyfor
AgencyacquisitionasfurthersetforthinSection105ofthisPlan.  

Itisinthepublicinterestandmaybenecessary, inordertoeliminatetheconditions
requiringredevelopmentandinordertoexecutethisPlan, forthepowerofeminentdomaintobe
retainedbytheAgencytoacquirerealpropertyintheProjectAreaforthepublicimprovements
identifiedinthisPlan, whichcannotbeacquiredbygift, devise, exchange, purchase, oranyother
lawfulmethod. However, assetforthabove,  
acquirerealpropertyfordispositiontoprivatepartiesforeconomicdevelopmentislimitedby
IdahoCode § 7-701A.   

UndertheprovisionsoftheAct, theurbanrshallbesufficientlycompleteto
indicatesuchlandacquisition, demolition, andremovalofstructures, redevelopment,  
improvements, andrehabilitationasmaybeproposedtobecarriedoutintheurbanrenewal

IdahoCode § 50-2018(12). TheAgencyhasgenerallydescribedthosepropertiesbyuseas
setoutinAttachment3foracquisitionfortheconstructionofpublicimprovements. TheAgency
mayalsoacquirepropertyforthepurposeofdevelopingstreetscapeandpublicutilities. The
Agencyreservestherighttodeterminewhichproperties, ifany, shouldbeacquired.  

305.2 PersonalProperty

Generally, personalpropertyshallnotbeacquired, exceptforpurposesofprovidingfor
betterpolice, sheriffand/orambulanceservicesintheProjectArea. However, wherenecessaryin
theexecutionofthisPlan, theAgencyisauthorizedtoacquirepersonalpropertyintheProject
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Areabyanylawfulmeans, includingeminentdomainforthepurposeofdevelopingthepublic
improvementsdescribedinsection305.1.  

306 PropertyManagement

Duringthetimerealproperty, ifany, intheProjectAreaisownedbytheAgency, such
propertyshallbeunderthemanagementandcontroloftheAgency. Suchpropertymayberented
orleasedbytheAgencypendingitsdispositionforredevelopment, andsuchrentalorleaseshall
bepursuanttosuchpoliciesastheAgencymayadopt.  

307 RelocationofPersons (IncludingIndividualsandFamilies), Business
Concerns, andOthersDisplacedbytheProject

IftheAgencyreceivesfederalfundsforrealestateacquisitionandrelocation, theAgency
shallcomplywith24C.F.R. Part42, implementingtheUniformRelocationAssistanceandReal
PropertyAcquisitionPoliciesActof1970, asamended.   

TheAgencyreservestherighttoextendbenefitsforrelocationtothosenototherwise
entitledtorelocationbenefitsasamatterofstatelawundertheActortheLaw. TheAgencymay
determinetouseasareferencetherelocationbenefitsandguidelinespromulgatedbythefederal
government, thestategovernment, orlocalgovernment, includingtheStateDepartmentof
Transportation. TheintentofthissectionistoallowtheAgencysufficientflexibilitytoaward
relocationbenefitsonsomerationalbasis, orbypaymentofsomelump-sumpercasebasis. The
Agencymayalsoconsidertheanalysisofreplacementvalueforthecompensationawardedto
eitherowneroccupantsorbusinessesdisplacedbytheAgencytoachievetheobjectivesofthis
Plan. TheAgencymayadoptrelocationguidelineswhichwoulddefinetheextentofrelocation
assistanceinnon-federally-assistedprojectsandwhichrelocationassistancetothegreatestextent
feasiblewouldbeuniform. TheAgencyshallalsocoordinatewiththevariouslocal, state, or
federalagenciesconcerningrelocationassistanceasmaybewarranted.  

vitiesresultindisplacement, theAgencyshallcomplywith,  
ataminimum, thestandardssetforthintheLaw. TheAgencyshallalsocomplywithall
applicablestatelawsconcerningrelocationbenefits. TheAgencyshallalsocoordinatewiththe
variouslocal, state, orfederalagenciesconcerningrelocationassistance.  

308 Demolition, ClearanceandSitePreparation

TheAgencyisauthorized (butnotrequired) todemolishandclearbuildings, structures,  
andotherimprovementsfromanyrealpropertyintheProjectAreaasnecessarytocarryoutthe
purposesofthisPlan.  

Further, theAgencyisauthorized (butnotrequired) toprepare, orcausetobeprepared,  
asbuildingsitesanyrealpropertyintheProjectAreaownedbytheAgencyincludingsite
preparation. Inconnectiontherewith, theAgencymaycause, providefor, orundertakethe
installationorconstructionofstreets, utilities, parks, pedestrianwalkways, parkingfacilities,  
drainagefacilities, andotherpublicimprovementsnecessarytocarryoutthisPlan.   
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309 PropertyDispositionandDevelopment

309.1 DispositionbytheAgency

ForthepurposesofthisPlan, theAgencyisauthorizedtosell, lease, lease/purchase,  
exchange, subdivide, transfer, assign, pledge, encumberbymortgageordeedoftrust, or
otherwisedisposeofanyinterestinrealpropertyunderthereuseprovisionssetforthinIdaho
Code § 50-2011andpursuanttoanydispositionpoliciesadoptedbytheAgency. Totheextent
permittedbylaw, theAgencyisauthorizedtodisposeofrealpropertybynegotiatedlease, sale,  
ortransferwithoutpublicbidding.  

RealpropertyacquiredbytheAgencymaybeconveyedbytheAgencyand, where
beneficialtotheProjectArea, withoutchargetoanypublicbodyasallowedbylaw. Allreal
propertyacquiredbytheAgencyintheProjectAreashallbesoldorleasedtopublicorprivate
personsorentitiesfordevelopmentfortheusespermittedinthisPlan.  

309.2 DispositionandDevelopmentAgreements

ToprovideadequatesafeguardstoensurethattheprovisionsofthisPlanwillbecarried
outandtopreventtherecurrenceofdeterioratingconditions, allrealpropertysold, leased, or
conveyedbytheAgencyissubjecttotheprovisionsofthisPlan.  

TheAgencyshallreservesuchpowersandcontrolsinthedispositionanddevelopment
documentsasmaybenecessarytopreventtransfer, retention, oruseofpropertyforspeculative
purposesandtoensurethatdevelopmentiscarriedoutpursuanttothisPlan.  

Leases, lease/purchases, deeds, contracts, agreements, anddeclarationsofrestrictionsof
theAgencymaycontainrestrictions, covenants, covenantsrunningwiththeland, rightsof
reverter, conditionssubsequent, equitableservitudes, oranyotherprovisionsnecessarytocarry
outthisPlan. Whereappropriate, asdeterminedbytheAgency, suchdocuments, orportions
thereof, shallberecordedintheofficeoftheRecorderofMadisonCounty, Idaho.  

AllpropertyintheProjectAreaisherebysubjecttotherestrictionthatthereshallbeno
discriminationorsegregationbaseduponrace, color, creed, religion, sex, age, nationalorigin, or
ancestryinthesale, lease, sublease, transfer, use, occupancy, disability/handicap, tenure, or
enjoymentofpropertyintheProjectArea. Allpropertysold, leased, conveyed, orsubjecttoa
participationagreementshallbeexpresslysubjectbyappropriatedocumentstotherestriction
thatalldeeds, leases, orcontractsforthesale, lease, sublease, orothertransferoflandinthe
ProjectAreashallcontainsuchnondiscriminationandnonsegregationclausesasrequiredby
law.  

Asrequiredbylaworasdeterminedin iscretiontobeinthebestinterest
oftheAgencyandthepublic, thefollowingrequirementsandobligationsshallbeincludedinthe
dispositionanddevelopmentagreement.  

Thatthedevelopers, theirsuccessors, andassignsagree:  
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a. Thatadetailedscopeandschedulefortheproposeddevelopmentshallbe
submittedtoandagreeduponbytheAgency.  

b. Thatthepurchaseorleaseofthelandand/orsubterraneanrightsand/orairrights
isforthepurposeofredevelopmentandnotforspeculation.  

c. Thatthebuildingofimprovementswillbecommencedandcompletedasjointly
scheduledanddeterminedbytheAgencyandthedeveloper(s).  

d. ThatthesiteandconstructionplanswillbesubmittedtotheAgencyforreviewas
toconformitywiththeprovisionsandpurposesofthisPlan.  

e. Allnewconstructionshallhaveaminimumestimatedlifeofnolessthantwenty
20) years.  

f. Thatrehabilitationofanyexistingstructuremustassurethatthestructureissafe
andsoundinallphysicalrespectsandberefurbishedandalteredtobringthe
propertytoanupgradedmarketableconditionwhichwillcontinuethroughoutan
estimatedusefullifeforaminimumoftwenty (20) years.  

g. ThattheAgencyreceivesadequateassuranceacceptabletotheAgencytoensure
performanceunderthecontractforsale.  

h. Allsuchbuildingsorportionsofthebuildingswhicharetoremainwithinthe
ProjectAreashallbereconstructedinconformitywithallapplicablecodesand
ordinancesoftheCity.  

i. Alldispositionanddevelopmentdocumentsshallbegovernedbytheprovisions
ofSection409ofthisPlan.  

j. Allotherrequirementsandobligationsasmaybesetforthinanyparticipation
policyestablishedand/oramendedbytheAgency.   

Alldispositionanddevelopment agreementswilladdressdevelopmenttimingand
phasing. TheAgencyalsoreservestherighttodeterminethe extentofitsparticipation
basedupontheachievementsoftheobjectivesofthisPlan. Obligationsunder any
dispositionanddevelopmentagreementanddeedcovenants, except forcovenantswhich
runwiththelandbeyondtheterminationdateofthisPlan, shallterminatenolaterthan
December31, 2040. TheAgencyshallretainitsdiscretiontonegotiateanearlierdateto
accomplishallobligationsunderanydispositionanddevelopmentagreement.  

309.3 DevelopmentbytheAgency

Totheextentnoworhereafterpermittedbylaw, theAgencyisauthorizedtopayfor,  
develop, orconstructpublicimprovementswithintheProjectAreaforitselforforanypublic
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bodyorentity, whichpublicimprovementsareorwouldbeofbenefittotheProjectArea.  
Specifically, theAgencymaypayfor, install, orconstructthepublicimprovementsauthorized
underIdahoCodeSection50-2007, 50-2018(10) and (13), and50-2903(9), (13), and (14), andas
otherwiseidentifiedinAttachment5, attachedheretoandincorporatedhereinbyreference, and
mayacquireorpayforthelandrequiredtherefore.  

TheAgencymayenterintocontracts, leases, andagreementswiththeCityorother
publicbodyorprivateentitypursuanttothissection, andtheobligationoftheAgencyunder
suchcontract, lease, oragreementshallconstituteanindebtednessoftheAgencyasdescribedin
IdahoCode § 50-2909whichmaybemadepayableoutofthetaxesleviedintheProjectArea
andallocatedtotheAgencyunderIdahoCode § 50-2908(2)(b) andSection500ofthisPlanor
outofanyotheravailablefunds.  

310 DevelopmentPlans

Alldevelopmentplans (whetherpublicorprivate) prepared, pursuanttoanowner
participationordispositionanddevelopmentagreement, shallbesubmittedtotheAgencyBoard
forapprovalandarchitecturalreview. AlldevelopmentintheProjectAreamustconformto
thosestandardsspecifiedinSection409. Additionally, developmentmustbeconsistentwithall
Cityordinances.  

312 ParticipationwithOthers

UndertheLaw, theAgencyhastheauthoritytolendorinvestfundsobtainedfromthe
federalgovernmentforthepurposesoftheLawifallowableunderfederallawsorregulations.  
ThefederalfundsthatmaybeavailabletotheAgencyaregovernedbyregulationspromulgated
bytheDepartmentofHousingandUrbanDevelopmentfortheCommunityDevelopmentBlock
GrantProgram , theEconomicDevelopmentAdministration, theSmallBusiness
Administration, orotherfederalagencies. Inordertoenhancesuchgseof
revenueallocationfundsiscritical.  

UnderthoseregulationstheAgencymayparticipatewiththeprivatesectorinthe
developmentandfinancingofthoseprivateprojectsthatwillattaincertainfederalobjectives.  

TheAgencymay, therefore, usethefederalfundsfortheprovisionofassistanceto
privatefor-profitbusiness, including, butnotlimitedto, grants, loans, loanguarantees, interest
supplements, technicalassistance, andotherformstosupport, foranyotheractivitynecessaryor
appropriatetocarryoutaneconomicdevelopmentproject.  

Asallowedbylaw, theAgencymayalsousefundsfromanyothersourcesforany
purposesetforthundertheLaworAct.  

TheAgencymayenterintocontracts, leases, andagreementswiththeCity, orother
publicbodyorprivateentity, pursuanttothissection, andtheobligationoftheAgencyunder
suchcontract, lease, oragreementshallconstituteanindebtednessoftheAgencyasdescribedin
IdahoCode § 50-2909whichmaybemadepayableoutofthetaxesleviedintheProjectArea
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andallocatedtotheAgencyunderIdahoCode § 50-2908(2)(b) andSection500ofthisPlanor
outofanyotheravailablefunds.  

313 ConformingOwners

TheAgencymay, olutediscretion, determinethatcertainreal
propertywithintheProjectAreapresentlymeetstherequirementsofthisPlan, andtheownerof
suchpropertywillbepermittedtoremainasaconformingownerwithoutaparticipation
agreementwiththeAgency, providedsuchownercontinuestooperate, use, andmaintainthereal
propertywithintherequirementsofthisPlan.  

400 USESPERMITTEDINTHEPROJECTAREA

401 DesignatedLandUses

TheAgencyintendstorelyupontheoveralllandusedesignationsandzoning
2classificationsoftheCity, asmaybeamended, andasdepictedonAttachment4andassetforth

intheCity ComprehensivePlanLandUseMap, includingthefuturelandusemapandzoning
classifications, asmaybeamended. Forthemostpart, theProjectAreaisproposedasmixed-use,  
residential, commercial, retailandofficedevelopment, andindustrial. Provided, however,  
nothinghereinwithinthisPlanshallbedeemedtobegrantinganyparticularrighttozoning
classificationoruse.  

402 \[ Reserved\]   

403 PublicRights-of-Way

TheProjectAreaincludesexistingmaintainedpublicrights-of-wayasshownon
thndAttachment1, includingbutnotlimitedto: East7North, 2 East, NorthYellowstoneHighway,  

stththEast1North, EastMoranViewRoad, North5West, EastParkway, 6South, BarneyDairy
ndRoad, 2 South, StateHighway20andMoodyRoad. Anynewroadways, includingnew

collectorsand/orarterialstobeengineered, designed, installedandconstructedintheProject
Area, willbeconstructedinconjunctionwithanyapplicablepoliciesanddesignstandardsofthe
City (andStateandFederalstandards, asthecasemaybe) regardingdedicatedrights-of-way.  
Additionalpublicstreets, alleys, andeasementsmaybecreatedintheProjectAreaasneededfor
properdevelopment, andotherpotentialroadwaysgenerallyshowninAttachment5.   

Additionalimprovementstoexistingstreetsandeasementsmaybecreated, improved, or
extendedintheProjectAreaasneededfordevelopment. Existingdirtroadways, streets,  
easements, andirrigationordrainagelateralsorditchesmaybeabandoned, closed, ormodified
asnecessaryforproperdevelopmentoftheProjectArea, inconjunctionwithanyapplicable
policiesandstandardsoftheCityregardingchangestodedicatedrights-of-way, andappropriate
irrigationordrainagedistrictsregardingchangestolateralsorditches.  

2TotheextentdevelopmentoccurswithinunincorporatedMadisonCountypriortoannexation, theAgencywillrely
ontheoveralllandusedesignationsandzoningclassificationsoftheCounty, asmaybeamendedorthoseusedby
theCityandallowedbytheCountyintheareaofCityimpact.   
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Anydevelopment, maintenanceandfuturechangesintheinteriororexteriorstreetlayout
shallbeinaccordancewiththeobjectivesofthisPlanandtheCity(orCountys) design
standards; shallbeeffectuatedinthemannerprescribedbyStateandlocallaw; andshallbe
guidedbythefollowingcriteria:  

a. Abalancingoftheneedsofproposedandpotentialnewdevelopmentsfor
adequatevehicularaccess, vehicularparking, anddeliveryloadingdockswiththe
similarneedsofanyexistingdevelopmentspermittedtoremain. Suchbalancing
shalltakeintoconsiderationtherightsofexistingownersandtenantsunderthe
rulesforownerandtenantparticipationadoptedbytheAgencyfortheProjectand
anyparticipationagreementsexecutedthereunder;  

b. Therequirementsimposedbysuchfactorsastopography, trafficsafety, and
aesthetics; and

c. ThepotentialneedtoservenotonlytheProjectAreaandneworexisting
developments, buttoalsoserveareasoutsidetheProjectAreabyproviding
convenientandefficientvehicularaccessandmovement.  

Thepublicrights-of-waymaybeusedforvehicularand/orpedestriantraffic, aswellas
forpublicimprovements, publicandprivateutilities, andactivitiestypicallyfoundinpublic
rights-of-way.  

404 InterimUses

Pendingtheultimatedevelopmentoflandbydevelopersandparticipants, theAgencyis
authorizedtouseorpermittheuseofanylandintheProjectAreaforinterimusesthatarenotin
conformitywiththeusespermittedinthisPlan. However, anyinterimusemustcomplywith
applicableCityCodeorMadisonCountyCode.  

405 DevelopmentintheProjectAreaSubjecttothePlan

AllrealpropertyintheProjectArea, undertheprovisionsofeitheradispositionand
developmentagreementoranownerparticipationagreement, ismadesubjecttothecontrolsand
requirementsofthisPlan. Nosuchrealpropertyshallbedeveloped, rehabilitated, orotherwise
changedafterthedateoftheadoptionofthisPlan, exceptinconformancewiththeprovisionsof
thisPlan.  

406 ConstructionShallComplywithApplicableFederal, State, andLocalLaws
andOrdinancesandAgencyDevelopmentStandards

AllconstructionintheProjectAreashallcomplywithallapplicablestatelaws, the
RexburgCityCode, asmaybeamendedfromtimetotime, andanyapplicableCityCouncil
ordinancespendingcodification, includingbutnotlimitedto, regulationsconcerningthetype,  
size, densityandheightofbuildings; openspace, landscaping, light, air, andprivacy; the
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undergroundingofutilities; limitationorprohibitionofdevelopmentthatisincompatiblewith
thesurroundingareabyreasonofappearance, traffic, smoke, glare, noise, odor, orsimilar
factors; parcelsubdivision; off-streetloadingandoff-streetparkingrequirements.  

Inadditiontoapplicablecodes, ordinances, orotherrequirementsgoverningdevelopment
intheProjectArea, additionalspecificperformanceanddevelopmentstandardsmaybeadopted
bytheAgencytocontrolanddirectredevelopmentactivitiesintheProjectAreaintheeventofa
dispositionanddevelopmentagreementorownerparticipationagreement.  

407 \[ Reserved\]   

408 NonconformingUses

TheAgencymaypermitanexistingusetoremaininanexistingbuildingandsiteusage
ingoodcondition, whichusedoesnotconformtotheprovisionsofthisPlan, providedthatsuch
useisgenerallycompatiblewithexistingandproposeddevelopmentsandusesintheProject
Area. Theownerofsuchapropertymustbewillingtoenterintoanownerparticipation
agreementandagreetotheimpositionofsuchreasonablerestrictionsasmaybenecessaryto
protectthedevelopmentanduseoftheProjectArea.  

TheAgencymayauthorizeadditions, alterations, repairs, orotherimprovementsinthe
ProjectAreaforuseswhichdonotconformtotheprovisionsofthisPlanwheresuch
improvementsarewithinaportionoftheProjectAreawhere, inthedeterminationofthe
Agency, suchimprovementswouldbecompatiblewithsurroundingProjectusesand
development.  

Allnonconformingusesshallalsocomplywiththeapplicablelocalordinances.  

409 DesignGuidelinesforDevelopmentunderaDispositionandDevelopment
AgreementorOwnerParticipationAgreement

Underadispositionanddevelopmentagreementandanownerparticipationagreement,  
thedesignguidelinesandlanduseelementsofthePlanshallbeachievedtothegreatestextent
feasible, thoughtheAgencyretainstheauthoritytograntminorvariationsunderthisPlanand
subjecttoanegotiatedagreementbetweentheAgencyandthedeveloperorpropertyowner.  

Underthoseagreements, thearchitectural, landscape, andsiteplansshallbesubmittedto
theAgencyandapprovedinwritingbytheAgency. Insuchagreements, theAgencymayimpose
additionaldesigncontrols. OneoftheobjectivesofthisPlanistocreateanattractivepedestrian
environmentintheProjectArea. Therefore, suchplansshallgiveconsiderationtogooddesign
andamenitiestoenhancetheaestheticqualityoftheProjectArea. Theseadditionaldesign
standardsorcontrolswillbeimplementedthroughtheprovisionsofanyownerparticipation
agreementordispositionanddevelopmentagreement. Thesecontrolsareinadditiontoany
standardandprovisionsofanyapplicablelocalbuildingorzoningordinances; provided,  
however, eachandeverydevelopmentshallcomplywithallapplicablelocalzoningandbuilding
ordinances.   
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500 METHODSOFFINANCINGTHEPROJECT

501 GeneralDescriptionoftheProposedFinancingMethod

TheAgencyisauthorizedtofinancethisProjectwithrevenueallocationfunds, financial
assistancefromtheCity (loans, grants, otherfinancialassistance), stateofIdaho, federal
governmentorotherpublicentities, interestincome, developeradvancedfunds, donations, loans
fromprivatefinancialinstitutions (bonds, notes, lineofcredit), theleaseorsaleofAgency- 
ownedproperty, publicparkingrevenue, oranyotheravailablesource, publicorprivate,  
includingassistancefromanytaxingdistrictoranypublicentity.  

TheAgencyisalsoauthorizedtoobtainadvances, linesofcredit, borrowfunds, and
createindebtednessincarryingoutthisPlan. TheAgencymayalsoconsideraninter-fund
transferfromotherurbanrenewalprojectareas. Theprincipalandinterestonsuchadvances,  
funds, andindebtednessmaybepaidfromanyfundsavailabletotheAgency. TheCity, asitis
able, mayalsosupplyadditionalassistancethroughCityloansandgrantsforvariouspublic
improvementsandfacilities.   

TheCity, CountyoranyotherpublicagencymayexpendmoneytoassisttheAgencyin
carryingoutthisProject.  

Asallowedbylawandsubjecttorestrictionsasareimposedbylaw, theAgencyis
authorizedtoissuenotesorbondsfromtimetotime, ifitdeemsappropriatetodoso, inorderto
financealloranypartoftheProject. NeitherthemembersoftheAgencynoranypersons
executingthebondsareliablepersonallyonthebondsbyreasonoftheirissuance.  

502 RevenueAllocationFinancingProvisions

TheAgencyherebyadoptsrevenueallocationfinancingprovisionsasauthorizedbythe
Act, effectiveretroactivelytoJanuary1, 2020. Theserevenueallocationprovisionsshallapplyto
alltaxingdistrictswhicharelocatedinoroverlaptheRevenueAllocationAreashownand
describedonAttachments1and2tothisPlan. TheAgencyshalltakeallactionsnecessaryor
convenienttoimplementtheserevenueallocationfinancingprovisions. TheAgencyspecifically
findsthattheequalizedassessedvaluationofpropertywithintheRevenueAllocationAreais
likelytoincreaseasaresultoftheinitiationoftheProject.  

TheAgency, actingbyoneormoreresolutionsadoptedbyitsBoard, isherebyauthorized
toapplyalloranyportionoftherevenuesallocatedtotheAgencypursuanttotheActtopayas
costsareincurred (pay-as-you-go) ortopledgealloranyportionofsuchrevenuestothe
repaymentofanymoneysborrowed, indebtednessincurred, ornotesorbondsissuedbythe
AgencytofinanceortorefinancetheProjectCosts (asdefinedinIdahoCode § 50-2903(14)) of
oneormoreurbanrenewalprojects.  

TheAgencymayconsideranoteorlineofcreditissuedbyabankorlendinginstitution
premiseduponrevenueallocationfundsgeneratedbyasubstantialprivatedevelopment
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contemplatedbytheStudy, asdefinedinSection502.1, whichwouldallowtheAgencytomore
quicklyfundthepublicimprovementscontemplatedbythisPlan. Likewise, adeveloper/owner
advancedfundingcouldachievethesamepurpose.  

UponenactmentofaCityCouncilordinancefinallyadoptingtheserevenueallocation
financingprovisionsanddefiningtheRevenueAllocationAreadescribedhereinaspartofthe
Plan, thereshallherebybecreatedaspecialfundoftheAgencyintowhichtheCountyTreasurer
shalldepositallocatedrevenuesasprovidedinIdahoCode § 50-2908. TheAgencyshalluse
suchfundssolelyinaccordancewithIdahoCode § 50-2909andsolelyforthepurposeof
providingfundstopaytheProjectCosts, includinganyincidentalcosts, ofsuchurbanrenewal
projectsastheAgencymaydeterminebyresolutionorresolutionsofitsBoard.  

Astatementlistingproposedpublicimprovementsandfacilities, ascheduleof
improvements, aneconomicfeasibilitystudy, estimatedprojectcosts, fiscalimpactuponother
taxingdistricts, andmethodsoffinancingprojectcostsrequiredbyIdahoCode § 50-2905is
includedinthisPlanandinAttachment5tothisPlan. Thisinformationnecessarilyincorporates
estimatesandprojectionsbasedontheAgepresentknowledgeandexpectations. The
Agencyisherebyauthorizedtoadjustthepresentlyanticipatedurbanrenewalprojectsanduseof
revenueallocationfinancingoftherelatedProjectCostsiftheBoarddeemssuchadjustment
necessaryorconvenienttoeffectuatethegeneralobjectivesofthePlaninordertoaccountfor
revenueinconsistenciesandunknownfuturecosts. Agencyrevenueandtheabilitytofund
reimbursementofeligibleProjectCostsismorespecificallydetailedintheannualbudget.  

TheAgencymayalsoappropriatefundsconsistingofrevenueallocationproceedsonan
annualbasiswithouttheissuanceofnotesorbonds. TheAgencyhasalsoprovidedforbonding,  
obtainingadvancesorloansfromtheAgency, orfromtheAgenvenueallocation
area, orprivateentityandfinancialinstitutionsinordertoimmediatelycommenceconstruction
ofcertainofthepublicimprovements. Developeradvancedfundingofpublicimprovements
couldalsoachievethesamepurpose. Therevenueallocationproceedsareherebyirrevocably
pledgedforthepaymentoftheprincipalandinterestontheadvanceofmoniesormakingof
loansortheincurringofanyindebtednesssuchasbonds, notes, andotherobligations (whether
funded, refunded, assumed, orotherwise) bytheAgencytofinanceorrefinancetheProjectin
wholeorinpart, includingreimbursementtodevelopersforthecostofeligiblepublic
improvements.   

TheAgencyisauthorizedtomakesuchpledgesastospecificadvances, loans, and
indebtednessasappropriateincarryingouttheProject.  

TheAgencyreservestherighttoeitherpayforProjectCostsfromavailablerevenue (pay
asyougobasis) orborrowfundsbyincurringdebtthroughnotesorotherobligations.  

Revenueallocationproceedsaredeemedtobeonlyapartoftheproposedfunding
sourcesforthepaymentofpublicimprovementsandotherprojectimprovements. Additionally,  
projectfundingisproposedtobephasedfortheimprovements, allowingvarioussourcesof
fundstobeaccumulatedforuse.  
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RevenueswillcontinuetobeallocatedtotheAgencyuntilterminationoftherevenue
allocationareaassetforthinSection800. Attachment5incorporatesestimatesandprojections
basedonthe presentknowledgeandexpectationsconcerningthelengthoftimeto
completetheimprovementsandestimatedfuturerevenues. Theactivitymaytakelonger
dependingonthesignificanceandtimelinessofdevelopment. Alternatively, theactivitymaybe
completedearlierifrevenueallocationproceedsaregreaterortheAgencyobtainsadditional
funds.  

502.1 EconomicFeasibilityStudy

Attachment5, supportedbyattachments5A, 5Band5C, constitutetheEconomic
FeasibilityStudy (the , preparedbyRichardHorner. TheStudyconstitutesthefinancial
analysisrequiredbytheActandisbaseduponexistinginformationfrompropertyowners,  
developers, theCounty, theAgency, theCityandothers.   

502.2 AssumptionsandConditions/EconomicFeasibility
Statement

TheinformationcontainedinAttachment5assumescertaincompletedandprojected
actions. AlldebtisprojectedtoberepaidnolaterthanthedurationperiodofthePlan. Thetotal
amountofindebtedness (andallotherloansorindebtedness), developerreimbursementandthe
amountofrevenuegeneratedbyrevenueallocationaredependentupontheextentandtimingof
privatedevelopment. Shouldallofthedevelopmenttakeplaceasprojected, theproject
indebtednesscouldbeextinguishedearlier, dependentuponotherlegalobligations. Should
privatedevelopmenttakelongertomaterialize, orshouldtheprivatedevelopmentbe
substantiallylessthanprojected, thentheamountofrevenuegeneratedwillbesubstantially
reducedanddebtmaycontinueforitsfullterm.  

ThePlanandthePlanAttachmentsincorporateestimatesandprojectionsbasedonthe
presentknowledgeandexpectations. ThePlanproposescertainpublicimprovements

assetforthinAttachment5, whichwillfacilitatedevelopmentintheRevenueAllocationArea.  

TheassumptionssetforthintheStudyarebaseduponthebestinformationavailableto
theAgencythroughpublicsourcesordiscussionswithpropertyowners, developers, theCounty,  
theCityandothers. TheinformationhasbeenanalyzedbytheAgencyinordertoprovidean
analysisthatmeetstherequirementssetforthundertheLawandAct. Atthepointintimewhen
theAgencymayseekaloanfromlendersorothers, amoredetailedandthen-currentfinancial
proformawillbepresentedtothoselendersorunderwritersforanalysistodeterminethe
borrowingcapacityoftheAgency. Assetforthherein, theAgencyreservestherighttofundthe
Projecs. TheAgencyBoardwillprioritizetheactivitiessetforthin
thisPlananddeterminewhatfundsareavailableandwhatactivitiescanbefunded. TheAgency
willestablishthoseprioritiesthroughitsmandatedannualbudgetaryprocess.  

Theassumptionsconcerningrevenueallocationproceedsarebaseduponcertain
anticipateddevelopment, assessedvalueincreases, andassumedtaxlevyratesasmore
specificallysetforthinAttachment5. Inprojectingnewconstruction, theStudyconsidered
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conservativeprojectionsbasedonknownorproposeddevelopmentsintheProjectArea,  
anticipatedbuild-outtimeline, andanticipatedprojectedfuturedevelopmentsforindustrial,  
commercial, retailandresidentialprojects.   

ThetypesofnewconstructionexpectedintheProjectAreaare: light-industrial,  
commercial, office, medicalandnursingfacility, residential, includingresidentialaboveretail
andoffice, live-workresidences, higherdensitytownhome, andsingle-familyhomes, lodging
andretail. Developershaveidentifiedsignificantinterestinthesedevelopmenttypes. TheProject
Areahaspotentialforasignificantincreaseinlightindustrialandcommercialgrowthduetothe
proximitytomajortransportationcorridorsandpopulationgrowth. Severallargeparcelsinthe
ProjectAreahaverecentlybeenacquiredfordevelopmentpurposes. Otherownershave
expressedinterestindevelopingtheirpropertiesorsellingtoadeveloper. However, withouta
methodtoconstructtheidentifiedpublicimprovementssuchasmainwaterandsewerlinesand
streetinfrastructure, developmentisunlikelytooccurinmuchoftheProjectArea.   

ThefinancialanalysissetforthinAttachment5hastakenintoaccountandexcluded
leviesthatdonotflowtotheAgencyconsistentwithIdahoCode § 50-2908.  

Itisunderstoodthatapplicationofcertainexemptions, includingthehomeo
exemptionandIdahoCode § 63-602K, whichprovidesforpersonalpropertytaxexemptionto
businessesmayhavetheeffectofreducingtheincrementvalue, whichinturnreducesrevenue.   

502.3 TenPercentLimitation

UndertheAct, thebaseassessedvaluationforallrevenueallocationareascannotexceed
gross/nettenpercent (10%) ofthecurrentassessedtaxablevaluefortheentireCity. Accordingto

3theMadisonCountyAssessor, theassessedtaxablevaluefortheCityasofJanuary1, 2019, less
exemptions, is $1,258,690,595.00. Therefore, the10% limitis $125,869,059.00.   

The2019adjustedbaseassessmentrollvaluesfortheAgencysfour (4) existingrevenue
allocationareas, lesshomeownersexemptionsareasfollows:  

4NorthHighway $ 6,646,722.00
DowntownRexburg $ 33,297,201.00
UniversityBoulevard $ 8,190,994.00
NorthInterchange $ 4,145,769.00

3DuetothetimingoftheassessmentprocessandcreationofthisPlan, the2019valueshavebeenusedtoestablish
compliancewiththe10% limitation. Usingthe2019values, thetotalvalueoftheexistingrevenueallocationareas
combinedwiththevalueofthisProjectAreaarelessthan6.4% ofthetotaltaxablevalueoftheCity. Evenassuming
anincreaseinvaluesfor2020, thecombinedvaluesoftherevenueallocationareaswouldnotexceed10% ofthe
currentassessedtaxablevaluefortheentireCity. TheCityvaluesareusedasamoreconservativeanalysisofthe
10% valuationlimitation.  
4ThebaseassessmentrollincludesthevalueofparcelsrecentlydeannexedpursuanttoRexburgCityCouncil
OrdinanceNo. 1230, datedJune17, 2020, adoptingtheFirstAmendmenttotheSecondAmendedandRestated
UrbanRenewalPlan, NorthHighwayUrbanRenewalProject, IncludingSouthAddition. Thedeannexationis
effectiveretroactivetoJanuary1, 2020.   
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TheestimatedbasevaluefortheproposedProjectArea (aftertheagriculturalexemption
5islifted) is $27,698,480.00. Thecombinedtotaladjustedbaseassessmentrollvaluesforall

existingrevenueallocationareasincludingthisProjectAreaare $79,979,166.00whichisless
2019value.   

502.4 FinancialLimitation

TheStudyidentifiesseveralcapitalimprovementprojects. Useofanyparticularfunding
sourceforanyparticularpurposeisnotassuredoridentified. Useofthefundingsourceshallbe
conditionedonanylimitationssetforthintheLaw, theAct, orbycontract. Ifrevenueallocation
fundsareunavailable, thentheAgencywillneedtouseadifferentfundingsourceforthat
improvement.   

TheamountoffundsavailabletotheAgencyfromrevenueallocationfinancingis
directlyrelatedtotheassessedvalueofnewimprovementswithintheRevenueAllocationArea.  
UndertheAct, theAgencyisallowedtherevenueallocationgeneratedfrominflationary
increasesandnewdevelopmentvalue. Increaseshavebeenassumedbasedupontheprojected
valueofnewdevelopmentasthatdevelopmentoccursalongwithpossiblelandreassessment
basedonaconstructionstart.  

TheStudy, withthevariousestimatesandprojections, constitutesaneconomicfeasibility
study. Costsandrevenuesareanalyzed, andtheanalysisshowstheneedforpubliccapitalfunds
duringtheProject. Multiplefinancingsourcesincludingproposedrevenueallocationnotes,  
annualrevenueallocations, developercontributions, Cityand/orCountycontributions, interfund
loan, andotherfundsareshown. ThisStudyidentifiesthekind, number, andlocationofall
proposedpublicworksorimprovements, adetailedlistofestimatedprojectcosts, adescription
ofthemethodsoffinancingillustratingprojectcosts, andthetimewhenrelatedcostsor
monetaryobligationsaretobeincurred. SeeIdahoCode § 50-2905. Basedonthesefunding
sources, theconclusionisthattheProjectisfeasible. 

TheinformationcontainedintheStudyassumescertainprojectedactions. First, the
AgencyhasprojectedaninterfundloanfromtheUniversityBoulevardProjectArea, whichloan
istobere-paidpriortoterminationoftheUniversityBoulevardProjectArea. Additionally, the
Agencyhasprojectedrevenueallocationfundsbasedonknownoranticipateddevelopments
withintheProjectArea, whereestablishmentofthisPlanwasacriticalfactorinthe
developmentsmovingforward. UndertheprovisionsoftheAct, revenueallocationmaycontinue
untiltheendofthePlanterm. Third, thetotalamountofindebtednessandtheamountofrevenue
generatedbyrevenueallocationisdependentupontheextentandtimingofprivatedevelopment.  
TheAgencymayalsore-prioritizeprojectsandthelocationofthoseprojectspursuanttomarket

5PursuanttoHouseBill560enactedduringthe2020LegislativeSession, asofJuly1, 2020, thereisnolongera
speculativevalueexemptionforagriculturalland. Instead, themarketvalueoflandactivelydevotedtoagricultureis

Thisstatutorychangewillhaveanimpactonthecurrentallocationofvaluebetweenthebase
valueandtheincrementvalueasthereisnolongeranagriculturaltaxexemption. Previously, anyincreasein
valuationcausedbytheremovaloftheagriculturaltaxexemptionfromundevelopedagriculturallandinarevenue
allocationareawasaddedtothebaseassessmentroll. Withtheremovaloftheexemption, goingforwardthebase
valueofagriculturallandwillbetheactualusevalue. Tobeconservative, thisPlanhasconsideredanincreaseinthe
baseassessmentrollstemmingfromtheremovalofanyexistingagriculturalexemptions.  
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conditions, projecttiming, fundingavailability, etc. asmorespecificallydetailedintheannual
budget.  

TheAgencyreservesthediscretionandflexibilitytouserevenueallocationproceedsin
excessoftheamountsprojectedintheStudyforthepurposeoffundingtheadditionalidentified
projectsandimprovements. TheprojectionsintheStudyarebasedonreasonableassumptions
andexistingmarketconditions. However, shouldtheProjectArearesultingreaterthan
anticipatedrevenues, theAgencyspecificallyreservestheabilitytofundtheadditionalactivities
andprojectsidentifiedinthisPlan. Further, theAgencyreservesthediscretionandflexibilityto
useothersourcesoffundsunrelatedtorevenueallocationtoassistinthefundingofthe
improvementsandactivitiesidentified, includingbutnotlimitedtoownerparticipation
agreementsanddispositionanddevelopmentagreements. TheAgencymayalso, re-prioritize
projectspursuanttomarketconditions, projecttiming, fundingavailability, etc. asmore
specificallydetailedintheannualbudget.   

Theproposedtimingforthepublicimprovementsmayverywellhavetobeadjusted
dependingupontheavailabilityofsomeoftheftytofinanceany

AnyadjustmenttoProjecttimingorfundingistechnicalorportionoftheProject.  
ministerialinnatureandshallnotbeconsideredamodificationofthePlanpursuantto
IdahoCodeSection50-2903A.  

Attachment5liststhosepublicimprovementstheAgencymayfinanceorreimbursethe
developerandpublicentitiesforthroughthetermofthePlan. Thecostsofimprovementsare
estimatesonlyasitisimpossibletoknowwithanycertaintywhatthecostsofimprovementswill
beinfutureyears. Thereisgeneralrecognitionthatconstructioncostsfluctuateandareimpacted
byfutureunknowns, suchas, thecostofmaterialsandlaborers. Finalcostswillbedeterminedby
wayofconstructioncontractpublicbiddingorbyanagreementbetweenthedeveloper/owner
andAgency. ThelistingofpublicimprovementsdoesnotcommittheAgency (orCityand/or
County) toanyparticularleveloffunding; rather, identificationoftheactivityinthePlanallows
theAgencytonegotiatethetermsofanyreimbursementwiththedeveloperand/orthepublic
entities. ThisPlandoesnotfinanciallybindorobligatetheAgency (orCityand/orCounty) to
anyprojectorpropertyacquisition; rather, forpurposesofdeterminingtheeconomicfeasibility
ofthePlancertainprojectsandexpenditureshavebeenestimatedandincludedintheanalysis.  
AgencyrevenueandtheabilitytofundreimbursementofeligibleProjectCostsismore
specificallydetailedinanyparticipationagreementandintheannualbudgetadoptedbythe
AgencyBoard. TheproposedlocationandsitingofroadsandutilitiesintheProjectAreais
generallyshowninAttachment5recognizingthatthespecificlocationofroads, pedestrian
pathways, openspaceandutilitieswilldependonthetypeandtimingofdevelopment. The
changeinthelocationoftheimprovementsshownonAttachment5doesnotconstitutea
modificationtothePlan.  

TheAgencyreservesitsdiscretionandflexibilityindecidingwhichimprovementsare
morecriticalfordevelopmentorredevelopment, andtheAgencyintendstocoordinateitspublic
improvementswithassociateddevelopmentbyprivatedevelopers/owners. Whereapplicable, the
Agencyalsointendstocoordinateitsparticipationinthepublicimprovementswiththereceiptof
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certaingraombinationwith
thegrantandloanfunding.  

Generally, theAgencyexpectstodevelopthoseimprovementsidentifiedinAttachment5
first, inconjunctionwithprivatedevelopmentwithintheProjectAreageneratingtheincrement
asidentifiedinAttachment5.  

ThePlanhasshownthattheequalizedvaluationoftheRevenueAllocationAreaas
definedinthePlanislikelytoincreaseasaresultoftheinitiationandcompletionofurban
renewalprojectspursuanttothePlan.  

502.5  \[Reserved\]   

502.6 ParticipationwithLocalImprovementDistrictsand/orBusiness
ImprovementDistricts

UndertheIdaho apter17, Title50, Idaho
Code, theCityhastheauthoritytoestablishlocalimprovementdistrictsforvariouspublic
facilities, including, butnotlimitedto, streets, curbs, gutters, sidewalks, stormdrains,  
landscaping, andotherlikefacilities. TotheextentallowedbytheLawandtheAct, theAgency
reservestheauthority, butnottheobligation, toparticipateinthefundingoflocalimprovement
districtfacilities. Thisparticipationmayincludeeitherdirectfundingtoreducetheoverallcost
oftheLIDortoparticipateasanassessedentitytofinancetheLIDproject. Similarly, tothe
extentallowedbytheLawandtheAct, theAgencyreservestheauthority, butnottheobligation,  
toparticipateinthefundingofthepurposesspecifiedundertheBusinessImprovementDistricts,  
Chapter26, Title50, IdahoCode.   

502.7 IssuanceofDebtandDebtLimitation

AnydebtincurredbytheAgencyasallowedbytheLawandActshallbesecuredby
revenueallocationfundsasallowedbytheAct. Allsuchdebtshallberepaidwithintheduration
ofthisPlan, exceptasmaybeauthorizedbylaw.  

502.8 ImpactonOtherTaxingDistrictsandLevyRate

Anestimateoftheoverallimpactoftherevenueallocationprojectoneachtaxingdistrict
isshownintheStudythroughthenewdevelopmentprojectionssetforthinAttachment5.   

Theassessedvalueforeachpropertyinarevenueallocationareaconsistsofabasevalue
andanincrementvalue. ThebasevalueistheassessedvalueasofJanuary1oftheyearinwhich
arevenueallocationareaisapprovedbyamunicipality, withperiodicadjustmentsallowedby
Idaholaw. Theincrementvalueisthedifferencebetweentheadjustedbaseassessedvalueand
currentassessedvalueinanygivenyearwhilethepropertyisinarevenueallocationarea. Under
IdahoCode § 63-802, taxingentitiesareconstrainedinestablishinglevyratesbytheamount
eachbudgetofeachtaxingdistrictcanincreaseonanannualbasis. Taxingentitiessubmit
proposedbudgetstotheCountyBoardofCommissioners, whichbudgetsarerequiredtocomply
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withthelimitationssetforthinIdahoCode § 63-802. Therefore, theimpactofrevenueallocation
onthetaxingentitiesismoreofaproductoftheimpositionofIdahoCode § 63-802, thenthe
effectofurbanrenewal.  

TheCountyBoardofCommissionerscalculatesthelevyraterequiredtoproducethe
proposedbudgetamountforeachtaxingentityusingtheassessedvalueswhicharesubjectto
eacht Assessedvaluesinurbanrenewaldistrictswhicharesubjectto
revenueallocation (incrementalvalues) arenotincludedinthiscalculation. Thecombinedlevy
rateforthetaxingentitiesisappliedtotheincrementalpropertyvaluesinarevenueallocation
areatodeterminetheamountofpropertytaxrevenuewhichisallocatedtoanurbanrenewal
agency. Thepropertytaxesgeneratedbythebasevaluesintheurbanrenewaldistrictsandby
propertiesoutsiderevenueallocationareasaredistributedtotheothertaxingentities. Properties
inrevenueallocationareasaresubjecttothesamelevyrateastheywouldbeoutsidearevenue
allocationarea. Thedifferenceishowtherevenueisdistributed. Iftheoveralllevyrateisless
thanassumed, theAgencywillreceivefewerfundsfromrevenueallocation.   

Inaddition, withouttheRevenueAllocationAreaanditsabilitytopayforpublic
improvementsandpublicfacilities, fewersubstantialimprovementswithintheRevenue
AllocationAreawouldbeexpectedduringthetermofthePlan; hence, therewouldbelower
increasesinassessedvaluationtobeusedbytheothertaxingentities.   

Oneresultofnewconstructionoccurringoutsidetherevenueallocationarea (IdahoCode
63-802and63-301A) isthelikelyreductionofthelevyrateasassessedvaluesincreasefor

propertywithineachtaxsjurisdiction. FromandafterDecember31, 2006, IdahoCode
63-301Aprohibitstaxingentitiesfromincluding, aspartofthenewconstructionroll, the

increasedvaluerelatedtonewconstructionwithinarevenueallocationareauntiltherevenue
allocationauthorityisterminated. AnynewconstructionwithintheProjectAreaisnotavailable
forinclusionbythetaxingentitiestoincreasetheirbudgets. UponterminationofthisPlanor
deannexationofarea, thetaxingentitieswillbeabletoincludetheaccumulatednewconstruction

snotlimitedtothe
threepercentincreaseallowedinIdahoCode § 63-802(1)(a).  

Asthe2020certifiedlevyratesarenotdetermineduntillateSeptember2020, the2019
6certifiedlevyrateshavebeenusedintheStudyforpurposesoftheanalysis. ForTaxYear2019,  

7thosedistrictsandratesfortheparcelslocatedwithintheCityareasfollows:  

CityParcelTaxingDistricts LevyRates:  

MadisonCounty . 005206531
MadisonCountyAmbulance . 000400000

6Duetothetimingofthetaxingdistrigetandlevysettingprocess, certificationofthe2020levyratesdidnot
occuruntilthisPlanhadbeenprepared. Inordertoprovideabasistoanalyzetheimpactonthetaxingentities, the
2019levyratesareused. Useofthe2019levyratesprovidesamoreaccuratebasethanestimatingthe2020levy
rates.   
7ItisunclearhowthepersonalpropertytaxexemptionsetforthinIdahoCode § 63-602KKmayimpactthelevy
rate.   
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MadisonCountyMosquitoAbatement . 000330256
MadisonCountyRoad & Bridge . 001273733
MadisonLibraryDistrict . 000575611
MadisonSchool #321 . 000173557
CityofRexburg . 004152294
RexburgCemetery . 000048479
SugarCityCemetery  . 000133825

8TOTAL 012294286

9ForTaxYear2019, thosedistrictsandratesfortheparcelslocatedwithinthe
10unincorporatedCountyareasfollows:  

CountyParcelTaxingDistricts LevyRates:  

MadisonCounty . 005206530
MadisonCountyAmbulance . 000400000
MadisonCountyMosquitoAbatement . 000330256
MadisonCountyRoad & Bridge . 001273733
MadisonLibraryDistrict . 000575611
MadisonSchool #321 . 000173557
MadisonFire . 001109631
RexburgCemetery . 000048479
SugarCityCemetery  . 000133825
SugarSalemSclCommunityLibrary . 000173694
Sugar-SalemSchool #322 . 000045544 (tortonly)  

11TOTAL 0.009470860

TheStudyhasmadecertainassumptionsconcerningthelevyrate. First, itisanticipated
theparcelscurrentlylocatedoutsidethejurisdictionalboundariesoftheCityandin
unincorporatedMadisonCountywillbeannexedintotheCitypriortodevelopment. Asaresult,  
thelevyrateappliedtoparcelswithintheboundariesoftheCityhasbeenusedtoestimate
revenue. Second, thelevyrateisestimatedtostaylevelforthelifeoftherevenueallocationarea.  
Astheactualimpactoftheexpirationofanyexistingrevenueallocationareasand/orproperty
taxabatementsgrantedpursuanttoIdahoCode § 63-602NN, aswellaspropertyvalue
fluctuationsonthelevyrateisunknown, theStudyhasassumedaconservativelevyrateof .009.  
Theannualincrementvalueisexpectedtoincreasebyapproximately1% overthetermofthe
PlanoncetheimprovementshavebeencompletedandfullyassessedbytheCounty. Ifthe

8Netofvoterapprovedbondsandlevies.  
9Duetothetimingofthetaxingdistrertificationofthe2020levyratesdidnot
occuruntilthisPlanhadbeenprepared. Inordertoprovideabasistoanalyzetheimpactonthetaxingentities, the
2019levyratesareused. Useofthe2019levyratesprovidesamoreaccuratebasethanestimatingthe2020levy
rates.   
10ItisunclearhowthepersonalpropertytaxexemptionsetforthinIdahoCode § 63-602KKmayimpactthelevy
rate.   
11Netofvoterapprovedbondsandlevies.  
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overalllevyrateislessthanprojected, orifexpecteddevelopmentfailstooccurasestimated, the
Agencyshallreceivefewerfundsfromrevenueallocation.   

PursuanttoIdahoCode § 50-2908, theAgencyisnotentitledtorevenueallocation
proceedsfromcertainlevyincreaseswhichareallowedbyeitherspecificstatutoryauthorization
orapprovedbyanelectionofthequalifiedelectorsoftheparticulartaxingdistrict. Therefore, for
anylevyelection, theAgencywillnotreceiverevenueallocationfundswhichwouldhavebeen
generatedbyimposingthatlevyontheassessedvaluationwithintheProjectArea. TheStudyhas
takenthisstatuteintoaccount.   

503 PhasingandOtherFundSources

TheAgencyanticipatesfundingonlyaportionoftheentirecostofthepublic
improvementsshownonAttachment5. OthersourcesoffundsshallincludeCityand/orCounty
participationinprojects (asmaybebudgetedannuallybytheCityand/orCounty) anddeveloper
participationthroughtheadvancefundingofprojectssubjecttoreimbursementforeligible
publicinfrastructurecosts. Agencyparticipationshallbedeterminedbytheamountofrevenue
allocationfundsgenerated. ThisPlandoesnotbindtheCityorCountytofundanyprojects.  

504 LeaseRevenueandBonds

UndertheLaw (IdahoCode § 50-2012), theAgencyisauthorizedtoissuerevenuebonds
tofinancecertainpublicimprovementsidentifiedinthePlan. Underthattypeoffinancing, the
publicentitywouldpaytheAgencyaleasepaymentannuallywhichprovidescertainfundstothe
Agencytoretirethebonddebt. Anothervariationofthistypeoffinancingissometimesreferred
toasconduitfinancing, whichprovidesamechanismwheretheAgencyusesitsbonding
authorityfortheProject, withtheendusermakingpaymentstotheAgencytoretirethebond
debt. Thesesourcesofrevenuesarenotrelatedtorevenueallocationfundsandarenot
particularlynotedintheStudy, becauseosofthefinancing. Underthe
Act, theeconomicfeasibilityst
financialmodel.  

Thesefinancingmodelstypicallyareforalongerperiodoftimethanthe20-yearperiod
setforthintheAct. However, thesefinancingmodelsdonotinvolverevenueallocationfunds,  
butratherfundsfromtheenduserswhichprovideafundingsourcefortheAgencytocontinueto
ownandoperatethefacilitybeyondthetermofthePlanasallowedbyIdahoCode § 50-2905(8)  
asthoseresourcesinvolvefundsnotrelatedtorevenueallocationfunds.  

505 MembershipDuesandSupportofCommunityEconomicDevelopment

TheActispremiseduponeconomicdevelopmentbeingavalidpublicpurpose. Tothe
extentallowedbytheLawandtheAct, theAgencyreservestheauthoritytouserevenue
allocationfundstocontractwithnon-profitandcharitableorganizationsestablishedforthe
purposeofsupportingeconomicdevelopmentandjobcreation. Additionally, theAgency
reservestheauthoritytoexpendrevenueallocationfundstojoin, participateandsupportnon- 
profitorganizationsestablishedtosupportAgencybestpracticesandadministration. Theline
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itemofOperatingExpenseswithintheStudyshallbedeemedtoincludeexpendituresforthe
purposesdescribedinthissectionasmaybedeemedappropriateduringtheannualbudgetary
process.  

600 ACTIONSBYTHECITYANDCOUNTY

TheCityandCountyshallaidandcooperatewiththeAgencyincarryingoutthisPlan
andshalltakeallactionsnecessarytoensurethecontinuedfulfillmentofthepurposesofthis
Planandtopreventtherecurrenceorspreadintheareaofconditionscausingdeterioration.  
ActionsbytheCityandCountymayinclude, butnotbelimitedto, thefollowing:  

a. Institutionandcompletionofproceedingsnecessaryforchangesand
improvementsinprivateandpubliclyownedpublicutilitieswithinoraffecting
theProjectArea.  

b. Revisionofzoning (ifnecessary) withintheProjectAreatopermitthelanduses
anddevelopmentauthorizedbythisPlan.  

c. Impositionwherevernecessaryofappropriatecontrolswithinthelimitsofthis
PlanuponparcelsintheProjectAreatoensuretheirproperdevelopmentanduse.  

d. ProvisionforadministrativeenforcementofthisPlanbytheCityafter
development. TheCity, CountyandtheAgencymaydevelopandprovidefor
enforcementofaprogramforcontinuedmaintenancebyownersofallreal
property, bothpublicandprivate, withintheProjectAreathroughouttheduration
ofthisPlan.  

e. BuildingCodeenforcement.  

f. Performanceoftheaboveactionsandofallotherfunctionsandservicesrelating
topublicpeace, health, safety, andphysicaldevelopmentnormallyrenderedin
accordancewithaschedulewhichwillpermittheredevelopmentoftheProject
Areatobecommencedandcarriedtocompletionwithoutunnecessarydelays.  

g. Institutionandcompletionofproceedingsnecessaryfortheestablishmentofa
localimprovementdistrictunderChapter17, Title50, IdahoCode, oraBID
underChapter26, Title50, IdahoCode.  

h. Theundertakingandcompletingofanyotherproceedingsnecessarytocarryout
theProject.  

i. AdministrationofCommunityDevelopmentBlockGrantfundsthatmaybemade
availableforthisProject.  

j. AppropriateagreementswiththeAgencyforadministration, supportingservices,  
fundingsources, andthelike.  
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k. Thewaiverofanyhookuporinstallationfeeforsewer, water, orotherutility
servicesforanyfacilityownedbyanypublicagency, includinganyAgency
facility.  

l. Jointfundingofcertainpublicimprovements, includingbutnotlimitedto
roadwayimprovementsand/orimprovementstosewerandwaterfacilities.   

m. Useofpublicentitylabor, services, andmaterialsforconstructionofthepublic
improvementslistedinthisPlan.  

n. ThewaiverofanycityimpactfeefordevelopmentwithintheProjectArea.  

o. Assistwithcoordinatingandimplementingthepublicimprovementsinthe
ProjectAreaidentifiedintheStudy.  

Theforegoingactions, iftakenbytheCity, donotconstituteanycommitmentfor
financialoutlaysbytheCity.  

ActionsbytheCountyshallinclude, butnotbelimitedto, enteringintoanagreement
withtheAgencyand/ortheCityasmaybenecessarytomakeimprovementstotheportionofthe
ProjectArealocatedwithintheboundariesoftheCounty, tocoordinatewiththeCityon

Theforegoingactions, iftakenbytheCounty, donotconstituteanyannexationproceedings.  
commitmentforfinancialoutlaysbytheCounty. 

601 MaintenanceofPublicImprovements

TheAgencyhasnotidentifiedanycommitmentorobligationforlong-termmaintenance
ofthepublicimprovementsidentified. TheAgencywillneedtoaddressthisissuewiththe
appropriateentity, publicorprivate, whohasbenefitedfromorisinvolvedintheongoing
preservationofthepublicimprovement.  

700 ENFORCEMENT

TheadministrationandenforcementofthisPlan, includingthepreparationandexecution
ofanydocumentsimplementingthisPlan, shallbeperformedbytheAgencyand/ortheCity.  

800 DURATIONOFTHISPLAN, TERMINATION, ANDASSETREVIEW

Exceptforthenondiscriminationandnonsegregationprovisionswhichshallrunin
perpetuity, theprovisionsofthisPlanshallbeeffective, andtheprovisionsofotherdocuments
formulatedpursuanttothisPlan, shallbeeffectivefortwenty (20) yearsfromtheeffectivedate
ofthePlansubjecttomodificationsand/orextensionssetforthinIdahoCode § 50-2904. The
revenueallocationauthoritywillexpireonDecember31, 2040, exceptforanyrevenueallocation
proceedsreceivedincalendaryear2041, ascontemplatedbyIdahoCode § 50-2905(7). The
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Agencymayuseproceedsin2041tocompletetheprojectssetforthherein. AsstatedinthePlan,  
anyownerparticipationagreementordispositionanddevelopmentagreementobligationswill
ceaseasofDecember31, 2040.  

IdahoCode § 50-2093(5) providestheAgencyshalladoptaresolutionofintentto
terminatetherevenueallocationareabySeptember1. Inordertoprovidesufficientnoticeof
terminationtotheaffectedtaxingdistrictstoallowthemtobenefitfromtheincreasedbudget
capacity, theAgencywilluseitsbesteffortstoprovidenoticeofitsintenttoterminatethisPlan
anditsrevenueallocationauthoritybyMay1, 2041, oriftheAgencydeterminesanearlier
terminatedate, thenbyMay1oftheearlyterminationyear:  

a. WhentheRevenueAllocationAreaplanbudgetestimatesthatallfinancial
obligationshavebeenprovidedfor, theprincipalofandinterestonsuchmoneys,  
indebtedness, andbondshavebeenpaidinfullorwhendepositsinthespecial
fundorfundscreatedunderthischapteraresufficienttopaysuchprincipaland
interestastheycomedue, andtofundreserves, ifany, oranyotherobligationsof
theAgencyfundedthroughrevenueallocationproceedsshallbesatisfiedandthe
Agencyhasdeterminednoadditionalprojectcostsneedbefundedthrough
revenueallocationfinancing, theallocationofrevenuesunderIdahoCode § 50- 
2908shallthereuponcease; anymoneysinsuchfundorfundsinexcessofthe
amountnecessarytopaysuchprincipalandinterestshallbedistributedtothe
affectedtaxingdistrictsinwhichtheRevenueAllocationAreaislocatedinthe
samemannerandproportionasthemostrecentdistributiontotheaffectedtaxing
districtsofthetaxesonthetaxablepropertylocatedwithintheRevenue
AllocationArea; andthepowersgrantedtotheurbanrenewalagencyunderIdaho
Code § 50-2909shallthereuponterminate.  

b. Indeterminingtheterminationdate, thePlanshallrecognizethattheAgencyshall
receiveallocationofrevenuesinthecalendaryearfollowingthelastyearofthe
revenueallocationprovisiondescribedinthePlan.  

c. Forthefiscalyearthatimmediatelypredatestheterminationdate, theAgency
shalladoptandpublishabudgetspecificallyfortheprojectedrevenuesand
expensesofthePlanandmakeadeterminationastowhethertheRevenue
AllocationAreacanbeterminatedbeforeJanuary1oftheterminationyear
pursuanttothetermsofIdahoCode § 50-2909(4). IntheeventthattheAgency
determinesthatcurrenttaxyearrevenuesaresufficienttocoverallestimated
expensesforthecurrentyearandallfutureyears, byMay1, butinanyevent, no
laterthanSeptember1, theAgencyshalladoptaresolutionadvisingandnotifying
thelocalgoverningbody, thecountyauditor, andtheStateTaxCommission,  
recommendingtheadoptionofanordinanceforterminationoftheRevenue
AllocationAreabyDecember31ofthecurrentyear, anddeclaringasurplustobe
distributedasdescribedinIdahoCode § 50-2909shouldasurplusbedetermined
toexist. TheAgencyshallcausetheordinancetobefiledwiththeofficeofthe
countyrecorderandtheIdahoStateTaxCommissionasprovidedinIdahoCode §  
63-215.  
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UponterminationoftherevenueallocationauthorityofthePlantotheextenttheAgency
ownsorpossessesanyassets, subjecttothefollowingparagraph, theAgencyintendstodispose
ofanyremainingassetsbygrantingorconveyingordedicatingsuchassetstotheCity, unless
basedonthenatureoftheasset, dispositiontoanotherpublicentityismoreappropriate.  

AsallowedbyIdahoCode § 50-2905(8), theAgencymayretainassetsorrevenues
generatedfromsuchassetsaslongastheAgencyshallhaveresourcesotherthanrevenue
allocationfundstooperateandmanagesuchassets. Similarly, facilitieswhichprovidealease
incomestreamtotheAgencyforfullretirementofthefacilitydebtwillallowtheAgencyto
meetdebtservicesobligationsandprovideforthecontinuedoperationandmanagementofthe
facility.  

900 PROCEDUREFORAMENDMENTORMODIFICATION

Totheextentthereisanyoutstandingloansorobligations, thisPlanshallnotbemodified
pursuanttotheprovisionssetforthinIdahoCode § 50-2903A. ModificationofthisPlanresults
inaresetofthebasevaluefortheyearimmediatelyfollowingtheyearinwhichthemodification
occurredtoincludethecurrent thetaxablepropertyinthe
revenueallocationarea, effectivelyeliminatingtheAgstreamasmorefullyset
forthinIdahoCode § 50-2903Asubjecttocertainlimitedexceptionscontainedtherein,  
includingtheexceptiontoallowanamendmenttosupportgrowthofanexistingcommercialor
industrialproject. I.C. § 50-2903A(1)(a)(iv). Asmorespecificallyidentifiedabove, theA
projectionsarebasedonestimatedvalues, estimatedlevyrates, estimatedfuturedevelopment,  
andestimatedcostsoffutureconstruction/improvements. Annualadjustmentsasmore
specificallysetforthintheAequiredtoaccountformore/less
estimatedrevenueandprioritizationofprojects. Anyadjustmentsforthesestatedpurposesare
technicalandministerialandarenotdeemedamodificationunderIdahoCode § 50- 
2903A(1)(a)(i).  

1000 SEVERABILITY

IfanyoneormoreoftheprovisionscontainedinthisPlantobeperformedonthepartof
theAgencyshallbedeclaredbyanycourtofcompetentjurisdictiontobecontrarytolaw, then
suchprovisionorprovisionsshallbenullandvoidandshallbedeemedseparablefromthe
remainingprovisionsinthisPlanandshallinnowayaffectthevalidityoftheotherprovisionsof
thisPlan.  

1100 ANNUALREPORTANDOTHERREPORTINGREQUIREMENTS

UndertheLaw, theAgencyisrequiredtofilewiththeCity, onorbeforeMarch31of
esactivitiesfortheprecedingcalendaryear, whichreportshall
includeacompletefinancialstatementsettingforthitsassets, liabilities, income, andoperating
expensesasoftheendofsuchcalendaryear. Thisannualreportshallbeconsideredatapublic
meetingtoreportthesefindingsandtakecommentsfromthepublic.  
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Additionally, theAgencymustcomplywithcertainotherreportingrequirementsasset
forthinIdahoCode § 67-450E, thelocalgovernmentregistryportal, IdahoCode § 50-2913, the
taxcommissionplanrepository, andIdahoCode § 50- 
modificationannualattestation. Failuretoreporttheinformationrequestedunderanyofthese
statutesresultsinsignificantpenalties, includinglossofincrementrevenue, andtheimposition
ofothercompliancemeasuresbytheMadisonCountyBoardofCountyCommissioners.  

1200 APPENDICES, ATTACHMENTS, EXHIBITS, TABLES

AllattachmentsandtablesreferencedinthisPlanareattachedandincorporatedhereinby
theirreference. AllotherdocumentsreferencedinthisPlanbutnotattachedareincorporatedby
theirreferenceasifsetforthfully.  
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Attachment1

BoundaryMapofUrbanRenewalProjectAreaandRevenueAllocationArea



Attachment2

LegalDescriptionofUrbanRenewalProjectAreaandRevenueAllocationArea



Attachment3

PrivatePropertiesWhichMayBeAcquiredbyAgency

1. TheAgencyhasnotidentifiedanyparticularparcelfortheconstructionofpublic
improvementsorforprivateredevelopment. Propertieswhichmaybesubjectto
acquisitionincludeparcelsto:  

a) assemblewithadjacentparcelstofacilitateredevelopment;  
b) assemblewithadjacentrights-of-waytoimproveconfigurationandenlarge

parcelsforredevelopment;   
c) reconfiguresitesfordevelopmentandpossibleextensionofstreetsorpathways;  
d)  assembleforfuturetransfertoqualifieddeveloperstofacilitatethedevelopment

ofmixed-use, residential, commercialandretail, andindustrialareas; or
e) assemblefortheconstructionofcertainpublicimprovements, includingbutnot

limitedtostreets, streetscapes, waterandsewerimprovements, environmental
remediation/sitepreparation, publicparking, communityfacilities, parks,  
pedestrian/bikepathsandtrails, recreationaccesspoints, andotherpublic
facilities.  

2. TheAgencyreservestherighttoacquireanyadditionalright-of-wayoraccessroutesnear
oraroundexistingorplannedrights-of-way.  

3. TheAgencyreservestherighttoacquirepropertyneededtoprovideadequatelysizedsites
forhighpriorityprojectsforthedevelopmentofpublicimprovements (theexactlocation
ofwhichhasnotbeendetermined) 

4. Otherparcelsmaybeacquiredforthepurposeoffacilitatingcatalystordemonstration
projects, constructingpublicparking, constructingnewstreetsorpathways, enhancing
publicspaces, ortoimplementotherelementsoftheurbanrenewalplanstrategyand/or
anymasterplanfortheProjectArea. 



Attachment4

MapDepictingExpectedLandUsesandCurrentZoningMap
oftheProjectArea
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Attachment5

NorthCentralUrbanRenewalProjectArea

StatementofProposedPublicImprovements, Costs, Revenue, TaxImpacts, andFinancing
Methods/EconomicFeasibilityStudy

Introduction

TheUrbanRenewalPlanfortheNorthCentralUrbanRenewalProject
terminationdateisDecember

31, 2040, however, recognizingIdahoCode § 50-2905(7) allowstheUrbanRenewalAgencyof
theCityofRexburg, Idaho, alsoknownastheR
toreceivetheallocationofrevenuesinthecalendaryearfollowingthelastyearoftherevenue
allocationprovisioninthePlan, expenditureoffundsforprojectsisanticipatedthrough2041.  

Anticipatedcostsoftheurbanrenewalproject , revenuesources, estimated
revenueallocations, andtheamountofindebtednessrequiredtocompletetheProjectareshown
inAttachments5A, 5B, and5C.  Attachments5A, 5Band5Cnecessarilyincorporateestimates

re-prioritizethepresentlyanticipatedlistofpublicimprovements
estimatedrevenuesandproposedbudgetasfurthersetforthinthePlan.    

Attachment5Adepictsestimatednettaxablevalueofnewprivatedevelopmentwithin
theProjectAreathrough2041.  Thisanalysisincludesprojectedrevenuesfromanticipated
developmentwithintheProjectArea, aswellasprojectednewdevelopmentbasedonprojected
growth.  Conservativeinflationaryincreasesof1%/yearareprojected.  Attachment5Aalso
demonstratestheoverallestimatedimpactofrevenueallocationontheaffectedtaxingdistricts
byshowingthenewdevelopmentprojections, whichincrementvaluewillbeplacedonthenew
constructionrollattermination.  AssetforthinthisPlan, thetaxingdistrictshaveindependent
authorityconcerningthesettingoftheirbudgetsaslimitedbyIdahoCodeSections63-802and
63-301A.  

Attachment5BsetsforththerevenueprojectionsfortheProjectAreathrough2041based
thenewdevelopmentrevenueprojectionsandtheestimatedapplicablelevyrate. Attachment5B
estimatesaconservativelevyrateof .009, whichisprojectedtoremainconstantthroughoutthe
durationofthePlanandProjectArea.   

Attachment5CsetsforththecashflowanalysisshowingtheProjectAreaisanticipated
togeneratesufficientrevenuetocoverthecostsoftheproposedpublicinfrastructure
improvements, whicharesetforthbelow.  Attachment5Cincludesthedescriptionofthe
methodsoffinancing, whicharesubjecttochangebasedon



asthetimewhenprojectsareexpectedtobefunded.  Thoseprojectsidentifiedintheearlier
yearsareassumedtohaveahigherprioritization.   

TheinformationcontainedinAttachment5A, 5Band5Cassumescertainprojected
actions.  UndertheprovisionsoftheLocalEconomicDevelopmentAct, Chapter29, Title50,  
IdahoCode, revenueallocationshallcontinueuntilanyobligationissatisfied.  Alldebtis
projectedtoberepaidnolaterthanthedurationperiodofthePlan.  Second, thetotalamountof
bondedindebtednessandtheamountofrevenuegeneratedbyrevenueallocationisdependent
upontheextentandtimingofprivatedevelopment.  Attachment5Cprojectsexpenditures
throughthetermofthePlan.  Ifalloftheplanneddevelopmenttakesplaceasprojected, bonded
orotherindebtednesscouldbeextinguishedearlier, dependentuponthebondsaledocumentsor
otherlegalobligations.  Ifprivateinvestmenttakeslongertomaterialize, orshouldtheprivate
developmentbesubstantiallylessthanprojected, thentheamountofrevenuegeneratedwillbe
substantiallyreduced.  Inthatinstancecertainpublicimprovementprojectsmaynotbe
completed.  

ThisPlanandAttachments5A, 5B, and5Cincorporateestimatesandprojectionsbased
ThisPlanproposescertainpublic

improvements, includingutilityimprovements, theimprovementstostreetscapes, street
improvement, improvementstointersectionsandtrafficsignals, sidewalks, curbandgutters,  
streetlighting, pedestrianpathways, openspace, pointsofaccessforrecreationandother
infrastructurecosts, whichwillfacilitatedevelopmentintherevenueallocationarea.  



Theproposedpublicimprovementlist, includingtheestimatedcostsofconstruction, isas
follows:  

EconomicFeasibilityStatement

Attachments5A, 5B, and5C, withtheirvariousestimatesandprojections, constitutean
economicfeasibilitystudy.  Costsandrevenuesareanalyzed, andtheanalysisshowstheneedfor
publiccapitalfundsduringtheproject.  Multiplefinancingsourcesincludingproposedannual
revenueallocationfunds (pay-as-you-go), aninterfundloanfromanexistingprojectarea, notes
andbonds, developercontributions, Cityand/orCountycontributions (totheextentbudgeted),  
grantfunds, in-kindservices, andotherpublicfundsareshown.  Basedontheinformation
containedinAttachments5A, 5Band5C, theconclusionisthattheprojectisfeasible.  

Themapattachedheretoidentifiesthekind, number, andlocationofallproposedpublic
worksorimprovementsconsistentwiththedetailedlistofestimatedprojectcostssetforth
above.    



Theproposedtimingforthepublicimprovementsmayverywellhavetobemodified
dependingupontheavailabilityofthefundsandtheAabilityordesiretosellaninitial
issueofnotesorbonds, includingadevelopernote.   

DescriptionofPublicFinancingSources

RevenueAllocation-Revenueallocationfinancing (sometimesreferredtoastax
incrementfinancing) appliestheincreaseinpropertytaxeswithinadefinedareatopublic
infrastructureimprovements.  Theimprovementsaredesignedtoenhancetheprivate
developmentpotential, thuscreatingtheadditionalassessedvaluation.  Theprocessisinitiated
uponactionofamunicipality, whereupontheCountyAssessorwillestablishtheassessed
valuationwithintherevenueallocationareaforabaseyear.  Theincrementalrevenuemaybe
applieddirectlyasitisreceivedbytheauthorizedredevelopmentagencyor, morecommonly,  
appliedasalong-termrevenuestreamfortheissuanceofbondsorotherdebtobligations.  At
termination, theincrementvalueisreturnedtotheregulartaxrollsfortheaffectedtaxing
districtstouseinsettingtheirlevies.  Further, theincrementvalueisplacedonthenew
constructionrollandmaybeavailableforanaffectedtaxingdistricttoincreasebudgetcapacity,  
subjecttocertainlimitations.  RevenueallocationhasbeenavailabletoallIdahocitiessince
1988andisanticipatedtobethemajor, andthusmostessential, componentforPlanfinancing.  

LoansandNotes ThetimedelayfrominitiationofPlanimplementationandthe
establishmentofthebaseassessmentroleisproblematicwithrevenueallocation.  Severalyears
mayelapsebeforetheincrementaltaxrevenuestreamcanadequatelydemonstratethestrength
necessarytoissuebonds.  Shorttermnotesorloansissuedbylocallendersorothersareameans
ofprovidingthebridgefinancingnecessarytobegindevelopmentwork.  Bondproceedscanthen

neededandauthorizedunderthePlan.  

LocalImprovementDistricts (LIDs)  Thisfinancingmechanismisusedtofundcapital
improvementsanddistributethecostamonganumberofpropertyowners.  Cities, Counties, and
highwaydistrictsoftenuseLIDsforlocalstreetandsewerprojects.  Aseriesofordinancesare
adoptedtocreatethedistrict, approvetheassessmentroll, andissueconstructionwarrantsand
long-termbonds.  Thetax-exemptbondsareissuedthroughbidornegotiatedsalewithrevenue
collectiontiedtothepropertytaxsystem.  Bondtermsareusuallytwentyyears.  

CommunityDevelopmentBlockGrant (CDBG)  TheCitymaychoosetosubmitan
applicationfromtimetotimeforIdahoCommunityDevelopmentBlockGrantfundinginorder
toachievetheobjectivessetforthinthisPlan.  Ablockgrantapplicationmustmeetcertain
eligibilityrequirements, andisconstrainedtoaspecificlistofeligibleactivities.  However,  
CommunityDevelopmentBlockGrantfundingmaybesomeassistanceincompletingportions



DeveloperAdvances DeveloperAdvancesmaybeadesirableapproachtoinitiate
developmentprojectsgiventhedelayedflowofrevenueundertaxincrementfinancing.  The
termsoftheadvancearenegotiableonaproject-by-projectbasis, butpossibleusesinclude;  
masterplanning, projectadministration, necessarylegalwork, andevenpreliminarypublic
infrastructurework.  

CityorAgencyAdvances Acity (orotherpublicentity) oragencymayprovide
advancesorcontributionsforcertainpublicimprovementsfromanotherexistingprojectarea.   

ConduitFinancing TheAgencyreservestherighttoparticipateasaconduitfinancing
vehicleforthoseprojectsdescribedinthePlan, usingleaseorrevenueproceeds, ratherthan
revenueallocationproceeds.  

BrownfieldLoans/Grants - TheCitymaychoosetopursueabrownfieldgranttoassista
privatepropertyownerormunicipalitycleanupacontaminatedsitelocatedwithinanUrban
RenewalArea.  

FinancingConclusion

ThisPlanhasshownthattheequalizedvaluationoftherevenueallocationareaasdefined
inthePlanislikelytoincreaseasaresultoftheinitiationandcompletionofurbanrenewal
projectspursuanttothePlan. 
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Attachment5A

EstimatedNetTaxableValueofNewPrivateDevelopment



Total31,266,28645,901,71445,901,71430,000,00030,000,00017,500,0002,000,0002,000,0002,000,0002,000,0002,000,0002,000,0002,000,0002,000,000

Total

Other 5,000,0005,000,0005,000,0005,000,0002,000,0002,000,0002,000,0002,000,0002,000,0002,000,0002,000,0002,000,00036,000,000

Rudd & Co1,304,0001,304,000

5,536,0005,000,000 10,536,000CentennialHomes

11,926,28615,901,71415,901,71443,729,714ThompsonFarms

NewConstruction
12,500,00025,000,00025,000,00025,000,00025,000,00012,500,000125,000,000BasicAmericanFoods

CumulativeTotal31,266,28677,480,663124,157,184155,398,756186,952,744206,322,271210,385,494214,489,349218,634,242222,820,584227,048,790231,319,278235,632,471239,988,796242,388,684244,812,571247,260,697249,733,304252230,637254,752,943

waterandsewerservices; therefore, thecitylevyshouldbetheoneusedintheprojectionofrevenue. 
EstimatedNetTaxable ValueofNewPrivateDevelopment (Commercial/Residential)                                                                                                      

1% Inflation 1NewConstructionfortheperiodof2021-2040isbasedlargelyonconservativeprojections1,241,5721,553,9881,869,5272,063,2232,103,8552,144,8932,186,3422,228,2062,270,4882,313,1932,356,3252,399,8882,423,8872,448,1262,472,6072,497,3332,522,306312,663774,807

RexburgNorthInterchangeUrbanRenewalProject 3Newdevelopmentwillberequiredtobeannexedintoacitylimitsinordertoreceive

2Inflationreflectsestimatednetpropertyvalueincreasesbasedon90% ofthe
31,266,28645,901,71445,901,71430,000,00030,000,00017,500,0002,000,0002,000,0002,000,0002,000,0002,000,0002,000,0002,000,0002,000,000NewConstruction

Attachment5A

124,157,184155,398,756186,952,744206,322,271210,385,494214,489,349218,634,242222,820,584227,048,790231,319,278235,632,471239,988,796242,388,684244,812,571247,260,697249,733,304252,230,63731,266,28677,480,663BeginningBalance

pastinflationintheconstructioncostindex.  

20222023202420252026202720282029203020312032203320342035203620372038203920402041
FiscalYearEnding

ofdevelopmentforthearea
TaxYear20212022202320242025202620272028202920302031203220332034203520362037203820392040

20202021202220232024202520262027202820292030203120322033203420352036203720382039
ConstructionYear



Attachment5B

EstimatedAnnualRevenueAllocations



281,397697,3261,117,4151,398,5891,682,5751,856,9001,893,4691,930,4041,967,7082,005,3852,043,4392,081,8742,120,6922,159,8992,181,4982,203,3132,225,3462,247,6002,270,0762,292,77636,657,681AgencyRevenue

2Thetaxlevyratesareestimatedtogenerallyincrease0.0% peryear. (SeeLevies) 

TotalTaxLevyRate0.0090000000.0090000000.0090000000.0090000000.0090000000.0090000000.0090000000.0090000000.0090000000.0090000000.0090000000.0090000000.0090000000.0090000000.0090000000.0090000000.0090000000.00900000000090000000.009000000
RexburgNorthInterchangeUrbanRenewalProject

EstimatedAnnualRevenueAllocations

31,266,28677,480,663124,157,184155,398,756186,952,744206,322,271210,385,494214,489,349218,634,242222,820,584227,048,790231,319,278235,632,471239,988,796242,388,684244,812,571247,260,697249,733,304252230,637254,752,943EstimatedValuation
January0, 1900Attachment5B

1EstimatedvaluationisfromAttachment5A. 
20222023202420252026202720282029203020312032203320342035203620372038203920402041FiscalYearTaxesReceived

20212022202320242025202620272028202920302031203220332034203520362037203820392040TaxYearAssessed

20202021202220232024202520262027202820292030203120322033203420352036203720382039ConstructionYear

Notes: 



Attachment5C

EstimatedAnnualRevenuesandCosts



Totals 36,656               -               -               -               -               -               -               -               -     36,656 36,656 116 1,000 500 2,000 1,000               -          150 150 750 1,000 1,500 2,000 1,000 500 150 820 1,500 500 6,000 6,600 3,500               -               -               -               -     30,736 3,071 612 34,419 2,237

1011,075 2,293 2,293 3,368 10 1,000 1,010 20 1,131 2,2372041

3 2501,608 2,270 2,270 3,878 2,500 2,503 50 2,803 1,0752040

3 1601,155 2,248 2,248 3,403 1,600 1,603 32 1,795 1,6082039

3 2001,173 2,225 2,225 3,398 2,000 2,003 40 2,243 1,1552038

3 3002,333 2,203 2,203 4,536 3,000 3,003 60 3,363 1,1732037

155 3 3              -              -             32,181 2,181 2,336 2,3332036

3 300 1551,358 2,160 2,160 3,518 3,000 3,003 60 3,3632035

3 200 3202,824 2,121 2,121 4,945 3,000 3,203 64 3,587 1,3582034

745 3 3              -              -             32,082 2,082 2,827 2,8242033

3 200 500 220 7451,169 2,043 2,043 3,212 1,500 2,203 44 2,4672032EstimatedAnnualRevenuesandCosts (FiguresShownin000) 

RexburgNorthInterchangeUrbanRenewalProject253 3 150 820 9732,005 2,005 2,258 97 19 1,089 1,1692031

192 3 200 170 2531,968 1,968 2,160 1,500 1,703 34 1,9072030

505 3 500 500 200 1921,930 1,930 2,435 1,000 2,003 40 2,243January0, 19002029Attachment5C

522 5 200 171 5051,893 1,893 2,415 1,500 1,705 34 1,9102028

967 1,857 1,857 2,824 5               -          150 150 750 1,000 2,055 206 41 2,302 5222027

74 1,683 1,683 1,757 5 500 200 705 71 14 790 9672026

361 1,399 1,399 1,760 5 1,500 1,505 151 30 1,686 742025

610 1,117 317 927 5 500 505 51 10 566 361800) 2024

697 697 616 5 5 1               -              6 61081) 2023

4 281 800 1,041 1,045 5 1,000 1,005 101 20 1,12640)          ( 81) 2022

10             -          10 5 5 1             -            6 42021

40 40 40 30 30 30 102020 10% 2% 

PurchaseAmbulance/SheriffCapitalImprovementsFiscalYear> Pedestrian BridgesacrossTetonRiveron2ndEastBarneyDairyto2ndEreconfiguration ($3Mproject) 
5thWestExtensionROWpurchase ($8Mproject) Reconfigure 7thNorth & 2ndEast /YellowstoneYellowstone Sewer Lineover-sizing (Rexburg toEastParkwayCorridor -7th NtoMoodyRd  -ROWBarney Dairy Park/JohnsonPreserve AlongTetonEastParkwayCorridor -BarneyDairyto2ndSouthPurchaseFairGroundsfromCountyorproperties5thWestExtensionConstruction ($8Mproject) Transferfrom/toUnivserityDistrictFund OdellPropertyPurchase, addconstuctionof

TetonRiverPedestrianBridgesEagleParkTetonRiverTrail (3.26Mileswithindistrict) Transferfrom/toAdministrationFund 2ndEastBridgereconfigurationto7lanesBondReserve & CapitalizedInterestTetonRiverPedestrianBridgeBarney1CitySewerUtilityReimbursementStateHighwayDept. ContributionCityWaterUtilityReimbursement
TetonRiverSewerLineExtentionRevenueAllocationEstimate

ClawbackfromDevelopers CanalVehicleBridgeBarney2 Water & SewerOversizingaroundit & upgradefacilities OverheadCharges@2%  Construction -($6Mproject) intersections  ($4Mproject) TotalSourcesofFunds WastewaterLiftstationsTotalFunds Available Admin./Prof. Services SugarCity -$4Mproject) TotalUsesofFundsMoodyRoadOverpass Contingency@10%  BeginningBalance TotalUsesofFundsSourcesofFunds:  WastewaterLinesroadwayandsignalsRiver ($2Mproject) SaleofProperty BondPaymentsUsesofFunds:  EndingBalanceROWPurchase WaterLinesBondCostsBorrowing
Acquisition



Attachment6

AgriculturalOperationConsents





























Attachment7

MadisonCountyBoardofCountyCommissionersResolutionNo. 447(eligibility) 









EXHIBITA

TheNorthCentralAreaUrbanRenewalEligibilityReport, datedJuly3, 2020

RESOLUTIONNO. 447 - 4



































EXHIBITB

RexburgUrbanRenewalAgencyResolutionNo. 2020-03
datedJuly9, 2020, AcceptingtheEligibilityReport

thisExhibitBdoesnotcludeitsExhibitAastheEligibilityReportis
attachedasExhibitAtoAttachment7)  

4818-8208-9154, v. 1

RESOLUTIONNO. 447-5















Attachment8

RexburgCityCouncilResolutionNo. 2020-12 (eligibility)  

Attachment8doesnotincludetheexhibits seeAttachment7
fortheExhibitstotheRexburgCityCouncilResolution)  















Attachment9

MadisonCountyBoardofCountyCommissionersOrdinanceNo._________ 432
IntergovernmentalAgreementandTransferofPowersOrdinance) 



Attachment10

RexburgCityCouncilResolutionNo. _______ 2020-23
IntergovernmentalAgreementMadisonCounty) 

4816-0674-2473, v. 5


