Pocate l l O Board of Commissioners Meeting

December 19, 2018 - 11:00 a.m.

D eve I O p m e n t Paradice Conference Room - Pocatello City Hall
g City of Pocatello
AUthO”ty ?11 North 7th Avenue

Pocatello, Idaho 83205

An urban renewal agency for the City of Pocatello, Idaho
Call to Order and Acknowledgment of Guests

Agenda Item No. 1: Disclosure of Conflicts of Interest
Agenda Item No. 2: Minutes - [ACTION ITEM]

Motion to approve and/or amend the Regular Meeting Minutes of November 21, 2018.

Agenda Item No. 3: Financial Report — [ACTION ITEM]
Motion to approve and/or amend the November 2018 Income and Expense Report.

Agenda Item No. 4: Payment Requests/Reimbursements — [ACTION ITEM]
a. Elam & Burke in the amount of $6,918.30 for November services on Northgate TIF (general fund)
b. Elam & Burke in the amount of $3,930.50 for November services on Philbin Road/Hoku property (North Portneuf District)
. Idaho State Publishing in the amount of $194.10 for publication of RFP notices (North Portneuf district)

Agenda Item No. 5: Request for Funding — Snyder [ACTION ITEM]

Agenda Item No. 6: Request for Funding - United Seniors Project [ACTION ITEM]

Agenda Item No. 7: Request for Funding — Simmons [ACTION ITEM]

Agenda Item No. 8: Hoku Property Update [ACTION ITEM]

Agenda Item No. 9: Northgate TIF Plan - Consider Resolution No. 2018-3 — Approval of the Urban Renewal Plan for the

Northgate Urban Renewal Project [ACTION ITEM]
Agenda Item No. 10: Authorization to Call North Yellowstone TIF Bonds [ACTION ITEM]

Agenda Item No. 11: Authorize Administrative Fee Transfer [ACTION ITEM]

Agenda Item No. 12: Reports and Updates

a.
b.

Executive Session:

Matters may exist for discussion in an executive session as per I.C. §74-206(1)(e) to consider preliminary negotiations involving
matters of trade or commerce in which the PDA may be in competition with other jurisdictions and I.C. §74-206(1)(d & f) to
communicate with legal counsel for the PDA to discuss the legal ramifications of and legal options for pending litigation, or
controversies not yet being litigated but imminently likely to be litigated and to consider records that are exempt from disclosure.

Upcoming Events/Information: 2019 Meeting Schedule

Adjourn.

City Hall is accessible to persons with disabilities. Program access accommodations may be provided with three (3) days’
advance notice by contacting Skyler Beebe at sheebe@pocatello.us; 208.234.6248; or 5815 South 5™ Avenue, Pocatello,
ID.
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PROOF OF PUBLICATION

STATE OF IDAHO
County of Bannock

LN25784

KAREN MASON

LEGAL NOTICE
REQUEST FOR PROPOSALS
DEADLINE EXTENSION
Redevelopment of Property (1 Hoku Way)

The Urban Renewal Agency of the Cig of
Pocatello, also known as Pocatello De-
velopment Authority (Agency) is
pleased to announce the redevelopment
offering for the underlying real prope
located at 1 Hoku Way, Pocatello, Idaho
(hereinafter the "Property”).

On August 29, 2018, the Agency execut-
ed a Disposition and Development
Agreement with Solargise America, LLC
(the "Solargise DDA'? for the disposition
of the Property fo Solargise America,
LLC ("Solargise"), which transfer was
expressiy subject to the Agency's statu-
tory requirement to solicit competing re-
development proposals in accordance
with Idaho Code § 50-2011, advise the
gubllc of the intent to dispose of the

roperty to Solargise, seek public com-
ment on the planned disposition, and in-
vite competing proposals for considera-
tion prior to disposing of the Property to
Solargise.

In accordance with Idaho Code § 50-
2011, the Agency invites developers to
submit competing redevelopment pro-
posals for the Property in conformance
with the request for proposals, pertinent
zoning regulations, and the North Port-
neuf Urban Renewal Area and Revenue
Allocation District Improvement Plan,
adopted in 2007 (the "Urban Renewal
Plan"). The Agency also requests public
comment on the proposed disposition of
the Property to Solargise per the terms
of the Solargise DDA.

Interested individuals and firms are invited
to obtain submission instructions (which
includes copies of the Solargise DDA
and other relevant documents). Submis-
sion instructions are available on the
Agency's website: http://pda.pocatello.

and are also available at the Agency

ces located at 911 North 7th Avenue,
Pocatello, Idaho 83201. The initial dead-
line to submit proposals was 5:00 p.m.
Mountain Time, November 19, 2018,
with a first extension to 5:00 p.m. Moun-
tain Time, December 3, 2018. THE
AGENCY HEREBY EXTENDS THE
DEADLINE TO SUBMIT PROPOSALS
TO 5:00 P.M. MOUNTAIN TIME, JAN-
UARY 7, 2019. Late or incomplete sub-
missions will not be accepted.

December 2, 2018
LN25784

being first duly swomn on oath deposes and says:
that SHE was at all times herein mention a citizen
of the United States of America more than 21
years of age, and the Principal Clerk of the Idaho
State Journal, a daily newspaper, printed and
published at Pocatello, Bannock County Idaho and
having a general circulation therein.

That the document or notice, a true copy of
which is attached, was published in the said
IDAHO STATE JOURNAL, on the following
dates, to-wit

_Dec._ 022018 Dec. 2018
_Dec. 2018  Dec. 2018
_Dec. 2018 Dec. 2018
_Dec. 2018 Dec. 2018

That said paper has been continuously and
uninterruptedly published in said County for a
period of seventy-eight weeks prior to the
publication of said notice of advertisement and is a
newspaper within the meaning of the laws of

Idaho.
RN asou

STATE OF IDAHO
COUNTY OF BANNOCK
On this 02nd. of Dec. in the year of 2018, before me, a
Notary Public, personally appeared KAREN MASON
Known or identified to me to be the person whose name
subscribed to the within instrument, and being by me
first duly sworn declared that the statements therein are
true, and acknowledge to me that he executed the same.

ary of Public,
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1112712018 Legal Ad

O Replyall|v [ Delete Junk|v  ese
Legal Ad

Gygli, Melanie <mgygli@pocatello.us> ® O Replyall |v
Today, 8:22 AM
Lorie Davie ¥

Inbox

Legal Notice Hoku RFP (...,
20 KB

Download

& ActionItems ﬁ
Hi Lorie— g

Please publish this in the Sunday, 12/2 ISJ. Thanks! 0

Melanie Gygli u
Director, Planning & Development Services

City of Pocatello | P O Box 4169 | Pocatello ID 83205

Ph: 208-234-6583 | Fax: 208-234-6586



LEGAL NOTICE
REQUEST FOR PROPOSALS DEADLINE EXTENSION
Redevelopment of Property (1 Hoku Way)

The Urban Renewal Agency of the City of Pocatello, also known as Pocatello Development
Authority (Agency) is pleased to announce the redevelopment offering for the underlying real
property located at 1 Hoku Way, Pocatello, Idaho (hereinafter the “Property”).

On August 29, 2018, the Agency executed a Disposition and Development Agreement with
Solargise America, LLC (the “Solargise DDA”) for the disposition of the Property to Solargise
America, LLC (“Solargise”), which transfer was expressly subject to the Agency’s statutory
requirement to solicit competing redevelopment proposals in accordance with Idaho Code §
50-2011, advise the public of the intent to dispose of the Property to Solargise, seek public
comment on the planned disposition, and invite competing proposals for consideration prior to
disposing of the Property to Solargise.

In accordance with Idaho Code § 50-2011, the Agency invites developers to submit competing
redevelopment proposals for the Property in conformance with the request for proposals,
pertinent zoning regulations, and the North Portneuf Urban Renewal Area and Revenue
Allocation District Improvement Plan, adopted in 2007 (the “Urban Renewal Plan”). The Agency
also requests public comment on the proposed disposition of the Property to Solargise per the
terms of the Solargise DDA.

Interested individuals and firms are invited to obtain submission instructions (which includes
copies of the Solargise DDA and other relevant documents). Submission instructions are
available on the Agency’s website: http://pda.pocatello.us/ and are also available at the Agency
offices located at 911 North 7t" Avenue, Pocatello, Idaho 83201. The initial deadline to submit
proposals was 5:00 p.m. Mountain Time, November 19, 2018, with a first extension to 5:00 p.m.
Mountain Time, December 3, 2018. THE AGENCY HEREBY EXTENDS THE DEADLINE TO SUBMIT
PROPOSALS TO 5:00 P.M. MOUNTAIN TIME, JANUARY 7, 2019. Late or incomplete
submissions will not be accepted.

Publish December 2, 2018.

4824-8710-6167, v. 1
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1:58 PM
1211318
Accrual Basis

ASSETS
Current Assets

Checking/Savings
ICCU Checking
ICCU Savings
Zions 2012 Bnd Fnd T110526D
Zions Bnd Reserve Fnd 71105268
Zions Rev Alloc Fnd 7110526

Total Checking/Savings

Other Current Assets
Accrued Interest Income
Property Tax Receivable

Total Other Current Assets

Total Current Assets

Other Assets
Inventory - Leasehold
Note Receivable
Total Other Assets

TOTAL ASSETS

LIABILITIES & FUND BALANCE
Liabilities
Long Term Liabilities
Deferred Interest Receivable
Deferred Notes Receivable Rev
Deferred Tax Revenues
Total Long Term Liabilities

Total Lizbilities

Fund Balance
Fund Balance
Met Income

Total Fund Balance

TOTAL LIABILITIES & FUND BALANCE

Pocatello Development Authority
Balance Sheet by Class

As of November 30, 2018

3-North T-Pocatello
1-General Fund Yellowstone 4-Maval Ordnance B-North Portneuf Regional Airport TOTAL
1,168,3556.45 258,450.78 850,459.77 332,738.44 489, 714.75 3,129.718.18
2500 0.00 0.00 000 0,00 2500
0.00 17874 0.00 0.00 0,00 1TET4
0.00 650,278.05 0.00 0.00 0.00 660,278.05
0,00 2 584 430,67 0.00 0.00 0.00 2564, 430 67
1,168,380.45 3,604.338.24 B69,458.77 332,738.44 499,714.75 6,474 683165
2012697 1,369.59 0.00 0.00 0.00 2149576
0.00 0.00 0.00 141,857.61 0.00 141,667.61
20,1268.17 1,368.59 0.00 141,867 61 0.00 163,363.37
1,188,506 .62 3)605,707.83 B59,459.77 474,606.05 489,714.75 5,637,995.02
424 779.00 0.00 0.00 000 0.00 424 772.00
76,000.00 0.00 0.00 0.00 0.00 T6,000.00
500,779.00 0.00 0.00 0.00 0.00 500,778.00
1,689,285.62 3,605,707.83 869,458.77 474,606.05 499,T14.75 7.138,774.02
20,1268.17 0.00 0.00 0.00 0.00 20126817
50,000.00 0.00 0.00 0.00 0.00 50,000.00
0.00 0.00 0.00 128,001.48 0.00 128,001.48
T0,126.17 0.00 0.00 128,001.48 0.00 198,127 .65
7012617 0.00 0.00 128,001 48 0.00 198,127 .65
1,975,849.14 3,498,801.14 B89, 100,14 356,955.04 489,507.73 7.200,213.19
-356,680.68 106,906.69 35063 -10,350.47 207.02 -259,566,82
= e— — = - - — ———r B . T ~ TR Tl
—_— —_—————ra—— — = - — —— — —_——
1,689,285,62 3,605,707.83 B6O,459.77 474,606.05 499,714.75 7,438,774.02

3,344 887.46

Page 1of 3
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Accrual Basis

Ordinary Income/Expense
Income
Interest Income
Properiy Taxes
Rental income
Total Income

Gross Profit

Expense
Administrative
Dues and Memberships
Economic Grants Issued
Professional Services
Other Professional Services
Total Professional Services

Total Expense
et Ordinary Income

Net Income

Pocatelio |

iopment Authority

Profit & Loss by Class

November 2018
3-North T-Pocatello
1-General Fund Yellowstone 4-Naval Ordnance 6-North Portneuf Regional Airport TOTAL
316.28 14,720.74 186.26 88.04 107.02 15,418.34
0.00 87,761.38 0.00 139.32 0.00 87,900.70
750.00 0.00 0.00 0.00 0.00 750.00
1,066.28 102,482.12 186.26 22736 107.02 104,069.04
1,086.28 102,482.12 186.26 227.36 107.02 104,069.04
126.05 0.00 0.00 8431 0.00 210.36
1,350.00 0.00 0.00 0.00 0.00 1,350.00
300,000.00 0.00 0.00 0.00 0.00 300,000.00
7.988.25 0.00 0.00 3,704.50 0.00 11,692.75
7.988.25 0.00 0.00 3,704.50 0.00 11,692.75
308,464.30 0.00 0.00 3,788.81 0.00 313,253.11
-308,398.02 102,482.12 186.26 -3,561.45 107.02 -209,184.07
-308,398.02 102,482.12 186.26 -3,561.45 107.02 -209,184.07

At month end the Authority had cash on hand of $6,474,631.85. The checking account balance was $3,129,719.19, the savings account was
$25.00, and cash being held by Zions Trust amounted to $3,344,887.46.

Expenses paid for the month totaled $313,253.11. The administrative expenses were 5210.35, - $126.05 for the lunch meeting and special meeting.
Publishng costs for the rfp totaled $84.31. Redevelopment Association of Idaho dues and legislative contributdion $1,350.00. ‘Economic support for
the local roads Northgate $300,000.00. Legal sevices related to the Northgate project, the North Portneuf property and gener al support questions was

$11,692.75.

Page 2 of 3




2:04 PM Pocatello Development Authority

12113718
Accrual Basis Profit & Loss by Class
October through November 2018
3-North T-Pocatelio
4-General Fund Yellowstone 4-Naval Ordnance 6-Morth Portneuf Regional Airport TOTAL
Ordinary income/Expense
Income
Interest Income 616.34 19,145.31 35963 15472 207.02 20483.02
Property Taxes 0.00 87.761.38 0.00 13832 0.00 87,900.70
Rental Income: 1.500.00 0.00 0.00 0.00 000 1,500.00
Total income 2.116.34 105,906,865 35963 20404 20702 109,883.72
Gross Profit 2,116.34 106,205.69 35963 204.04 207.02 109,883.72
Expense
Administrative 639.32 0.00 0.00 8431 0.00 T2363
Dues and Memberships 1,350.00 0.00 0.00 000 0.00 1,350.00
Economic Grants Issued 324 4168.59 0.00 000 0.00 0.00 324 416.59
Professional Services
Other Professional Services 32,400.12 0.00 0.00 10,560.20 0.00 4298032
Total Professional Services 32,400.12 0.00 0.00 10,560.20 0.00 42,960.32
Total Expense 358,806.03 000 0.00 10,644 51 0.00 369,450 .54
Met Ordinary Income: -356,689.69 106,906.69 35863 -10,350.47 207.02 -258,566.82
MNet Income -356,669.68 106,906.69 359,63 ~10,350.47 207.02 -259,566.82

_ Page3 of 3



Commitments
Olympus Drive Connection paid

General Fund North Yellowstone

Naval Ordnance North Portneuf Airport

Station Square S 200,000
Bridge paid S =
Electrical upgrades 200,000
HOKU Land Purchase 241,988
Inergy S 25,000
Off the Rails Brewing S 260,000
Jim Dandy Brewing _$ 15,000
Bonded Debt principal only {,JLU CWRTE L ) L 3,533,000
{
S -586;006— S 3,533,000 200,000 241,988 S -
577,000
Bank Balance 11/30/2018 S 1,168,355 S 3,604,338 869,460 332,738 S 499,715
&AL
less committed funds s SObH 3,533,000 200,000 241,988 § -
Adjusted Balance S 668;355" § 71,338 669,460 90,751 $ 499,715
@) 359
Note: estimated property tax based on Jan 2018 remit Y 702,499




251 East Front Street, Suite 300

ELAM & BURKE

ATTORNEYS AT LAW

Post Office Box 1539
Boise, Idaho 83701
Telephone 208 343-5454
Fax 208 384-5844

Tax Id No. 82-0451327

Pocatello Development Authority

Attn: Melanie Gygli
City of Pocatello

P.0O. Box 4169
Pocatello, ID

FOR PROFESSIONAL SERVICES
From November 1, 2018

RE: Northgate Plan

HOURS
11/01/18 MSC 8.00
11/02/18 RPA .30
11/06/18 RPA .20
11/08/18 MSC .20
11/08/18 RPA .20
11/09/18 MsC .70
11/09/18 RPA .30

83205

November 30, 2018

Invoice # 176707

Billing Atty - RPA
RENDERED
Through November 30, 2018

CLIENT/MATTER: 09212-00001

Travel to/from Pocatello to attend and
participate in the joint work session. Prepare
for work session. Follow up with city attorney
and others related to next steps in the project
approval timeline and comments to the plan.
Review email concerning revised attachment 5.
Address the revised schedule and approval process.
Review status of private development and updated
financial analysis.

Review proposed meeting notice where there may be
a quorum of the PDA Board members at the City
Council meeting. Follow up re same.

Review emails on proposed joint executive session
with city council concerning project details.
Consider compliance with open meeting
requirements, including agenda description.
Coordinate response with Meghan Conrad
Conference call with Melanie Gyglic concerning
task list, status of updated documents,
jurisdictional issues, and work session with the
County.

Address the executive session issues and agenda
items. Consider content of notice and number of
board members to attend session with city
council.

UNLESS OTHERWISE AGREED, ALL ACCOUNTS ARE DUE WITHIN 30 DAYS OF THIS STATEMENT.

We also accept Visa, MasterCard, Discover and American Express.

AMOUNT

1,600.

60.

40.

40.

40.

140.

60.

PAGE
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251 East Front Street, Suite 300
Post Office Box 1539

Boise, Idaho 83701

Telephone 208 343-5454

Fax 208 384-5844

RE: Northgate Plan

11/11/18

11/12/18

11/13/18

11/13/18

11/14/18

11/15/18

11/18/18

11/18/18

11/19/18

MsC

MSC

MSC

RPA

MSC

MSsC

MsC

RPA

MsC

2.

40

.50

.40

.20

.10

.10

.50

.20

.00

ELAM & BURKE

ATTORNEYS AT LAW

Tax Id No. 82-0451327

CLIENT/MATTER: 09212-00001
November 30, 2018
Invoice # 176707

Begin to work on intergovernmental agreement with 480.00
Bannock County and the transfer of powers

ordinance. Review updated Attachment 5.1 and 5.2

provided by consultant and follow up with

consultant re game.

Review the revised Attachments 5.1 and 5.2. 100.00
Circulate Attachments 5.1-5.4 to Ms. Gygli.

Draft email communication to BOCC counsel

concerning date of work session and proposed plan

approval scheduled (without dates). Follow up

with Ms. Gygli concerning confirmation all ag

consents received and request for updates to the

map. ‘

Review status of the consents and follow up on 80.00
the map and legal. Review email communications

re same. Follow up with Ms. Gygli concerning

executive session with the city council. Review

and follow up on email communication with county

prosecutor concerning county work session.

Address status of work sessions and next steps 40.00
for plan consideration.
Follow up on the status of the meeting on 11/15 20.00

and attendance at same. Follow up on agenda
items for 11/21.

Review email communication from Board Chair 20.00
concerning rebate concept.
Review email communication from Ms. Gygli 100.00

concerning the funding of operations costs.
Follow up with Chris Zahas concerning potential
consulting work. Review and assess impact of
city annexing into an existing project area.

Review emails on upcoming work session and issues 40.00
for consideration.
Review and follow up on referral for operations 200.00

analysis and communications with Ms. Gygli re
same. Review and follow up on email
communication from county prosecutor concerning
work session. Review and respond to email
communication from Ms. Gygli concerning follow up

PAGE 2

UNLESS OTHERWISE AGREED, ALL ACCOUNTS ARE DUE WITHIN 30 DAYS OF THIS STATEMENT.

Wae also accept Visa, MasterCard, Discover and American Express.



ELAM & BURKE

ATTORNEYS AT LAW
251 East Front Street, Suite 300
Post Office Box 1539
Boise, Idaho 83701 Tax Id No. 82-0451327
Telephone 208 343-5454
Fax 208 384-5844
RE: Northgate Plan CLIENT/MATTER: 09212-00001
November 30, 2018
Invoice # 176707
items/tasks.
11/19/18 RPA .30 Address county commission work session. 60.00
Determine outstanding issues for schedule and
development.
11/20/18 MSC .80 Review revised ag consent forms and note 160.00

handwritten notations. Follow up with Ms. Gygli
re same. Work on providing documents to Nancy
Allen at the County for the upcoming work
session. Follow up with consultant concerning
additional documents to include in the packet.
11/20/18 RPA .30 Address status of updated study for financial 60.00
feasibility. Review emails concerning workshop
with County and City.
11/21/18 MSC .70 Review property tax administrative rules for 140.00
guidance on a taxing district annexing into a
RAA. Draft email communication to Alan Dornfest
concerning the same. Review response from Alan
Dornfest tentatively confirming the analysis.
11/21/18 RPA .30 Consider how to handle possible annexation by 60.00
Chubbuck of properties proposed to be included in
the Northgate project area. Review emails from
Tax Commission on how annexation would be

handled.
11/25/18 RPA .20 Follow up on Chubbuck annexation, work session 40.00
’ and financial report.
11/27/18 MSC .10 Review status of pending tasks and follow up in 20.00
preparation for meeting with BOCC at the work
session.
11/28/18 MSC 4.80 Review and assess the status of documents in 960.00

preparation for the county work session. Review
the revised map and provide comment back to Ms.
Gygli re same. Distribute the preliminary map
and legal to Jeff Servatius and Alan Dornfest,
state tax commission, and to Anita Hymas, Bannock
County. Follow up with County staff concerning
the work session. Conference call with Melanie
Gygli concerning status update and meeting
following the work session. Work on drafting the
intergovernmental agreement. Travel to Pocatello

PAGE 3

UNLESS OTHERWISE AGREED, ALL ACCOUNTS ARE DUE WITHIN 30 DAYS OF THIS STATEMENT.
We also accept Visa, MasterCard, Discover and American Express.



ELAM & BURKE

ATTORNEYS AT LAW
251 East Front Street, Suite 300
Post Office Box 1539
Boise, Idaho 83701 Tax Id No. 82-0451327
Telephone 208 343-5454
Fax 208 384-5844
RE: Northgate Plan CLIENT/MATTER: 09212-00001

November 30, 2018
Invoice # 176707

to attend BOCC meeting.

11/28/18 RPA .40 Determine status of intergovernmental agreement 80.00
with the County and need for agreement and/or
notice to city of Chubbuck. Address need for
updated mapping and financials.

11/29/18 MSC 6.00 Work on intergovernmental agreement and transfer 1,200.00
of powers ordinance. Attend and present at the
BOCC work session. Travel from Pocatello to

Boise.

PROFESSIONAL FEES ' 5,840.00
Non-Chargeable

Timekeeper staff Rate Hours Amount Hours Amount
Armbruster, Ryan P. Shareholder 200.00 2.90 580.00 .00 .00
Conrad, Meghan S. Shareholder 200.00 26.30 5,260.00 .00 .00
29.20 5,840.00 .00 .00

COSTS ADVANCED QTY RATE AMOUNT
Kushlan Associates (October fees) 1,050.00
Color Copies 40.00 .25 10.00
Copies 122.00 .15 18.30
TOTAL COSTS ADVANCED 1,078.30

INVOICE TOTAL 6,918.30
PAGE 4

UNLESS OTHERWISE AGREED, ALL ACCOUNTS ARE DUE WITHIN 30 DAYS OF THIS STATEMENT.
We also accept Visa, MasterCard, Discover and American Express.



ELAM & BURKE

ATTORNEYS AT LAW

251 East Front Street, Suite 300

Post Office Box 1539
Boise, Idaho 83701 Tax Id No. 82-0451327

Telephone 208 343-5454
Fax 208 384-5844

Pocatello Development Authority
Attn: Melanie Gygli NOVEMBER 30, 2018
City of Pocatello
P.0. Box 4169 Invoice # 176708
Pocatello, ID 83205

Billing Atty - RPA

FOR PROFESSIONAL SERVICES RENDERED
From NOVEMBER 1, 2018 Through NOVEMBER 30, 2018

RE: Hoku Property Disposition CLIENT/MATTER: 09212-00002

11/01/18 MSC 1.00 Meet and confer re response to public records 215.00
request.

11/02/18 MSC 1.90 Work on response to public records request 408.50

triggering 10-day response time and circulate the
same to Ms. Gygli. Circulate the PRRs to the PDA

Board.

11/02/18 RPA .20 Review emails on public records request. Outline 43.00
issues and response concerns.

11/05/18 MSC .40 Review and respond to email communication from 86.00

Ms. Gygli concerning response to the PRR related
to the fees and the prior production of
documents. Follow up on the status of responsive

documents.

11/05/18 RPA .20 Review status of public record response and 43.00
exemptions to disclosure,

11/06/18 RPA .30 Address exceptions to public record disclosure. 64.50
Outline potential response and next steps.

11/07/18 MSC .20 Continue to review and assess potentially 43.00
responsive documents to the public records
request.

11/07/18 SSF .20 Review public record requests #2-4 from Chad 20.00

Hansen and determine due date for 10 day

PAGE 1

UNLESS OTHERWISE AGREED, ALL ACCOUNTS ARE DUE WITHIN 30 DAYS OF THIS STATEMENT.
We also accept Visa, MasterCard, Discover and American Express.



251 East Front Street, Suite 300
Post Office Box 1539

Boise, Idaho 83701

Telephone 208 343-5454

Fax 208 384-5844

RE: Hoku Property Disposition

11/09/18

11/08/18

11/10/18

11/12/18

11/12/18

11/12/18

11/13/18

MCP

MSC

MCP

MCP

MSC

SSF

MSC

3.

1.

50

20

.20

.50

.00

.20

.20

ELAM & BURKE

ATTORNEYS AT LAW

Tax Id No. 82-0451327

CLIENT/MATTER: 09212-00002
NOVEMBER 30, 2018
Invoice # 176708

response.
Receive and review several emails from Melanie 700.00
Gygli re public records request and

communications from Chad Hansen. Review and

agsess documentation provided re Celtic Life and

basis for potential claims against VA Metals or

Solargise and assess potential claims against PDA

arising from same set of operative facts. Develop

strategy re disposal of the Hoku property and

avoiding litigation.

Conference call with Melanie Gygli concerning 258.00
public records request response and status,

timing of review of the responses and open

meeting. Follow up with Matt Parks concerning

property disposition status and public records

related issues.

Follow up with Melanie Gygli re extension of RFP 40.00
deadline and next steps in the selection process.
Review disposition and development agreement re 100.00

default provisions and cure periods re

Solargise’'s failure to provide financial

information. Determine strategy re default and

potential termination. Follow up with Scott Smith

re same. Draft notice of default.

Continue to review and assess public records law 215.00
and documents in response in preparation for PRR

deadline. Follow up with Ms. Gygli re same.

Review emails received from Melanie Gygli for 20.00
privilege issues. Email to Meghan Conrad re the

same.

Review and follow up on email communication from 43.00

Ms. Gygli concerning document production and
status of any further communications from
requester or payment.

PAGE 2

UNLESS OTHERWISE AGREED, ALL ACCOUNTS ARE DUE WITHIN 30 DAYS OF THIS STATEMENT.

We also accept Visa, MasterCard, Discover and American Express.



ELAM & BURKE

ATTORNEYS AT LAW
251 East Front Street, Suite 300
Post Office Box 1539
Boise, Idaho 83701 Tax Id No. 82-0451327
Telephone 208 343-5454
Fax 208 384-5844
RE: Hoku Property Disposition CLIENT/MATTER: 09212-00002
NOVEMBER 30, 2018
Invoice # 176708
11/13/18 SSF 2.50 Review 200+ emails and texts gathered by Scott 250.00

Smith and Mayor Brian Blad in response to Chad
Hansen's public record requests 2-4.
11/14/18 MCP .60 Receive and review numerous emails re public 120.00
record request. Draft legal notice re extension
of deadline to respond to RFP. Follow up with
Melanie Gygli re same. Follow up with Fahd Riaz
re evidence of financing required per the
disposition and development agreement.
11/14/18 MSC 2.10 Review and follow up on the status of advance 451.50
payment from requester. Review communications
that may be responsive to the request. Continue
to work on public records requests. Review and
follow up on status of the extension and
re-publication.
11/14/18 SSF .70 Conduct privilege review 100+ emails involving 70.00
Fahd Riaz gathered in response to Chad Hansen's
public record requests 2-4. Provide Scott Smith
with non-privileged emails gathered in response
to public record request.

11/15/18 MCP .30 Draft notice of default to Solargise. 60.00
11/16/18 MCP .30 Follow up with Fahd Riaz re notice of default re 60.00
failure to provide evidence of financing.

11/21/18 MCP .40 Review and assess disposition and development 80.00

agreement for upcoming deadlines and to determine
scope of information necessary from Solargise to
meet pre-closing obligations under the
disposition and development agreement.
11/28/18 MCP 2.70 Meeting with Solargise re evidence of financing 540.00
and project description per the disposition and
development agreement requirements.

PAGE 3

UNLESS OTHERWISE AGREED, ALL ACCOUNTS ARE DUE WITHIN 30 DAYS OF THIS STATEMENT.
We also accept Visa, MasterCard, Discover and American Express.



251 East Front Street, Suite 300
Post Office Box 1539

Boise, Idaho 83701

Telephone 208 343-5454

Fax 208 384-5844

‘RE: Hoku Property Disposition

ATTORNEY
Armbruster, Ryan P. Shareholder
Parks, Matthew C. Associate
Conrad, Meghan S. Shareholder
Finlayson, S. Paralegal

COSTS ADVANCED

TOTAL COSTS ADVANCED

INVOICE TOTAL

RATE

215.00
200.00
215.00
100.00

ELAM & BURKE

ATTORNEYS AT LAW

Tax Id No. 82-0451327

CLIENT/MATTER: 09212-00002
NOVEMBER 30, 2018
Invoice # 176708

NON-CHARGEABLE

HOURS AMOUNT HOURS AMOUNT
.70 150.50 .00 .00
8.50 1,700.00 .00 .00
8.00 1,720.00 .00 ? .00
3.60 360.00 .00 .00
20.80 3,930.50 .00 .00
.00
3,930.50
PAGE 4

UNLESS OTHERWISE AGREED, ALL ACCOUNTS ARE DUE WITHIN 30 DAYS OF THIS STATEMENT.
We also accept Visa, MasterCard, Discover and American Express.



IDAHO STATE PUBLISHING
PO BOX 431
POCATELLO ID 83204
(208) 232-4161

Fax(208) 233-1642

Advertising Invoice 12/03/18 1137387 360087

CITY OF POCATELLO PLANNING & DEVELOPMENT S Amount Paid:
P.O. BOX 4169
POCATELLO ID 83205 Comments:

_Please Return Upper Portion With Paym

12/02/18 | 1840956 LN25784 LEGAL NOTICE | 2X 70.04 1
L2 LEGAL NOTICE REQUEST F 140.00 72.80 97.05 97.05
12/02
Isg

N/A N/A N/A N/A 97.05

-.«+AHO STATE PUBLISHING
(208) 232-4161

1137387 12/2018 | " ATELLO PLAN




IDAHO STATE PUBLISHING
PO BOX 431
POCATELLO ID 83204
(208) 232-4161

Fax(208) 233-1642

Advertising Invoice 11/1 9/18 1135623

CITY OF POCATELLO PLANNING & DEVELOPMENT S Amount Paid:

P.O. BOX 4169
POCATELLO ID 83205 Comments:

Piease Return Upper Portion With Payment

11/18/18 | 1837083 LN25762 LEGAL NOTICE )
L2 LEGAL NOTICE REQUEST F, 140.04 72.80 97.05 97.05
11/18
IsJ

Statement Of ACCOU nt - Aglng of Past Due Amounts Due date: 12 /04 /l 8

N/A

..~AHO STATE PUBLISHING
(208) 232-4161

ol Acbouri Nambar - o 11, Rd\ertisarlCl

1135623 | 11/2018 360087 360087 |CITY OF POCATELLO PLAN
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1 nov 13018 (1]
111 S 1Y)
POCATELLO DEVELOPMENT AUTHORITY (PDA) |

Preliminary Application for use of Tax Increment Financing ——=—"""==- s
Application:
Name: [Miehoe | C:') SV\“’\CJC-{_ pate:_1[-7-1%
Mailing Address: \ a3 . uHﬁbi‘CS % ca l'r:,l les i D §3 ZC:‘?’

% EV, 32Y |
Work Phone: 17%- 3920cel Phone: 351-Gl 2 E-Mail: W%L(ut.l Sw:[dff oL

) _. — ou IME{ &
Project Description: R€§>+6{%ﬂ€\ G‘Q Hm"z e Ll)oa!wmnt'h ]aﬂ&
bb‘ {‘e@ﬁir“’\% if)ﬁi’“e amvid HPCJ&EWS Facade .
Project Location: M . Mamn 5‘1[ . '—chq{? llo

Is this project currently in an urban renewal area? Yes °)( No

Is the project currently in a revenue allocation area? Yes x No

If you answered ‘no’ to both questions above, please describe the “deteriorated or
deteriorating” conditions associated with this Iﬁaﬁon: ‘ )

Bl 0 has Seen Vaee ! L tq?_g?’ox. LN a‘!’t{j S ‘:ifm’Sf (
VOC"?('H\{Q \ hb't?\(; um"l',&‘f lﬁa?@(&c&t& ) LUH‘K{' hﬁak}): Lucr.‘-l-m d“”"‘mﬁiﬂ ‘

elec vee | Setviee needs ENANE » ' N »
Current Assessed Value of ProjeE; focatioé listed 2t # 22y, gop .

: | } ,

Estimated Construction Value of ijeai} 39 K Qw" N {‘w]t ,/ # )2 4 1%{ &azmﬁ&
updzf{t 5

Number of jobs created by this project: S-S5 Wage range of jbbs: 15 IS

Employee Benefits? Yes No If yes, please describe:

Time frame for job creation: 5 fﬁ?p’&jzcz i | Veamd.r akmd\j b :ﬁ’éua,

Tull vprrahpn A loear. ;
Construct% start date for project: /- i- 1% Anticipated completion date: 3~ 31~ ) 9

Briefly describe other public benefit(s) associated with this project; M hagjvm"(_
Lﬂ@@luﬁm"ﬂx%u&«g. will Se M cormnshne & qd-u R §
Viable Sommm 2ene . Mu Swwrww Cottonworel Tumchmn vl emgagt
moex 6 el Preskelle ! ClubuedC Venders | cobelz gwA mjrgifww%
- gpin-atf B oo HWDINISD(S on aites . o
The foe [y will ock o0 6 spin fF b o
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Antiques & Vintage |

t
l
Arrow West i
Properties t

Book Nook

The Consignment
Cottage

1B - IDAHO
The Rug Broker




1DAHO

lB IDAHO

GIFTS & SOUVENIRS




COST ESTIMATE Myers s Anderson

Cottonwood Junction
Pocatelio, 1D
Date:12-17-18

item Area/GSF UNIT UNIT COST ESTIMATE

Replace Roof 12,600{SF $ 60013 75,600

Renovate Fagade 2100{SF $ 35004 % 73,500
TOTAL WORK ESTIMATE $ 149,100

Note: The costs above are derived from similar project costs of recently completed projects and
interpolated as square foot costs. These costs are 2 broad estimate based on a cursory walk through
the buidling. This estimate is for budget development and should be reviewed with the specific scope
of work to be completed.

12/17/2018 5:15 PM

1of1



el 5 PROPOSAL AND CONTRACT
WILSON ROOFING .

617 S. 2nd Avenue ~ P.O. Box 6049
Pocatello, ID 83201
Phone: 208-233-1996
Fax: 208-233-2167

Serving Southeastern Idaho for over 20 Years
To: Michael Snyder Date: 11/2/2018

Phone: 323-356-6124
Email: michaelsnyder242@outlook.com

PROJECT: 141 N Main-main roof

SCOPE OF WORK: WE PROPOSE TO FURNISH LABOR AND MATERIAL IN STRICT ACCORDANCE WITH THE PLANS AND
SPECIFICATIONS AS FOLLOWS:

1. Install ¥2” fan fold over existing roof
2. Mechanically fasten 60 mil TPO roofing system
3. Flash walls, and vents. Curb on sign.
Total: $ 39,000.00

*This includes a 2 year workmanship warranty and a 13 year manufacturer’s integrated warranty from GAF.

Note: South roof is newer and can be repaired for a while.

CONDITIONS
It is understood and agreed that we shall not be held liable for any loss. damage or delays occasioned by fire. strikes. or material stolen
after delivery upon premises. lockouts, acts of God. or the public enemy. accidents. boycotts. material shortages. disturbed labor
conditions. delayed delivery of materials from Seller's suppliers, force majeure. inclement weather. floods. freight embargoes. causes
incident to national emergencies, war. or other causes beyond the reasonable control of Seller. whether of like or different character. or
other causes beyond his control. Prices quoted in this contract are based upon present prices and upon condition that the proposal will
be accepted within thirty days. Also, general conditions which are standard for specialty contractors in the construction industry apply.
If any decking work needs to be done (i.e. repair or replacement) there will be an additional charge.

TERMS: HALF DOWN WITH BALANCE DUE ON COMPLETION.

SUBMITTED: ACCEPTED:
By

o













Does this project compete with other, already established businesses? How? \i ! v

_/,L_:}' b “ C\V\Sm{/v\‘?,/ ’\/\/\Q, O)aw\,;\'zwn fy\q{'\ﬁ/u.&_ MQ(O(/\/

Is this project currently subject to a competitive bid process? Please explain:
“O e ‘\’?m&m \/V\MH‘I‘ \OQ S\"Ols (}ﬂ\ U@/V*uiﬁf l/ua\}{/ E?U ug So Lvee J‘c?l,

Are there other applicants that may be interesting in applying for PDA assistance for this
same project? Please explain: Vo

Relationship of named applicant to the project: QW Vv 010 ?fo\?V\ 1L:\J é RMSI ntsSS

Type of Assistance Requested

(check all that apply): — Public Infrastructure (water, sewer, street, etc.).
Public Facility (building, park, parking lot, etc.).
Match for other funding.

Inspections, tests, surveys, appraisals, etc.
Property Acquisition.

Structure Demolition and Clearance.

Other? Please Specify Tunhue \Qm Rldg seskna he.

~2

T

Amount of Assistance Requested: -‘fﬂ \De)‘ 600 —

Form of Assistance Requested:
Grant of Funds.
Loan of Funds.
Reimbursement for Approved Expenditures.
Pay-As-You Go.
_’  Bonding.
Other? Please specify

Other helpful information? Please list:

Return completed application to:

PDA Executive Director
City of Pocatello

P O Box 4169
Pocatello ID 83205
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United Senior Project, Inc.

Business Plan

c¢/o Sharon Manning, President
830 Spyglass Point
Pocatello, Idaho 83204
208-233-9425

manninsh@aol.com

Prepared by:
Carol Burnett
Heather Murray
Marlys McCurdy
Sharon Manning

December 2018



Sharon Manning, President
Mary Spinner, Vice President
Ann Smith, Secretary

Carol Burnett, Treasurer
Helen Beitia,

Julia Ann Farrell

Designate Board Members
Marjean Waford, AARP
Alfreda Vann, BNA

Phil Joslin, NKA

Angela Luckey, SRNHB
Committees

Kathleen Lewis, Grant Writer
Marlys McCurdy, Grant Writer
Heather Murray, Advancement
Lee Dille, Architect

Jane Riley, Room Design

Helen Beitia, Landscaping Design

Jim Steele, PR

Gary Salazar, CEWT

United Seniors Project, Inc.,

Board of Directors

manninsh@aol.com

maryspinner@yahoo.com

smitann 1 @gmail.com

car25cab25@aol.com

beithele@isu.edu

larryjulia@gmail.com

kwaford@cableone.net

alvannl @cableone.net

phil.r.joslin@gmail.com
luckange@jisu.edu

tomkath11@cableone.net

mmeccurdy@ida.net

raisinggoodhumans@gmail.com

designplacel @qwestoffice.net

janeriley(@cableone.net

beithele@jisu.edu

jsteele@steelebranding.com

salagarv@isu.edu

208-233-9425
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208-251-5812
208-232-2505
208-237-2528

208-234-0334

208-840-0033
208-232-5087
208-251-1951

208-237-2610

208-232-3875
208-233-2386

1-949-683-8704

208-339-5346
208-237-6801
208-237-2528
208-233-7206

208-282-1059
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United Seniors Project, Inc. (USP)

Vision and Mission

USP is the umbrella group currently working with AARP of Pocatello,
Bonneville Neighborhood Association (BNA), New Knowledge
Adventures (NKA), Snake River New Horizons Band (SRNHB) and
community members to secure, renovate and sustain a facility for these
groups, their programs and activities.

Vision

Our vision for United Seniors Project, Inc. is to enrich lives through
lifelong learning and wellness.

Mission

Our mission is to:

provide intergenerational multipurpose space for educational and
wellness programs for residents of southeast Idaho

improve physical, mental, emotional, and social health

support creativity through a lifelong appreciation and participation
in the arts | |
revitalize the history and culture of the neighborhood and
community

enhance economic development of southeast Idaho by nurturing
programs and organizations committed to our vision.




United Seniors Project, Inc. - Overview

HISTORY

United Seniors Project, Inc. (USP), was an idea born of necessity to provide a permanent home
for existing, unrelated groups now renting commercial space throughout the community for
their meeting needs. The incentive to act began in 2016 as two long-standing organizations for
seniors in the community faced changes in their relationships with Idaho State University that
had allowed them to use spaces on campus for meetings, educational classes, lectures, and
rehearsals. As the University’s College of Technology student body grew, ISU had to reclaim
these spaces for its own use, and so necessarily began a process of limiting, and eventually
ending, use of University facilities by these organizations. Though use of campus meeting space
is terminated, ISU continues to provide registration and administrative support to these groups
through the University’s Continuing Education Work Force training program. Nevertheless,
representatives of these displaced organizations, New Knowledge Adventures and the Snake
River New Horizons Band, began discussions to resolve the growing complexity of finding rental
spaces elsewhere for their groups.

As discussions developed, it became apparent that no single organization was prepared to
assume responsibility for finding a building for common use, in addition to keeping its own
programs going. An umbrella group was necessary that would allow participating organizations
to continue as separate entities sharing common space. The name United Seniors Project was
selected, and USP filed Articles of Incorporation (nonprofit) with the idaho Secretary of State’s
Office. The corporation is currently shown to be in “Good Standing” status in the publicly-
available information on the Secretary of State’s website. USP has obtained an Employer
Identification Number (EIN) from the internal Revenue Service (IRS), and our application to the
IRS for tax-exempt status (under Internal Revenue Code Sec. 501(c)(3)) is pending with
response from the IRS anticipated by February 2019, according to information sent to USP by
the IRS.

Since the earliest discussions began, defining, refining and shaping USP’s purpose and potential
has benefited from the diverse backgrounds, skills, and professional expertise of many:

* representatives of participating organizations,

* community-at-large members who either are not members of a participating
organization or are members of multiple ones, and

* pro-bono professionals who are offering their services in legal, architectural, financial,
public relations/promotional, advancement/fundraising, and grant writing capacities.

It is a vibrant collaboration.



CURRENT PARTICIPANTS

1. Bonneville Neighborhood Association (BNA) is one of six neighborhoods comprising
NeighborWorks Pocatello whose mission is promoting safe and vital neighborhoods. The
former elementary school USP is hoping to acquire would provide BNA with a place to gather
for a variety of its neighborhood activities, enabling stronger neighborhood bonds for the
people in this area and revitalizing a neighborhood landmark. BNA has been active for 20 years
in Pocatello.

2. New Knowledge Adventures (NKA) is an educational group for seniors (age 50 and above). It
follows the Road Scholar lifelong long learning model and provides academic classes taught by
ISU faculty, as well as special interest presentations by local experts. in the 21 years since its
inception, membership has grown from 18 members to the present 550 to 600 members each
semester of the academic year. This growth confirms both a need to provide and a desire to
take part in these enriching lifelong learning activities.

3. Snake River New Horizons Band (SRNHB) was formed in 2011 for seniors (age 50 and above)
wishing to play music together, whether or not having had previous musical experience or

participated in a band. SRNHB allows younger adults to participate under the New Horizons j
International Music Association. The group currently has 50 members who travel from various ;
southeast Idaho communities to take part in the practices and performances held throughout |
the area. |

4. AARP of Pocatello, a local group associated with the Idaho and National AARP, was not
involved in the formation of United Seniors Project, Inc., but wishes to be included in the facility
we are hoping to secure. The group’s services include drivers education for seniors, Social
Security and Medicare updates, and free tax preparation assistance to seniors, as just a
sampling. Membership averages about 100 members each year.

At this date, three additional groups have expressed an interest in being a part of this project.
USP cannot predict the future possibilities of a center like this, but we are dedicated to
providing a facility that will enable groups and organizations to enrich the lives of people in our
area through the lifelong educational process, whatever form that might take. The diversity in
backgrounds of those who may be involved is, in itself, an enriching experience.

We are never too old or too young to learn and interact with one another. There is a most
definite need for this type of center.



MISSION AND GOALS

The mission of USP is to provide a intergenerational, multipurpose center in Pocatello, ID, to
serve the immediate community and other smaller communities in southeast Idaho through
groups and organizations that promote some aspect of the following:

* meet the physical, mental, social, and emotional health needs of participants;
* provide a variety of educational or instructional experiences; and

* support appreciation of and participation in the arts.

United Seniors Project, Inc., will
* identify a facility;
* secure financing for that facility;
* oversee and fund renovation of that facility, if necessary; and

* ensure continuous operation and maintenance of that facility.

The sole responsibility of USP will be to provide a center in which these lifelong programs take
place, thereby enabling participating organizations the ability to provide their classes and .
activities free from concerns about the day to day operations or maintenance of the facility.
USP will be entirely dedicated to securing a safe and comfortable environment for participants
to come together and experience enriching lifelong learning activities. In the future, USP may
be able to assist other nonprofit community or surrounding area organizations as they
endeavor to provide similar programs.

USP anticipates such a center will operate year round, usually Monday through Friday, 10 a.m.
to 4 p.m., but may be open for specific events in the evenings and on the weekends, as well.

FINANCIAL VIABILITY

After a nearly two-year review of possible facilities and options, USP’s planning committee
voted unanimously to pursue purchase of Bonneville Elementary School, 320 North 8th Avenue,
Pocatello, ID. The building is owned by Pocatello-Chubbuck School District 25 {SD25) and will
be sold through a 60-day closed-bidding process from December 15, 2018, through February
15, 2019, with an asking price of $518,000. USP is seeking commitment for funding of the initial
purchase price and phase one {of three stages) of the ensuing renovation expense. If this
funding is secured, USP will submit a sealed bid by the deadline date.



Advancement to finance purchase and renovations will be initiated immediately through
presentations to funding sources, then through an ongoing appeal via community publicity
campaign (website, informational pamphlet and video, power point presentation), gifts, grants,
contributions, and memberships from any and all who believe in the USP mission: individual
donors; businesses/corporations; public sector entities, including local, county and state
organizations; and foundations, local and other. [Note: The USP mission places the
organization in a rich environment on the local and national level for grant assistance across a
broad spectrum for materials, equipment, and programs that support senior
assistance/wellness/participation, cultural/performing arts, development of
neighborhood/community, and intergenerational programs for children and seniors.]

Two exhibits comprise our business plan and detail our estimates of the financing required for
this project: Purchase and Renovation Projections, and Part IX Financial Data submitted with
the IRS Application for Tax Exempt Status. We have been conservative and realistic in our
estimates, gathering detailed information from SD25 on operational costs and structural
soundness, and estimating renovation expenses based on the advice of architectural
professionals with their recommendations for the order in which to proceed through three

phases.

Immediate renovations will include parking lot expansion, accessibility ramp, corridors/walls to
separate the auditorium/gymnasium from the classrooms, cosmetic improvements (paint,
carpeting, lighting, resurfacing of stage/gymnasium floors), fixed seating for the auditorium,
and furnishings for the classrooms. Longer range plans include upgrades to existing
components, installation of new accessibility elements, improvements to exterior building
elements, and addition of an enclosed walkway connecting the main building and the annex,
among others.

We believe support for this project is widespread and are enthusiastic about long term plans, if
our efforts are rewarded with ample funds. However, if we are unable to solicit sufficient funds
for all of the work to be completed within any phase, we will adjust priorities within that phase
accordingly. Also, should our bid for Bonneville Elementary School be unsuccessful, USP will
continue to review other facility options.

SUSTAINABILITY

As with any start-up situation, a chicken-or-the-egg dilemma exists. We are confident that the
idea of a regional intergenerational lifelong learning center will be a popular one, and that once
the idea has moved from a vision to a reality, financial support will be forthcoming. it will
emerge from those taking advantage of the programs and activities offered by the participating



groups and from others in the general community who realize the benefit of sustaining such a
center in our area.

If the immediate funding for purchase and phase one renovation of Bonneville Elementary
School are met, there will be ongoing solicitation by an advancement team to the gamut of
donors from small contributors to legacy donors. Ideas for specific giving to the project on a
one-time basis will include name plates for a donor wall and pavers, particular furnishings
within the building, perhaps even named classrooms.

Annual contributions for operational needs will be sought from each group using the facility
based on its square footage of use, amount of time used, and number of members. Each group
will work within its own organization to secure the requisite amount. As the actual use of the
facility and by whom comes into clearer view, an assessment of the additional support from
donations to the annual operating budget will be made.

CONCLUSION
USP is grateful for this opportunity to present its vision of a center that will serve as a home to
a variety of organizations providing programs and activities to the region’s lifelong learners,

young and young-at-heart alike.

We very much appreciate your consideration for financial support.



BONNEVILLE SCHOOL

Purchase by Bid
Appraisal Price $ 518,000.00
Purchase costs S 8,300.00
Closing costs $ 300.00
Environmental Assessment (due diligence) $ 5,000.00
Inspection of the building and equipment $ 3,000.00
Startup funds incurred after purchase S 91,500.00
Advancement - printing, mailings, post office box $ 8,000.00
Insurance $12,000.00
Utilities, etc. $60,000.00
Taxes $11,500.00

Total $ 617,800.00



Renovations

Phase | - open building for use

Install ramp at north entry

Build corridors to separate classrooms from gym and auditorium

Refinish hardwood floors in the gym

Remodel stage

Upgrade rooms and classrooms with flooring and lighting etc.
rooms to include

band, crafts, games, woodcarvers, small lecture/meeting,

history/cultural, fitness and motion, library/computer,
office/work space, storage area, dining area
Band Storage Lockers
kitchen - NKA and BNA each have a pantry
Auditorium seating and flooring
Enlarge parking area
Furniture
chairs and tables for classrooms
office
Technology
Projectors for use in classrooms
TV for small lecture classroom
Computer
Sound system
Large screen for projection

Phase Il

Install ramp at second north entry

Provide fully functioning stage (lighting, sound system, curtains, etc.)
Improve main entry with ADA access, planters, etc.

Construct enclosed walkway from main building to annex

Phase Il

Install fire sprinkler system

Replace Annex roof

Heating and air-conditioning upgrades
Exterior improvement of school
Exterior improvement to Annex
Eastside patio/plaza

approx. total
approx. 60000

approx. 7000
approx. 12000

approx. total
approx. 11520
approx. 5000
approx. total
approx. 3600
approx. 700
approx. 2000
approx. 18000
approx. 3000
PHASE | TOTAL

PHASE Il TOTAL

PHASE Il TOTAL

Overall total

$  7,000.00
46,500.00
14,000.00
14,200.00
79,000.00

w0

S 84,000.00
29,000.00
S 16,520.00

v

$ 27,300.00

$317,520.00

$  7,000.00
$ 80,000.00
$ 24,000.00
$ 56,000.00
$167,000.00

$ 101,500.00
$  5,100.00
$ 90,000.00
$ 30,000.00
$ 67,000.00
$ 25,000.00
$ 293,600.00

$778,120.00
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Form 1023 (Rev. 12-2017)

Name: United Semior Project, Inc.

EIN:

Page 9

ETi30 @ Financial Data

For purposes of this schedule, years in existence refer to completed tax years.
1. Ifin existence less than 5 years, complete the statement for each year in existence and provide projections of your likely
revenues and expenses based on a reasonable and good faith estimate of your future finances for a total of:
a. Three years of financial information if you have not completed one tax year, or
b. Four years of financial information if you have completed one tax year. See instructions.
2. Ifin existence 5 or more years, complete the schedule for the most recent 5 tax years. You will need to provide a separate

statement that includes information about the most recent 5 tax years because the data table in Part IX has not been
updated to provide for a 5th year. See instructions.

A. Statement of Revenues and Expenses

Type of revenue or expense . Current tax year 3 prior tax years or 2 succeeding tax years
{a)From 1/1/18 |[@®)From 1/111 9 it9 From 1120 [{dFrom __| {e) Provide Total for
To 123118 | To 123119 | To 12B120 | To T e} through ()
1 Gifts, grants, and
contributions received {do not
include unusual grants) $1,000 $500,000 $75,000 $576,000
2 Membership fees received 0 12,000 12,000 24,000
3 Gross investment income 0 o o 0
4 Net unrelated business
income 0 1] 0 0
5 Taxes levied for your benefit 0 (1] 0 0
6 Value of services or facilities
fumished by a governmental unit
without charge (not including the
- value of services generally fumished
2 to the public without charge) 0 10,000 10,000 20,000
(]
2! 7 Anyrevenue not otherwise listed
« above or in lines 9-12 below
(attach an itemized list) 0 o 0 1]
8 Total of lines 1 through 7 1,000 522,000 97,000 620,000
9  Gross receipts from admissions,
merchandise sold or services
performed, or fumishing of facilities in
any activity that is related to your
exempt purposes (attach itemized list) 0 0 (1] 0
10 Total of lines 8 and 9 1,000 522,000 97,000 620,000
11 Net gain or loss on sale of
capital assets (attach
schedule and see instructions) 0 0 0 0
12 Unusual grants 0 0 0 0
13 Total Revenue
Add lines 10 through 12 1,000 522,000 97,000 620,000
14 Fundraising expenses 0 3,000 1,000
15 Contributions, gifts, grants,
and similar amounts paid out
(attach an itemized list) 0 0 0
16 Disbursements to or for the
benefit of members (attach an
itemized list) 0 0 o
| 17 Compensation of officers,
g - directors, and trustees 0 0 0
§| 18 Other salaries and wages 0 30,000 30,000
I%' 19 Interkst expense 0 ] 0
. | 20 Occupancy {rent, utilities, etc.) 0 60,000 60,000
21 Depreciation and depletion 0 0 0
22 Professional fees 0 10,000 1,000
23 Any expense not otherwise
classified, such as program
services (attach itemized list) 600 353,500 3,500
24 Total Expenses
Add lines 14 through 23 600 456,500 95,000
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AGENDA ITEM
NO. 7




POCATELLO DEVELOPMENT AUTHORITY (PDA)
Preliminary Application for use of Tax Increment Financing

Application:
Name: Dane Simmons Jr. Date: _ 12/5/18
Mailing Address: 123 N. Main Street, Pocatello , ID 83204

Work Phone: Cell Phone: 208-406-1254 E-Mail: simmonssurgical@gmail.com

. Lo To revitalize a National Registered Historic Building located in downtown Pocatello. Building facade,
PFOJGCt Descri ptlon: Hardwood fioors, stamped fin ceilings, original skylights will be restored to originality, separation of
utilities from adjacent building, and installation of fire sprinklers. Five luxury rental suites will be
completed on upper floor, retail space completed on first floor. Praoject will also include a build out for
a community surgical skills lab, while also servicing the home base for Simmons Surgical.

Project Location: 312 W. Center Street , Pocatello, ID 83204
Is this project currently in an urban renewal area? X _Yes No
Is the project currently in a revenue allocation area? X  Yes No

If you answered ‘no’ to both questions above, please describe the “deteriorated or
deteriorating” conditions associated with this location:

Current Assessed Value of Project Location: $245,000

Estimated Construction Value of Project: $500,000

Number of jobs created by this project: 10 Wage range of jobs: $25,000-120,000

Employee Benefits? Yes _X No If yes, please describe:

Time frame for job creation: Onboarding starts Feb 2019 for sales/surgical coverage positions.

Construction start date for project: Feb 2019 _ Anticipated completion date: Aug 2019

Briefly describe other public benefit(s) associated with this project:

The restoration will be a catalyst for others to follow in restoring downtown pocatello. The luxury suites will pave the
way for individuals with disposable income to spend money in the old town district. The medical community will be
able to take continuing education units from local surgeons at a state-of-art facility surgical lab facility which will be
one of it's kind in the state of Idaho.



Does this project compete with other, already established businesses? How?

This project does not compete with any other project.

—Is this project currently subject to a competitive bid process? Please explain: N/A

Are there other applicants that may be interesting in applying for PDA assistance for this
same project? No

Relationship of named applicant to the project:

Type of Assistance Requested
(check all that apply): Public Infrastructure (water, sewer, street, etc.).
X__ Public Facility (building, park, parking lot, etc.).
Match for other funding.

Inspections, tests, surveys, appraisals, efc.
Property Acquisition.

Structure Demolition and Clearance.

Other? Please Specify

Amount of Assistance Requested: 7<) L) 4/ 5&,!,- 000 gvand
25750, 20 Do

Form of Assistance Requested:
_X__ Grant of Funds.
x__ Loan of Funds.
Reimbursement for Approved Expenditures.
Pay-As-You Go.
Bonding.
Other? Please specify

Other helpful information? Please list:

Return completed application to:

PDA Executive Director
City of Pocatelio

P O Box 4169
Pocatello ID 83205
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RESOLUTION NO. 2018-3

BY THE BOARD OF COMMISSIONERS OF THE URBAN RENEWAL AGENCY OF
POCATELLO, IDAHO:

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE URBAN

RENEWAL AGENCY OF POCATELLO, IDAHO, ALSO KNOWN AS THE

POCATELLO DEVELOPMENT AUTHORITY, RECOMMENDING AND

ADOPTING THE URBAN RENEWAL PLAN FOR THE NORTHGATE

URBAN RENEWAL PROJECT, WHICH PLAN INCLUDES REVENUE

ALLOCATION FINANCING PROVISIONS; AUTHORIZING THE CHAIR,

VICE-CHAIR, OR ADMINISTRATOR OF THE AGENCY TO TAKE

APPROPRIATE ACTION; PROVIDING FOR THIS RESOLUTION TO BE

EFFECTIVE UPON ITS PASSAGE AND APPROVAL; AND PROVIDING AN
EFFECTIVE DATE.

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

WHEREAS, the City Council (the “City Council”) of the City of Pocatello (the “City”)
found that deteriorating areas exist in the City, therefore, for the purposes of the Law, created an
urban renewal agency pursuant to the Law, authorizing the Agency to transact business and
exercise the powers granted by the Law and the Act upon making the findings of necessity
required for creating the Agency;

WHEREAS, the Mayor has duly appointed the Board of Commissioners of the Agency,
which appointment was confirmed by the City Council;

WHEREAS, the City Council, on July 15, 2004, after notice duly published, conducted a
public hearing on the North Yellowstone Urban Renewal Area Plan (the “North Yellowstone
Plan”);

WHEREAS, following said public hearing the City Council adopted its Ordinance No.
2741 on July 15, 2004, approving the North Yellowstone Plan and making certain findings;

WHEREAS, the City Council, on June 22, 2006, after notice duly published, conducted a

public hearing on the Naval Ordnance Plant Urban Renewal Plan and the East Center Urban
Renewal Plan (the “Naval Ordnance Plant and East Center Plans”);
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WHEREAS, following said public hearing the City Council adopted its Ordinance No.
2797 on June 22, 2006, approving the Naval Ordnance Plant and East Center Plans and making
certain findings;

WHEREAS, the City Council, on April 19, 2007, after notice duly published, conducted
a public hearing on the North Portneuf Urban Renewal Plan (the “North Portneuf Plan”);

WHEREAS, following said public hearing, the City Council adopted its Ordinance No.
2814 on April 19, 2007, approving the North Portneuf Plan and making certain findings;

WHEREAS, the City Council, on November 15, 2007, after notice duly published,
conducted a public hearing on the Amended North Yellowstone Urban Renewal Area Plan (the
“Amended North Yellowstone Plan”);

WHEREAS, following said public hearing, the City Council adopted its Ordinance No.
2827 on November 15, 2007, approving the Amended North Yellowstone Plan and making
certain findings;

WHEREAS, the City Council, on November 4, 2010, after notice duly published
conducted a public hearing on the Pocatello Regional Airport Urban Renewal Area Plan (the
“Pocatello Regional Airport Plan”);

WHEREAS, following said public hearing, the City Council adopted its Ordinance No.
2889 on November 4, 2010, approving the Pocatello Regional Airport Plan and making certain
findings;

WHEREAS, the above referenced urban renewal plans and their project areas are
collectively referred to as the Existing Project Areas;

WHEREAS, pursuant to Idaho Code Section 50-2008, an urban renewal project may not
be planned or initiated unless the local governing body has, by resolution, determined such area
to be a deteriorated area or deteriorating area, or combination thereof, and designated such area
as appropriate for an urban renewal project;

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

WHEREAS, in conjunction with the new Interstate 15 interchange, also referred to as the
Northgate Interchange Project, and further based on inquiries and information presented by
certain interested parties and property owners, the Agency commenced certain discussions
concerning examination of an additional area as appropriate for an urban renewal project;

WHEREAS, in 2017, the Agency authorized Kushlan Associates, to commence an
eligibility study and preparation of an eligibility report of an area encompassing approximately

RESOLUTION NO. 2018.3 - 2

i



2,500 acres of land located east of Interstate 15 and north of Chubbuck Road, which area also
included real property located within unincorporated Bannock County. The eligibility report
area is commonly referred to as the Northgate Area (the “Study Area”);

WHEREAS, the Agency obtained the Eligibility Report, dated January 2018 (the
“Report”), which examined the Study Area for the purpose of determining whether such area
was a deteriorating area and/or a deteriorated area as defined by Idaho Code Sections 50-2018(9)
and 50-2903(8);

WHEREAS, pursuant to Idaho Code Sections 50-2018(9) and 50-2903(8), which define a
deteriorating area and a deteriorated area, many of the conditions necessary to be present in such
an area are found in the Study Area, i.e.,

predominance of defective or inadequate street layout;

outmoded street patterns;

faulty lot layout in relation to size, adequacy, accessibility, or usefulness;
unsuitable topography;

insanitary or unsafe conditions;

diversity of ownership; and :

defective and unusual conditions of title;

Mmoo ow

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

WHEREAS, Idaho Code Section 50-2018(18) provides that an urban renewal agency
cannot exercise jurisdiction over any area outside the city limits without the approval of the other
city or county declaring the need for an urban renewal plan for the proposed area;

WHEREAS, the Agency Board, on January 17, 2018, adopted Resolution No. 2018-1
accepting the Report and authorized the Agency Chair to transmit the Report to the City Council
requesting its consideration for designation of an urban renewal area and requesting the City
Council to direct the Agency to prepare an urban renewal plan for the Study Area, which plan
may include a revenue allocation area as allowed by the Act;

WHEREAS, the Agency also authorized the transmittal of the Report to the Bannock
County Board of County Commissioners for the purpose of obtaining a resolution determining
such area outside the boundaries of the City to be a deteriorated area and/or a deteriorating area
and appropriate for an urban renewal project;

WHEREAS, the Report was submitted to the Bannock County Board of County
Commissioners for its consideration of adoption of a resolution finding the need for an urban
renewal project for the proposed Study Area;
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WHEREAS, the Bannock County Board of County Commissioners adopted the Agency’s
findings concerning the Study Area by adopting Resolution No. 2018-23 on February 13, 2018;

WHEREAS, the City Council, by Resolution No. 2018-03, dated February 15, 2018,
declared the Study Area described in the Report to be a deteriorated area and/or a deteriorating
area as defined by Chapters 20 and 29, Title 50, Idaho Code, as amended, that such area is
appropriate for an urban renewal project; that the Bannock County Board of County
Commissioners adopted the necessary resolutions; and directed the Agency to commence
preparation of an urban renewal plan for the area designated;

WHEREAS, the Study Area includes a substantial portion of open land;

WHEREAS, under the Act a deteriorated area includes any area which is predominantly
open and which, because of obsolete platting, diversity of ownership, deterioration of structures
or improvements, or otherwise, results in economic underdevelopment of the area or
substantially impairs or arrests the sound growth of a municipality; See, Idaho Code Section 50-
2903(8)(c);

WHEREAS, Idaho Code Sections 50-2018(9), 50-2903(8) and 50-2008(d) list the
additional conditions applicable to open land areas, which are the same or similar to the
conditions set forth in the definitions of “deteriorating area” and “deteriorated area;”

WHEREAS, such additional conditions regarding open land areas are present and are
found in the Study Area;

WHEREAS, under the Law and Act, Idaho Code Sections 50-2018(9) and 50-2903(8)(f),
the definition of a deteriorated area and a deteriorating area shall not apply to any agricultural
operation, as defined in Idaho Code Section 22-4502(1), absent the consent of the owner of the
agricultural operation except for an agricultural operation that has not been used for three (3)
consecutive years;

WHEREAS, the Study Area includes parcels subject to such consent;

WHEREAS, the Agency has obtained agricultural operation consents from property
owners;

WHEREAS, the Agency has embarked on an urban renewal project referred to as the
Urban Renewal Plan for the Northgate Urban Renewal Project ("Northgate Plan") to develop
and/or redevelop a portion of the City, pursuant to the Law and the Act, as amended;

WHEREAS, the Northgate Plan proposes to create an urban renewal area commonly
known as the Northgate Urban Renewal Project Area, which area is shown on the Map of Urban
Renewal Project Area and Revenue Allocation Area and is described in the Description of Urban
Renewal Project Area and Revenue Allocation Area, which are attached to the Northgate Plan as
Attachments 1 and 2 respectively;
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WHEREAS, the area included in the Northgate Urban Renewal Project Area is slightly
smaller than the area assessed in the Study;

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

WHEREAS, the Agency has prepared the proposed Northgate Plan for the area
previously designated as eligible for urban renewal planning;

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

WHEREAS, the Northgate Plan also contains provisions of revenue allocation financing
as allowed by the Act;

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

WHEREAS, as required by the Law and the Act, the Agency has reviewed the
information within the Northgate Plan concerning the use of revenue allocation funds and
approved such information and considered the Northgate Plan at its meeting on December 19,
2018;

WHEREAS, the Agency Board, at several Agency Board meetings and joint work
sessions with the City Council and Bannock County Board of County Commissioners throughout
2018, has considered public improvements related to the Northgate Urban Renewal Project Area,;

WHEREAS, the Northgate Plan will be tendered to the Planning and Zoning Commission
and to the City for their consideration and review as required by the Law and the Act;

WHEREAS, under the Act, the Northgate Plan shall include with specificity the
following: (1) a statement describing the total assessed valuation of the base assessment roll of
the revenue allocation area and the total assessed valuation of all taxable property within the
municipality; (2) a statement listing the kind, number, and location of all proposed public works
or improvements within the revenue allocation area; (3) an economic feasibility study; (4) a
detailed list of estimated project costs; (5) a fiscal impact statement showing the impact of the
revenue allocation area, both until and after the bonds are repaid, upon all taxing districts levying
taxes upon property in the revenue allocation area; and (6) a description of the methods of
financing all estimated project costs and the time when related costs or monetary obligations are
to be incurred; (7) a termination date for the plan and the revenue allocation area as provided for
in Idaho Code Section 50-2903(20); and (8) a description of the disposition or retention of any
assets of the agency upon the termination date;
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WHEREAS, it is necessary and in the best interests of the citizens of the City to
recommend approval of the Northgate Plan and to adopt, as part of the Northgate Plan, revenue
allocation financing provisions that will help finance urban renewal projects to be completed in
accordance with the Northgate Plan in order to (1) encourage private development in the urban
renewal area; (2) to prevent and arrest decay of the Northgate Urban Renewal Project Area due
to the inability of existing financing methods to provide needed public improvements; (3) to
encourage taxing districts to cooperate in the allocation of future tax revenues arising in the
Northgate Urban Renewal Project Area in order to facilitate the long-term growth of their
common tax base; (4) to encourage the long-term growth of their common tax base; (5) to
encourage private investment within the City and (6) to further the public purposes of the
Agency;

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

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

WHEREAS, if the urban renewal area consists of an area of open land to be acquired by
the urban renewal agency, such area shall not be so acquired unless (1) if it is to be developed for
residential uses, the local governing body shall determine that a shortage of housing of sound
standards and design which is decent, safe and sanitary exists in the municipality; that the need
for housing accommodations has been or will be increased as a result of the clearance of slums in
other areas; that the conditions of blight in the area and the shortage of decent, safe and sanitary
housing cause or contribute to an increase in and spread of disease and crime and constitute a
menace to the public health, safety, morals, or welfare; and that the acquisition of the area for
residential uses is an integral part of and essential to the program of the municipality, or (2) if it
is to be developed for nonresidential uses, the local governing body shall determine that such
nonresidential uses are necessary and appropriate to facilitate the proper growth and
development of the community in accordance with sound planning standards and local
community objectives, which acquisition may require the exercise of governmental action, as
provided in this act, because of defective or unusual conditions of title, diversity of ownership,
tax delinquency, improper subdivisions, outmoded street patterns, deterioration of site, economic
disuse, unsuitable topography or faulty lot layouts, the need for the correlation of the area with
other areas of a municipality by streets and modern traffic requirements, or any combination of
such factors or other conditions which retard development of the area;
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WHEREAS, the base assessment roll of the proposed Northgate Urban Renewal Project
Area, together with the base assessment roll values of the Existing Project Areas, cannot exceed
ten percent (10%) of the current assessed values of all the taxable property in the City;

WHEREAS, the Agency Board understands the City of Chubbuck is in the process of
annexing certain parcels on the east side of Interstate 15, north and south of the proposed
Northgate Interchange Project and connecting road,

WHEREAS, Agency staff and consultants recommend the Agency Board accept the
Northgate Plan and forward it to the City Council,

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

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

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

Section 2. It is hereby found and determined that the Project Area as defined in the
Northgate Plan is a deteriorated area or a deteriorating area as defined in the Law and the Act
and qualifies as an eligible urban renewal area under the Law.

Section 3. That the Agency specifically adopts the Northgate Plan along with any
changes discussed at the December 19, 2018, Agency Board meeting, including but not limited
to confirmation of levy rates, impacted taxing districts, updated list of projects, updated map or
legal descriptions and any modifications to the financial analysis previously prepared by Agency
Consultant, Kushlan Associates.

Section 4. That the Agency recommends that the Northgate Plan, a copy of which is
attached hereto as Exhibit 1, and incorporated herein by reference, be adopted by the City
Council, including those sections, modifications, or text discussed at the December 19, 2018,
Agency Board meeting.

Section 5. That the Agency shall be in receipt of any additional required agricultural
operation consents not already obtained and attached as Attachment 6 to the Northgate Plan prior
to consideration by the City Council.

Section 6. That the City and Bannock County shall enter into an Intergovernmental
Agreement addressing any parcels outside the City limits as required by the Act.

Section 7. That to the extent necessary resulting from the proposed annexation, the
City and the City of Chubbuck shall enter into an Intergovernmental Agreement addressing any

RESOLUTION NO. 2018.3 - 7



parcels outside the City limits and within the boundaries of the City of Chubbuck as may be
required by the Act.

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

Section 9. It is hereby found and determined that:

(a) The Northgate Plan gives due consideration to the provision of adequate
park and recreation areas and facilities that may be desirable for
neighborhood improvement (recognizing the commercial and mixed-use
components of the Northgate Plan and the need for public improvements),
and shows consideration for the health, safety, and welfare of any
residents or businesses in the general vicinity of the Northgate Urban
Renewal Project Area covered by the Northgate Plan.

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

(c) The Northgate Plan provides a feasible method for relocation of any
displaced families residing within the Northgate Urban Renewal Project
Area.

(d)  The Northgate Urban Renewal Project Area and revenue allocation area
contain open land areas, that the Agency may acquire any open land, but
does not intend to acquire open land on any widespread basis, that the
Northgate Urban Renewal Project Area is planned to be developed and/or
redeveloped in a manner that will include both residential and non-
residential uses and that the "open land" criteria set forth in the Law and
Act have been met.

(e) The portion of the Northgate Urban Renewal Project Area which is

identified for residential uses is necessary and appropriate as there is a
shortage of housing of sound standards and design which is decent, safe
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(8)

(h)

Section 10.

and sanitary in the City; that the need for housing accommodations has
been or will be increased as a result of the clearance of slums in other
areas; that the conditions of blight in the area and the shortage of decent,
safe and sanitary housing cause or contribute to an increase in and spread
of disease and crime and constitute a menace to the public health, safety,
morals, or welfare; and that the acquisition of the area of residential uses is
an integral part of and essential to the program of the City.

The portion of the Northgate Urban Renewal Project Area which is
identified for non-residential uses is necessary and appropriate to facilitate
the proper growth and development standards in accordance with the
objectives of The City of Pocatello Comprehensive Plan, 2015 Update, as
amended, to overcome economic disuse, the need for improved traffic
patterns and the need for the correlation of this area with other areas of the

City.

The base assessment roll of the Northgate Urban Renewal Project Area,
together with the base assessment roll values of the Existing Project Areas,
do not exceed ten percent (10%) of the current assessed values of all the
taxable property in the City.

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

That this Resolution constitutes the necessary action of the Agency under

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

Section 11.

The Chair, Vice-Chair, or Administrator, and the Secretary of the Agency

are hereby authorized and directed to take all steps necessary and convenient to submit the
proposed Northgate Plan for approval by the City Council, including but not limited to the
preparation of the notice of public hearing on adoption of the revenue allocation financing
provisions by the City and submittal of the Northgate Plan to the various taxing entities as
required by Idaho Code Section 50-2906.

Section 12.

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

adoption and approval.
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PASSED by the Urban Renewal Agency of Pocatello, Idaho, also known as the Pocatello
Development Authority, on December 19, 2018. Signed by the Chair of the Board of
Commissioners and attested by the Secretary to the Board of Commissioners, on December 19,
2018.

APPROVED:

By:

Scott Smith, Chair
ATTEST:

By

Secretary

4847-3120-4482, v. 2

RESOLUTION NO. 2018.3 - 10



URBAN RENEWAL PLAN FOR THE
NORTHGATE URBAN RENEWAL PROJECT

THE POCATELLO URBAN RENEWAL AGENCY A/K/A THE
POCATELLO DEVELOPMENT AUTHORITY
CITY OF POCATELLO, IDAHO

Ordinance No.
Adopted
Effective




100

200
300

400

TABLE OF CONTENTS

Page
INTRODUCTTON ...ttt ettt teees st tes st et esesene e esesesesasesesnns 1
101 General Procedures of the AZENCY .......coceeeueecieuceeeeeeee et 4
102 Provisions Necessary to Meet State and Local Requirements: Conformance with
the Idaho Urban Renewal Law of 1965, as Amended...........cccceeveevereenmiineeennnne. 5
103 History and Current Conditions of the ATea...........c.ceeeeceveeeevcveeieieeeeeceeeereeeees 6
104 PUrpOSE Of ACHVITIES ....vcvivvireeeeeteece ettt ettt s eeeenes 7
105 Open Land Criteria ..........o.ovoueeeveeceeecececeeee ettt ea st 8
DESCRIPTION OF PROJECT AREAL......cccoiiiieirieteerieteiereretsestssesesesese e esese s sasassasasenes 9
PROPOSED REDEVELOPMENT ACTIONS ........cocoeuierereeceetieeteete e 10
301 GEMEIAL......cceiiieitccteete ettt ettt st r s senenenene 10
302  Urban Renewal Plan ObJECtiVES ..........coeveveuiveeereeecreiereeeeeeeeeeee e veseseenens 12
303  Participation Opportunities and AGreement..............c.ceveeeeerereeeeereuereenereeseesennes 13
303.1 Participation AGIEEMENLS . ........ecerueevevererieeeereretestesesstesesensesesnenessssanees 13
304  Cooperation with PUbLiC BOGIES .........ccoeviveueeeeieeerirceieecceeeeeeeeseer e eae e 15
305 Property ACQUISILION .....cocveueeeeeereeerereeseeseseseseeesesesesseseseesesensesenesessteneesesesssessanees 16
305.1 REAIPIOPETLY ...c.covrueeeieeeeceeeceeeere et eereenr ettt s st anaes 16
305.2 Personal PIOPEILY -..cccoveueeeerereierieercreiseeene s sesesesese st eteesseseesessserennanans 17
306  Property Management..........coeveeeviuieuinieeeiecreeeieeeeeeereseseesesneresssseossosesressossnnssnnes 17
307  Relocation of Persons (Including Individuals and Families), Business Concerns,
and Others Displaced by the Project..........ocoueememecemeeeeeieieeeieeeeeceeeteeeee e 18
308  Demolition, Clearance and Site Preparation...........cccceeveeurvevererererererereseeeesesennns 18
309  Property Disposition and Development .............cceveverererereeererereseeesenereseseeeesesenens 18
309.1 Disposition by the AGENCY .......cccceeeereeirererieirrenieireeeesereeesesesssessesnes 18
309.2 Disposition and Development AGreements ........c..ocoeeereceerereerernreeseeecnnns 18
309.3 Development by the AZENCY.......coceervereniiereereieeeeesereeeeeeeeereseeeeseesesensnes 20
310 Development PIANS .......co.couevecireeueeicictecticeee e eae v e eneesee b e eses e eresens 20
311 [RESEIVEA] ...ceviiieteeeteetetee ettt ettt s e s s st n s e sae st nssnane 20
312 [RESETVEA] ...ttt ettt st e te s an e enenns 21
313 Participation With Others ..........c.coovvvieeiiieiieieeceee e cee e 21
314 Conforming OWIETS........c.c.eieueemeeeereteeeeietesieteeeree s esesteseessaeeassaesasnersenssens 21
IS5 ArtS FUNAINEG .ovovieieeieececeeeteeeete ettt et ettt ensenenee 21
USES PERMITTED IN THE PROJECT AREA.........coooiiieeeervereee et 22
401  Designated Land USES.........ccccoueueererereereriereeeiereeeereseeeeeseeesseesesessseseessnssesensssens 22
402 [RESEIVEA] ettt en e st s et s st ens e eserenas 22
403 Public RightS-0f-WAY .....co.oieeeeeeeeeeeee ettt 22
404 INTErIM USES ....oeeieeciiececieinirie et sieie ettt et eae st sae s s ee et se et et ensenenenens 23
405  Development in the Project Area Subject to the Plan.........c.c.oeveeeveeeverceerrnenne. 23
406  Construction Shall Comply with Applicable Federal, State, and Local Laws and
Ordinances and Agency Development Standards...........cceceeveverereuereeercreceenrnnn 23
407 [RESETVEA] ...vuiuiiririeieieit ettt ettt v ettt ettt ese s eseesnaeereanasane 23
408  Nonconforming USES ..........cceeeereirieneinsenseererrsessiessesessesssesesessssssesesesssesesens 23



500

600

700
800
900
1000
1100
1200

409 Design Guidelines for Development under a Disposition and Development

Agreement or Owner Participation AGreement ...............o.oowevveveeeeerevreroooves 24
METHODS OF FINANCING THE PROJECT ..o 24
501  General Description of the Proposed Financing Method................ovvvvmovooovo. 24
502 Revenue Allocation Financing PrOViSiONnS.......ovvooeeeoveveeeooeooeeooeooooeoooooooon 25

502.1 Economic Feasibility StUAY ..........cvvmeuemeeemrereeeeeeeeeeeeeeeoeeeoeooooeoo 26

502.2  Assumptions and Conditions/Economic Feasibility Statement................. 27

502.3 Ten Percent LIMitation ..........ocuueveveecereeceeeeeneee oo 28

502.4 Financial LImMitation.........oc.eouivceceecereeeeeeeeeeeeeseseeeeeee e 28

502.5  [RESEIVEA] ...cuvuuiueurinierriieeeeee et ee e es e 30

502.6 Participation with Local Improvement Districts and/or Community

Infrastructure DISTHCES «.....coveeveererieerieecec e 30

502.7 Issuance of Debt and Debt Limitation ..............veeeeeemereemeeeereeoeooo, 31

502.8 Impact on Other Taxing Districts and Levy Rate .........o.ooeovevvveverevervnnn. 31
503 Phasing and Other FUnd SOUICES ...........veeeeeeeeeeeeeeeeeeeeeeeoeoeeeeoeoeeoeeeeeoeoeeeoeoe 33
504 Lease Revenue and BOndS ...........c.oveeeeeeeeeeeneeeeeeee oo 33
505 Membership Dues and Support of Community Economic Development ............ 34
ACTIONS BY THE CITY AND COUNTY ..o 34
601  Maintenance of Public IMPrOVEMENLS ...........ooeeveeeereereeeeeeoeeeoeeooeoeooooo, 36
ENFORCEMENT ...ttt eseeees s e 36
DURATION OF THIS PLAN, TERMINATION, AND ASSET REVIEW ... 36
PROCEDURE FOR AMENDMENT OR MODIFICATION ..o 37
SEVERABILITY ....coiintiinetninieiesteste et s eeeeeesee s s sees e s e e 38
ANNUAL REPORT AND OTHER REPORTING REQUIREMENTS.....oovoooo. 38
APPENDICES, ATTACHMENTS, EXHIBITS, TABLES ......ooeeoeoeoeoeeeooooo 38

1




Attachment 1

Attachment 2

Attachment 3

Attachment 4

Attachment 5.1

Attachment 5.2

Attachment 5.3

Attachment 5.4

Attachment 5.5

Attachment 5.6

Attachment 6

Attachment 7

Attachment 8

Attachment 9

Attachment 10

Attachment 11

Attachments

Boundary Map of Urban Renewal Project Area and Revenue Allocation
Area

Legal Description of Urban Renewal Project Area and Revenue Allocation
Area

Private Properties Which May be Acquired by the Agency

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

Public Improvements within the Revenue Allocation Area
Economic Feasibility Study

Estimated Net Taxable Value of Growth and New Private Development
and Annual Revenue Allocation in the Northgate Urban Renewal Project

Estimated Annual Revenues and Costs in the Northgate Urban Renewal
Project (Cash Flow Analysis)

Map Showing Proposed Location of Public Improvements in the Project
Area

Market Analysis
Agricultural Operation Consents

Bannock County Board of County Commissioners Resolution No. 2018-
23 (eligibility)

Pocatello City Council Resolution No. 2018-03 (eligibility)

Bannock County Board of County Commissioners Ordinance No.
(Intergovernmental Agreement and Transfer of Powers Ordinance)

Pocatello City Council Resolution No. (Intergovernmental
Agreement — Bannock County)
Chubbuck City Council Resolution No. (Intergovernmental

Agreement and Transfer of Powers Resolution)

iii



The Agency is authorized by this Plan and Idaho Code §§ 50-2010 and 50-2018(12) to
acquire the properties identified in Attachment 3 hereto for the purposes set forth in this Plan.
The Agency has identified its intent to acquire and/or participate in the development of certain
public improvements, including, but not limited to streets, streetscapes, water and sewer
improvements, environmental remediation/site preparation, public parking, community facilities,
including but not limited to parks, pedestrian/bike paths and trails, multi-purpose athletic and
performance facilities, recreation facilities and other public facilities, such as a joint police, fire
and/or emergency medical services facility. Further, the Agency may acquire real property to
facilitate commercial development by assembling and disposing of developable parcels. The
Agency’s property acquisition will result in remediating deteriorating conditions in the Project
Area by facilitating the development of mixed-use, residential, commercial, retail and industrial
areas. The public improvements are intended to be dedicated to the City upon completion. The
Agency reserves the right to determine which properties identified, if any, should be acquired.
The open land areas qualify for Agency acquisition as further set forth in Section 105 of this
Plan.

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

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

305.2 Personal Property

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

306 Property Management
During the time real property, if any, in the Project Area is owned by the Agency, such
property shall be under the management and control of the Agency. Such property may be

rented or leased by the Agency pending its disposition for redevelopment, and such rental or
lease shall be pursuant to such policies as the Agency may adopt.
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In the event the Agency is participating in the public development by way of financial
incentive or otherwise, the public body shall enter into a participation agreement with the
Agency and then shall be bound by the Plan and other land use elements and shall conform to
those standards specified in Section 303.1 of this Plan.

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

305 Property Acquisition
305.1 Real Property

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

The Agency intends to acquire any real property through voluntary or consensual gift,
devise, exchange, or purchase. Such acquisition of property may be for the development of the
public improvements identified in this Plan. Such properties may include properties owned by
private parties or public entities. This Plan does not anticipate the Agency’s widespread use of
its resources for property acquisition, except for the construction of public improvements.

In the event the Agency identifies certain property which should be acquired to develop
certain public improvements intended to be constructed under the provisions of this Plan, the
Agency shall coordinate such property acquisition with any other public entity (e.g., without
limitation, the City, the state of Idaho, or any of its authorized agencies), including the assistance
of the Agency of funds to acquire said property either through a voluntary acquisition or the
public entity’s invoking of its eminent domain authority as limited by Idaho Code Section 7-
701A.

The Agency is authorized by this Plan to acquire the properties identified in Attachment 3
hereto, including but not limited to property to be acquired for the extension or expansion of
certain rights-of-way.
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d. Subject to the limitations of the Law and Act, providing incentives to improve
nonconforming properties so they implement the design guidelines contained in
this Plan to the extent possible and to encourage an orderly transition from
nonconforming to conforming uses through the term of the Plan.

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

304 Cooperation with Public Bodies

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

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

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

The Agency specifically intends to cooperate to the extent allowable with the City for the
construction of street, streetscape, utility, a joint public facility for police, fire and/or emergency
services, and pedestrian improvements. The Agency shall also cooperate with the City on
various relocation, screening, or underground projects, the providing of fiber optic capability,
and the funding of water and sewer improvements. To the extent any public entity, including the
City or County, has funded certain improvements such as improvements related to the I-15
interchange (Siphon Road), other roadways, including but not limited to the local road
connecting the new I-15 interchange to Olympus Drive (Eastside Drive), and the Olympus Drive
extension, water and sewer facilities or storm drainage improvements, the Agency may
reimburse those entities for those expenses. The Agency shall also cooperate with any public
entity having jurisdiction over rights-of-way for the improvement of streets within the Project
Area and with the public bodies responsible for water and sewer improvements. The Agency
may also cooperate and seek available assistance from state and federal sources for economic
development.
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the land use elements identified in the Comprehensive Plan, and applicable zoning
ordinances. Upon completion of any rehabilitation each structure must be safe
and sound in all physical respects and be refurbished and altered to bring the
property to an upgraded marketable condition that will continue throughout an
estimated useful life for a minimum of twenty (20) years.

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

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

All owner participation agreements will address phasing issues, justification and eligibility
of project costs, and achievement of the objectives of the Plan. The Agency shall retain its
discretion in the funding level of its participation. Obligations under owner participation
agreements shall terminate no later than the termination date of this Plan, December 31,
2039. The Agency shall retain its discretion to negotiate an earlier date to accomplish all
obligations under any owner participation agreement.

In all participation agreements, participants who retain real property shall be required to
join in the recordation of such documents as may be necessary to make the provisions of this
Plan applicable to their properties. Whether or not a participant enters into a participation
agreement with the Agency, the provisions of this Plan are applicable to all public and private
property in the Project Area.

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

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

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

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

C. To accommodate improvements and expansions allowed by City regulations.

14



Agency plays a key role in creating the necessary momentum to get and keep
things going.

b. Develop new mixed-use residential, retail, commercial, and office opportunities
and encourage economic development.

C. Secure and improve certain public open space in critical areas.

d. Initiate projects designed to encourage a mixture of housing stock including
varying density, market-rate and workforce housing options.

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

Land use in the Project Area will be modified to the extent that underutilized,
underdeveloped, and vacant land and land now devoted to uses inconsistent with the future land
uses of the area will be converted to residential, commercial, retail and office uses. In
implementing the activities described in this Plan, the Agency shall give due consideration to the
provision of adequate open space, park and recreational areas and facilities that may be desirable
for neighborhood improvement, with special consideration for the health, safety, and welfare of |
residents in the general vicinity of the site covered by the Plan.

303  Participation Opportunities and Agreement
303.1 Participation Agreements

The Agency shall enter into various development participation agreements with any
existing or future owner of property, in the event the property owner seeks and/or receives
assistance from the Agency in the redevelopment of the property. The term “owner participation
agreement” or “participation agreement” is intended to include all participation agreements with
a property owner, including reimbursement agreements, grant agreements or other participation
agreements.

Each structure and building in the Project Area to be constructed as a condition of the
owner participation agreement between the Agency and the owner pursuant to this Plan will be
considered to be satisfactorily rehabilitated and constructed, and the Agency will so certify, if the
rehabilitated or new structure meets the standards set forth in an executed owner participation
agreement and meets the conditions described below:

a. Any such property within the Project Area shall be required to conform to all
applicable provisions, requirements, and regulations of this Plan. The owner
participation agreement may require as a condition of financial participation by
the Agency a commitment by the property owner to meet the greater objectives of
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. To make improvements to utilities (within and outside of the Project Area) to
encourage development throughout the Project Area.

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

302 Urban Renewal Plan Objectives

Urban renewal activity is necessary in the Project Area to combat problems of physical
deterioration or deteriorating conditions. As set forth in greater detail in Section 103, the Project
Area has a history of a slow-growing tax base based on deteriorated and/or deteriorating
conditions that have arrested or impaired or will arrest or impair growth in the Project Area.

Construction of public facilities, installation and construction of infrastructure, including
roadways (including, but not limited to the I-15 Interchange, the connecting local road (Eastside
Drive), and the Olympus Drive extension), sidewalk, curb, gutter, intersections, improvements to
water and sewer facilities (within and outside of the Project Area), fire protection updates, as

well as remediating any drainage issues will enhance the overall development of the Project
Area.

Hence, the Plan for the Project Area is a proposal for street and utility improvements to
provide an improved environment for new commercial, office, retail, and residential uses, public
improvements or facilities, the elimination of unsafe conditions, and to otherwise prevent the
extension of deterioration and reverse the deteriorating action of the area.

Less than fee acquisition may be utilized by the Agency when and if necessary to
promote redevelopment in accordance with the objectives of the Plan.

Temporary project improvements shall be provided, if necessary, to facilitate adequate
vehicular and pedestrian circulation.

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

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

a. Initiate simultaneous projects designed to revitalize the Project Area. From street
and utility improvements to significant new public or private development, the
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The development or redevelopment of land by private enterprise or public
agencies for uses in accordance with this Plan;

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

The construction of a public safety facility for police, fire and/or emergency
services;

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

The provision of financial and other assistance to encourage greater density;

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

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

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

The demolition or removal of certain buildings and/or improvements for public
right-of-way and streetscape improvements, utility undergrounding, extension,
upgrades, public parks and open space, multi-use trails, public facilities, and to
encourage and enhance transportation and mobility options, decrease
underutilized parcels, to eliminate unhealthful, unsanitary, or unsafe conditions,
eliminate obsolete or other uses detrimental to the public welfare or otherwise to
remove or to prevent the spread of deteriorating or deteriorated conditions;

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

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

301

General

The Agency proposes to eliminate and prevent the spread of deteriorating conditions and
deterioration in the Project Area by employing a strategy to improve and develop public and
private lands, and to grow the economy in the Project Area. Implementation of the strategy
includes, but is not limited to the following actions:

a.

The construction of storm water management infrastructure to support compliance
with federal, state and local regulations for storm water discharge and to support
private development;

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

The engineering, design, installation, construction, and/or reconstruction of
streets, including but not limited to the proposed Interstate 15 interchange (Siphon
Road)/Northgate Interchange Project, the connecting local road (Eastside Road),
and the Olympus Drive extension, and utilities, including, removal, burying, or
relocation of overhead utilities; extension of electrical distribution lines and
transformers; improvement of irrigation and drainage ditches and laterals;
addition of fiber optic lines or other communication systems; and improvement of
storm drainage facilities, parking facilities, and other public improvements,
including but not limited to, water and sewer improvements, fire protection
systems, roadways, curbs, gutters, and streetscapes, which for purposes of this
Plan, the term streetscapes includes sidewalks, lighting, landscaping, benches,
bike racks, public art and similar amenities between the curb and right-of-way
line; and other public improvements, including public or other community
facilities or buildings owned or occupied by the Agency or other public agencies,
including the City’s walkways, public open spaces, community centers, cultural
centers and visitors or information centers that may be deemed appropriate by the
Board;

The acquisition of real property from the City for right-of-way improvements,
public parks, pedestrian facilities and trails, recreational access points and to
encourage development opportunities consistent with the Plan, including but not
limited to future disposition to qualified developers;

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

The management of any property acquired by and under the ownership and
control of the Agency;
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Open land areas qualify if any of the deteriorating area conditions set forth in Idaho Code
§§ 50-2018(8), (9) and 50-2903(8) apply. But such areas also qualify if any of the issues listed
only in Idaho Code § 50-2008(d)(4)(2) apply. The lack of water and sewer facilities, large parcel
size, diversity of ownership, a deficient street system and lack of fire protection facilities are all
conditions which delay or impair development of the open land areas and satisfy the open land
conditions.

This Plan does not anticipate or intend Agency acquisition of property within the Project
Area. However, should the Agency determine the need to acquire property as further set forth in
Attachment 3, then the open land areas qualify for Agency acquisition and development. Open
land areas qualify for Agency acquisition and development for residential uses if the City
Council determines there is a shortage of housing of sound standards and design which is decent,
safe and sanitary in the City, that the need for housing will be increased as a result of the
clearance of deteriorated areas, that the conditions of blight in the area and the shortage of
decent, safe and sanitary housing contributes to an increase in the spread of disease and crime
and constitutes and menace to the public health, safety, morals, or welfare, and that the
acquisition of the area for residential uses is an integral part of and essential to the program of
the City. Due to the City’s expected growth, the need for housing is significant and integral to a
successful mixed-use project area, as further shown in the Pocatello Urban Renewal: Market
Analysis, dated June 2018, and prepared by Leland Consulting Group, attached hereto as
Attachment 5.6.

Open land areas qualify for Agency acquisition and development for primarily
nonresidential uses if acquisition is necessary and appropriate to facilitate the proper growth and
development of the community in accordance with sound planning standards and local
community objectives if any of the deteriorating area conditions set forth in Idaho Code §§ 50-
2018(8), (9) and 50-2903(8) apply. But such areas also qualify if any of the issues listed only in
Idaho Code § 50-2008(d)(4)(2) apply. The lack of water and sewer facilities, large parcel size, a
deficient street system, lack of fire protection facilities, economic disuse, unsuitable topography
and environmental issues are all conditions which delay or impair development of the open land
areas and satisfy the open land conditions as more fully supported by the Northgate Urban
Renewal District (Proposed), Eligibility Report, prepared by Kushlan Associates, dated January
2018.

200 DESCRIPTION OF PROJECT AREA

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



way of percentage or other criteria including the need for such assistance. The Agency will also
take into account the amount of revenue allocation proceeds estimated to be generated from the
developer’s activities. The Agency also reserves the right to establish by way of policy, its
funding percentage or participation, which would apply to all developers and owners.

Throughout this Plan, there are references to Agency activities, Agency funding, and the
development, and contribution of public improvements. Such references do not necessarily
constitute a full, final, and formal commitment by the Agency but, rather, grant to the Agency
the discretion to participate as stated subject to achieving the objectives of this Plan and provided
such activity is deemed eligible under the Law and the Act. The activities listed in Attachments
5.1-5.5 will be determined or prioritized as the overall Project Area develops and through the
annual budget setting process.

The activities listed in Attachments 5.1-5.5 are also prioritized by way of importance to
the Agency by the amounts funded, and by year of funding, with earlier years reflecting the more
important activities, achievement of higher objectives, long term goals, and commitments. As
required by the Law and Act, the Agency will adopt more specific budgets annually. The
projected timing of funding is primarily a function of the availability of market conditions and
financial resources but is also strategic, considering the timing of private development
partnership opportunities and the ability of certain strategic activities to stimulate development at
a given points in time within the planned 20-year period of the urban renewal district and
revenue allocation area.

The Study (Attachments 5.1-5.5) has described a list of prioritized public improvements
and other related activities with an estimated cost in 2018 dollars of approximately $60,625,000.
This amount does not take into account inflationary factors which would increase that figure
depending on when the Agency is able to develop, construct or initiate those activities. The
Study has concluded the capacity of revenue allocation funds through the term of the Plan based
on the assumed development projects and assessed value increases will likely generate
$64,966,358. The Agency reserves the discretion and flexibility to use revenue allocation
proceeds in excess of the amounts predicted in the event higher increases in assessed values
occur during the term of the Plan for the improvements and activities identified. Additionally,
the Agency reserves the discretion and flexibility to use other sources of funds unrelated to
revenue allocation to assist in the funding of the improvements and activities identified.

105 Open Land Criteria

The Project Area includes open land requiring the area meet the conditions set forth in
Idaho Code § 50-2008(d). These conditions include defective or unusual conditions of title,
diversity of ownership, tax delinquency, improper subdivisions, outmoded street patterns,
deterioration of site, and faulty lot layout, all of which are included in one form or another in the
definitions of deteriorated area or deteriorating area set forth in Idaho Code §§ 50-201 8(8), (9)
and 50-2903(8). The issues listed only in Idaho Code § 50-2008(d)(4)(2) (the open land section)
include economic disuse, unsuitable topography, and “the need for the correlation of the area
with other areas of a municipality by streets and modern traffic requirements, or any combination
of such factors or other conditions which retard development of the area.”
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parks and open space, including pedestrian/bike paths, creating the framework for the
development of a commercial, office and retail area, and ultimately a planned unit development
community.

Due to the anticipated construction of the I-15 Interchange, and the future land use map,
the Project Area is underdeveloped and/or vacant and is not being used to its highest and best use
due to the predominance of defective or inadequate street layout, outmoded street patterns, need
for modern traffic requirements, insanitary and unsafe conditions, unsuitable topography and
faulty lot layout and inadequate utility infrastructure needed for a larger development. The
foregoing conditions have arrested or impaired growth in the Project Area.

The preparation and approval of an urban renewal plan, including a revenue allocation
financing provision, gives the City additional resources to solve the public infrastructure and
development impediment issues in this area. Revenue allocation financing should help to
improve the situation. In effect, property taxes generated by new developments within the
Project Area may be used by the Agency to finance a variety of needed public improvements and
facilities. Finally, some of the new developments may also generate new jobs in the community
that would, in turn, benefit area residents.

104  Purpose of Activities

Attachment 5.1 includes the public improvements list identifying with specificity the
proposed public improvements and projects contemplated in the Project Area. The description of
activities, public improvements, and the estimated costs of those items are intended to create an
outside limit of the Agency’s activity. Due to the inherent difficulty in projecting future levy
rates, future taxable value, and the future costs of construction, the Agency reserves the right to:

a. change funding amounts from one Project to another.
b. to re-prioritize the Projects described in this Plan and the Plan Attachments.
C. Retain flexibility in funding the various activities in order to best meet the Plan

and the needs of the Project Area.

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

€. Alter the location of proposed improvements set forth in Attachment 5.5 to
support development when it occurs. The information included in Attachment 5.5
presents a realistic development scenario recognizing it is difficult to project with
any certainty where the improvements will be sited until the future project
submits plans to the City for design review and permitting.

The Agency intends to discuss and negotiate with any owner or developer of the parcels within
the Project Area seeking Agency assistance. During such negotiation, the Agency will determine
the eligibility of the activities sought for Agency funding, the amount the Agency may fund by



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

In accordance with the Law and the Act, the City Council and BOCC entered into an
intergovernmental agreement concerning the administration and implementation of the Plan and
the BOCC adopted a transfer of powers ordinance on , 2019, by
Ordinance No.

In accordance with the Law and the Act, the City Council and the Chubbuck City Council
entered into an intergovernmental agreement concerning the administration and implementation
of the Plan and the Chubbuck City Council adopted a transfer of powers resolution on
, 2019, by Ordinance No.

Pursuant to the Law and Act, the City Council having published due notice thereof, a
public hearing was held on this Plan. Notice of the hearing was duly published in the Idaho
State Journal, a newspaper having general circulation in the City. The City Council adopted this
Plan on __» 2019, by Ordinance No.

103  History and Current Conditions of the Area

This Project Area includes an estimated 1,800 acres. Approximately 300 acres north of
Chubbuck Road and east of Interstate 15 was annexed into the City in 2018. The area has been
used primarily for agricultural purposes, although a new Interstate 15 interchange, the Northgate
Interchange Project, is expected to begin construction in 2018, and is anticipated to be completed
in 2019°. While there has been recent investment and development on parcels immediately south
of Chubbuck Road, no investment had been made within the Project Area.

The Project Area has been, or will be upon annexation into the City, zoned for primarily
mixed use commercial and residential uses. A significant impediment to development is the
extent of infrastructure necessary to develop the area. Development potential within the Project
Area is currently restricted due to lack of access to the municipal water system, which also
creates fire flow issues. Extension of a water distribution system throughout the Project Area is
necessary to support development. Likewise, the sewer system will also need to be extended
throughout the Project Area. Power system upgrades are also necessary.

The Plan proposes installation and improvements to public infrastructure and other
publicly owned assets throughout the Project Area, as more specifically set forth in Attachment
5.1, including but not limited to participation in the engineering, design and construction of the
proposed new Interstate 15 interchange; engineering, design and construction of the local road
connecting an extension of Olympus Drive and the proposed Northgate Parkway to the new
interchange (Eastside Road); installation of roadways, including streetscapes, streetlights, curbs,
gutters sidewalks and other related pedestrian amenities; water and sewer improvements;
improvements to the power system; storm drainage and irrigation system improvements; and

3 Originally, the Northgate Interchange Project was estimated to have been fully constructed and completed in 2018.
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adopted by the Agency. Under the Law, the Agency is governed by the Idaho open meeting law;
the Public Records Act; the Ethics in Government Act of 2015 , Chapters 1, 2 and 4 of Title 74,
Idaho Code; reporting requirements pursuant to Idaho Code §§ 67-450B, 67-450E, 50-2903A
and 50-2913; and the competitive bidding requirements under Chapter 28, Title 67, Idaho Code,
as well as other procurement or other public improvement delivery methods.

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

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

102 Provisions Necessary to Meet State and Local Requirements: Conformance
with the Idaho Urban Renewal Law of 1965, as Amended

Idaho law requires that an urban renewal plan be prepared for an area determined to be
eligible as an urban renewal area by the City Council. The Project Area was reviewed and
determined to be eligible by Agency Resolution No. 2018-1 on January 17, 2018.

As properties within the Project Area are outside the boundaries of the City and within
the boundaries of unincorporated Bannock County, and in accordance with Idaho Code § 50-
2018(18), the Bannock County Board of County Commissioners adopted Resolution No. 2018-
23, on February 13, 2018, finding the Project Area to be a deteriorated area and/or deteriorating
area and finding a need for the urban renewal plan. A copy of Resolution No. 2018-23 is
attached hereto as Attachment 7.

The Project Area was deemed eligible by the City Council by adoption of Resolution
No. 2018-03 on February 15, 2018. With the adoption of Resolution No. 2018-03, the City
Council found the Project Area to be a deteriorating area and/or deteriorating area existing in the
City as defined by the Law and Act and authorized the preparation of an urban renewal plan. A
copy of Resolution No. 2018-03 is attached hereto as Attachment 8.

In accordance with the Law and Act, the necessary agricultural operation consents were
obtained from owners of any agricultural operations within the Project Area for property that has
been used as an agricultural operation within the last three (3) years. Copies of the agricultural
operation consents are attached hereto as Attachment 6.

The Plan was prepared and submitted to the Agency for its review and approval. The
Agency approved the Plan by the adoption of Agency Resolution No. 2018-3 on December 19,
2018, and submitted the Plan to the BOCC, the Chubbuck City Council® and the City Council
with its recommendation for adoption.

2 The City of Chubbuck annexed into a section of the Project Area, which annexation was final after December 19,
2018, but on or before December 31, 2018. As a result, the Plan was submitted to the Chubbuck City Council in
accordance with Idaho Code § 50-2018(18) and 50-2906(1).
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distribution lines and transformers; improvement of irrigation and drainage
ditches and laterals; and improvement of storm drainage facilities;

The planning, design and construction of the proposed Interstate 15 (Siphon
Road) interchange (the Northgate Interchange Project), the Olympus Drive
extension, and the local road connecting to the new interchange (the Eastside
Road);

The replanning, redesign, and development of undeveloped or underdeveloped
areas which are stagnant or improperly utilized because of limited traffic access,
underserved utilities, and other site conditions;

The strengthening of the economic base of the Project Area and the community
by the installation of needed public improvements to stimulate new private
development providing employment and economic growth;

The provision of adequate land for open space, street rights-of-way and pedestrian
rights-of-way, including pathways;

The reconstruction and improvement of street corridors to allow traffic flows to
move through the Project Area along with the accompanying utility connections,
through the Project Area; '

The provision of public service utilities such as water system improvements,
sewer system improvements and improvements to storm drainage facilities (which
may be located outside the Project Area);

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

The strengthening of the tax base by encouraging private development, thus
increasing the assessed valuation of properties within the Project Area as a whole
and benefiting the various taxing districts in which the urban renewal area is
located; and

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

General Procedures of the Agency

The Agency is a public body, corporate and politic, as defined and described under the

Law and the Act. The Agency is also governed by its bylaws as authorized by the Law and

—~
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for the year immediately following the year in which modification occurs shall be reset to !
the then current year’s equalized assessed value of the taxable property in the revenue

allocation area, effectively eliminating the Agency’s revenue stream. Should the Agency

have any outstanding financial obligations, the City shall not adopt an ordinance modifying

this Plan unless written consent has been obtained by any creditors, including but not

limited to developers who have entered into reimbursement agreements with the Agency.

A modification shall not be deemed to occur when “[t]here is a plan amendment to
make technical or ministerial changes to a plan that does not involve an increase in the use
of revenues allocated to the agency.” Idaho Code § 50-2903A(1)(a)(i). Annual adjustments
as more specifically set forth in the Agency’s annual budget will be required to account for
more/less estimated revenue and project timing. Any adjustments for these stated
purposes are technical and ministerial and are not modifications under Idaho Code § 50-
2903A.

This Plan provides the Agency with powers, duties, and obligations to implement and
further the program generally formulated in this Plan for the development, redevelopment,
rehabilitation, and revitalization of the area within the boundaries of the Project Area. The
Agency retains all powers allowed by the Law and Act. This Plan presents a process and a basic
framework within which plan implementation, including contracts, agreements and ancillary
documents will be presented and by which tools are provided to the Agency to fashion, develop,
and proceed with plan implementation. The Plan has balanced the need for flexibility over the
twenty (20)-year timeframe of the Plan to implement the improvements identified in Attachment
5.1, with the need for specificity as required by Idaho Code § 50-2905. The Plan narrative
addresses the required elements of a plan set forth in Idaho Code § 50-2905(1), (5), (7) and (8).
Attachments 5.1-5.5, together with the Plan narrative, meet the specificity requirement for the
required plan elements set forth in Idaho Code § 50-2905(2)-(6), recognizing that actual Agency
expenditures are prioritized each fiscal year during the required annual budgeting process. |

Allowed projects are those activities which comply with the Law and the Act and meet
the overall objectives of this Plan. The public-private relationship is crucial in the successful
development and redevelopment of the Project Area. Typically, the public will fund enhanced
public improvements like utilities, streets, and sidewalks which, in turn, create an attractive
setting for adjacent private investment for a mixed-use residential (single family residential and
increased density), light industrial, office, and commercial facilities.

The purpose of the Law will be attained through and the major goals of this Plan are:

a. The installation and construction of public improvements, including streets; and
improvements to roadways, curbs, gutters and streetscapes, which for purposes of
this Plan, the term “streetscapes™ includes sidewalks, lighting, landscaping,
benches, bike racks, public art and similar amenities between the curb and right of
way line; improvements to public utilities including water and sewer
improvements, and fire protection systems; other related public improvements;

~ removal, burying, or relocation of overhead utilities; extension of electrical



year following the last year of the revenue allocation provision described in the
urban renewal plan.

(8) A description of the disposition or retention of any assets of the agency upon the
termination date. Provided however, nothing herein shall prevent the agency
from retaining assets or revenues generated from such assets as long as the agency
shall have resources other than revenue allocation funds to operate and manage
such assets.

This Plan includes the above information with specificity.

The Project Area extends beyond the municipal boundary of the City to include parcels in
unincorporated Bannock County. Pursuant to Idaho Code Sections 50-2018(18) and 50-2906(1),
the Bannock County Board of County Commissioners (the “BOCC”) has deemed the Project
Area eligible for an urban renewal project (Attachment 7). Further, for purposes of
implementing this Plan, the BOCC entered into an intergovernmental agreement and adopted a
transfer of powers ordinance (Attachments 9 and 10). As the Project Area develops, the City and
County intend for the Project Area to be fully annexed into the City.

During the development of this Plan, the City of Chubbuck evidenced its intent to annex
certain parcels on the east side of Interstate 15, north and south of the Northgate Interchange
Project and connecting road, including annexing over a section of Interstate 15. The annexation
is estimated to be final upon publication on or before December 31, 2018. Itis generally
understood by the City and the City of Chubbuck that the annexation will have no impact on the
Project Area; however, the Project Area boundaries include an overlapping section of Interstate
15. For the purposes of implementing this Plan, and further pursuant to Idaho Code Sections 50-
2018(18) and 50-2906(1), the City of Chubbuck entered into an intergovernmental agreement
and adopted a transfer of powers resolution (Attachments 11 and 12). As the area of potential
overlap between the City of Chubbuck and the Project Area is within non-taxable right-of-way,
the certified levy rates for the City of Chubbuck were not relied upon to support the findings in
the Economic Feasibility Study (Attachment 5.2).

The proposed development of the Project Area as described in this Plan conforms to The
City of Pocatello Comprehensive Plan, 2015 Update, as amended (the “Comprehensive Plan”),
and adopted by the City Council (the “City Council”). The Agency intends to rely heavily on
any applicable City design standards which may cover all or part of the Project Area. !

This Plan is subject to the Plan modification limitations and reporting requirements
set forth in Idaho Code § 50-2903A. Subject to limited exceptions as set forth in Idaho
Code § 50-2903A, if this Plan is modified by a City Council ordinance, then the base value

! The redevelopment of the Project Area also conforms to the Bannock County Comprehensive Plan, adopted June
16, 2008, as amended. However, as the Project Area will ultimately be annexed into the City in phases prior to
development, the City’s Comprehensive Plan will guide development as addressed in the intergovernmental
agreement between the City and the County. Due to the timing of the City of Chubbuck’s annexation, and as any
potential overlap between the Project Area boundary and the City of Chubbuck is anticipated to be limited to non-
taxable right-of-way, the City’s Comprehensive Plan will guide development in the Project Area as addressed in the
intergovernmental agreement between the City and the City of Chubbuck.



100 INTRODUCTION

This is the Urban Renewal Plan (the “Plan”) for the Northgate Urban Renewal Project
(the “Project™) in the City of Pocatello (the “City”), state of Idaho. Attachments 1 through 12
attached hereto (collectively, the “Plan Attachments”) are incorporated herein and shall be
considered a part of this Plan.

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

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

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

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

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

3) An economic feasibility study.

4) A detailed list of estimated project costs.

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

property on the revenue allocation area.

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

(7 A termination date for the plan and the revenue allocation area as provided for in
section 50-2903(20), Idaho Code. In determining the termination date, the plan
shall recognize that the agency shall receive allocation of revenues in the calendar




Attachment 12 Pocatello City Council Resolution No. (Intergovernmental
Agreement — City of Chubbuck)
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307  Relocation of Persons (Including Individuals and Families), Business
Concerns, and Others Displaced by the Project

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

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

308 Demolition, Clearance and Site Preparation

The Agency is authorized (but not required) to demolish and clear buildings, structures,
and other improvements from any real property in the Project Area as necessary to carry out the
purposes of this Plan.

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

309 i’roperty Disposition and Development
309.1 Disposition by the Agency

For the purposes of this Plan, the Agency is authorized to sell, lease, lease/purchase,
exchange, subdivide, transfer, assign, pledge, encumber by mortgage or deed of trust, or
otherwise dispose of any interest in real property under the reuse provisions set forth in Idaho
Code § 50-2011. To the extent permitted by law, the Agency is authorized to dispose of real
property by negotiated lease, sale, or transfer without public bidding.

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

309.2 Disposition and Development Agreements
To provide adequate safeguards to ensure that the provisions of this Plan will be carried

out and to prevent the recurrence of deteriorating conditions, all real property sold, leased, or
conveyed by the Agency is subject to the provisions of this Plan.

18




The Agency shall reserve such powers and controls in the disposition and development
documents as may be necessary to prevent transfer, retention, or use of property for speculative
purposes and to ensure that development is carried out pursuant to this Plan.

Leases, lease/purchases, deeds, contracts, agreements, and declarations of restrictions of
the Agency may contain restrictions, covenants, covenants running with the land, rights of
reverter, conditions subsequent, equitable servitudes, or any other provisions necessary to carry
out this Plan. Where appropriate, as determined by the Agency, such documents, or portions
thereof, shall be recorded in the office of the Recorder of Bannock County, Idaho.

All property in the Project Area is hereby subject to the restriction that there shall be no
discrimination or segregation based upon race, color, creed, religion, sex, age, national origin, or
ancestry in the sale, lease, sublease, transfer, use, occupancy, disability/handicap, tenure, or
enjoyment of property in the Project Area. All property sold, leased, conveyed, or subject to a
participation agreement shall be expressly subject by appropriate documents to the restriction
that all deeds, leases, or contracts for the sale, lease, sublease, or other transfer of land in the
Project Area shall contain such nondiscrimination and nonsegregation clauses as required by
law.

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

That the developers, their successors, and assigns agree:

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

b. That the purchase or lease of the land and/or subterranean rights and/or air rights
is for the purpose of redevelopment and not for speculation.

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

d. That the site and construction plans will be submitted to the Agency for review as
to conformity with the provisions and purposes of this Plan.

€. All new construction shall have a minimum estimated life of no less than twenty
(20) years.
f. That rehabilitation of any existing structure must assure that the structure is safe

and sound in all physical respects and be refurbished and altered to bring the
property to an upgraded marketable condition which will continue throughout an
estimated useful life for a minimum of twenty (20) years.
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g. That the Agency receives adequate assurance acceptable to the Agency to ensure
performance under the contract for sale.

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

1. All disposition and development documents shall be governed by the provisions
of Section 409 of this Plan.
J- All other requirements and obligations as may be set forth in any participation

policy established and/or amended by the Agency.

The Agency also reserves the right to determine the extent of its articipation based
upon the achievements of the objectives of this Plan. Obligations under an disposition and

development agreement and deed covenants, except for covenants which run with the land
beyond the termination date of this Plan, shall terminate no later than December 31, 2039.

The Agency shall retain its discretion to negotiate an earlier date to accomplish _all
obligations under any disposition and development agreement.

309.3 Development by the Agency

To the extent now or hereafter permitted by law, the Agency is authorized to pay for,
develop, or construct public improvements within the Project Area for itself or for any public
body or entity, which public improvements are or would be of benefit to the Project Area.
Specifically, the Agency may pay for, install, or construct the public improvements authorized
under Idaho Code Section 50-2007, 50-2018(10) and (13), and 50-2903(9), (13), and (14), and as
otherwise identified in Attachments 5.1-5.5, attached hereto and incorporated herein by
reference, and may acquire or pay for the land required therefore.

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

310 Development Plans

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

311 [Reserved]
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312 [Reserved]
313  Participation with Others

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

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

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

As allowed by law, the Agency may also use funds from any other sources for any
purpose set forth under the Law or Act.

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

314  Conforming Owners

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

315 Arts Funding

The Agency encourages public art and performing arts through joint ventures with private
developers and in cooperation with the City. Whenever possible, any Agency arts funding will
be used to leverage additional contributions from developers, other private sources, and public or
quasi-public entitles for purposes of including public art within the streetscape projects identified
in this Plan.
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400 USES PERMITTED IN THE PROJECT AREA
401 Designated Land Uses

The Agency intends to rely upon the overall land use designations and zoning
classifications of the City, as depicted on Attachment 4 and as set forth in the City’s
Comprehensive Plan Land Use Map, including the future land use map and zoning
classifications, as may be amended. For the most part, the Project Area is proposed as mixed-use
residential, commercial, retail and office development. Provided, however, nothing herein within
this Plan shall be deemed to be granting any particular right to zoning classification or use.

402 [Reserved]
403  Public Rights-of-Way

The Project Area includes portions of Chubbuck Road, Olympus Drive and Interstate -15.
The proposed development contemplates a new Interstate 15 interchange (Siphon Road) and
several new City roads including the local road connecting the new Interstate 15 interchange to
Olympus Drive. The new roadway will be constructed in conjunction with any applicable
policies and design standards of the City (and State and Federal standards, as the case may be)
regarding dedicated rights-of-way. Additional public streets, alleys, and easements may be
created in the Project Area as needed for proper development, and other potential roadways
generally shown in Attachment 5.5.

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

Any development, maintenance and future changes in the interior or exterior street layout
shall be in accordance with the objectives of this Plan and the City’s design standards; shall be
effectuated in the manner prescribed by State and local law; and shall be guided by the following
criteria:

a. A balancing of the needs of proposed and potential new developments for
adequate vehicular access, vehicular parking, and delivery loading docks with the
similar needs of any existing developments permitted to remain. Such balancing
shall take into consideration the rights of existing owners and tenants under the
rules for owner and tenant participation adopted by the Agency for the Project and
any participation agreements executed thereunder;

b. The requirements imposed by such factors as topography, traffic safety, and
aesthetics; and
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C. The potential need to serve not only the Project Area and new or existing
developments, but to also serve areas outside the Project Area by providing
convenient and efficient vehicular access and movement.

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

404 Interim Uses

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

405 Development in the Project Area Subject to the Plan

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

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

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

In addition to applicable codes, ordinances, or other requirements governing development
in the Project Area, additional specific performance and development standards may be adopted
by the Agency to control and direct redevelopment activities in the Project Area in the event of a
disposition and development agreement or owner participation agreement.

407  [Reserved]
408 Nonconforming Uses
The Agency may permit an existing use to remain in an existing building and site usage

in good condition, which use does not conform to the provisions of this Plan, provided that such
use is generally compatible with existing and proposed developments and uses in the Project
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Area. The owner of such a property must be willing to enter into an owner participation
agreement and agree to the imposition of such reasonable restrictions as may be necessary to
protect the development and use of the Project Area.

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

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

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

Under a disposition and development agreement and an owner participation agreement,
the design guidelines and land use elements of the Plan shall be achieved to the greatest extent
feasible, though the Agency retains the authority to grant minor variations under this Plan and
subject to a negotiated agreement between the Agency and the developer or property owner.

Under those agreements, the architectural, landscape, and site plans shall be submitted to
the Agency and approved in writing by the Agency. In such agreements, the Agency may
impose additional design controls. One of the objectives of this Plan is to create an attractive
pedestrian environment in the Project Area. Therefore, such plans shall give consideration to
good design and amenities to enhance the aesthetic quality of the Project Area. These additional
design standards or controls will be implemented through the provisions of any owner
participation agreement or disposition and development agreement. These controls are in
addition to any standard and provisions of any applicable City building or zoning ordinances;
provided, however, each and every development shall comply with all applicable City zoning
and building ordinances.

500 METHODS OF FINANCING THE PROJECT
501  General Description of the Proposed Financing Method

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

The Agency is also authorized to obtain advances, lines of credit, borrow funds, and
create indebtedness in carrying out this Plan. The Agency may also consider an inter-fund
transfer from other urban renewal project areas and a grant from the City. The principal and
interest on such advances, funds, and indebtedness may be paid from any funds available to the
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Agency. The City, as it is able, may also supply additional assistance through City loans and
grants for various public facilities.

The City or any other public agency may expend money to assist the Agency in carrying
out this Project.

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

502  Revenue Allocation Financing Provisions

The Agency hereby adopts revenue allocation financing provisions as authorized by the
Act, effective retroactively to January 1, 2019. These revenue allocation provisions shall apply
to all taxing districts which are located in or overlap the Revenue Allocation Area shown and
described on Attachments 1 and 2 to this Plan. The Agency shall take all actions necessary or
convenient to implement these revenue allocation financing provisions. The Agency specifically
finds that the equalized assessed valuation of property within the Revenue Allocation Area is
likely to increase as a result of the initiation of the Project.

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

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

A statement listing proposed public improvements and facilities, a schedule of
improvements, an economic feasibility study, estimated project costs, fiscal impact upon other
taxing districts, and methods of financing project costs required by Idaho Code § 50-2905 is
included in this Plan and in Attachments 5.1-5.6 to this Plan. This statement necessarily
incorporates estimates and projections based on the Agency’s and consultants’ present
knowledge and expectations. The Agency is hereby authorized to adjust the presently
anticipated urban renewal projects and use of revenue allocation financing of the related Project
Costs if the Board deems such adjustment necessary or convenient to effectuate the general
objectives of the Plan in order to account for revenue inconsistencies and unknown future costs.
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Agency revenue and the ability to fund reimbursement of eligible Project Costs is more
specifically detailed in the annual budget.

The Agency may also appropriate funds consisting of revenue allocation proceeds on an
annual basis without the issuance of notes or bonds. The Agency has also provided for obtaining
advances or loans from the City or Agency, or from the Agency’s other revenue allocation area,
or private entity and financial institutions in order to immediately commence construction of
certain of the public improvements. Revenues will continue to be allocated to the Agency until
termination of the revenue allocation area as set forth in Section 800. Attachments 5.1-5.5
incorporate estimates and projections based on the Agency’s and its consultants’ present
knowledge and expectations concerning the length of time to complete the improvements and
estimated future revenues. The activity may take longer depending on the significance and
timeliness of development. Alternatively, the activity may be completed earlier if revenue
allocation proceeds are greater or the Agency obtains additional funds from another source.

The revenue allocation proceeds are hereby irrevocably pledged for the payment of the
principal and interest on the advance of monies or making of loans or the incurring of any
indebtedness such as bonds, notes, and other obligations (whether funded, refunded, assumed, or
otherwise) by the Agency to finance or refinance the Project in whole or in part.

The Agency is authorized to make such pledges as to specific advances, loans, and
indebtedness as appropriate in carrying out the Project.

The Agency reserves the right to either pay for Project Costs from available revenue (pay
as you go basis) or borrow funds by incurring debt through notes or other obligations.

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

502.1 Economic Feasibility Study

Attachment 5.2 constitutes the Economic Feasibility Study (“Study™), as supported by
Attachments 5.1, 5.3, 5.4, 5.5, and 5.6, for the urban renewal area prepared by Phil Kushlan,
Kushlan Associates. The Study constitutes the financial analysis required by the Act and is
based upon existing information from the developers, the Agency, the City and others.
Projections are based upon input from the Agency, property owners, developers, City and other
public entities.

The Study also relies on information included in the Market Analysis, dated June 2018,
and prepared by Chris Zahas, Leland Consulting Group (the “Market Study™). The Market Study
is attached hereto as Attachment 5.6.
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502.2 Assumptions and Conditions/Economic Feasibility
Statement

The information contained in Attachments 5.1-5.6 assumes certain completed and
projected actions. All debt is projected to be repaid no later than the duration period of the Plan.
The total amount of indebtedness (and all other loans or indebtedness) and the amount of
revenue generated by revenue allocation are dependent upon the extent and timing of private
development. Should all of the development take place as projected, the project indebtedness
could be extinguished earlier, dependent upon other legal obligations. Should private
development take longer to materialize, or should the private development be substantially less
than projected, then the amount of revenue generated will be substantially reduced and debt may
continue for its full term.

The Plan and the Plan Attachments incorporate estimates and projections based on the
Agency’s and consultants’ present knowledge and expectations. The Plan proposes certain
public improvements as set forth in Attachments 5.1 through 5.5, which will facilitate
development in the Revenue Allocation Area.

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

The assumptions concerning revenue allocation proceeds are based upon certain assessed
value increases, assumed tax levy rates, and the Market Analysis as more specifically set forth in
Attachments 5.1-5.6. In projecting new construction, the consultants considered the construction
of the new Interstate 15 interchange, the construction of the local road connecting the
interchange to Olympus Drive, the Olympus Drive expansion, the proposed project plans
provided by the developers, the developers’ anticipated build-out timeline, and historical market
absorption rates for commercial, retail and residential improvements.

The types of new construction expected in the Project Area are: commercial, office,
medical and nursing facility, residential, including residential above retail and office, live-work
residences, higher density townhome, and single-family homes, lodging and retail. Developers
have identified significant interest in these development types. The Project Area has potential for
a significant increase in residential growth as interest has been expressed for new construction
single family, condominium and higher density living, particularly with regard to the close
access and walkability to the County-owned wellness complex. Several large parcels in the
Project Area have recently been acquired for development purposes. Other owners have
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expressed interest in developing their properties or selling to a developer. However, without a
method to construct the identified public improvements such as main water and sewer lines and 1
street infrastructure, development is unlikely to occur in much of the Project Area.

The financial analysis set forth in Attachments 5.3-5.4 has taken into account and
excluded levies that do not flow to the Agency consistent with Idaho Code § 50-2908.

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

502.3 Ten Percent Limitation*

Under the Act, the base assessed valuation for all revenue allocation areas cannot exceed
gross/net ten percent (10%) of the current assessed taxable value for the entire City. According to
the Bannock County Assessor, the assessed taxable value for the City as of January 1, 2017, less 5
homeowners’ exemptions, is $2,510,768,942.00. Therefore, the 10% limit is $251,076,894.00. |

The adjusted base assessed value of each of the existing revenue allocation areas as of
January 1, 2017, is as follows:

North Yellowstone Urban Renewal District $8,918,151

Naval Ordnance Urban Renewal District $3,449,470
North Portneuf Urban Renewal District $4,409,661
Pocatello Airport Urban Renewal District $995,883

The estimated base value for the proposed Northgate District (after the agricultural
exemption is lifted) is $15,964,566.

The adjusted base values for the combined revenue allocation areas total $33,737,731,
which is less than 10% of the City’s 2017 value.

502.4 Financial Limitation

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

* Due to the timing of the assessment process and creation of this Plan, the 2017 values have been used to establish
compliance with the 10% limitation. Using the 2017 values, the total value of the existing revenue allocation areas
combined with the value of this Project Area are less than 1.5% of the total value of the City. Even assuming an
increase in values for 2018, the combined values of the revenue allocation areas would not exceed 10% of the
current assessed value for the entire City.
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The amount of funds available to the Agency from revenue allocation financing is
directly related to the assessed value of new improvements within the Revenue Allocation Area.
Under the Act, the Agency is allowed the revenue allocation generated from inflationary
increases and new development value. Increases have been assumed based upon the projected
value of new development as that development occurs along with possible land reassessment
based on a construction start.

The Study, with the various estimates and projections, constitutes an economic feasibility
study. Costs and revenues are analyzed, and the analysis shows the need for public capital funds
during the project. Multiple financing sources including proposed revenue allocation notes,
annual revenue allocations, developer contributions, city contributions, interfund loan, and other
funds are shown. This Study identifies the kind, number, and location of all proposed public
works or improvements, a detailed list of estimated project costs, a description of the methods of
financing illustrating project costs, and the time when related costs or monetary obligations are
to be incurred. See Idaho Code § 50-2905. Based on these funding sources, the conclusion is
that the Project is feasible.

The information contained in the Study assumes certain projected actions. First, the
Agency has projected an advance from the City, County and Agency to assist with funding the
planning, engineering and construction of the new Interstate 15 interchange. Additionally, the
Agency has projected an advance from the developers, City and the Agency to assist with
funding the local road connecting the new Interstate 15 interchange to Olympus Drive and the
Olympus Drive expansion. Under the provisions of the Act, the revenue allocation may continue
until the end of the Plan term. Second, the total amount of indebtedness and the amount of
revenue generated by revenue allocation is dependent upon the extent and timing of private
development. The Agency may also re-prioritize projects and the location of those projects
pursuant to market conditions, project timing, funding availability, etc. as more specifically
detailed in the annual budget.

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

Attachments 5.1-5.2 list those public improvements the Agency may reimburse the
developer and public entities for through the term of the Plan. The costs of improvements are
estimates only as it is impossible to know with any certainty what the costs of improvements will
be in future years. There is general recognition that construction costs fluctuate and are impacted
by future unknowns, such as, the cost of materials and laborers. Final costs will be determined by
way of construction contract public bidding or by an agreement between the developer/owner
and Agency. The listing of public improvements does not commit the Agency to any particular
level of funding; rather, identification of the activity in the Plan allows the Agency to negotiate
the terms of any reimbursement with the developer and/or the public entities. This Plan does not
fmancially bind or obligate the Agency to any project or property acquisition; rather, for
purposes of determining the economic feasibility of the Plan certain projects and expenditures
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have been estimated and included in the analysis. Agency revenue and the ability to fund
reimbursement of eligible Project Costs is more specifically detailed in any participation
agreement and in the annual budget adopted by the Agency Board. The proposed location and
siting of roads and utilities in the Project Area is generally shown in Attachment 5.5 recognizing
that the specific location of roads and utilities will depend on the type and timing of
development. The change in the location of the improvements shown on Attachment 5.5 does
not constitute a modification to the Plan.

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

Generally, the Agency expects to develop those improvements identified in
Attachments 5.1-5.2 first, in conjunction with private development within the Project Area
generating the increment as identified in Attachments 5.3-5.4.

The Plan has shown that the equalized valuation of the Revenue Allocation Area as
defined in the Plan is likely to increase as a result of the initiation and completion of urban
renewal projects pursuant to the Plan.

502.5 [Reserved]

502.6 Participation with Local Improvement Districts and/or Community
Infrastructure Districts

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

Further, a community infrastructure district formed pursuant to the Community
Infrastructure District Act, Chapter 31, Title 50, Idaho Code, provides an additional funding
mechanism for certain public improvements benefitting the district, including highways,
interstates, public parking facilities, pedestrian and bicycling trails, public safety facilities (law
enforcement, fire, emergency medical and rescue), street lighting facilities, and real property
acquisition for community infrastructure, water supply treatment, storage and distribution
facilities, wastewater collection, treatment and disposal facilities, road, streets and related
landscaping, storm water facilities, parks and open space. To the extent allowed by the Law and
the Act, the Agency reserves the authority to participate in the funding of community
infrastructure district facilities. This participation may include either direct funding to reduce the
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overall cost of the community infrastructure district or to participate as an assessed entity to
finance the community infrastructure district project.

502.7 Issuance of Debt and Debt Limitation

Any debt incurred by the Agency as allowed by the Law and Act shall be secured by
revenue allocation funds as allowed by the Act. All such debt shall be repaid within the duration
of this Plan, except as may be authorized by law.

502.8 Impact on Other Taxing Districts and Levy Rate

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

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

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

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

One result of new construction occurring outside the revenue allocation area (Idaho Code

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

As the 2018 certified levy rates are not determined until late September 2018, the 2017
certified levy rates have been used in the Study for purposes of the analysis’. For Tax Year
20175, those districts and rates for the parcels located within the City are as follows:’

Taxing Districts Levy Rates:
Bannock County .005365305
City of Pocatello .011281940
Pocatello School District #25 .000000000
Bannock Ambulance .000400000
Bannock County Road & Bridge .000674609
Mosquito Abatement .000027026

TOTALLEVY® .017748880

For Tax Year 2017,° those districts and rates for the parcels located within the
unincorporated County are as follows: !

Taxing Districts Levy Rates:
Bannock County .005365305
Pocatello School District #25 .000000000
Bannock Ambulance .000400000
Bannock County Road & Bridge .000674609
Portneuf Library .000583499

’ The certified levy rates for the City of Chubbuck were not relied upon to support the findings in the Study as the
potential area of boundary overlap includes non-taxable right-of-way. To the extent the City of Chubbuck annexes
taxable parcels, the allocation of revenues will be governed by the intergovernmental agreement.

¢ Due to the timing of the taxing districts’ budget and levy setting process, certification of the 2018 levy rates did not
occur until this Plan had been prepared. In order to provide a basis to analyze the impact on the taxing entities, the
2017 levy rates areused. Use of the 2017 levy rates provides a more accurate base than estimating the 2018 levy
rates.

71t is unclear how the personal property tax exemption set forth in Idaho Code § 63-602KK may impact the levy
rate.

8 Net of voter approved bonds and levies.

® Due to the timing of the taxing districts’ budget and levy setting process, certification of the 2018 levy rates did not
occur until this Plan had been prepared. In order to provide a basis to analyze the impact on the taxing entities, the
2017 levy rates are used. Use of the 2017 levy rates provides a more accurate base than estimating the 2018 levy
rates.

'91t is unclear how the personal property tax exemption set forth in Idaho Code § 63-602KK may impact the levy
rate.
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Mosquito Abatement 000027026
Bannock Fire 000551251
TOTAL LEVY!! 00760169

The Study has made certain assumptions concerning the levy rate. First, it is anticipated
the parcels currently located outside the jurisdictional boundaries of the City and in
unincorporated Bannock County will be annexed into the City. As a result, the levy rate applied
to parcels within the boundaries of the City has been used to estimate revenue. Second, the levy
rate is estimated to stay level for the life of the revenue allocation area. As the actual impact of
the termination of any existing revenue allocation areas, the expiration of any property tax
abatements granted pursuant to Idaho Code § 63-602NN and property value fluctuations on the
levy rate is unknown, the Study has assumed a conservative levy rate of .017. The annual
increment value is expected to increase by approximately 3% (1% annual increase in land values
and a 2% annual increase in improvement values) over the term of the Plan once the
improvements have been completed and fully assessed by the County. If the overall levy rate is
less than projected, or if expected development fails to occur as estimated, the Agency shall
receive fewer funds from revenue allocation.

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

Study has taken this statute into account. This is also the reason there is no anticipated impact to
Pocatello School District #25.

503  Phasing and Other Fund Sources

The Agency anticipates funding only a portion of the entire cost of the public
improvements shown on Attachments 5.1-5.5. Other sources of funds shall include City, County

and developer participation. Agency participation shall be determined by the amount of revenue
allocation funds generated.

504 Lease Revenue and Bonds

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

the Act, the economic feasibility study focuses on the revenue allocation aspects of the Agency’s
financial model.

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

505  Membership Dues and Support of Community Economic Development

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

600 ACTIONS BY THE CITY AND COUNTY

The City and County shall aid and cooperate with the Agency in carrying out this Plan
and shall take all actions necessary to ensure the continued fulfillment of the purposes of this
Plan and to prevent the recurrence or spread in the area of conditions causing deterioration.
Actions by the City and County may include, but not be limited to, the following:

a. Institution and completion of proceedings necessary for changes and
improvements in private and publicly owned public utilities within or affecting
the Project Area. '

b. Revision of zoning (if necessary) within the Project Area to permit the land uses

and development authorized by this Plan.

c. Imposition wherever necessary of appropriate controls within the limits of this
Plan upon parcels in the Project Area to ensure their proper development and use.

d. Provision for administrative enforcement of this Plan by the City after
development. The City and the Agency may develop and provide for
enforcement of a program for continued maintenance by owners of all real
property, both public and private, within the Project Area throughout the duration

of this Plan.
e. Building Code enforcement.
f. Performance of the above actions and of all other functions and services relating

to public peace, health, safety, and physical development normally rendered in
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accordance with a schedule which will permit the redevelopment of the Project
Area to be commenced and carried to completion without unnecessary delays.

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

h. The undertaking and completing of any other proceedings necessary to carry out
the Project.
L. Administration of Community Development Block Grant funds that may be made

available for this Project.

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

k. The waiver of any hookup or installation fee for sewer, water, or other utility
services for any facility owned by any public agency, including any Agency
facility.

1. Joint funding of certain public improvements, including but not limited to

improvements to sewer treatment facilities.

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

n. The waiver of any city impact fee for development within the Project Area.

0. Institution and completion of proceedings necessary for the establishment of a
community infrastructure district under Chapter 31, Title 50, Idaho Code.

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

The foregoing actions, if taken by the City, do not constitute any commitment for
financial outlays by the City.

Actions by the County shall include, but not be limited to, entering into an agreement
with the Agency and/or the City as may be necessary to make improvements to the portion of the
Project Area located within the boundaries of the County, to coordinate with the City on
annexation proceedings, and to coordinate with the Agency and/or City on the establishment of a
community infrastructure district. The foregoing actions, if taken by the County, do not
constitute any commitment for financial outlays by the County.
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601 Maintenance of Public Improvements

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

700  ENFORCEMENT

The administration and enforcement of this Plan, including the preparation and execution
of any documents implementing this Plan, shall be performed by the Agency and/or the City.

800 DURATION OF THIS PLAN, TERMINATION, AND ASSET REVIEW

Except for the nondiscrimination and nonsegregation provisions which shall run in
perpetuity, the provisions of this Plan shall be effective, and the provisions of other documents
formulated pursuant to this Plan, shall be effective for twenty (20) years from the effective date
of the Plan subject to modifications and/or extensions set forth in Idaho Code § 50-2904. The
revenue allocation authority will expire on December 31, 2039, except for any revenue allocation
proceeds received in calendar year 2040, as contemplated by Idaho Code § 50-2905(7). The
Agency may use proceeds in 2040 to complete the projects set forth herein. As stated in the
Plan, any owner participation agreement or disposition and development agreement obligations
will cease as of December 31, 2039.

Idaho Code § 50-2093(5) provides the Agency shall adopt a resolution of intent to
terminate the revenue allocation area by September 1. In order to provide sufficient notice of
termination to the affected taxing districts to allow them to benefit from the increased budget
capacity, the Agency will use its best efforts to provide notice of its intent to terminate this Plan
and its revenue allocation authority by May 1, 2040, or if the Agency determines an earlier
terminate date, then by May 1 of the early termination year:

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

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

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

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

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

900 PROCEDURE FOR AMENDMENT OR MODIFICATION

To the extent there is any outstanding obligation, this Plan shall not be modified pursuant
to the provisions set forth in Idaho Code § 50-2903A. Modification of this Plan results in a reset
of the base assessment roll values to the current values in the year of modification as more fully
set forth in Idaho Code § 50-2903A subject to certain limited exceptions contained therein. As
more specifically identified above, the Agency’s projections are based on estimated values,
estimated levy rates, estimated future development, and estimated costs of future
construction/improvements. Annual adjustments as more specifically set forth in the Agency’s
annual budget will be required to account for more/less estimated revenue and prioritization of
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projects (if necessary). Any adjustments for these stated purposes are technical and ministerial
and is not deemed a modification under Idaho Code § 50-2903A.

1000 SEVERABILITY

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

1100 ANNUAL REPORT AND OTHER REPORTING REQUIREMENTS

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

Additionally, the Agency must comply with certain other reporting requirements as set
forth in Idaho Code § 67-450E, the local government registry portal, Idaho Code § 50-2913, the
tax commission plan repository, and Idaho Code § 50-2903 A, the tax commission’s plan
modification annual attestation. Failure to report the information requested under any of these
statutes results in significant penalties, including loss of increment revenue, and the imposition
of other compliance measures by the Bannock County Board of County Commissioners.

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

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

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

Legal Description of Urban Renewal Project Area and Revenue Allocation Area



Creek flollow & Issociales, Ine.

611 Wilson Ave., Suite 1A, Pocatello, [D 83201
Phone: (208) 709-3113 / Fax: (208) 238-8852

Town Center Joint Venture November 12, 2018

LEGAL DESCRIPTION
Urban Renewal Boundaty

A parcel of land located in the East half of Section 2 and the Northwest Quarter and South half of Section
1, Township 6 South, Range 34 East, and a portion of Government Lot 6 of Section 6, Township 6 South,
Range 35 Hast, Boise Metidian, Bannock County, Idaho, with a Basis of Bearings per City of Pocatello Da-
tum based on the Central Meridian of the East Zone of the Idaho State Plane Coordinate System, more
particularly described as follows:

Commencing at the South Quarter Cotner of said Section 1, Township 6 South, Range 34 East, being
matked by a 3 inch brass cap in Survey Vault per Cotnet Perpetuation and Filing, Instrument No. 800761,
thence along the Southerly line of said Section 1, South 89°53’17” West 35.00 feet to the Point of Begin-
ning; thence continuing along the Southetly line of said Section 1, South 89°53’17” West 2573.73 feet to
the Southwest Corner of said Section 1, monumented with a 2 inch aluminum cap per Corner Perpetuation
and Filing, Instrument No. 20520365; thence along the Southerly line of said Section 2, North 89°44°11”
West 552.28 feet to the Easterly Right-of-Way line of Interstate 15 (Federal Aid Projects Nos. I-152(1)71
and 1-152(3)71); thence along said Easterly Right-of-Way line the following five (5) courses: (1) North
00°15°22” East 25.82 feet; (2) thence North 79°51°06” West 128.34 feet; (3) thence North 54°36°02” West
361.86 feet; (4) thence North 05°12°23” West 954.91 feet; (5) thence North 05°34°22” East 1458.55 feet to
the Latitudinal Centerline of Section 2; thence along said Latitudinal Centetline, South 89°45’55” East
887.05 feet to the West Quarter Corner of Section 1, monumented with a 1 inch Iron Rod, Instrument No.
20520359; thence along the Latitudinal Centetline of Section 1, South 89°54°37” East 1971.46 feet to a
point of non-tangency of a 1014.34 foot radius cutve concave to the Northeast of which radius bears North
00°05°32” East; thence Northwestetly 1099.72 feet along said 1014.34 foot radius cutve to the right
through a central angle of 62°07°07” and a long chord that bears North 58°50°55” West 1046.65 feet;
thence North 27°48°42” West 657.76 feet to point of tangency of a 925.00 foot radius cutve concave to the
Southwest of which radius bears South 62°11°18” West; thence Northwesterly 409.59 feet along said
925.00 foot radius curve to the left through a central angle of 25°22’14” and a long chord that bears North
40°29°49” West 406.25 feet; thence South 36°48°47” West 24.94 feet; thence North 57°20°07” West
180.27 feet; thence North 68°03°16” West 163.21 feet; thence North 77°47°05” West 92.38 feet; thence
North 84°11°13” West 349.62 feet, crossing into said Section 2; thence South 77°54°44” West 248.46 feet;
thence South 20°11°44” West 550.76 feet; thence South 05°34°28” West 325.00 feet; thence South
14°06’19” West 303.36 feet; thence South 17°57°19” West 209.88 feet; thence South 08°29’15” West
194.03 feet, matked by a concrete monument with a 3 inch brass cap at station 191+00; thence along said
East line, North 08°26°09” West 206.54 feet marked by a concrete monument with a 3 inch brass cap at
station 193+00; thence continuing along said East line, North 05°34°22” East 3546.82 feet, crossing into
said Section 35, Township 5 South, Range 34 Fast, marked by a concrete monument with a 3 inch brass cap
at station 228+47.7; thence South 20°20°26” East 137.23 feet; thence South 01°45°38” West 601.33 feet;



611 Wilson Ave., Suite 1A, Pocatello, ID 83201
Phone: (208) 709-3113 / Fax: (208) 238-8852

Town Center Joint Venture November 12, 2018

LEGAL DESCRIPTION
Urban Renewal Boundary (continued)

thence South 07°04°41” East 251.10 feet, crossing into said Section 2, Township 6 South, Range 34 East;
thence South 13°06°08” East 374.73 feet; thence South 07°55°16” East 189.74 feet; thence South
41°41°29” East 178.44 feet; thence South 75°10°55” East 457.19 feet, crossing into said Section 1; thence
South 78°59°42” East 25.00 feet to a point of tangency of a 1100.00 foot radius curve concave to the South-
west of which radius bears South 11°00°18” West; thence Southeasterly 495.56 feet along said 1100.00 foot
radius cutve to the right through a central angle of 25°48’43” and a long chotd that beats South 66°05°20”
East 491.38 feet; thence South 36°48°47” West 25.00 feet to 2 point of non-tangency of a 1075.00 foot ra-
dius cutve concave to the Southwest of which tadius bears South 36°49°02” West; thence Southeastetly
476.02 feet along said 1075.00 foot radius curve to the right through a central angle of 25°22’16” and a long
chord that bears South 40°29°49” East 472.14 feet; thence South 27°48°42” West 657.76 feet to point of
tangency of a 865.00 foot radius cutve concave to the Northeast of which radius bears Notth 62°11°18”
East; thence Southeastetly 937.51 feet along said 865.00 foot radius curve to the left through a central an-
gle of 62°05°55” and a long chotd that bears South 58°51°40” East 892.29 feet; South 89°54’37” East 3.34
feet to the point of tangency of a 100.00 foot radius curve concave to the Northwest of which radius beats
Notth 00°05°23” East; thence Northeasterly 70.61 feet along said 100.00 foot radius curve to the left
through a central angle of 40°27°33” and a long chord that bears North 69°51°37” East 69.16 feet to the
point of reverse curvature of a 130.00 foot radius cutve concave to the South of which tadius bears South
40°22°10” East; thence Southeasterly 183.60 feet along said 130.00 foot radius cutve to the right through a
central angle of 80°55°05” and a long chotd that bears South 89°54°37” East 168.72 feet to a point of re-
verse curvature of a 100.00 foot radius curve concave to the Nottheast of which radius bears Notth
40°32’56” East; thence Southeasterly 70.61 feet along said 100.00 foot radius curve to the left through 2
central angle of 40°27°33” and a long chord that beats South 69°40°51” Bast 69.16 feet; thence South
89°54°37” East 2979.23 feet to the East line of Section 1 of Township 6 South, Range 34 East; thence
ctossing into Section 6, Township 6 South, Range 35 East and continuing South 89°54°37” East 643.19 feet
to the point of tangency of 2 1000.00 foot radius cutve concave to the Northwest of which radius bears
North 00°05°57” East; thence Northeasterly 489.91 feet along said 1000.00 foot radius curve to the left
through a central angle of 28°04'11” and a long chord that bears Notth 76°03°52” Hast 485.02 feet; thence
along the West line of the Southeast Quartet of the Northwest Quarter and Government Lot 3 of said Sec-
tion 6, North 00°01°08” East 2362.49 feet to Northwest corner of said Government Lot 3 on the North
line of said Section 6; thence along said Notth line, North 89°20°55” West 1106.69 feet to the Northwest
corner of said Section 6; thence crossing into Section 31, Township 5 South, Range 35 East along the West
line of said Section 31, Notth 00°08°57” East 2653.31 feet to the West Quarter cotner of said Section 31;
thence along the Latitudinal line of said Section 31, South 89°17°15” East 2577.26 feet; thence continuing
along said Latitudinal line, South 89°16°42” East 2647.90 feet to the East Quarter corner of said Section 31;
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LEGAL DESCRIPTION
Utban Renewal Boundaty (continued)

thence along the East line of said Section 31, North 00°09°22” East 1319.34 feet; thence actoss a Buteau of
Land Management area of Hiatus, North 36°31°34”” East 247.35 feet; thence along the North line of the
South Half of the Northwest Quarter of Section 32, South 88°47°36” East 2677.70 feet; thence along the
West line of the North Half of the Northeast Quarter, North 03°09°07” West 1278.70 feet to the Notth
Quarter corner of said Section 32; thence along the North line of said Section 32, North 89°53°17” East
1309.15 feet; thence continuing along said North line, South 89°10°41” East 1316.22 feet to the Northeast
Quatter corner of said Section 32; thence along the North line of Section 33, South 89°20°04” East
1324.21 feet; thence continuing along said Notth line, South 89°20°28” East 1324.25 feet to the North
Quarter corner of said Section 33; thence along the Meridional Centerline of said Section 33, South
00°47°15” East 1335.27 feet; thence continuing along said Meridional Centetline, South 00°03°00” West
1329.78 feet; thence continuing along said Metidional Centerline, South 01°45°40” West 1311.24 feet;
thence along the South line of the Notth Half of the Southwest Quarter of said Section 33, North
89°48°03” West 2654.82 feet to the East line of Section 32; thence along the East line of said Section 32,
South 00°25’31” West 1332.35 feet; thence across a Bureau of Land Management area of Hiatus, South
70°54°01” West 289.86 feet to the Northeast cotner of Section 5, Township 6 South, Range 35 East;
thence along the North line of said Section 5, Notrth 89°15°19” West 2618.25 feet to the North Quarter
corner of said Section 5; thence along the Metidional Centetline and East line of Government Lot 3 of said
Section 5, South 00°10°58” West 1323.83 feet; thence along the South line of said Government Lot 3,
North 89°46°20” West 1305.68 feet; thence along the East line of the Southwest Quarter of the Northwest
Quarter, South 00°02°49” West 1322.23 feet; thence along the Latitudinal Centetline of said Section 5,
Notth 89°46’31” West 1302.55 feet to the West Quatter corner of said Section 5; thence crossing into Sec-
tion 6 and along the South line of the Southeast Quatter of the Northeast Quarter of said Section 6, North
89°47°38” West 1321.07 feet to the Southwest cotner of said Southeast Quarter of the Northeast Quarter;
thence along the West line of said Southeast Quarter of the Northeast Quarter, North 00°03°29” West
1116.43 feet; thence along a line paralle]l with the South line of Government Lot 2, North 89°45°14” West
1320.48 feet; thence South 59°17°05” West 668.40 feet; thence South 37°42°10” West 975.40 feet to the
South line of the Southeast Quatter of the Northwest Quatter; thence South 22°22°38” West 394.32 feet to
the Southeast corner of Deed Instrument No. 21715050; thence along the Southetly line of the patcel of
land desctibed in Watranty Deed, Instrument No. 21715050 the following four (4) courses; (1) thence
South 63°43’33” West 422.62 feet; (2) thence South 76°51°46” West 477.29 feet; (3) thence North
90°00°00” West 272.49 feet to said Easterly line of Section 1, Township 6 South, Range 34 East; (4) thence
South 78°33’36” West 2669.08 feet to said Meridional Centetline of Section 1; thence along said Meridio-
nal Centetline, South 00°14’03” East 682.23 feet to a point of non-tangency of a 2050.00 foot radius curve
concave to the Southwest of which radius bears South 76°55°53” West;
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LEGAL DESCRIPTION
Utban Renewal Boundary (continued)

thence along the Eastetly line of the parcel of land described in Watranty Deed, Insttument No. 21715051,
Exhibit C, thence Southeasterly 469.08 feet along said 2050.00 foot radius curve to the right through a cen-
tral angle of 13°06’37” and a long chord that bears South 06°30°49” East 468.06 feet; thence South
00°02°30” West 248.16 feet; thence along the South line of Section 1, South 89°54°05” West 15.00 feet;
thence along the Eastetly Right-of-Way line of Olympus Road, South 00°02’30” West 964.09 feet; thence
North 89°57°30” West 70.00 feet to the Westerly Right-of-Way line of said Olympus Road; thence along
said Westetly Right-of-Way line, North 00°02’30” East 963.91 feet to the Point of Beginning.

EXCLUDING the following Parcels:
R3805003100
R3805003200
R3805003300
R3805003400

——



Attachment 3
Private Properties Which May Be Acquired by Agency
The Agency has not identified any particular parcel for the construction of public

improvements or for private redevelopment. Properties which may be subject to
acquisition include parcels to:

a) assemble with adjacent parcels to facilitate redevelopment;

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

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

d) assemble for future transfer to qualified developers to facilitate the development
of mixed-use, residential, commercial and retail areas; or

€) assemble for the construction of certain public improvements, including but not

limited to streets, streetscapes, water and sewer improvements, environmental
remediation/site preparation, parking, community facilities, parks, pedestrian/bike
paths and trails, recreation access points, multi-purpose athletic and performance
facilities and other public facilities, including fire, police, EMS facilities.

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

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

Other parcels may be acquired for the purpose of facilitating catalyst or demonstration
projects, constructing public parking, constructing new streets or pathways, enhancing
public spaces, or to implement other elements of the urban renewal plan strategy and/or
any master plan for the Project Area.



Attachment 4

Map Depicting Expected Land Uses and Current Zoning Map
of the Project Area
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Attachment 3.1

Public Improvements within the Revenue Allocation Area



ATTACHMENT 5.1
Public Improvements within the Revenue Allocation Area

This Attachment includes a projected list of proposed public works or improvements
within the Project Area. The Project Area includes fully improved streets, utilities (on-
site and off-site), and other public right-of-way amenities as well as park and open space
costs. The proposed Northgate Development Improvement List for the Northgate Urban
Renewal District and estimated costs of the identified public infrastructure
improvements are those supplied by the developer. The projected estimated costs are
compared against estimated revenues to determine the financial feasibility of the Plan
and Project. The amount ultimately to be reimbursed to the developer and/or public
entities will be determined, in part, by the following factors:

. Specific terms of an owner participation agreement to be negotiated between
the Urban Renewal Agency for the City of Pocatello also known as the Pocatello
Development Authority (“PDA”) and the developer and the PDA and the public

entities.
) Actual cost of construction when incurred.
. Timing of Development

° Annual budgets adopted by the PDA’s Board

The proposed Northgate Development Improvement List for the Northgate Urban
Renewal District, as supplied by the developer, identifies anticipated investments to
support private investment in capital facilities. Capital facilities generally have long
useful lives and significant costs.

The City of Pocatello (“City”), Bannock County (“County”), and the PDA partnered with
the Idaho Transportation Department to fund the construction of the new Interstate 15
(“1-15”) interchange. This new I-15 interchange is the economic driver incentivizing the
private development of the Project Area. As part of this major undertaking, the City,
County, and PDA contemplated the establishment of a Project Area in conjunction with
the proposed private development to reimburse the public entities for the public
improvements related to the i-15 Interchange and other related public improvements.
Additionally, the City and PDA contributed to the funding of the Olympus Drive
Extension and the local road connecting the new I-15 Interchange to Olympus Drive,
referred to as the Eastside Road. Again, the City and PDA participated with the
understanding their contribution to the Project would be reimbursed by revenue
allocation funds through the establishment of the Project Area and private development
anticipated to occur within the boundaries of the Project Area.

Most of the public improvement projects contained in the Project Area will be advance-
funded by the developer, as is the case in similar developments throughout the
community. The overall project and the infrastructure to support it are all consistent
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with the vision articulated in the Amended Pocatello Comprehensive Plan and as
required in City development regulations. The cost estimates provided by the developer
for all infrastructure costs, including the reimbursement of the City, County, and PDA
costs already incurred, or may be incurred, prior to the establishment of the District, are
included in the cash flow analyses.

The estimated public improvement costs that may be incurred by the City, County, and
PDA are as follows:

City of Pocatello $3,000,000
Bannock County $1,350,000
Pocatello Development Authority $2,000,000
Total Public Entity Reimbursement $6,350,000

To be clear, the amounts set forth above are estimates for the limited purpose of
determining whether the Plan is economically feasible. The amounts shown are not
intended to be a binding commitment of the City, County, or PDA to pledge, budget, or
allocate funds for the payment of any public improvement costs related to the Plan
and/or the Project Area. '

Estimated public improvement costs expected to be incurred by the developer are as
follows:

Phase 1 Street Construction (including pedestrian Facilities) $10,410,000
Phase 1 Water System Investment $ 2,000,000
Phase 1 Sewer System Investment S 0
Total Reimbursable investment Phase 1 $12,410,000
Phase 2 Street Investment (including pedestrian Facilities) $ 7,890,000
Phase 2 Water System Investments S 0

Phase 2 Sewer System Improvement

$ 1,875,000

Total Reimbursable investment Phase 2

Phase 3 Street Investment (including pedestrian Facilities)
Phase 3 Water System Investment
Phase 3 Sewer System Investment

$ 9,765,000

S 0
$ 6,000,000
$ 6,000,000

Total Reimbursable investment Phase 3 $12,000,000
Phase 4 Street Investment (including pedestrian Facilities) $ 4,900,000
Phase 4 Water System Investment S 0
Phase 4 Sewer System Investment S 0
Phase 4 Fire / EMS Facility Participation S 4,000,000
Total Reimbursable investment Phase 4 $ 8,900,000



Phase 5 Street Investment (including pedestrian Facilities)

$11,200,000

Phase 5 Water System Investment S 0
Phase 5 Sewer System Investment S 0
Total Reimbursable investment Phase 5 $11,200,000
Summary:

Grand Total Street Investment $34,400,000

Grand Total Water System Investment

Grand Total Sewer System Investment

Grand Total Fire/EMS Facility

Grand Total Reimbursable Investment All Phases

Grand total Public Entity Reimbursement

Grand total Public and Private Infrastructure Investment

$ 8,000,000
$ 7,875,000
S 4,000,000

$54,275,000

6,350,000
$60,625,000

The actual costs to be reimbursed by the PDA will likely vary from the costs detailed
here as they will be subject to a specific Owner Participation Agreement (“OPA”) to be
negotiated with the PDA once an urban renewal district is created. The cost estimates
used in this analysis are considered high estimates for the purpose of financial planning.
The purpose of this Attachment is to determine the economic feasibility of the proposed
Project recognizing that not all of the proposed public improvement costs may be
reimbursable to the developer and the amount actually reimbursable will be set forth in
the OPA.

The Urban Renewal Plan for the Northgate Urban Renewal Project (fhe “Plan”) covers
the 20-year period 2020 to 2040.

The Plan includes a revenue allocation provision establishing the Northgate Revenue
Allocation Area (the “District” or “Project Area”) and is estimated to generate
$64,891,358 in revenue allocation funds or tax increment revenue between 2020 and
2040 in addition to the initial $75,000 inter-district loan from the PDA to activate the
program. The total from both sources is estimated to be $64,966,358. The estimated
revenue yield is based upon the Pocatello Urban Renewal: Market Analysis, dated June
2018, conducted by the Leland Consulting Group, using their more optimistic
“attainable” scenario, over a 20-year life of an urban renewal district in Idaho.

As noted above, there are presently $50,275,000 in Project costs identified in the list for
public improvement costs provided by the developer. in addition, the Plan provides for
the reimbursement of any funds advanced by three public entities noted above in the
estimated amount of $6,350,000" as well as a $4,000,000 developer contribution to a

! The City, County, and PDA are not bound or committed to any funding amount. The City, County, and
PDA anticipate being reimbursed for funding public improvements within the boundaries of the Project
Area; however, the amount and level of funding has not yet been determined. The amount shown is an
estimate for the purpose of establishing economic feasibility and is not intended to be a binding obligation
of the City, County, and/or PDA.



proposed Fire/Emergency Medical Service facility located within the Project Area. The
economic feasibility study assumes no interest is payable on the reimbursement to the
public entities or the developer. Administrative costs over the 20-year life of the district
are estimated at $990,000 or approximately 1.5% of total revenue. Specific operation
requirements will be established on an annual basis through the formal budget process
for the PDA.

Total estimated expenditures, therefore, equal $61,695,001 for the “attainable”
scenario leaving a positive program balance at the end of the 20-year term of
$3,271,357. The analysis assumes that the OPA will provide reimbursement of 75% of
the Revenue Allocation yield after the operating expenses of the District are provided
for and after the public entities have been reimbursed for their advance funding of
related expenditures. See attached cash flow analyses for detailed estimates.

The Plan provides for the district to extend through its maximum term of 20 years. The
attached cash flow model suggests early termination would be unlikely unless taxable
investment greatly exceeded forecast demand and/or capital infrastructure investment
subject to reimbursement is substantially reduced. Unforeseen circumstances could
delay the private taxable investment thus slowing the revenue stream into the project
reducing the flow of revenue into the District.

Secure funding includes revenue allocation funds and is money the PDA is highly likely
to receive. The funds may not be in the PDA’s possession at the beginning of the Plan
period, but it is virtually certain that the Agency will receive the funds. The PDA may
need to take specific actions to generate the funding, but those actions are within their
powers. Despite the high probability of secure funding, no project can proceed until a
specific, enforceable funding plan is in place.

Potential funding is money that might be received by the PDA. In every case the PDA is
eligible for the funding, and the source of funding exists under current law. However,
each potential funding source requires one or more additional steps or decisions before
the PDA can obtain the resources, and the ultimate decision is outside of the PDA’s
independent control. Grant funds are an example of potential funding. Thus, potential
funding is not assumed in determining financial feasibility.

Unfunded projects, or portions of projects, lack secure or potential funding.

The amount of tax increment contributed to the project may vary depending upon the
actual cost of infrastructure, timing of development, the actual revenue stream, and the
Agency’s annual budgeting process.

The Plan proposes certain public improvements that will facilitate development in the
Project Area. The overall investment package will be funded from a variety of financing
methods and sources including private equity. The primary method of financing the

4
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PDA’s obligation will be through the use of tax increment revenue (i.e., incremental
property taxes from the revenue allocation area). This plan anticipates that the tax
increment revenue may be used to pay for improvements through an OPA with
developers of property located within the District. The issuance of bonds is not
anticipated in this analysis of financial feasibility.

Other sources of funding for project may include, but are not limited to:

. Local Improvement District (LID)

. Community Infrastructure District (CID)

) Business Improvement District (BID)

. Development Impact Fees

J Franchise Fees

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

. Improvements and/or payments by developers

The total project costs and the amount of tax increment contributed to each project are
estimates provided by the developer, City, County, and/or the PDA. The estimated
project costs and revenues are based on the PDA’s present knowledge and expectations
supported by detailed information from development interests associated with the
properties in the District. The timing of each project and the availability of all revenue
sources will determine the final combination of funding sources.

Summary of Projects

The following tables summarize the estimated total costs for each project category.
Specific project funding will be reviewed by the PDA Board during the development of
the Owner Participation Agreements, the execution of and any up-dates to such
agreements. The numbers displayed below represent the full public improvement costs
including full roadway improvements, sidewalks and pedestrian ways, drainage
improvements, as well as public and private utilities. The costs presented are in 2018
dollars and are not inflated over time.



Developer Projects

Northgate Urban Renewal District
Public Entity Reimbursement $ 6,350,000

Developer Costs

Street System Investment $ 34,400,000

Water System Improvements $ 8,000,000

Sewer System Improvements $ 7,875,000

Fire/EMS Facility $4,000,000

Total Developer Costs $60,625,000

Cost of Operations and Improvements by Year (2020-2040)
Year Secure Potential District Reimburse PDA Loan Total Project
Funding Funding | Operating Public Entity Debt Liabilities
(TIF Expenses Costs & Service
& OPA

PDA Loan) Debt Service
2020 $75,000 S0 $20,000 S0 S0 $20,000
2021 $5,460 $0 $20,000 $0 $0 $20,000
2022 $631,759 $0 $50,000 $466,664 $30,000 $546,664
2023 $803,344 $0 $50,000 $659,174 $50,000 $759,174
2024 $1,141,426 $0 $50,000 $945,863 0 $995,863
2025 $1,327,923 $0 $50,000 $1,194,908 $0 $1,244,908
2026 $1,510,216 $0 $50,000 $1,393,889 $0 $1,443,889
2027 $1,708,809 $0 $50,000 $1,628,448 $0 $1,678,448
2028 $1,903,440 $0 $50,000 $1,849,683 $0 $1,899,683
2029 $2,326,657 $0 $50,000 $2,275,717 $0 $2,325,717
2030 $3,253,144 $0 $50,000 $3,202,909 $0 $3,252,909
2031 $3,496,035 $0 $50,000 $3,445,977 $0 $3,495,977
2032 $3,735,849 $0 $50,000 $3,685,834 $0 $3,735,834
2033 $3,993,113 $0 $50,000 $3,943,109 $0 $3,993,109
2034 $4,247,589 $0 $50,000 $4,197,589 $0 $4,247,589
2035 $5,084,107 $0 $50,000 $5,034,107 $0 $5,084,107
2036 $5,365,122 $0 $50,000 $5,315,121 $0 $5,365,121
2037 $5,664,411 $0 $50,000 $5,614,412 $0 $5,664,412
2038 $5,961,752 $0 $50,000 $5,911,752 0 $5,961,752
2039 $6,277,693 $0 $50,000 $6,227,693 $0 $6,277,693
2040 $6,453,509 $0 $50,000 $3,632,152 $0 $3,682,152
2041 $0 S0 0 $0 $0 $0
Total | $64,966,358 $0 | $990,000 | $60,625,001 $80,000 | $61,695,001

Note: This analysis anticipates a positive fund balance of $3,271,357 the end of the
project. Sufficient funds are generated to fund 100% of the project infrastructure costs.
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ATTACHMENT 5.2

Economic Feasibility Study

The original development scenario as presented by the development consortium
reflected a level of optimism that we considered beyond what could be sustained by the
local market conditions. To verify the assumptions driving the development proposal,
the PDA obtained an independent real estate market analysis conducted by the Leland
Consulting Group (“Leland”), based in Portland, Oregon. The Pocatello Urban Renewal:
Market Analysis, dated June 2018 is attached as Attachment 5.6 to the Plan. The Leland
analysis demonstrated a more constrained demand extending over a longer period of
time. These factors worked together to constrain revenue yields over the 20-year life of
the proposed Northgate District.

Using the Leland analysis and the revised infrastructure investment schedule
subsequently provided by the developer, the Urban Renewal Plan for the Northgate
Urban Renewal Project (“Plan”) as currently envisioned is economically feasible because
the revenue anticipated to be generated by the proposed development is sufficient to
fully cover the anticipated cost of development.

The economic feasibility of the Plan and Project Area is based on the following factors:

° The amount of development proposed in the Project Area

° The timing of the proposed taxable development

° The nature of the proposed development (i.e., amount of development subject
to the Homeowners Property Tax Exemption)

. The amount of tax revenue to be generated by the proposed development

° The amount of other revenue to be received for PDA public improvement
projects

° The cost of public improvement projects is to be funded by the PDA’s tax
increment revenue.

o If revenue equals or exceeds project costs, the URA Plan is economically feasible.

The following is a summary of the analysis and estimates of the factors used to
determine the economic feasibility of the Plan and Project Area.

Pocatello Development Authority Urban Renewal Plan Financial Feasibility Analysis

Summary:

Over the course of the Plan and Project Area, $64,891,358 of Tax Increment Revenue
will be generated. Ten percent (10%) will be used annually for administration of the
Project Area (capped at $50,000/year for a total of $990,000 for administration costs
over the 20-year lifespan of the District).



At this time, no revenue bonds are planned for the Project Area due to the speculative
nature of the development. A positive cash flow sufficient to cover anticipated debt
service, bond reserves, and required debt service coverage ratios would have to be
demonstrated in order for an investor to view this as a positive investment.

The attached spreadsheets entitled “Projected Northgate Urban Renewal District Cash
Flow Analysis” gives a more detailed outlook of the revenues and expenses of the
“attainable” development scenario from the Leland Market Study for the District.

The following assumptions were made in the formulation of the Financial Feasibility

Analysis:

. Land Value Increase @ 1%/Yr.

. Iimprovement Value Increase @ 2%/Yr.

. Tax Levy Rate remains constant

. Total developer advanced funded Cost of Improvements over the life of the

project in the amount of $50,275,000 (Developer estimate) in addition to the
estimated advanced funded costs in the amount of $6,350,000 by the City,
Bannock County, and the PDA for transportation improvements benefitting the
project and a $4,000,000 contribution to a new Fire/EMS facility to be located
within the Project Area

The public entities will be reimbursed for their advanced funding prior to
allocation being made for developer reimbursement

Developer installed improvements would be subject to an OPA with PDA
repaying the developer for such costs only from the tax increment revenue
generated by the project

The Cash Flow Analysis assumes 75% of the annual district funds will be
committed to repayment of the debt created through the OPA

Additional principal payments are assumed as excess cash accumulates in the
Northgate Fund at the discretion of the PDA Board

10% of annual tax increment revenue would be allocated for District operational
expenses; however, that amount would be capped at $50,000 per year

Tax rate does not include levies excluded by law

The Financial Feasibility Analysis shows that the project will generate adequate funds
within the project area to fund the necessary capital improvements.

4817-4872-6381, v. 4




Attachment 5.3

Estimated Net Taxable Value of Growth and New Private Development and Annual Revenue
Allocation in the Northgate Urban Renewal Project



Northgate URD Revenue Allocation Estimates
October 2018

- $ 15,964,566 § - 0.0171

- 0

306,553

$ § - $306,553 $15,964,566 $ 3

2021 $ 309,619 $ -  $309,619 $16,283,857 ¢ . % - % - $ 16,283,857 § 319,201 0.0171 § 5460 % 546 § 4,914
2022 $ 312,715 §$ - $312,715 $16,609,534 $ 50,100,000 $ 50,100,000 $ 13,800,000 $ 52,909,534 $ 36,944,968 0.0171 ¢ 631,759 $ 50,000 § 581,759
2023 § 315842 § - $315,842 $16,941,725 $ 15,500,000 $ 66,602,000 $ 20,600,000 $ 62,943,725 % 46,979,159 0.0171 $ 803,344 $ 50,000 $ 753,344
2024 $ 319,000 § - $319,000 $17,280,560 $ 25,100,000 % 93,034,040 3 27,600,000 § 82,714,600 § 66,750,034 0.0171 $ 1,141,426 $ 50,000 ¢ 1,091,426
2025 § 322,190 $ - $322,190 $17,626,171 $ 15500,000 $110,394,721 % 34,400,000 ¢ 93,620,852 $ 77,656,326 0.0171 $ 1,327,923 $ 50,000 $ 1,277,923
2026 § 325412 § - $325412 $17,978,694 $ 15,100,000 $127,702,615 $ 41,400,000 $104,281,309 § 88,316,743 0.0171 $ 1,510,216 $ 50,000 $ 1,460,216
2027 § 328666 % - $328,666 $18,338,268 $ 15,500,000 $145,756,668 $ 48,200,000 $115,894,936 $ 99,930,370 0.0171 $ 1,708,808 $ 50,000 & 1,658,809
2028 $ 331,953 § - $331,953 $18,705,03¢ $ 15,100,000 $163,771,801 $ 55,200,000 $127,276,834 $111,312,268 0.0171 $ 1,903,440 $ 50,000 & 1,853,440
2029 $ 335273 § - $335,273  $19,079,134 $ 27,900,000 $194,947,237 4% 62,000,000 $152,026,371 $136,061,805 0.0171 § 2,326,657 $ 50,000 $ 2,276,657
2030 $ 338,625 § - $338,625 $19,460,717 $ 55,900,000 $255,746,182 & 69,000,000 $206,206,898 $190,242,332 0.0171 $ 3,253,144 § 50,000 $ 3,203,144
2031 $ 342,011 § - $342,011  $19,849,931 $ 15,500,000 $276,361,105 % 75,800,000 $220,411,036 $204,446,470 0.0171 $ 3,496,035 $ 50,000 % 3,446,035
2032 $ 345432 ¢ - $345,432  $20,246,930 $ 15,100,000 $296,988,327 % 82,800,000 $234,435257 $218470,691 0.0171 §  3,735849 $ 50,000 % 3,685,849
2033 § 348886 5 - $348,886 $20,651,868 $ 15,500,000 $318,428,004 ¢ 89,600,000 $249,479,962 $233,515,396 0.0171 $ 3,993,113 $§ 50,000 $ 3,943,113
2034 $ 352,375 % - $352,375 $21,064,906 $ 15,100,000 $339,896,656 % 96,600,000 $264,361,562 $248,396,996 0.0171 $ 4,247,589 $ 50,000 $ 4,197,589
2035 $ 355899 $ - $355,899  $21,486,204 $ 48,500,000 $395,194,589 $ 103,400,000 $313,280,793 $297,316,227 0.0171 $ 5084107 $ 50,000 $ 5,034,107
2036 $ 359458 $ - $359,438 $21,915%528 $ 15,100,000 $418,198,481 $§ 110,400,000 $329,714,409 $313,749,843 0.0171 $ 5365122 $ 50,000 3 5,315,122
2037 ¢ 363,052 § - $363,052 £22,354,247 $ 15,500,000 $442,062,450 % 117,200,000 $347,216,697 $331,252,131 0.0171 $ 5664411 $ 50,000 $ 5,614,411
2038 $ 366,683 $ - $366,683 $22,801,331 §$ 15,100,000 $466,003,699 § 124,200,000 $364,605,031 $348,640,465 0.0171 $  5961,752 $ 50,000 % 5,911,752
2039 $ 370,349 $ - $370,349 $23,257,358 $ 15,500,000 $490,823,773 $ 131,000,000 $383,081,131 $367,116,565 0.0171 $ 6,277,693 $ 50,000 $ 6,227,603
2040 $ 374,053 $§ - $374,053  $23,722,505 $500,640,249 $ 131,000,000 $3093,362,754 $377,398,188 0.0171 § 6,453,500 % 50,000 $ 6,403,509

$407,600,000 $ 64,891,358 $ 63,940,812




Attachment 5.4

Estimated Annual Revenues and Costs in the Northgate Urban Renewal Project
(Cash Flow Analysis)



Northgate Urban Renewal District Cash Flow Analysis
October 2018

A |

B c D E | F | & H 1| J K L

1 |Based upon Lelan iinable Absorption Scenario

2 2020 | 2021 2022 2023 2024 2025 2026 | 2027 2028 2029 2030

3 |Beginning Balance % - s 55,000 | § 40460 | 125555 | 169,725 |$ 315288 |$ 398303 | 464630 |$ 404001 |s  acs 748 | s 499,667
4 |source of Funds

3] Revenue Allocation| § $ 54601% 631,75915 803,344 )$ 1,141.426|$ 1,327.023|¢ 1510216 )¢ 1,708,809 | ¢ 1,003,440 |5 2,326,657 | s 3,253,144
6 PDA Inter-Dsitrict Loan *| § 75,000 | $ - s - Is - I3 - s $ - |s $ - |3 - s -

i Revenue Bond - Infrastructure| s - 5 - $ = $ = $ $ $ = $ = § = $ =

8 Total Funds Available s 75,000 | $ 604601¢ 67221914 928899 0% 1,311,151 )¢ 1,643,211 )% 1,908,519 |s 2173430 |s 2308431 |¢ 2825405 s 3,752,831
9

10 |use of Funds .

11 District Operating Expenses| § 20,000 | $ 20,000 | § 50,000 | $ 50000 $  so000)s  so000 s 50,000 | s  s0,000s 50,000 | § 50,000 | $ 50,000
12 lavailabie After Operating Expenses $__62221901% 878899 0% 12611510 1,593,211 |¢ 1858519 |5 2123439 |s 23484313 2775405 | 370283
13 | available for Debt Service (75%) $ 466664 [¢ 659,174 13 945863 |5 1,194,908 |$ 1393889 |s 1502579 s 1761323 ls 2081553 |$ 2,777,103
14 Repay City Contribution $ 219332|% 309812 | 444556 |§ 561,607 |$ 655128 | s 748,512 | s 61,054 | $ - 1% -
15 Repay County Contribution $ 97,999 |$ 138427 |$ 198,631 |% 250,931 |5 292,717 | s 371265 | - 1s - 4 =
16 Repay PDA Contribution $ 149,333 |$ 210,936 | $ 302676 |$ 382371 |$ 446,044 | s 508,641 s - |s - |3 -
17 OPA Debt Service Obligation| $ - |s - 1% ols ofs ofs = 14 - 13 - |s 1700269 |5 2081553 )¢ 2777123
18 Additional Principal $ - s 88,360 | $ 194,164 | % 425,786
19 Total Debt Service| $ =0 | g __|% 46666415 650,174 |$ 945863 |¢ 1,194,908 |$ 1,393,889 |$ 1628448 |5 1849683 |s 2275717 |s 3,202,900
20 | repay Inter-District Loan @ 3.5%| $ $ - 1 30,000 | § 50,000 | ¢ = s < s - s - 1s - s .
21 TotaluseofFunds|s 20000 |5 20000 |s  seeees s 7s0a7a s 1244908 s 1443889 |5 ve78aen s |s 23057175 3250008
22 Ending Balance s 55,000 | $ 40,460 | $ 125555 |§ 169,725 | § 398,303 | § 464630 | 494,991 | ¢ $ 499,687 | & 499,922
24 |Beginning Balance $ 4999221¢ 4999801 499.995|¢ 499999 )|§ 500,000 |¢ 500,000 |s 500000 |s 500000 s 5000005 s00,000] ¢ 8062281
25 Source of Funds 5 -
26 Revenue Allocation| § 3,496,035 | § 3,735,849 | $ 3993113 |¢ 4,247,589 | § 5,084,107 | $ 5365122 |§ se64411|s 5961752 | ¢ 6277603 | $ 6,453,509 | § 64,891,356
27 PDA Inter-District Loan| $ - s - |s - $ - 13 = 1% - |s = i3 $ - |3 - |3 75,000
28 Revenue Bond - Infrastructure| § - s ~ 1'% - I'§ - |4 - 13 - |3 - |s $ - |5 - s =
29 Total Funds Available $ 3,895957 |$ 4235829 |4 4493108 |¢ 4,747,588 | 5584,107 |§ 5865122 |s 6,164,411 |5 6461752 |s 6,777,603 | $ 6953500 | § 73,028,639
30 |Minus cumulative cash carryover $ (8,068,950
31 $ 64,959,679
32 of = 3 = — : = = =T - - — -
33 District Operating Expenses| & 50,000 | § 50,000 | § 50,000 | $ 50,000 | $ 50,000 | $ 50,000 | s 50,000 | § 50,000 | & 50,000 | 50,000 | 990,000
34 pvailable After Operating Expenses| s 3,945,957 | s 4,185829 | s 4,443,108 | ¢ 4697588 | s 55341207 | 5815122 |5 6109411 | 5 6,411,752 | $ 6,727,603 | § 6,903,509 | $ 66,516,500
35 | Available for Debt Service (75%)| § 2,959,468 | § 3,139,372 | 3,332,331 | $ 3,523,191 | s 4,150,580 | § 4,361,341 | § 4,585,800 | § 4,808,814 $ 5045770 | § 5177632 | ¢ 46,502,316
36 Repay City Contribution| $ - s - 1% - | $ = % - 13 - |s - Is - Is - |3 - ls 3,000,000
37 Repay County Contribution| § - s - s $ - 13 - s - s - s - I3 - | |4 - |s 1350000




Northgate Urban Renewal District Cash Flow Analysis

October 2018

A B C D E E G H I J K L

38 Repay PDA Contribution| § - Is - 13 - s - 1s - s i - s ol - - 1s - |s 2000000
39 OPA Debt Service Obligation| § 2,959,468 | § 3,139,372 | $¢ 3,332,331 | ¢ 3,523,101 |$ 4,150,580 | § 4,361,341 | $ 4,585800 | s 4,808,814 | s 5045770 | § 3.632.152 | s 46,007,773
40 Additional Principal| 486509 |$ 546462 |$ 610,778 |§ 674,397 |s 883,527 |s 953,780 |$ 1,028,603 |s 1,102,938 [$ 1,181,923 | ¢ - |s 8177227
41 Total Debt Service| $ 3,445,577 | § 3,685,834 | § 3,943,100 | § 4,197,588 | $ 5,034,107 | § 5315121 |§ 5614412 |5 ss11752 | s 6227603 | ¢ 3.632,152 | & 60,625,001
42 | repay inter-district Loan @ 3.5% $ 80,000
43

44 Ending Balance $ 499980 |s 499,995 (% 499999 |$ 500000 |3% sooo000|$ soooo0 |$  So0000 | S00,000 (& so00,000 | ¢ 3,271,357

45 $ 64,966,358




Attachment 5.5

Map Showing Proposed Location of Public Improvements in the Project Area
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Pocatello Urban Renewal: Market Analysis

Local Outlook: Mountain Region'
Denver

Salt Lake City
Phoenix
Boise

Las Vegas  3.45
Spokane, WA  3.25
Tucson  3.04

Albuquerque 2,59

Weak De

Source: Urban Land Institute

cining  Average Improving

Emerging Trends describes the Mountain
region markets as diverse, with some seeing
higher recent and projected growth rates
than others. In addition, the markets in this
region have recovered from the global
financial crisis at different rates.

Boise is considered an “improving” market
by ULI, where the competitive cost and
attractive quality of life has helped spur
recent population growth and continues to
be an attractive Millennial destination.
Further, the perceived stability of the Boise
market is seen as making it more attractive
as national investors look for additional
markets in which to place capital.

Companies have expanded or relocated operations to the Boise market to take advantage of the relative

proximity, lower operating costs, and access to qualified labor.

As ULI only includes major metropolitan markets, the local outlook for Pocatello is not available. However,
regional growth is likely to impact southeastern Idaho also. An Idaho State Journal article in August 2017
regarding the new interchange project suggested that regional growth in Boise and the Wasatch Front is
"pushing those markets away from affordability and toward new urban challenges such as poor air quality,
traffic jams and sprawl. Pocatello can absorb some of this growth efficiently, and without fundamentally altering

its excellent pace and quality of life.”

Development Prospects, 2018’

Ab_-.-'i"l";".' ==
Industrial/distribution
Singte family housing

hultifamily housing

Hotels

Retall

Source: Urban Land Institute

Emerging Trends also provides guidance

about the types of development that are

likely to be most desirable in the coming

years. While this is a national outlook, the
guidance is usually relevant locally.

The following figure shows ULI's high-level
summary of national development prospects
for 2018 and in coming years. Several
notable features are described below.

Desirable Development Types. Industrial
and distribution are favored development
types, largely because of the acceleration of
online retailing, and the need for distribution
points for these goods. Single-family housing

' Scores represent average of local market participants' opinions on strength of local economy, investor demand, capital
availability, development and redevelopment opportunities, public/private investments, and local development community.

Leland Consulting Group




Pocatello Urban Renewal: Market Analysis

NATIONAL AND REGIONAL CONTEXT

Location and Regional Context

- ’

Pocatello is located in southeast Idaho along 1-86 and I-15 within one-hour’s drive from Idaho Falls to the north,
the I-84/1-86 interchange to the west, and Malad City to the south. Boise, Idaho’s major metropolitan area, is
approximately three-and-a-half hours to the west via [-84.

Development and Land Use Types

This section includes excerpts from the Urban Land Institute’s Emerging Trends in Real Estate report for 2018, an
annual publication that assesses the state of real estate markets both nationally and locally. National and
regional trends have an impact on land use in Pocatello: they set the stage for the types of investments that are
desirable for real estate developers and investors.

Leland Consulting Group 2



Pocatello Urban Renewal: Market Analysis

has picked back up significantly; for many years following the great recession, single-family housing was much
slower. Multifamily housing is also seen as having fair to good development prospects. Hotel development is
Judged to be just above fair. Leland Consulting Group's experience is that hotel development is a specialized
form of development, which will work in specific locations, often with an established base of major employers or
a major tourism draw.

Southeastern Idaho

Southeastern ldaho's economy includes agriculture, high-tech manufacturing, energy, services, and trade.
Pocatello is southeastern Idaho’s largest city and home to Idaho State University, a major research university
and partner in workforce development, basic research, and cultural opportunities.

The Idaho Department of Labor offers an annual labor market economic report. Key findings from the 2016
report include:

e The region experienced steady population growth of 0.8 percent and strong economic growth
between 2015 and 2016 following setbacks faced during the recession.

s The labor force has followed a similar trajectory, growing by 1.2 percent between 2015 and 2016. The
unemployment rate was 3.6 percent for 2016 — a 0.5 percentage point drop from the previous year, but
still not as low as the 2007 pre-recession rate of 2.9 percent. As of June 2017, the seasonally adjusted
unemployment rate for the region was 2.7 percent, marking the second time the monthly rates
dropped below three percent since the recession.

e Bannock County saw 210 fewer persons unemployed in 2016 from 2015, 524 more people employed
and an unemployment rate that declined from four percent in 2015 to 3.5 percent in 2016. Declining
unemployment rates in Bannock County are supported by strong employment gains in construction,
manufacturing, and food services sectors.

e Construction of an FBI Data Center is ongoing. Construction is expected to exceed $10 million and the
project is anticipated to create as many as 300 new high-skilled jobs with average wages estimated at
$60,000 per year.

e In addition to the FBI Center expansion project, 2016 saw a large number of major construction projects
in the Pocatello area including a $9 million renovation of Fred Meyer, a $6 million Idaho State Police
construction project, a $4 million Grace Lutheran High School construction, and the construction of the
neighboring Mountain View Event Center.

e |n 2017, Western States Cat completed its $20 million new facility south of Pocatello.

Leland Consulting Group 4
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MARKET CONDITIONS

Population Characteristics

The State of Idaho is one of the fastest growing states in the nation at almost two percent annually from 2000 to
2010, and 1.3 percent annually from 2010 to 2017. This high growth rate is driven largely by the growth of the
Boise metropolitan region. Other parts of the state, such as southeastern Idaho, where Pocatello is located,
experienced significantly slower growth rates during this period. Population growth rates in Pocatello and

Chubbuck have historically been marginally higher than those in the region.

Population, 2000 to 2017

Pocatello and Bannock
~ Chubbuck County ¢ ldaho
2000 Total Population 61707 75565 154,007
2010 Total Population 68,136 82,839 166,284
2017 Total Population 70436 85802 171,096
_00-10 Growth Rate _ 0%  09%  08%
10-17 Growth Rate 05% _05% | 04%

Source: ESRI and Leland ConsuftmgGroup

State of Idaho USA

1293953 281421906
1567,582 308,745,538

74694 | 327514334
19% 09%
13% 08%

There is a significantly greater proportion of “young adults” (aged 18 to 34) and slightly fewer seniors (over 65)
in the Pocatello-Chubbuck area than the state. These age groups are typically the primary target market for
mixed-use and/or denser housing types and urban settings. This is potentially indicative of a market primed for

greater multifamily development.

Population by Age, 2017

0to17 18 to 34 35 to 64 65 +

36%
309 33% 34% _
29% i 9 .
26% 26%21% ek 6% B
- 24% 23% 8
T il ';'.'.'
3 : 15%
S 13% B 14% o 14%
Pocatello & Bannock County SE Idaho State of Idaho
Chubbuck

Source: ESRI and Leland Consulting Group
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Pocatello Urban Renewal: Market Analysis

Forecasted Growth

Population growth is the greatest driver of demand for new development — residential especially. Population in
the southeastern Idaho region is projected to grow at an annual rate of 0.7 percent through 2025, ranking as
the region with the second slowest growth in Idaho. The southwest region — which includes Boise — is projected
to see its population grow at an annual rate of 1.8 percent through 2025.

At 0.7 percent annual growth, absorption of new residential units and commercial space will likely be slower
than other regions in the state, limiting the amount of new development that can be built initially.

Population Growth Projections, Idaho Regional Growth Rates, 2015 to 2025

2 - North Central 0.5% |

5 - Southeastern 0.7%

4 - South Central 1.0%

1- North 1.3%

6 - Eastern 1.6%

3 - Southwest 1.8% I

Source: Idaho Department of Labor and Leland Consulting Group

Population growth consists of both natural growth (births and deaths) and migration (in- and out-migration). As
the following table shows, migratory patterns have been relatively steady with similar numbers of in-migrants to
out-migrants. Further, most of Bannock County’s existing residents from 2015 to 2016 (most recent data
available) were non-migrants; or in other words, they had resided in Bannock County since 2014. Those that did
leave tended to have higher incomes and larger households than those migrating into Bannock County.

Bannock County Migration, 2015 to 2016
Approx.

N Returns | Bxemptions

Bannock County Migration fhousshokly. | (popumn) H?r:;:nh;ld Homsm
In-Migration 1806 3831  $41645 212
From Other Idaho Counties 787 1587  $33160 202
From Other States 019 2244 $48097 220
Out-Migration 1,895 4173 $43,725 2.20

To Oth'e-r Idaho Counties ' 897 ' 2,069 $43,104 . 2.31

To Other States 998 2104 $44,283 21
Bannock Co. Non-Migrants 26,506 61,131 $55,037 23

Source: IRS SOI Tax Statistics and Leland Consulting Group

The following figure shows origins and destinations of Bannock County's in- and out-migrants, with the size of
the bubble corresponding to the total number of households. Most significantly, it appears that Bannock County
is losing its highest earning households to Ada County (Boise). With one of the smallest household sizes among
out-migrants (second only to out-migrants to Salt Lake County), this may indicate that these households are

Leland Consulting Group _ 6
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young adults, rather than more established families, moving to Boise where the economy is booming and there
are available jobs.

e Adjacent counties: Power; Bingham; Bonneville; and Caribou

e Nearby counties: Twin Falls; Madison

e Further counties: Ada (Boise); Canyon (Caldwell); Salt Lake, UT; Davis, UT; Utah, UT; Cache, UT;
Maricopa, AZ; Clark, NV

Bannock County In- and Out-Migration Origins/Destinations, 2015 to 2016

$60,000 # In-Migration
$55,000 [OT * Qut-Migration
$50,000 ‘ @V
i $45,000
Davis, UT
§ g
2 $40,000
e & .
$35,000
' Ma@nz
$30,000
@
$25,000 h@'\
$20,000
1.8 1.9 2.0 2.1 22 23 24 2.5 2.6

HH Size
Source: IRS and Leland Consulting Group

Household Characteristics

Pocatello and Chubbuck experienced significant household growth between 2000 and 2010 but significantly
lower growth rates thereafter. This slowdown may be a direct result of the recession, which especially impacted
the construction of new single-family homes. That said, the area has the lowest percent of “vacant housing
units” compared to the county and wider region and state, which may indicate a tight housing market. The two
cities also have a higher proportion of renters than other areas, likely driven in part by the presence of Idaho
State University.

Leland Consulting Group
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Household Growth and Tenure, 2000 to 2017

Pocatelloand- Bannock State of

| Chubbuk | Commty = * """‘“"... (ks | RN
ZOOOHousehoIds I e | 3m1e3 ; ___52794 - 469645 _105480101
2010 Households | 25552 | 30682 | 58833 579408 116716292
(2017 Households | 26157 | 31475 | 60248 628,868 123,158,887
00- 1?_Aﬂ1_ggl_(_3_rowth Rate 12% 1% 1% 21% 10%
1077 Annual Growth Rate  03% | 04% | 03% | 12% _ 08%
Owner-Occupied Units . S7% 50% . 83%: | 59% 56%
_Renter-Occupied Units i 37% 33% ) 2%  28% ~ 33%
Vacant Housing Units 6% 1% 1% 13% 1%

Source: ESRI and Leland Consu{rmg Group
Note: Tenure is for 2017 only

Pocatello’s residents, on average, are more educated than the wider region but less than the USA. Statewide,
about 27 percent have a bachelor’s degree or higher. Compared to other cities and metro areas, Boise (31
percent), Rexburg (37 percent), and Logan, UT (39 percent) are significantly more educated. The closest cities,
Idaho Falls (27 percent) and Twin Falls (20 percent), have a lower educational attainment level, on average.

Percent Population (25+) with Bachelor's Degree, 2017

31.1%

27.9% 27.1% 26.6%
22.5%

Pocatello & Chubbuck  Bannock County SE Idaho State of Idaho USA
Source: ESRI and Leland Consulting Group

With regard to income, Pocatello and Chubbuck tend to have the lowest household incomes relative to the
region, state, and country. With that said, per capita income is comparable to the state. The discrepancy
between per capita and household income levels is likely due to the smaller household sizes in the Pocatello-
Chubbuck area (2.62 persons per household on average versus 2.68 in the state). The median household
income for other cities in the region widely vary, such as Rexburg ($26k), Logan City, UT ($38k), Idaho Falls
(48k), and Twin Falls ($42k).

Leland Consulting Group 8
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Income Comparison, 2017

T I Chubbuck ~ County _r SE Idaho State of Idaho 1 USA
! | ] AT A |

- Med HH Income $42,033 $44985 | $46344 @i, :

- Per Capita Income $22,163 $22,7117 $21,559 $24.301

Source: ESRI and Leland ‘Co-n;u{t'i-r}é_G_réﬁpm
The median home value of all existing homes in the Pocatello-Chubbuck area is approximately $150,000. The
value of new homes (built in the past decade) tend to be between $180,000 and $200,000. Based on the
National Association of Realtors’ housing affordability index, these homes would be the upper threshold of
affordability for households earning $42,000 annually.

Employment

Existing Employment Conditions

Employment in Pocatello is dominated by health care and social assistance, retail, food and accommodation,
manufacturing, and education. There are few business services, while most of the educational jobs are in the
public sector (Idaho State University). The following table shows the latest private-sector employment
characteristics for 2017 Q3 (which excludes Idaho State University and the FBI, for example).

Bannock County Industry Profile, 2017 Q3

sy Number of Number of Chg??:t:: i A
Firms* Jobs | - g Wage
Ll ol 1 | L)

| 22Vdltes . 7 | M | 6
23 Construction - . T -10 | $43212
31-33 Manufacturing 7 2092 | 9 | |
42 Wholesale Trade 16 - 1060 34 | 846488 |
44-45 Retail Trade | 4482 5 $26000 |
48-49 Transportation & Warehousing 57 644 _ 34 | 439052
o1information VR (S . 38 8 N 5
52 Finance & Insurance | 148 1566 M3 | $43,056
53 Real Estate & Rental & Leasing o8 %6 1 Spsael |
54 Professional & Technical Services 213 1,162 _ 56 | $39.260 |
55 Mgmt. of Companies & Enterprises 13 740 175 . $4695%
56 Administrative & Waste Services 105 _ 1788 _ -37 sopaanly |
61 Educational Services _ _ ___ B _ 214 42 | $29120 |
62 Health Care & Social Assistance 386 5,680 183 $35,204
71 Arts, Entertainment, & Recreation 32 . 456 38
72 Accommodation & Food Services 206 3,560 30
81 Other Services, ex. Public Admin 167 738 31 ~ $28,184
Total 2,222 26,678 656 $33,588

Sourée."QCE- W (from United States Bureau -o,f Labor Statistics) and Leland Consulting Group IR

*Private only
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e Between 2016 Q3 and 2017 Q3, all industries except utilities, construction, information, finance and
insurance, and administrative and waste services saw positive job gains.

e Manufacturing, management of companies and enterprises, and educational services all experienced
double-figure annual growth rates (10+ percent).

e Information for the government sector is unavailable, and includes public administration, public schools
and universities, and other significant organizations such as the FBI. This sector is potentially the largest.

The following graphic shows the propartion of workers that either live, work, or live and work within the
Pocatello and Chubbuck area. About two-thirds of workers in the Pocatello and Chubbuck area also live there,
showing the lack of nearby cities and towns.

Of the one-third that work outside of the Pocatello-Chubbuck area, approximately 4,000 (approximately 12
percent) people commute to work north/northeast to Idaho Falls and Rexburg, the location of BYU, and
approximately 3,000 people commute west — mostly to Twin Falls and Boise.

Of the 38 percent of workers in the Pocatello-Chubbuck area that commute from elsewhere, about 3,000
employees commute from Idaho Falls and Rexburg, and 3,000 from the west.

Pocatello and Chubbuck Commute Patterns, Inflow-Outflow, 2015

A high percentage of people that both live and work in a
given area typically suggests a well-balanced economy
with a good mix of residents and jobs, but it can also
highlight a lack of opportunity to capture additional
residents or employees traveling to and from the area.

There are many residents of Pocatello that commute to
the Idaho National Laboratory (INL) to the north. With
7,000 employees, the INL is a significant regional
employer that continues to attract young, educated
workers. Continuing to attract these workers to live in
Pocatello would greatly improve absorption of new
housing units.

Source: LEH

Elsewhere, there may be opportunities to attract residents
of Idaho Falls and Twin Falls currently working in Pocatello with additional housing, but most new housing will
likely be driven by job growth. Commuters to and from Boise are likely in high-growth white-collar industries,
such as professional and business services, which are not strong industry sectors in the region (as the following
table shows). Pocatello is therefore unlikely to be able to successfully compete with the Boise market.

While employment growth has been relatively stagnant over the past decade, annual wages have been rising,
with an increasingly greater proportion of workers earning over $40,000 per year. Income growth increases the
range of housing options attainable to existing residents.

Leland Consulting Group _ 10
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Pocatello and Chubbuck Workers by Annual Wage, 2005 to 2015

20%  22% 23% o5y 25%  26%

6 31% 3T 38% 39% 38%

42% 4% 40% 37%  36% 36%

2005 2006 2007 2008 2009 2010

Source: ESRI and Leland Consulting Group

Employment Forecasts

27%

38%

35%

20m

25%

39%

36%

2012

25%

39%

35%

2013

26%

39%

35%

2014

27%

39%

35%

2015

$40,000 +

$15,000 to
$40,000

< $15,000

Pocatello's growing economy is driven by agriculture, manufacturing, research and development, and

transportation. The city also serves as the retail hub for southeast Idaho and outdoor recreation helps attract

tourists to the area.

Industries projected to add the most jobs through 2024 include construction, health care and social assistance,

public administration. High growth industries (based on annual percent growth) include construction, real estate

and rental and leasing, art, entertainment, and recreation, and other services.

Leland Consulting Group
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Southeast Idah02 Industry PrOJections 2014 to 2024

; NAICS lndustry |
11 - Agnculture Forestry, F|sh|ng &Huntmg

:‘3‘1_ . '\_"'r]'_r?g__. IOV Oy W |
2 | Utilities o g

123 1 Constructlon T |

3 Manufacturmg___ K o

42 Wholesale 2 Trade

44 RetailTrade 1

48 Transportatlon & Warehousing

51 " Information

52 | Finance &lnsurance ) gF - W

' 53 ____ngl Estate & Rental & Leas:ng B ]
54 Professaonal Saentlﬁc, &Technlcal Serwces -
55 Management of Companies & Enterprises

_§_5 - Admlnlstratlve & Support Services _

61 ____F_Ed_uq_atlonal Services (private + state * {ocal) F

62 _ Health Care & So_cu_al Assm_tance_

71  Arts, Entertainment & Recreation

72 :'__Accommodatlon & Food Services »

81 - Other Services (except Government}

92 Public Administration

| Total

Source: Idaho Department of Labor and Leland Consulting Group

? Includes Bannock, Bear Lake, Bingham, Caribou, Franklin, Oneida and Power counties

Leland Consulting Group
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REAL ESTATE CONDITIONS

This section focuses on existing real estate market conditions in the cities of Pocatello and Chubbuck,
summarizing characteristics such as vacancies, absorption, development trends, and other national trends. The
following map shows all land uses — except single-family residential — by square footage.

Development, Pocatello and Chubbuck Cities

Land Use

B General Retail
- Multi-Family
Office
Industrial/Flex
Flex

Health Care
Hospitality

Sports & Entertainment

Specialty

Year Built
.} Proposed
] 2000-2019
Pre-2000
City Limits

]

0 1 mi 2%
Source: CoStar and Leland Consulting Group
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As the following map shows — which includes commercial and residential building permits by project value —
rmomentum appears to be pushing north. Commercial permits are clustered around the Pine Ridge Mall and
Portneuf Medical Center, and along Yellowstone Avenue. The highest-value permit was issued for the Great
Western Malting Company expansion in west Pocatello on US-30.

Building Permits Issued, New Construction by Total Value, 2013 to 2018 Q1
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Source: Chubbuck and Pocatello Cities, TIGER, Leland Consulting Group
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Over the past five years (2013 to 2018 Q1), there have been 747 permiits issued for new construction of single-
family detached residential units in the cities of Pocatello and Chubbuck, 59 permits issued for multifamily units
(totaling over 330 units), and 103 permits issued for commercial development. However, as the following figure
shows, while more permits have been issued for single-family residential development, significantly more
commercial square footage has been permitted in the Pocatello-Chubbuck area in recent years, particularly in
2015 (project value is directly correlated with the size of the project).

Permits Issued by Project Value and Land Use, Pocatello and Chubbuck, 2013 to 2018 Q1
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Commercial
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Total Value ($ Millions)

2013 2014 2015 2016 2017 2018
Year Permit Issued
Source: Pocatello and Chubbuck Cities and Leland Consulting Group

Excluding institutional single-family residential land uses, the Pocatello-Chubbuck area is dominated by retail
and industrial development. Recently, retail and multifamily has been the predominant land use.

Land Use Mix by Square Feet, All Years (left), Built Since 2010 (right)

Specialty, Health Care, Industrial,

a91812
Hospitality, 466383 27,800

527,521

Source: CoStar and Leland Consulting Group
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Orne of the main challenges for new construction post-recession has been rapidly increasing construction costs.
Rents in major metropolitan areas have generally increased at a similar pace, but in smaller cities and more rural
areas rents are typically not high enough for new construction to be feasible.

The following figure shows commercial and multifamily rent growth and single-family values indexed to 2011
numbers. Single-family home values per square foot appear to be the only land use where growth has
outpaced construction cost growth (which is likely to be a conservative estimate). Rent growth is also out-of-
sorts with typical trends. Post-recession, economies have tended to recover on the back of multifamily growth.
In the Pocatello-Chubbuck area — where multifamily has seen little rent growth — this does not appear to be the
case. Retail rents increased rapidly post-recession (likely because rents experienced a sheer drop off during the
recession) but have been in decline since 2014. With the retail industry currently in a state of flux and disruption,
rents are unlikely to increase significantly — especially for traditional auto-oriented big box retail construction.
With that said, many retail tenants are now more willing to pay more for high-quality space and prime locations.

Construction Cost and Rent Growth, 2011 to 2018 Q1

140
130
120 Retail Rent (NNN)
— O)ffice Rent (Gross)
110
SFR Val/SF
100 = MFR Rental
- == (Construction Cost Index
90
80

2011 2012 2013 2014 2015 2016 2017 2018

Source: CoStar, Zillow, RSMeans, and Leland Consulting Group

Residential Market

The housing market in the Pocatello and Chubbuck area is currently very tight. According to an Idaho State
Journal article in February of 2018, the average home in the area is on the market for less than 60 days before
closing, and while it typically has about 430 homes for sale, less than 100 homes were available as of February
2018 — many of which were priced over $250,000. The result is a difficult market for first-time buyers and lower
income families.

Approximately one-third of Pocatello and Chubbuck’s housing units were built between 1960 and 1979, and only
15 percent of all units have been built since 2000, suggesting an older housing stock - especially with rental
units (more likely to be multifamily than owner-occupied units). In short, older neighborhoods contain a greater
proportion of renters.

Leland Consulting Group _ 16
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Tenure of Occupied Housing Units by Year Built, 2016
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Source: American Community Survey 5-Year Estimates and Leland Consulting Group

The following map shows residential building permits issued for the last five years. Clustering of single-family
permits indicate new subdivision locations. Large new subdivisions are getting built out in west and northwest
Chubbuck and east and throughout north Pocatello. A handful of smaller subdivisions are getting built in
southeast and west Pocatello. Most multifamily permits have been fourplexes.

As noted already, from 2013 to 2018 Q1 there were 747 permits issued for new construction of single-family
detached residential units in the cities of Pocatello and Chubbuck and 59 permits issued for multifamily units
(totaling about 330 units). Annually, this equates to approximately 130 single-family homes and 42 multifamily

units (includes all buildings with two or more units). According to MLS data, approximately 60 to 70 new single-

family homes were sold in the last year in the Pocatello-Chubbuck area.

Leland Consulting Group
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Residential Building Permits Issued, New Constructon by Number of Units, 2013 to 2018 Q1
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Multifamily Market Supply

While most of Pocatello and Chubbuck’s existing multifamily (typically buildings with four or more units)
residential stock is older (built pre-1980), the vacancy rates indicate a relatively tight market for multifamily
apartments, as shown in the following figure. Overall, a vacancy rate of five percent suggests a market in
equilibrium, yet for units built after 1980 the vacancy rate is significantly lower, suggesting existing demand. It is
feasible that there is pent-up demand in the region for additional housing.

Multifamily Units by Year Built and Vacancy, Pocatello and Chubbuck Cities

1200 ‘. 6%
’ O Units * Vacancy
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0 : = | ==l ISR e L) Ay B Lo 1= 0%
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Source: CoStar and Leland Consulting Group

This assumption of pent-up demand is supported by net positive absorption of multifamily units over the past
two decades. Absorption is the amount of space or units leased within a market or submarket over a given
period of time (usually one year). Absorption considers both construction of new space and demolition or
removal from the market of existing space. It represents the demand over a specified period, contrasted with
supply.

When supply is less than demand, vacancy decreases, and absorption is positive. When supply is greater than
demand, vacancy increases, and absorption is negative. A negative absorption can reflect changes in the
marketplace, such as a sudden lack of jobs due to a company closing.

Absorption was positive, on average, despite the addition of three multifamily projects increasing multifamily
supply by 11 percent (54 new units in 2006, 106 in 2007, and 48 in 2009). Over the past decade, net absorption

averaged 16 multifamily units per year of net absorption, showing a tightening market and decreasing vacancy
rate.
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Multifamily Net Unit Absorption, Pocatello and Chubbuck Cities, 2000 to 2017
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Source: CoStar and Leland Consulting Group

As the following table shows, there are no multifamily properties currently renting for over $1.00 per square
foot. While there are few notable trends in the existing inventory, the highest renting properties tend to be
student housing.

Leland Consulting Group
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Multifamily Properties with 20+ Units, Pocatello-Chubbuck Area, 2018
) e B, I #0f  Year = #of  Rent

Bldg. Name . City

ke | _Units | But | Stores P FEMDP
Kirkwood Meadows _ Pocatelo | 200 1972 | 2 S04 Market
_Hawthorne Gardens _ Chubbuck 150 2014 | 3 Market
PineRidgeApts. | Chubbuck | 144 | 1976 ' 2 i Market
Pocatello Heights Apss PocateloTl6 1967 | 28055 | Mrket
_Bengal Creek Ridge Apts. ~~ Pocatello 106 2007 | 2 Student
_Diamond Court Chubbuck 9% 1998 = 2 | Market/Affordable.
Grove Apts. Pocatllo 96 1975 | 2 $054 | Market

- Yellowstone Townhouse Apts,___ ~ Pocatello 94 2 %053 | Market _
_St Anthony Place Apts. Pocatello 88 1985 3 ___ Affordable/Senior
Christensen Courts ~ Pocatello 74 3 | Affordable
VilageApts.  Pocatelo 68 1975 2 $056 | Market
McKinley Manor ~ Pocatelo 56 2 Affordable
Avalon Park Apts. ~ Pocatello 54 2006 2 5069 118069 Affordable
Brentwood Manor _Pocatello 50 1930 4 $051 | Market
1002-1022EPoplarSt  Pocatello 50 2 | Market
_Cardona Senior Apts. | Pocatello 48 2009 2 __ Affordable/Serior
_FargoApts. ) Pocatello 44 1915 4 Market
Michael'sManor Pocatello 39 1998 = 2 | | Market

Hillside Village Apts - Pocatelo =~ 33 1999 2 Student
_Cedar View Apts. Pocatello 32 1988 2 4| Affordable
Executive Inns Apts. ~ Pocatello 26 . 2 Affordable
Zener Apts. ~ Pocatello 25 2 | Market
Collegiate Inn ~ Pocatello 24 1973 3 . Student

Casa Del Rio Pocatello 24 1940 2 9 | Market

~ Summit Apts. ' Pocatello 24 1978 3 0 | Market

1070 McKinley Ave Pocatello 20 2 Market

Source: CoStar and Leland Consulting Group

Single-Family Market Summary

The average number of days on the market for a home to sell has been decreasing for the last several years,
likely due to lower housing inventory and a stronger demand for housing in the Pocatello-Chubbuck area.
There is particularly strong demand for houses priced from $100,000 to $150,000. In the first quarter of 2018, 218
homes were sold in Bannock County, with an average of only 81 days on the market. Of those 218 homes, 70
were priced between $100,000 and $150,000 and were sold within 70 days, on average.

Townhomes and twin homes, two traditional “missing middle” housing types? in the area have been even
quicker to sell. From after the recession to 2016 Q1, these housing types were spending between 120 and 160
days on the market before selling; over the past two years they have sold within 60 to 70 days, further indicative
of the demand for affordable housing types that meet the demand for walkable urban living.

* Missing middle is a range of multiunit or clustered housing types compatible in scale with single-family homes that
help meet the growing demand for walkable urban living.
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Selected Single-Family Dwelling Sale Characteristics, 2008 to 2017

" Year | Dayson 'Tum!Hon-.es"rota!Hon.ues Percent of
farket Listed Sold Homes Sold
2008 198 | 9% 50%
2009 200 a4
2010 1627 721
201 1000 68l
2012 1,011 [ 746
03 1508 889
! __2014_ 1,7_42 _ _?15 .
2015 1280 1,054
2016 1,429 _ 1_,080
207 1,321 1,144
2018 Q1 274 213

Source: Greater Pocatello Association of Realtors MLS Data and Leland Consulting Group

The ratio of homes sold to homes listed has been rapidly rising since the recession, to the extent that if the
current trend continued, 100 percent of homes listed would be expected to be sold by 2021. This indicates a
need to increase the supply of homes through new construction.

Currently, only about five to six percent (in 2017 numbers) of all annual home sales are for new construction (60
to 70 homes). Assuming most of the 150 single-family and 35 multiplex permits were built, this would still reflect
approximately 15 to 20 percent of total home sales.

Absorption Rate. The absorption rate is the rate at which homes sell over a given period of time. An
absorption rate above 20 percent is generally associated with a seller's market, meaning that homes are selling
fast. An absorption rate below 15 percent is generally associated with a buyer's market, meaning that homes are
selling relatively slowly.

The Pocatello-Chubbuck area’s absorption rate is well above the 20 percent threshold which indicates a seller's
market. While home listings have remained relatively equal over the past decade, an increasing number of
homes have been sold. This suggests a tightening of the market and a need to increase the housing inventory.

Planned and Proposed Projects

Single-family residential continues to develop in the area through small-to-medium sized subdivisions -
currently 19 in Pocatello and four in Chubbuck. There are no additional significant planned or proposed
multifamily projects, other than a handful of multiplex projects (duplex, triplex, etc.).

Market Trends

The recession had a profound and lasting effect on the housing market, and while the recovery is now well
underway, more people are renting than ever before. For many people, financial barriers such as rising student
debts, access to credit, and cumbersome down payments have forced them to rent. For many others, the
choice to rent is simply a choice. Indeed, it is well established that the two most populous generations — the
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Baby Boomers (ages 54 to 72) and Millennials (ages 22 to 37) — are currently the primary drivers of demand for
residential units in walkable, urban locations that offer flexibility and a range of amenities.

As Baby Boomers reach retirement age and see the last of their children leave home, they are increasingly
attracted to smaller move-down or "lock-and-leave” housing which requires less maintenance and affords more
flexibility. As such, age-restricted and senior multifamily housing has risen near the top of the list for best
investment choices (per the ULI's Emerging Trends in Real Estate report for 2018).

For Millennials, the situation is more nuanced and difficult to forecast. The common rhetoric for many years was
that Millennials desire urban living and will continue to reside in urban cities because of financial conditions and
choice. However, while demand for urban rental apartments has remained high among Millennials, they are
increasingly forming households and having children, looking at select suburbs and secondary markets because
of the quality of life, lower cost, and space and yard availability. Indeed, 70 percent of Millennials expect to be
homeowners by 2020, even though only 26 percent own today (per the ULI's Gen Y and Housing report). With
that said, generational trends associated with the next emerging generation — Gen Z (ages 21 and below) —is
relatively unknown.

Other reports have recently documented important trends in housing. Findings include:

e Cost of housing, neighborhood safety, proximity to work, K-12 school quality, and community
character, ambience, and visual appeal were the top five critical community features for survey
respondents.*

e Urban setting, proximity to shopping, dining and entertainment, walkability, and availability of mass
transit are also important — but not critical — features in a community. ®

e The more walkable the community, the more satisfied residents are with their quality of life.®

e Access to public transportation is much more important to those earning under $50,000 per year, while
walkability is also more important to those with lower incomes. ”

e Sixty percent of residents would spend at least a little more for a house in a walkable community. 8

e Four-in-10 people prefer a walkable community and short commute. Millennials, in particular, are
swayed by a shorter commute.

Talk of generational shifts, however, sometimes misses the point. Ultimately, pecple are waiting longer to make
significant life choices, such as buying a home or having children, and quality of place has emerged as a primary
desire for almost all prospective residents across ali demographic groups. Quality of place is simply the
combination of components that make any given place enjoyable to live, such as availability of and access to
geod schools, parks, quality health care, transit, shops, entertainment, and cultural amenities.

4 Urban Land institute (ULI), Gen Y and Housing: What They Want and Where They Want it, 2015

5 |bid.

¢ National Association of Realtors (NAR), National Community and Transportation Preference Survey, 2017
7 |bid.

& Ibid.

9 Ibid.
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Retail Market

Market Summary
Regionally, retail is concentrated in Pocatello and Chubbuck. General merchandise is by far the predominant
retail category (by total square footage). This is likely due to the Walmart and other big box stores in the area.

Estimated Existing Square Footage Per Retail Category, 2018
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Source: ESRI and Leland Consulting Group

Of the total four million square footage existing in the Pocatello-Chubbuck area, about seven percent was built
in 2006 and three percent in 2001. Most retail was built pre-1990. A number of large stores were built in 2017,
such as PetSmart. For the most part, retail development has been auto-oriented.

Retail Deliveries, 1990 to 2017
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Retail vacancy rates have been gradually improving over the past decade. In fact, vacancies did not appear to
be greatly impacted by the recession like many other cities and towns. Net absorption, on the other hand, has
been inconsistent, but has totaled 111,000 net square feet of retail space over the past decade.

Retail Net Absorption (Square Feet) and Vacancy Rate, 2007 to 2017
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Planned and Proposed Projects

Several retail projects are proposed in the Chubbuck/north Pocatello area. The seven projects total
approximately 82,854 square feet. None of these projects are likely to be comparable projects for the Northgate
development as they are auto-oriented, low-density pad sites and strip centers. With that said, asking rents start
at $17.50 and increase to $28.00 per square foot triple-net, which are $5.00 to $16.00 per square more than
current average retail rents.

It is potentially unlikely that many of these projects will go ahead. Absorption of new retail space in the
Pocatello-Chubbuck area has been slow over the past decade (totaling 111,000 square feet during this period).
With approximately 83,000 square feet of new retail planned, it is unlikely the current market could support this
space within the next two years.

Market Trends
Generally, the retail industry is in an unprecedented state of disruption and transition, impacted by the growth
of ecommerce (internet sales), declining traditional brick and mortar store sales, consolidation of major retail

chain stores, and the overall decline in overall demand for new retail space (outside of a downtown or walkable
urban environment).

The Rise of Ecommerce. Between 2001 and 2015, total online retail sales grew at a 21.8 percent annual growth
rate and accounted for 22 percent of total retail sales growth. During the same period, brick and mortar stores
grew at only 3.7 percent annually, decreasing their share of the total retail market from 98 percent to 89
percent. While still only a small total market share, estimates indicate that up to 20 percent of total U.S. sales will
be attributed to ecommerce by 2019.
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The rise of online retail has also had 2 major impact on the way retailers are doing business. As more people
turn to the internet to do their shopping, traditional brick and mortar stores are altering their store formats and
incorporating an online platform into their business concepts. Omnichannel retail strategies, where a retailer
operates through both physical locations and online sales, have been a necessity in today's market.

The list of top online retailers reinforces this point as many also have a significant brick and mortar presence. Of
the top 25 companies with the highest online retail sales in 2016, 18 were more traditional brick-and-mortar
retailers. These include companies such as Walmart, Best Buy, Macy's Inc., Nordstrom Inc., Target Corp., Gap
Inc. and Neiman Marcus.™ That said, Amazon remains king among online retailers, with almost six times the
sales volume of the second ranked retailer — Walmart.

Downtown and Other Retail Trends

Several other national trends impacting the retail industry are as follow:

The role of entertainment in driving downtown retail is strong and growing. Many cities are pursuing
the potential for entertainment as anchor projects, particularly in the form of arts and cultural facilities,
for their downtowns.

Food and entertainment retail remain strong and expect continued growth, often serving as anchors.
Expanding or growing retail concepts include fresh fast/casual dining, local arts, and lifestyle and
wellness retail. Neighborhood grocery-anchored retail continues to experience good demand growth
and falling vacancies. However, these may be facing some underlying risks due to over-retailing and
tenant competition as developers seek “safe plays” against ecommerce.

Contracting or declining retail concepts include fast food, dollar stores, and commodity retail.
Downtowns with large resident populations that choose to shop locally have the best chance of
retaining independent retailers,

In some cities, universities are becoming active in helping their host cities enhance the urban
experience by transforming underutilized properties and boosting local business with a stronger
downtown presence.

The most successful and resilient retail establishments will be in more mature market areas (i.e,, cities
versus new suburbs).

Lifestyle centers are replacing malls by attempting to create a sense of community, and focus on food,
entertainment, music, books, and home goods.

National trends toward compact, urban living, with less car dependence will facilitate increased
downtown retail spending.

Employment Market

Employment growth is an important driver of housing demand, especially in smaller cities and isolated
geographies where there are few nearby employment centers. Pocatello’s employment market is centered
around the Portneuf Medical Center, Idaho State University, and the FBI. This is unique from other regional
employment centers such as Idaho Falls where the Idaho National Laboratory is located.

i wwd.com/business-news/ﬁnancial/amazon—walmart—top-ecommerce~retaiFers-10383750/
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Discussion of the employment market includes office and industrial. More rural industries such as natural

resource extraction and agriculture are typically excluded from these discussions as they have significantly fewer

demands for physical office and industrial space.

Market Summary

There has been little office development in the Pocatello-Chubbuck area since the recession. Only one
significant office building was built — the 75,000-square-foot Allstate Call Center in Chubbuck.

Office Development, 1990 to 2017
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Similarly, industrial development has been sparse. There was only one significant year of industrial development

in the last 25 years, of which the 209,000-square-foot William M. and Karin A. Eames Advanced Technical

Education and Innovations Complex (an Idaho State University campus facility formerly known as the Research

and Innovation in Science and Engineering, or RISE, Complex) was mostly responsible. Industrial includes flex
space and makerspace.

Leland Consulting Group
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Industrial Development, 1990 to 2017
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For existing buildings, net absorption is the measure of total square feet occupied (indicated as a Move-In) less
the total space vacated (indicated as a Move-Out) over a given period of time. Lease renewals are not factored
into net absorption unless the renewal includes the leasing of additional space.

For the Pocatello-Chubbuck area, net absorption for office has been relatively even. Negative absorption (i.e.,
space vacated combined with some new office space coming online) in 2013 and 2014 increased the vacancy
rate. Despite the uptick, vacancy remains relatively low.

Office Net Absorption and Vacancy, 2007 to 2018 Q1
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Of the 20 lease comps over the past three years, only one is over $20 per square foot. Most office spaces rent
for between $10 and $15 (gross) per square foot. These average rents are generally too low for new
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construction to be financially feasible. However, there has been very little new office construction in the region
over the past two decades, and absolutely no new Class A office construction. Given the scale and quality (most
likely Class A) of the office development proposed in Northgate, there is a lack of adequate comparable rents
on which to make significant conclusions about what rents may be achievable in Northgate.

Planned and Proposed Projects

No significant office projects are planned or proposed in the area. However, some office components are
expected to be included in the planned Bingham Health Care Medical Campus in Chubbuck. The Campus is set
to open in 2019 and is located on an undeveloped 20-acre lot in central Chubbuck along Knudsen Boulevard.
The Bingham Health Care Medical Campus will directly compete with the Portneuf Medical Center currently
existing in Pocatello, as well as the future development planned in the Northgate area.

In contrast, the Idaho Falls market continues to build high-quality office space, most recently at Snake River
Landing, a 450-acre mixed-use development along I-15 and the Snake River. Snake River Landing includes
300,000 square feet of Class A office space with another 300,000 expected in the coming decade. Office
development in Idaho Falls revolves around the Idaho National Laboratory (INL), which is transforming Idaho
Falls into a center for spinoff technology companies. Continued and successful development in and near Idaho
Falls is likely to restrict the absorption of significant new development for the Northgate project. Residential
development has been slow to materialize but plans for single-family and multifamily development are in the
pipeline, which will likely target young professionals working at Snake River Landing, INL, and Idaho Fatls.

While significant construction projects are limited, there are several significant business expansions in the area
(both recently completed and proposed) which will add many jobs:

*  A100,000-square-foot expansion of the FBI data center was recently completed. It is expected that the
FBI will hire about 350 people in technical positions and 150 in administrative positions by the 2019
opening.

* Buchanan & Edwards, a national cyber security and data management company, is also planning an
expansion. According to their website, “Buchanan & Edwards is looking to fill high tech jobs that pay
$80,000 to $140,000 per year, which will have a major positive impact on our community's economy
and talent base." It is expected that the expansion will include the hiring of 50 to 80 new employees.
Idaho State University has formed a recruiting partnership with Buchanan & Edwards to help IT students
land internships or permanent employment in computer science and software development.

* Amy’s Kitchen, a Petaluma-based frozen food production facility, has plans to hire 1,000 total
employees. As of December 2017, the company was estimated to have 700 employees.

e  Great Western Malting Company recently added 10 new jobs to their plant to an existing base of 35
employees.

 The Alistate Insurance Center currently employs about 480 people, but employment is projected to
grow to 550 in the coming years.

*  SME Steel currently employs 135 people, with projections for about 150 new jobs.

¢ Western States Cat currently employees about 110 people, with projections for 15 new jobs.

Other large employers in the area include ON Semiconductor (over 750 jobs), J.R. Simplot, Bannock County,
Idaho State University, and Portneuf Medical Center.
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Market Trends

Across the United States, traditional office development is increasingly considered obsolete in today’s shifting
market. Tenant preferences are swinging toward mixed-use, walkable, live-work-play environments, as
companies find it is tougher to recruit the emerging Millennial workforce to sterile, single-use buildings and in
auto-dependent neighborhoods. There are many parallels with retail, here, although the office market is
impacted more by location preferences and workplace trends than emerging technologies.

Location Preferences. While people once followed the jobs, corporations and professional firms are now
following people back to the city. These companies have increasingly seen prospective employees choosing to
live, work, and play in more interesting — often urban - locations, and now they have realized that attracting
these employees requires them to be in these places too. As such, authenticity of place has become a sought-
after commodity. Companies and workers now look for the genuine, the idiosyncratic, the unique and, most
importantly, a personality of place that matches their own. In fact, a recent Newmark study™ identified a
significant rent premium for office properties with transit access, dining operations, and open floor plates of
around 50 percent higher than those with obsolescent characteristics.

For cities, this means the opportunity lies in attracting more investment and focusing on placemaking to make
themselves the place where the best and brightest live, work and shop. This might require updating office and
industrial areas to reflect the way we now do business and work day~to-day. And, as the finance, utility and even .
government sectors continue to consolidate, cities will need to backfill their buildings with new tenants to keep
downtown an interesting and lively place.

For colleges and universities, the opportunity is drawing employers closer to their campuses in a way that will
boost research funding, create jobs for graduates and consulting for faculty, and raise their overall visibility in
the community. Institutions that do this creatively will also be able to tap new sources of financing for campus
expansion. Investments in student housing will further boost the local experience.

Workplace Trends. General trends impacting the office work space include a steady decline in the amount of
square feet per employee, the increase in standardized work spaces and non-dedicated (shared) office space
with more amenities, more tolerance for telecommuting and collaborative work spaces, and a greater emphasis
on higher space utilization, innovation, and productivity. Within the private sector, “creative” office environments
are becoming ever more popular. Real estate investors are wondering whether the office sector is next in line
for a painful shakeup, as tenants continue to use office space more efficiently.

The impact of tenants’ push for greater space efficiency has created winners and losers within the office market.
Fitting more employees into less space has enabled office tenants to sign smaller leases or afford higher-end
space. This is a particularly compelling tradeoff in the current market, as tenants are increasingly relying on
amenity-rich office environments to help recruit the highly skilled workers who are now in short supply.

There are several examples of large companies moving to new space use models in their office environment.
For example, P&G allows many workers to work anywhere and has been moving to standardized non-dedicated
space, increasing their office work station utilization rate from 60 to 90 percent, and HP is targeting 120 to 150
square feet per employment and 85 percent utilization with standardization and highly shared space.

" Newmark Grubb Knight Frank, 2015, “Suburban Office Obsolescence: Quantifying Challenges and Opportunities” URL
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Innovation Districts. For the past 50 years, the landscape of innovation has been dominated by places like
Silicon Valley — suburban corridors of spatially isolated corporate campuses, accessible only by car, with little
emphasis on the quality of life or on integrating work, housing, and recreation.

A new complementary urban model is now emerging, giving rise to “innovation districts.” Innovation districts are
the manifestation of mega-trends altering the location preferences of people and firms and, in the process, re-
conceiving the very link between the economy, placemaking, and social networking. These districts are
geographic areas where leading-edge anchor institutions and companies cluster and connect with start-ups,
business incubators, and accelerators. They are also physically compact, transit-accessible, and technically-wired
and offer mixed-use housing, office, and retail.

Innovation districts are still an early trend that, because of their multidimensional nature, has yet to receive a
systematic analysis across the United States and other countries. Yet they have the unique potential during this
pivotal post-recession period to spur productive, inclusive, and sustainable economic development.

Leland Consulting Group 31



Pocatello Urban Renewal: Market Analysis

GROWTH PROJECTIONS AND DEMAND FORECAST

The following table summarizes 10- and 20-year projections and estimated demand for both households (units)
and employment development (square feet) for the Pocatello-Chubbuck area. It is important to note that these
projection summaries are based purely on TAZ data. Employment projections cover all non-residential
development, including retail, industrial, office, etc. In order to calculate absorption of different land uses,
further calculations are necessary. This section, therefore, explores 20-year demand forecasts for residential,
office, industrial, and retail development, and presents estimated capture rates and absorption for the
Northgate development,

Household, Commercial and Employment Demand Summary, Pocatello- Chubbuck Area, 2018 to 2038
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Residential

Based on a 1.03 percent annual household growth rate (average rate based on regional forecasts from both |
local area TAZ projections and State of Idaho regional projections for southeastern Idaho), we project total
demand in the Pocatello-Chubbuck area for 7,900 additional units over the next 20 years, or 395 annually.
However, the 1,200 very low-income units (households earning less than $15,000) are more likely to be public
housing (e.g., Section 8). As this market analysis addresses private development, we therefore exclude these
units from further discussion, revising the total unit count to 6,700 units over 20 years, or 335 annually.

While only around 220 new units (150 single-family and 65 multifamily units, which includes duplexes) have been
built annually over the past five years, the residential market has been tightening for both multifamily and
single-family, with decreasing vacancy rates among apartments and declining days-on-market and increasing
sales prices for single-family for-sale housing. As such, an increase in annual unit deliveries to 335 is reasonable.

We anticipate tenure to continue at a 60/40 split between owner- to renter-occ upied housing, with most rental
demand for units affordable to households earning less than $50,000 annually.

Leland Consulting Group _ 32



Pocatello Urban Renewal: Market Analysis

20-Year Residential Demand by Income, Pocatello-Chubbuck Area, 2018-2038
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Considering the tightness of the local market and lack of significant new development, it is assumed that the
Northgate development could capture a significant proportion of both new single-family and multifamily units,
The capture rate and absorption of new apartments could be especially high as the proposed Northgate
development would be one of the only dense, walkable, mixed-use areas in the region. Given the anticipated
influx of medium- and high-income employees to the area due to local employment growth (e.g., the FBI,
Allstate, Buchanan & Edwards, etc.), not to mention the growth of other regional employment centers (e.g.,
Snake River Landing, Idaho National Laboratory), it is reasonable to assume a high capture rate for the
Northgate development.

The following table provides a summary of 20-year unit demand for single-family detached and attached and
multifamily rental (apartments) for the Pocatello-Chubbuck area, and the estimated capture rates and unit
absorption for the Northgate area.

For single-family detached and attached, we assume a capture rate of 10 to 30 percent. There are
approximately 24 subdivisions currently in various stages of construction in Pocatello and Chubbuck, and
approximately - by a rough estimate — 400 buildable single-family lots. If and when homes are constructed on
these lots, there remains significant tracts of vacant land which may be subdivided at some later time. By these
estimates, with approximately 215 permits being issued for detached and attached housing annually, there is
only a two-year supply of buildable lots. New land will need to be subdivided.

For multifamily rental apartments, the equation seems more straightforward. There has been very little of this
product built recently — only 350 units since 2006 (not including Rendezvous Hall student housing at Idaho State
University, completed in 2007). If a similar trend continued, we could expect the Northgate area to absorb most
new multifamily apartment development. However, we expect development to increase throughout the area as
the economy continues to recover, rents increase, and high-income jobs come online. We also expect some of
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the older rental properties to redevelop — and perhaps add units — and that some renters will prefer to live
closer to downtown or near the Portneuf Medical Center or Idaho State University. As such, a maximum capture
rate of 50 percent is anticipated, or 1,030 units.

Estimated Northgate Residential Development Capture Rates

| 20Year  Attainable | 20-Year Study = 20-YearStudy = 20-Year Study

Market Area Study Area Area Area . Area '

| Unit Demand  Capture Rates =~ Absorption | Absorption = Absorption
i 2 L =l 1 howy | (wed) | Gigh
_SFR Detag_h_ed 2,900 . 10 to 30% . 290 . 580 i T 870
_ SFR Attached 1,700 15 to 30% 250 380 510
' MFR Rental 2,100 20 to 50% 410 720 1,030
TotalUnits | 6700  14t036% 950 | 1680 | 2410

Sous"c'e."'L-et’am-l'f Consur’rmgGrou; i~

Employment

Three projected employment growth rates are shown in the following figure: recent trends in employment using
LEHD data from 2010 to 2015; State of Idaho projections for southeast Idaho, and local area TAZ projections
from the Bannock Transportation Planning Organization (BTPO). The recent trends projection derived from
LEHD data indicates significantly slower employment growth than the TAZ and State projections. This is largely
because the recession had such a profound impact on the market and the Pocatello-Chubbuck area only began
to recover and see positive employment growth after 2012.

The State and TAZ projections indicate employment growth of 7,100 to 9,700 jobs over the next 20 years in the
Pocatello-Chubbuck area. The State projection applies to a broader region (southeast Idaho) and projects a
higher growth rate.

Projected Employment Growth, Pocatello and Chubbuck Cities, 2015 to 2038
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Given the inconsistencies in various employment forecasts, we use an average of historic growth rates and local
and regional projected rates to calculate demand for office and industrial development.

The following figure shows the 20-year demand for office and industrial space by total square feet. As office
employment typically needs less square feet per employee, industrial users such as manufacturing and
warehousing tenants may have greater space demands than an office user, despite experiencing slower
employment growth.

» Jobs are projected to grow by approximately 8,700 jobs in the Pocatello-Chubbuck area over the next
20 years.

* The greatest office needs will be in the health care and social assistance industry, which is projected to
grow at 1.5 percent over the next 20 years. Access to health care is an essential service for a growing
population, particularly for areas with growing senior populations.

»  Demand for industrial space is greatest in the industries of wholesale trade, construction,
manufacturing, and transportation and warehousing. These industries have the greatest square footage
needs per employee (typically 600 to 1,200 square feet per employee). As automation becomes more
commonplace in these industries, the amount of square feet per employee will likely increase.

20-Year Employment Demand by Industry
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Transportation & Warehousing

Mgmt. of Companies & Enterprises
Arts, Entertainment, & Recreation
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Finance & Insurance IS
Educational Sves. NN
Professional, Scientific & Tech Svcs. | N NN m Office Sq. Ft.
Administrative & Support Sves. I I
Real Estate & Rental & Leasing [ EERRG_ Inehustrialisg, e
Other Svcs., except Public Admin. "
Retail Trade IR
Accommodation & Food Sves, I
Information |1l
2]
3

Office: 600,000 SF
Industrial: 786,000 SF

= 50,000 100,000 150,000 200,000 250,000
Source: LEHD, State of Idaho, and Leland Consulting Group

Total demand for an additional 1.3 million square feet of office and employment space is estimated for the
Pocatello-Chubbuck area over the next 20 years. Of this, approximately 14 to 26 percent may be captured
within the Northgate area.
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For office, it is reasonable to assume a higher capture rate of 25 to 40 percent. This is formulated on a 50
percent share of industries that typically demand high-quality office space, a low capture rate for industries that
will likely prefer other locations, and competitive industries such as health care.

A new walkable mixed-use development will likely be attractive to white-collar tenants hoping to attract talent,
and there are few large tracts of vacant commercial land left for significant office development within the
Pocatello and Chubbuck city limits. Tenants in the industries of professional, scientific and technical services,
finance and insurance, administrative and support services, real estate and rental and leasing, and other services
are likely to be prime targets for new Class A and B office — the former of which is highly lacking in the area.
Northgate's capture rate of new development oriented toward the health care and social assistance industry —
which is projected for the most employment gains over the next 20 years — will likely be significantly lower due
to the existing Portneuf Medical Center and planned Bingham Health Care Medical Campus in Chubbuck. Office
development supporting public administration and educational services is more likely to occur downtown and
near |daho State University where similar development already exists.

For industrial, the potential capture rate benefits from the available land in the Northgate development.
However, traditional industrial land uses tend to locate on flat land near other industrial development, where
there is existing intrastate with plenty of capacity and quality access to transportation. Adjacent residential uses
also tend to discourage industrial users. The Northgate area satisfies very little of these criteria, so traditional
industrial development is likely to locate elsewhere, such as the existing industrial park. Chubbuck is also
exploring the development of a new industrial and/or business park, which appears to be better suited for
industrial. As such, we anticipate the Northgate development to capture five to 15 percent of new demand.
Light industrial uses, such as clothing, shoe, and furniture manufacturers, and which may also feature retail
components (such as distilleries, breweries, and makerspaces), or high-tech industrial uses would likely be some
of the best fitting uses here.

Estimated Northgate Em ployment Development Capture Rates

i | [ - =

20-Year Market Atinatie | 20-Year Study ZO-Year Study | ZO-Year Study

. AreaSq.Ft StudyArea |, ‘Ved ot R

i ] Coptinafiates - Absorption Absorption | Absorption
S et Y i ol s ST
Office | 600000 | 25t040% | 150000 | 225000 | 240000
(Employment | 749000 | 5to1s% | 37000 | 7450 | 12000 |
Towser | 1300 | oz | wow | 299500 | 412000 |

Source: Leland Consulting Group

Retail

Understanding the pattern of retail spending within a community as it relates to the spending patterns of the
state is critical. Retail sectors in which spending is not fully captured are called “leakage” categories, while retail
categories in which more sales are captured than are generated by residents are called “attraction” or “surplus”
categories.

A retail sales surplus indicates that a community pulls consumers and retail dollars in from outside the trade
area, thereby serving as a regional market. Conversely, when local demand for a specific product is not being
met within a trade area, consumers are going elsewhere to shop creating retail leakage.
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The following table shows the current annual retail leakage and equivalent store square footage (based on
average retail sales per square foot) for different retail categories. Most retail categories show a sales leakage
occurring, with food and beverage (grocery) the sector with the highest leakage. The sales surplus on display in
the general merchandise categories indicates that the Pocatello-Chubbuck area draws in customers from a
wider region.

With that said, both Costco and Walmart — which both function as full-service grocery stores — are categorized
as “General Merchandise” retailers. Both retailers have sales volumes well in excess of $10 million, and there are
two Walmart Supercenter locations within the market area (one in Pocatello and one in Blackfoot). As such, the
sales leakage within the food and beverage (grocery) category is likely to be artificially high; conversely, the
sales surplus in the general merchandise category is likely to be significantly lower in reality.

Retail Leakage, 2017

CurrentEst.  Current Est. Current Equivalent Sg.
i \ HH Demand Sales  leakage(§) = Ft
_ Fumiture and Home Furnishings $36569391  $26742434 | 1826957 | 67,500
Electronics and Appliance §37,052490 | $27580887 | $9671603 | 43000
Bulding Materiel, Garden Equip ~ $85726711  $77,183561 | $8543150 | 49,000
Food and Beverage (grocery)  $196356,315  $143,625,529 - 150,500
Healthand Personal Care  $60530142 | $62539629 | -$2009487 |  -6,000

_Clc_:fching_ and Accessories $43,136,5_1_9 $22_,475_,9{3 ~ 103,500
Sporting Gds, Hobly, Book, Musi $47123763 420540554 152,000
General Merchandise | S251415629  $313.867,45 -500,000
Misc. Store Retailers §56166192  $39986287 | $16/79905 | 81000
Foodservice and Drinking Places $129672866  $130,019285  -$346,419 1500
S%TZ Sﬁfﬁiizﬁﬁfe fcr_‘;f‘/ e $M1892503  $120684188 | $12208315 | 97,500
| - Total  $93597,079 236500

_ S Leakage only = $158404,501 = 744,000
Source: ESRI and Leland Consulting Group

Leakage provides the most immediate opportunities for new retail development, but the long-term driver of
demand for new retail development is household and employment growth. Applying projected household
growth rates and assuming about 10 to 20 percent of existing sales leakage can be recaptured, we calculate
approximate demand for 1.1 million square feet of new retail development in the market area over the next 20
years, or 55,000 square feet per year. With that said — like office and industrial - retail is likely to develop in
chunks and absorb into the market before new retail is built. For example, developers are likely to build a retail
center of 200,000 square feet and wait until it is fully leased before building more retail.

Household or employment growth is typically necessary for significant new retail development. During the past
decade, where growth in the area has stagnated (largely due to the recession), net absorption totaled 111,000
square feet, or 11,000 square feet per year.
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20-Year Retail Demand by Source, Pocatello Market Area

Other (incl. cinema, prof./med. office,
banks, etc.)
Foodservice and Drinking Places —.
Building Material, Garden Equip _I
Misc. Store Retailers _I " Household Growth

 Leakage Recapture

Sporting Gds, Hobby, Book, Music —I # Replacement
Furniture and Home Furnishings -l
Clothing and Accessories -l

Health and Personal Care -I
1.1 million s.f. total
Electronics and Appliance -I

0 50,000 100,000 150,000 200,000 250,000
est. square feet

Source: Leland Consulting Group

A preliminary estimate for the Northgate area’s capture rate of market area demand is 20 to 36 percent.
However, the actual capture rate will largely rely on coordinated marketi ng and branding efforts, the
construction and subsequent success of other competitive retail developments in the region, and the extent to
which employment and household growth is realized. Household growth will initially drive demand for amenities
such as restaurants, grocery stores, and entertainment-based development, which are likely to be the most
successful near-term retail tenants based on existing sales leakage and growth projections. The construction of
a new LDS temple in Pocatello is likely to increase retail feasibility due to increased visitation to the area.

As other retail centers — especially traditional large, old big-box stores — close and/or transition to other uses,
there are opportunities to absorb these “lost* sales. For example, the transition of the former department store
at Pine Ridge Mall to a fitness center decreases overall retail sales in the general merchandise category, while
demand remains the same.

Since the region currently lacks a lifestyle-oriented mixed-use center, Northgate has the opportunity to
differentiate itself from its competitors in the area — of which there are few. Downtown will remain attractive for
smaller and more boutique retailers, while Pine Ridge Mall is unlikely to transition to new uses or a new
development form in the coming years.
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Estimated Northgate Retail Development Capture Rates

General Merchandise - 120,400
Food and Beverage (grocery) o 81,500
i inki 58,800
Foodservice and Drinking Places 20,400
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22,100
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18,700
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; . 14,900
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,900
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Health and Personal C i -
ealth and Personal Care 3,800 © Conservative (209,000 sf total)
y . 7,400
Electronics and Appliance 53‘?00
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Source: Leland Consulting Group
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Pocatello Urban Renewal: Market Analysis

CONCLUSION

The following table summarizes market supported demand for private-sector real estate development in the
Northgate project area over the next 20 years, based on a variety of prevailing market conditions including
regional growth trends, local and regional demographics, local amenities, access considerations, and likely

competitive activity across the broader local area.

Summary Table, Northgate Development 20-Year Estimated Absorptlon CapacKy

Product Type . Demand |
. (conservative) |

Demand
(attainable)

Notes

Residential (units) 950
Ownership Attached 250
Apartments 410
_Single-Family Detached 290

Non-Residential (s_fj - | 434000

Retal 209,000

Office 150,000

Industrial 37.000

Source: Leland Consulting Group

Leland Consulting Group

2210
510

830
870

868,000

381,000

240,000

112,000

 Absorption of residential uses will be steady.

' Absorption of all non-residential

development will be staggered as larger

_Centers are built and tenanted.

General merchand|se grocery, and drinking
and dining establishments are the
recommended retail industries. Some
opportunities may arise for lifestyle- or
entertainment-oriented retail, such as a
cinema. Northgate may also cannibalize
some local retail space in older locations,

such s Pine Ridge Mall.

Traditional office sectors such as financial
activities and professional services will likely
absorb most new office development. Job
growth in health care and social assistance
will drive demand for new office, although it
will compete with other notable
developments in the area. Health care should
locate near the southern edge of the study
area and allow for medical office (dental,

 clinics, etc.).

Wholesale trade and transportataon and
warehousing would likely benefit from
proximity to the interstate. However, the
Northgate project would likely attract light
industrial tenants more typically seen in
downtown environments, such as distilleries,
breweries, and makerspace. Some high-tech
industrial such as advanced manufacturing
and R&D may be possible as the cyber-
security industry becomes more prevalent in
the region.
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Agricultural Operation Consents



CONSENT FORM

COMES NOW Mike McNabb, representing WH Land & Livestock (WHLL), an Idaho
company, and states that WHLL owns that certain property generally described as Parcel
Identification Numbers: R3805003500, R3805003700, R3805003600 and more particularly
described on Exhibit A attached hereto and incorporated herein by reference (the “Property”),
and hereby certifies:

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

(2)  that the undersigned has reviewed the materials provided in Exhibit B, and
has had an opportunity to review the urban renewal eligibility report, dated January 2018,
entitled Northgate Urban Renewal District (Proposed) Eligibility Report for the Pocatello ;
Development Authority, prepared by Phil Kushlan, Kushlan Associates, and as attached hereto
as Exhibit C. |

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

DATED this | L( day of SEPT EMBER 2018

WH Land & Livestock

Name: M« %W

Title: /am/Z:Z




STATE OF IDAHO )
SS: .

County of EUHY)OC\( )

On this } i day of 8 e DWFV , 2018, before me, a notary public in and for said
state, personally appeared Mike' McNabb, known or identified to me to be Manager of WH Land
& Livestock — an Idaho company, and the person who executed the instrument on behalf of said
company.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the

day and year in this certificate first above written.

Notary Public for, dah
Residing At
My Commission Explres

MyS,e'ptembel' 9,2023

TN



EXHIBIT A
LEGAL DESCRIPTION

Parcel 1: (R3805003500)
The NWy; sgy SWY Section 31, Township 5 South, Range 35 East, Bannock County, Idaho.

Parcel 2: (R3805003700)
The Swy SEY Swy Section 31, Township 5 South, Range 35 East, Bannock County, ldaho.

Parcel 3: (R3805003600)
The SEY SEy SW¥ Section 31, Township 5 South, Range 35 East, Bannock County, Idaho.



CONSENT FORM

LUINoL N 2 = =2

COMES NOW Gary Johnson, representing Mountain View Farms, Inc. (MVF), an Idaho
Corporation, and states that MVF owns that certain property generally described as Parcel
Identification Numbers: R3805002700, R3805003800, R3 805004102 and more partiwlarly

described on Exhibit A attached hereto and incorporated herein by reference (the “Property”),
and hereby certifies:

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

(2)  thatthe undersigned has reviewed the materials provided in Exhibit B, and
has had an opportunity to review the urban renewal eligibility report, dated January 2018,
entitled Northgate Urban Renewal District (Proposed) Eligibility Report for the Pocatello

Development Authority, prepared by Phil Kushlan, Kushlan Associates, and as attached hereto
as Exhibit C.

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

DATED this | [ _day of ’“ggj: 2018.

MOUNTAIN VIEW FARMS, INC




STATE OF IDAHO )

) ss
County of Renned,)

On this (7 day of Q&D‘mk@t” , 2018, before me, a notary public in and for said
state, personally appeared Gary Johnson, known or identified to me to be Manager of Mountain

View Farms — an Idaho company, and the person who executed the instrument on behalf of said
company.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the
day and year in this certificate ﬁrst above written.

Coume

Wy,

o V\NA CUS”" ary Publlc Tor Idaho
3\ d”’". Re ldlllg At 445 kﬂmﬂu«, 7‘./( OI’\»B—AIL—/
s g 0745, ..": : My Commission Expires_ Maycl_ |l 2023 €570,
:‘;, U\ .. _-:::




EXHIBIT A

LEGAL DESCRIPTION

PARCEL 1: (r3805002700)
SECTION 31, TOWNSHIP 5 SOUTH, RANGE 35 EAST, BOISE MERIDIAN, BANNOCK COUNTY, IDAHO
NE1/4SE1/4; NE1/4SW1/4; NW1/4SE1/4; LOTS 3 AND 4

PARCEL 2: (R3805003800)
SECTION 32, TOWNSHIP 5 SOUTH, RANGE 35 EAST, BOISE MERIDIAN, BANNOCK COUNTY, IDAHO
N1/2SW1/4; NW1/4SE1/4; S1/2NE1/4; E1/2SE1/4

PARCEL 3: (R3805004102)
SECTION 33, TOWNSHIP 5 SOUTH, RANGE 35 EAST, BOISE MERIDIAN, BANNOCK COUNTY, IDAHO
W1/2NW1/4; N1/2SW1/4



CONSENT FORM

COMES NOW ARVIL SWANEY, MANGER of MILLENNIAL DEVELOPMENT
PARTNERS, and KENNETH PAPE, MANAGER of PORTNEUF DEVELOPMENT
(Collectively representing the “TOWN CENTER JV” (TCJ V), an Idaho Partnership and states
that TCIV owns that certain property particularly described on Exhibit A attached hereto and
incorporated herein by reference (the “Property”), and hereby certifies:

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

(2)  that the undersigned has reviewed the materials provided in Exhibit B, and
has had an opportunity to review the urban renewal eligibility report, dated January 2018,
entitled Northgate Urban Renewal District (Proposed) Eligibility Report for the Pocatello
Development Authority, prepared by Phil Kushlan, Kushlan Associates, and as attached hereto
as Exhibit C.

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

DATED this 17" day of October, 2018.

Town Center JV, a general partnership, being comprised of Millennial Development Partners,
LLC and Portneuf Development, LLC

o )

Arvil Swaney, Managing Men{bér, Millennial Development Partners, LLC

By:_/,
Kennéth D. Pape, Chief Executive Manager, Portneuf Development, LLC




STATE OF IDAHO )
) s8:
County of Bannock )

On this 17th day of October, 2018, before me, a notary public in and for said state,
personally appeared Arvil Swaney, known or identified to me to be the managing member of
Millennial Development Partners, LLC, one of the general partners of Town Center JV, an Idaho
general partnership, and one of the partners that subscribed said partnership name to the
foregoing instrument, and acknowledged to me that he executed the within instrument on behalf
of said limited liability company executed the same in said partnership name.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the

day and year in this certificate first above written.
TR 15N

ROSEMARIE HUNTER —ntp
COMMISSION #22273 ! Notary Public)for Idaho

NOTARY PUBLIC Residing At ote\\s, 1
STATE OF IDAHO My Commission Expires_S - AS . 30

STATE OF IDAHO )
) 88:
County of Bannock )

On this 17th day of October, 2018, before me, a notary public in and for said state,
personally appeared Kenneth D. Pape, known or identified to me to be the Chief Executive
Manager of Portneuf Development, LLC, one of the general partners of Town Center JV, an
Idaho general partnership, and one of the partners that subscribed said partnership name to the
foregoing instrument, and acknowledged to me that he executed the within instrument on behalf
of said limited liability company executed the same in said partnership name.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the

day and year in this certificate first above written.

COMMISSION #22273 Notary Publicyfor Idaho
NOTARY PUBLIC Residing At focat\\s
STATE OF IDAHO My Commission Expires_S- AS 2294

ROSEMARIE HUNTER




EXHIBIT A

LEGAL DESCRIPTION

Town Center JV, a General Partnership

ROW for Olympus (Portneuf Development side)

PARCEL 1: :

A STRIP OF LAND LOCATED IN THE SOUTHWEST 1/4 OF SECTION 1, TOWNSHIP 6 SOUTH, RANGE 34
EAST, BOISE MERIDIAN, BEING A PORTION OF THE LAND DESCRIBED iN DEED INSTRUMENT 21612701,
OF THE RECORDS OF BANNOCK COUNTY, IDAHO, MORE PARTICULARLY DESCRIBED AS FOLLOWS:
BEGINNING AT THE SOUTH 1/4 CORNER OF SECTION 1, BEING MARKED BY A 2” ALUMINUM CAP iN A
CITY OF POCATELLO STANDARD VAULT, AND RECORDED UNDER CORNER PERPETUATION AND FILING
RECORD INSTRUMENT 800761 OF THE RECORDS OF BANNOCK COUNTY, THE TRUE POINT OF
BEGINNING;

THENCE SOUTH 89°53’23” WEST ALONG THE SOUTH LINE OF SAID SECTION 1 A DISTANCE OF 50.00
FEET;

THENCE NORTH 00°02’30” EAST, A DISTANCE OF 248.42 FEET, TO A POINT OF TANGENCY OF A 1950.00
FOOT RADIUS CURVE, FROM SAID POINT THE RADIUS BEARS NORTH 89°57'30” WEST;

THENCE NORTHWESTERLY ALONG SAID CURVE THRU A CENTRAL ANGLE OF 34°37°47”, AND AN ARC
DISTANCE OF 1178.59 FEET, TO A POINT OF REVERSE CURVATURE, FROM SAID POINT THE RADIUS
BEARS NORTH 55°24°43” EAST;

THENCE NORTHWESTERLY ALONG A 1050.00 FOOT RADIUS CURVE, THRU A CENTRAL ANGLE OF
35°40°32”, AND AN ARC DISTANCE OF 653.79 FEET, TO A POINT OF TANGENCY;

THENCE NORTH 01°0515” EAST, A DISTANCE OF 577.00 FEET, TO A POINT OF TANGENCY OF A 100.00
FOOT RADIUS CURVE, FROM SAID POINT THE RADIUS BEARS NORTH 88°54'45" WEST;

THENCE NORTHWESTERLY ALONG SAID CURVE, THRU A CENTRAL ANGLE OF 90°58°27”, AND AN ARC
DISTANCE OF 158.78 FEET TO A POINT OF CUSP, FROM SAID POINT THE RADIUS BEARS SOUTH 00°06°49”
WEST, ALSO SAID POINT BEING ON THE LATITUDINAL CENTERLINE OF SECTION 1;

THENCE SOUTH 89°54°40” EAST, ALONG THE LATITUDINAL CENTERLINE OF SECTION 1, A DISTANCE OF
300.00 FEET, TO A POINT OF CUSP OF A 100.00 FOOT RAD!US CURVE, WHOSE CENTER BEARS SOUTH
00°05’20” WEST;

THENCE SOUTHWESTERLY ALONG SAID CURVE, THRU A CENTRAL ANGLE OF 89°00°05”, AND AN ARC
DISTANCE OF 155.34 FEET, TO A POINT OF TANGENCY;

THENCE SOUTH 01°05’15” WEST, A DISTANCE OF 582.23 FEET, TO A POINT OF TANGENCY OF A 950.00
FOOT RADIUS CURVE, FROM SAID POINT THE CENTER BEARS SOUTH 88°54'46" EAST;

THENCE SOUTHEASTERLY ALONG SAID CURVE THRU A CENTRAL ANGLE OF 35°40°32”, AND AN ARC
DISTANCE OF 591.52 FEET, TO A POINT OF REVERSE CURVATURE, OF A 2050.00 FOOT RADIUS CURVE,
FROM SAID POINT THE RADIUS BEARS SOUTH 55°24'43"” WEST;

THENCE SOUTHEASTERLY ALONG SAID CURVE THRU A CENTRAL ANGLE OF 21°31'08”, AND AN ARC
DISTANCE OF 769.93 FEET, TO A POINT OF NON-TANGENCY, ON THE MERIDIONAL CENTERLINE OF
SECTION 1, FROM SAID POINT THE CENTER BEARS, SOUTH 76°55’51” WEST;

THENCE SOUTH 00°14’04” EAST ALONG THE MERIDIONAL CENTERLINE OF SECTION 1 A DISTANCE OF
713.28 FEET TO THE TRUE POINT OF BEGINNING.




ROW bought from Rupp - interchange row

PARCEL 2:

A TRACT OF LAND LOCATED IN THE NORTHEAST 1/4 OF SECTION 2, TOWNSHIP 6 SOUTH, RANGE 34
EAST, AND THE SOUTHEAST 1/4 OF SECTION 35, TOWNSHIP 5 SOUTH, RANGE 34 EAST, BOISE MERIDIAN,
BANNOCK COUNTY, IDAHO, BEING A PORTION OF THE LANDS DESCRIBED {N CORRECTED QUITCLAIM
DEED RECORDED AS INSTRUMENT NO. 21514114 IN THE OFFICIAL RECORDS OF BANNOCK COUNTY
DESCRIBED AS FOLLOWS:

COMMENCING AT THE WEST 1/4 CORNER OF SECTION 1, BEING MARKED BY A 1” IRON ROD WITH NO
CAP AS DESCRIBED IN CORNER PERPETUATION AND FILING RECORDED AS INSTRUMENT NO. 20520359
IN THE OFFICIAL RECORDS OF BANNOCK COUNTY, FROM WHICH THE CENTER 1/4 CORNER OF SECTION 1
BEARS SOUTH 89°54°39” EAST A DISTANCE OF 2629.33 FEET;

THENCE NORTH 0°38’28” WEST, ALONG THE WEST LINE OF SECTION 1, A DISTANCE OF 1624.95 FEET TO
THE POINT OF BEGINNING;

THENCE NORTH 0°38728” WEST, CONTINUING ALONG THE WEST LINE OF SECTION 1, A DISTANCE OF
153.15 FEET;

THENCE NORTH 78°59'42” WEST A DISTANCE OF 75.51 FEET TO A POINT OF TANGENCY WITH A 500.00
FOOT RADIUS CURVE WHOSE CENTER BEARS NORTH 11°00'18” EAST;

THENCE FOLLOWING ALONG SAID CURVE TO THE RIGHT IN A NORTHWESTERLY DIRECTION THROUGH A
CENTRAL ANGLE OF 48°40°36” FOR AN ARC LENGTH OF 424.78 FEET (THE CHORD OF SAID CURVE BEARS
NORTH 54°39'24” WEST A DISTANCE OF 412.12 FEET) TO A POINT OF TANGENCY;

THENCE NORTH 30°19°06” WEST A DISTANCE OF 201.23 FEET TO A POINT OF TANGENCY WITH A 1000
FOOT RADIUS CURVE WHOSE CENTER BEARS NORTH 59°40'54" EAST;

THENCE FOLLOWING ALONG SAID CURVE TO THE RIGHT IN A NORTHERLY DIRECTION THROUGH A
CENTRAL ANGLE OF 35°53’28” FOR AN ARC LENGTH OF 626.42 FEET (THE CHORD OF SAID CURVE BEARS
NORTH 12°22'22” EAST A DISTANCE OF 616.23 FEET) TO A POINT OF TANGENCY WITH THE EASTERLY
RIGHT-OF-WAY LINE OF INTERSTATE 15 AS DEFINED IN FEDERAL AID PROJECT 1-15-2(1)72, SAID POINT
BEING A POINT OF CUSP;

THENCE SOUTH 5°34’22” WEST, ALONG THE EASTERLY RIGHT-OF-WAY LINE OF 1-15, A DISTANCE OF
1560.60 FEET TO A POINT OF CUSP WITH A 350.00 FOOT RADIUS CURVE WHOSE CENTER BEARS SOUTH
84°25'38" EAST;

THENCE FOLLOWING ALONG SAID CURVE TO THE RIGHT IN A NORTHEASTERLY DIRECTION THROUGH A
CENTRAL ANGLE OF 72°20’22” FOR AN ARC LENGTH OF 441.90 FEET (THE CHORD OF SAID CURVE BEARS
NORTH 41°44'33” EAST A DISTANCE OF 413.13 FEET) TO A POINT OF TANGENCY;

THENCE NORTH 77°54'44” EAST A DISTANCE OF 341.27 FEET TO A POINT OF TANGENCY WITH A 350.00
FOOT RADIUS CURVE WHOSE CENTER BEARS SOUTH 12°05'16 EAST;

THENCE FOLLOWING ALONG SAID CURVE TO THE RIGHT IN AN EASTERLY DIRECTION THROUGH A
CENTRAL ANGLE OF 23°05’34” FOR AN ARC LENGTH OF 141.06 FEET (THE CHORD OF SAID CURVE BEARS
NORTH 89°27°31” EAST A DISTANCE OF 140.11 FEET) TO A POINT OF TANGENCY;

THENCE SOUTH 78°59'42” EAST A DISTANCE OF 49.22 FEET TO THE POINT OF BEGINNING.

RESERVING THEREFROM:

AN EASEMENT FOR MAINTENANCE OF AN EXISTING IRRIGATION LINE ON THE NORTHERLY 200 FEET OF
THE ABOVE DESCRIBED LANDS.



ROW bought from Rupp — west ROW

PARCEL 3:

A 150.00 FOOT WIDE STRIP OF LAND LOCATED IN THE NORTHWEST 1/4 OF SECTION 1, TOWNSHIP 6
SOUTH, RANGE 34 EAST, BOISE MERIDIAN, BEING A PORTION OF THE LAND DESCRIBED IN DEED
INSTRUMENT 21514114, OF THE RECORDS OF BANNOCK COUNTY, IDAHO, MORE PARTICULARLY
DESCRIBED AS FOLLOWS:

BEGINNING AT THE CENTER 1/4 CORNER OF SECTION 1, BEING MARKED BY A 2 1/2” ALUMINUM CAP
STAMPED PLS-10786, AND RECORDED UNDER CORNER PERPETUATION AND FILING RECORD
INSTRUMENT 21617873 OF THE RECORDS OF BANNOCK COUNTY, FROM WHICH THE SOUTH 1/4
CORNER OF SAID SECTION 1 BEARS SOUTH 00°14’04” EAST, 2650.48 FEET, THE TRUE POINT OF
BEGINNING;

THENCE NORTH 89°54’40” WEST ALONG THE LATITUDINAL CENTERLINE OF SAID SECTION 1 A DISTANCE
OF 657.85 FEET, TO A POINT OF NON-TANGENCY OF A 1015.00 FOOT RADIUS CURVE, FROM SAID POINT
THE CENTER BEARS NORTH 00°06’49” EAST;

THENCE NORTHWESTERLY ALONG SAID CURVE, THRU A CENTRAL ANGLE OF 62°04'26”, AND AN ARC
DISTANCE OF 1099.65 FEET, TO A POINT OF TANGENCY;

THENCE NORTH 27°48°45” WEST, A DISTANCE OF 657.80 FEET, TO A POINT OF TANGENCY OF A 925.00
FOOT RADIUS CURVE, FROM SAID POINT THE CENTER BEARS SOUTH 62°11’15” WEST:

THENCE NORTHWESTERLY ALONG SAID CURVE, THRU A CENTRAL ANGLE OF 51°10'57”, AND AN ARC
DISTANCE OF 826.30 FEET TO A POINT OF TANGENCY;

THENCE NORTH 78°59°42” WEST, A DISTANCE OF 148.17 FEET, TO A POINT ON THE WEST LINE OF
SECTION 1;

THENCE NORTH 00°38°28” WEST, ALONG THE WEST LINE OF SECTION 1, A DISTANCE OF 153.15 FEET;
THENCE SOUTH 78°59°42” EAST, A DISTANCE OF 179.09 FEET, TO A POINT OF TANGENCY OF A 1075.00
FOOT RADIUS CURVE, FROM SAID POINT THE CENTER BEARS, SOUTH 11°00°18” WEST;

THENCE SOUTHEASTERLY ALONG SAID CURVE THRU A CENTRAL ANGLE OF 51°10°57”, AND AN ARC
DISTANCE OF 960.30 FEET, TO A POINT OF TANGENCY;

THENCE SOUTH 27°48’45” EAST, A DISTANCE OF 657.80 FEET, TO A POINT OF TANGENCY OF A 865.00
FOOT RADIUS CURVE, FROM SAID POINT THE CENTER BEARS NORTH 62°11’15” EAST;

THENCE SOUTHEASTERLY ALONG SAID CURVE THRU A CENTRAL ANGLE OF 62°05°55”, AND AN ARC
DISTANCE OF 937.51 FEET, TO A POINT OF TANGENCY;

THENCE SOUTH 89°54°40” EAST PARALLEL WITH AND 150.00 FEET NORTH OF THE LATITUDINAL
CENTERLINE OF SECTION 1, A DISTANCE OF 656.57 FEET, TO A POINT ON THE MERIDIONAL CENTERLINE
OF SECTION 1;

THENCE SOUTH 0°14'04” EAST ALONG THE MERIDIONAL CENTERLINE OF SECTION 1 A DISTANCE OF
150.00 FEET TO THE TRUE POINT OF BEGINNING.




Olympus ROW bought from Bob Hart

PARCEL 4:

A TRACT OF LAND SITUATED IN THE SOUTHEAST 1/4 OF SECTION 1, TOWNSHIP 6 SOUTH, RANGE 34
EAST, BOISE MERIDIAN, BANNOCK COUNTY, IDAHO DESCRIBED AS FOLLOWS:

BEGINNING AT THE SOUTH 1/4 CORNER OF SECTION 1, BEING A 3 INCH BCM PER CORNER
PERPETUATION RECORDED AS INST. NO. 20520364 {N THE OFFICIAL RECORDS OF BANNOCK COUNTY,
THENCE NORTH 89°54’05” EAST, ALONG THE SOUTH LINE OF SECTION 1, A DISTANCE OF 50.00 FEET;
THENCE NORTH 0°02'30” EAST A DISTANCE OF 248.16 FEET TO A POINT OF CURVATURE OF A 2050.00
FOOT RADIUS CURVE WHOSE CENTER BEARS NORTH 89°57'30” WEST;

THENCE FOLLOWING ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 13°06°37” FOR AN ARC
LENGTH OF 469.08 FEET (THE CHORD OF SAID CURVE BEARS NORTH 6°30'49” WEST A DISTANCE OF
468.05 FEET) TO A POINT OF NON-TANGENCY ON THE MERIDIONAL CENTERLINE OF SECTION 1;
THENCE SOUTH 0°14'03” EAST, ALONG THE MERIDIONAL CENTERLINE OF SECTION 1, A DISTANCE OF
713.28 FEET TO THE POINT OF BEGINNING.

Additional ROW bought from Rupp — Southerly addition to Interchange - 21803043

PARCEL 5

A PARCEL OF LAND LOCATED IN THE NORTHEAST QUARTER OF SECTION 2 AND THE NORTHWEST
QUARTER OF SECTION 1, TOWNSHIP 6 SOUTH, RANGE 34 EAST, BOISE MERIDIAN, BANNOCK COUNTY,
IDAHO, MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE EAST QUARTER CORNER OF SAID SECTION 2, BEING MARKED BY A 1 INCH IRON
ROD PER CORNER PERPETUATION AND FILING, INSTRUMENT NO. 20520359; THENCE ALONG THE
LATITUDINAL CENTERLINE OF SAID SECTION 2, NORTH 89°45°55” WEST 887.05 FEET TO A 1/2 INCH
REBAR WITH A CAP STAMPED KA 10789 ON THE EAST LINE OF INTERSTATE 15 (FEDERAL AID PROJECTS
NOS. 1-152(1)71 AND [-152(3)71); THENCE ALONG SAID EAST LINE, NORTH 05°34°22" EAST 40.73 FEET
TO THE POINT OF BEGINNING; THENCE CONTINUING ALONG SAID EAST LINE, NORTH 08°26°09” WEST
206.54 FEET MARKED BY A CONCRETE MONUMENT WITH A 3 INCH BRASS CAP; THENCE CONTINUING
ALONG SAID EAST LINE, NORTH 05°34'22” EAST 1009.48 FEET TO A POINT OF TANGENCY OF A 350.00
FOOT RADIUS CURVE CONCAVE TO THE SOUTHEAST OF WHICH RADIUS BEARS SOUTH 84°2538” EAST;
THENCE ALONG THE SOUTHERLY LINE OF DEED INSTRUMENT NO. 21715051, EXHIBIT D, THE NEXT FIVE
(5) COURSES; (1) THENCE NORTHEASTERLY 441.90 FEET ALONG SAID 350.00 FOOT RADIUS CURVE TO
THE RIGHT THROUGH A CENTRAL ANGLE OF 72°20°22” AND A LONG CHORD THAT BEARS NORTH
41°44’33” EAST 413.13 FEET; (2) THENCE NORTH 77°54'44” EAST 341.26 FEET TO A POINT OF NON-
TANGENCY OF A 350.00 FOOT RADIUS CURVE CONCAVE TO THE SOUTHEAST OF WHICH RADIUS BEARS
SOUTH 12°05’16” EAST; (3) THENCE NORTHEASTERLY 141.07 FEET ALONG SAID 350.00 FOOT RADIUS
CURVE TO THE RIGHT THROUGH A CENTRAL ANGLE OF 23°05'34” AND A LONG CHORD THAT BEARS
NORTH 89°27'31"” EAST 140.11 FEET; (4) THENCE SOUTH 78°59'42" EAST 197.41 FEET TO THE POINT OF
TANGENCY OF A 925.00 FOOT RADIUS CURVE CONCAVE TO THE SOUTHWEST OF WHICH RADIUS BEARS
SOUTH 11°00°18” WEST; (5) THENCE SOUTHEASTERLY 416.73 FEET ALONG SAID 925.00 FOOT RADIUS
CURVE TO THE RIGHT THROUGH A CENTRAL ANGLE OF 25°48'46” AND A LONG CHORD THAT BEARS
SOUTH 66°05’19” EAST 413.21 FEET; THENCE SOUTH 36°48’'47” WEST 24.94 FEET; THENCE NORTH
57°20’07” WEST 180.27 FEET; THENCE NORTH 68°03’16” WEST 163.21 FEET; THENCE NORTH 77°47°05”
WEST 92.38 FEET; THENCE NORTH 84°11’13” WEST 349.62 FEET; THENCE SOUTH 77°54’44” WEST
248.46 FEET; THENCE SOUTH 20°11’44” WEST 550.76 FEET; THENCE SOUTH 05°34'28"” WEST 325.00
FEET; THENCE SOUTH 14°06’'19” WEST 303.36 FEET; THENCE SOUTH 17°57°19” WEST 209.88 FEET;
THENCE SOUTH 08°29’15” WEST 194.03 FEET TO THE POINT OF BEGINNING.



Additional ROW bought from Rupp — Northerly addition to Interchange - 21803043

PARCEL 6

A PARCEL OF LAND LOCATED IN THE NORTHEAST QUARTER OF SECTION 2 AND NORTHWEST QUARTER
OF SECTION 1, TOWNSHIP 6 SOUTH, RANGE 34 EAST, BOISE MERIDIAN, AND SOUTHEAST QUARTER OF
SECTION 35, TOWNSHIP 5 SOUTH, RANGE 34 EAST, BOISE MERIDIAN, BANNOCK COUNTY, IDAHO, MORE
PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE EAST QUARTER CORNER OF SAID SECTION 2, BEING MARKED BY A 1 INCH IRON
ROD PER CORNER PERPETUATION AND FILING, INSTRUMENT NO. 20520359; THENCE ALONG THE
LATITUDINAL CENTERLINE OF SAID SECTION 2, NORTH 89°45’55” WEST 887.05 FEET TO A 1/2 INCH
REBAR WITH A CAP STAMPED KA 10789 ON THE EAST LINE OF INTERSTATE 15 (FEDERAL AID PROJECTS
NOS. I-152(1)71 AND 1-152(3)71); THENCE ALONG SAID EAST LINE, NORTH 05°34’22” EAST 40.73 FEET;
THENCE CONTINUING ALONG SAID EAST LINE, NORTH 08°26’09” WEST 206.54 FEET MARKED BY A
CONCRETE MONUMENT WITH A 3 INCH BRASS CAP; THENCE CONTINUING ALONG SAID EAST LINE,
NORTH 05°34'22” EAST 2570.08 FEET TO THE POINT OF BEGINNING; THENCE CONTINUING ALONG SAID
EAST LINE, NORTH 05°34’22” EAST 976.73 FEET TO A CONCRETE MONUMENT WITH A 3” BRASS CAP;
THENCE SOUTH 20°20°26” EAST 137.23 FEET; THENCE SOUTH 01°45’38” WEST 601.33 FEET; THENCE
SOUTH 06°50°51” WEST 225.06 FEET; THENCE SOUTH 07°04’41” EAST 251.10 FEET; THENCE SOUTH
13°06’08” EAST 374.73 FEET; THENCE SOUTH 07°55’16” EAST 189.74 FEET; THENCE SOUTH 41°41'29”
EAST 178.44 FEET; THENCE SOUTH 75°10’55” EAST 457.19 FEET; THENCE SOUTH 78°59°42” EAST 25.00
FEET TO A POINT OF TANGENCY OF A 1100.00 FOOT RADIUS CURVE CONCAVE TO THE SOUTHWEST OF
WHICH RADIUS BEARS SOUTH 11°00’18” WEST; THENCE SOUTHEASTERLY 495.56 FEET ALONG SAID
1100.00 FOOT RADIUS CURVE TO THE RIGHT THROUGH A CENTRAL ANGLE OF 25°48’43” AND A LONG
CHORD THAT BEARS SOUTH 66°05’20” EAST 491.38 FEET; THENCE SOUTH 36°48'47” WEST 25.00 FEET
TO A POINT OF NON-TANGENCY OF A 1075.00 FOOT RADIUS CURVE CONCAVE TO THE SOUTHWEST OF
WHICH RADIUS BEARS SOUTH 36°49'02” WEST; THENCE ALONG THE NORTHERLY LINE OF DEED
INSTRUMENT NO. 21715051, EXHIBIT D, THE NEXT FIVE (5) COURSES; (1) THENCE NORTHWESTERLY
484.30 FEET ALONG SAID 1075.00 FOOT RADIUS CURVE TO THE LEFT THROUGH A CENTRAL ANGLE OF
25°48’44” AND A LONG CHORD THAT BEARS NORTH 66°05’20” WEST 480.21 FEET; (2) THENCE NORTH
78°59°42" WEST 254.61 FEET TO A POINT TANGENCY OF A 500.00 FOOT RADIUS CURVE CONCAVETO
THE NORTHEAST OF WHICH RADIUS BEARS NORTH 11°00°18” EAST; (3) THENCE NORTHWESTERLY
424.78 FEET ALONG SAID 500.00 FOOT RADIUS CURVE TO THE RIGHT THROUGH A CENTRAL ANGLE OF
48°40°34” AND A LONG CHORD THAT BEARS NORTH 54°39’25” WEST 412.12 FEET; (4) THENCE NORTH
30°19'06” WEST 201.23 FEET TO THE POINT OF TANGENCY OF A 1000.00 FOOT RADIUS CURVE CONCAVE
TO THE NORTHEAST OF WHICH RADIUS BEARS NORTH 59°40’54” EAST; (5) THENCE NORTHWESTERLY
626.42 FEET ALONG SAID 1000.00 FOOT RADIUS CURVE TO THE RIGHT THROUGH A CENTRAL ANGLE OF
35°53'28” AND A LONG CHORD THAT BEARS NORTH 12°22'22” WEST 616.23 FEET TO THE POINT OF
BEGINNING.




Additional ROW bought from Rupp — Northgate roundabout - 21803043
PARCEL 7

A PARCEL OF LAND LOCATED IN THE NORTHWEST QUARTER OF SECTION 1, TOWNSHIP 6 SOUTH, RANGE
34 EAST, BOISE MERIDIAN, BANNOCK COUNTY, IDAHO MORE PARTICULARLY DESCRIBED AS FOLLOWS:
COMMENCING AT THE CENTER QUARTER CORNER OF SAID SECTION 1, BEING MARKED BY A 5/8 INCH

REBAR WITH A 2.5 INCH ALUMINUM CAP STAMPED “LS 10786” PER CORNER PERPETUATION AND
FILING, INSTRUMENT NO. 21617873; THENCE NORTH 00°14’03” WEST 150.00 FEET TO THE NORTHERLY
LINE OF DEED INSTRUMENT NO. 21715051, EXHIBIT E; THENCE ALONG SAID NORTHERLY LINE, NORTH
89°54'37” WEST 354.73 FEET TO THE POINT OF BEGINNING; THENCE CONTINUING ALONG SAID
NORTHERLY LINE, NORTH 89°54’37” WEST 298.50 FEET TO THE POINT OF NON-TANGENCY OF A 100.00
FOOT RADIUS CURVE CONCAVE TO THE NORTHWEST OF WHICH RADIUS BEARS NORTH 00°05'23” EAST;
THENCE NORTHEASTERLY 70.61 FEET ALONG SAID 100.00 FOOT RADIUS CURVE TO THE LEFT THROUGH
A CENTRAL ANGLE OF 40°27°33” AND A LONG CHORD THAT BEARS NORTH 69°51’37” EAST 69.16 FEET
TO THE POINT OF REVERSE CURVATURE OF A 130.00 FOOT RADIUS CURVE CONCAVE TO THE SOUTH OF
WHICH RADIUS BEARS SOUTH 40°22'10” EAST; THENCE SOUTHEASTERLY 183.60 FEET ALONG SAID
130.00 FOOT RADIUS CURVE TO THE RIGHT THROUGH A CENTRAL ANGLE OF 80°55’05” AND A LONG
CHORD THAT BEARS SOUTH 89°54’37” EAST 168.72 FEET TO A POINT OF REVERSE CURVATURE OF A
100.00 FOOT RADIUS CURVE CONCAVE TO THE NORTHEAST OF WHICH RADIUS BEARS NORTH 40°32'56”
EAST; THENCE SOUTHEASTERLY 70.61 FEET ALONG SAID 100.00 FOOT RADIUS CURVE TO THE LEFT
THROUGH A CENTRAL ANGLE OF 40°27’33” AND A LONG CHORD THAT BEARS SOUTH 69°40’51” EAST
£9.16 FEET TO THE POINT OF BEGINNING.



CONSENT FORM

COMES NOW Brenda Worrell, Chief Operating Officer of Idaho Central Credit Union,
and states that Idaho Central Credit Union owns that certain property generally described as
Parcel Identification Number: Parcel No. R3853000107, and more particularly described on
Exhibit A attached hereto and incorporated herein by reference (the “Property”), and hereby
certifies:

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

(2)  that the undersigned has reviewed the materials provided in Exhibit B, and
has had an opportunity to review the urban renewal eligibility report, dated January 2018,
entitled Northgate Urban Renewal District (Proposed) Eligibility Report for the Pocatello
Development Authority, prepared by Phil Kushlan, Kushlan Associates, and as attached hereto
as Exhibit C.

Further, Brenda Worrell, as Chief Operating Officer of said Idaho Central Credit Union,
hereby provides his/her consent and approval that the subject Property may be included within a
proposed urban renewal area, and may be deemed appropriate for inclusion within an urban
- renewal project area as defined by the Idaho Urban Renewal Law of 1965, Chapter 20, Title 50,
Idaho Code, as amended, and the Local Economic Development Act, Chapter 29, Title 50, Idaho
Code, as amended, as the property possesses certain characteristics of eligibility.

+
DATED this |° day ot Nowember | 201s.

Idaho Central Credit Union

- oAb ey (]

orrell
Title: Chief Operating Officer




STATE OF IDAHO )
, ss:
County of (Ddanec K.)

On this I_S’k_ day of N ovembey. |, 2018, before me, a notary public in and for said
state, personally appeared Brenda Worrell, known or identified to me to be the Chief Operating
Officer of Idaho Central Credit Union, the person who executed the instrument as said Chief
Operating Officer of said Idaho Central Credit Union, and acknowledged to me that Idaho
Central Credit Union executed the same.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the

day and year in this certificate first above written.
%MWW«J

ANGELIA M. PALMER

Notary Public [fgr Idaho
Notary Public

Residing At éCﬁ.\ddl:D' [ D

State of Idaho

My Commission Expires
Commission No. 14276
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EXHIBIT A

LEGAL DESCRIPTION

IDAHO CENTRAL CREDIT UNION - 21802207

PARCEL 1:

(FUTURE LOT 8, BLOCK 1, THE CROSSINGS DIVISION NO. 1)

A PARCEL OF LAND LOCATED IN THE SOUTHEAST QUARTER OF THE SOUTHWEST QUARTER OF SECTION
1, TOWNSHIP 6 SOUTH, RANGE 34 EAST, BOISE MERIDIAN, BANNOCK COUNTY, IDAHO, MORE
PARTICULARLY DESCRIBED AS FOLLOWS: '

COMMENCING AT THE SOUTH QUARTER CORNER OF SAID SECTION 1, BEING MARKED BY A 3 INCH
BRASS CAP PER CORNER PERPETUATION AND FILING, INSTRUMENT NO. 800761; THENCE ALONG THE
SOUTH LINE OF SAID SECTION 1, SOUTH 89°53'17” WEST 50.00 FEET; THENCE NORTH 00°02°30” EAST
66.11 FEET TO THE POINT OF BEGINNING; THENCE SOUTH 45°00°00” WEST 38.21 FEET; THENCE SOUTH
00°02’30” WEST 8.14 FEET; THENCE PARALLEL WITH THE SOUTH LINE OF SAID SECTION 1, SOUTH
89°53’17” WEST 208.00 FEET; THENCE NORTH 00°02’30” EAST 270.05 FEET; THENCE NORTH 45°02'30"
EAST 42.43 FEET; THENCE SOUTH 89°57°30” EAST 174.30 FEET; THENCE SOUTH 45°44'04” EAST 41.85
FEET TO A POINT OF NON-TANGENCY OF A 1950.00 FOOT RAD!US CURVE CONCAVE TO THE
SOUTHWEST OF WHICH RADIUS BEARS SOUTH 88°29'22” WEST; THENCE SOUTHEASTERLY 52.82 FEET
ALONG SAID 1950.00 FOOT RADIUS CURVE TO THE RIGHT THROUGH A CENTRAL ANGLE OF 01°33'08”
AND A LONG CHORD THAT BEARS SOUTH 00°44’04” EAST 52.82 FEET; THENCE SOUTH 00°02°30” WEST
182.31 FEET TO THE POINT OF BEGINNING.




CONSENT FORM

COMES NOW Shaun Menchaca, President of Portneuf Health Trust, Inc., an Idaho
Corporation, and states that Portneuf Health Trust, Inc. owns that certain property generally
described as Parcel Identification Number: Parcel No. R3853000301 , R3853000302,
R3853000303, and more particularly described on Exhibit A attached hereto and incorporated
herein by reference (the “Property”), and hereby certifies:

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

(2)  that the undersigned has reviewed the materials provided in Exhibit B, and
has had an opportunity to review the urban renewal el gibility report, dated January 2018,
entitled Northgate Urban Renewal District (Proposed) Eligibility Report for the Pocatello

Development Authority, prepared by Phil Kushlan, Kushlan Associates, and as attached hereto
as Exhibit C.

Further, Shaun Menchaca, as President of said Portneuf Health Trust, Inc., hereby
provides his/her consent and approval that the subject Property may be included within a
proposed urban renewal area, and may be deemed appropriate for inclusion within an urban
renewal project area as defined by the Idaho Urban Renewal Law of 1965 , Chapter 20, Title 50,
Idaho Code, as amended, and the Local Economic Development Act, Chapter 29, Title 50, Idaho
Code, as amended, as the property possesses certain characteristics of eligibility.

DATED this_2O4ay of @Qb@/_* 2018.

Title: President



STATE OF IDAHO )

) ss:
County of Bannock )

On thisg_J?Q day of /¢ tobe . , 2018, before me, a notary public in and for said
state, personally appeared Shaun Menchaca, known or identified to me to be the President of
Portneuf Health Trust, Inc., an Idaho Corporation, the person who executed the instrument on
behalf of said corporation as said President of s

aid Portneuf Health Trust, Inc., and
acknowledged to me that such corporation executed the same.

IN WITNESS WHEREOF, I hav

e hereunto set my hand and affixed my official seal the
day and year in this certificate first aboy

€ written.
7/'/ Ml [ 14--/7/M
\\\\\\““‘““"0,,,, Notary Publi¢ for Idaho 4 ‘ i

ol iy, Residing At 3135 Lockfs d fovy Anicie s [«

= "..YP 2o, 7, . . N i A (D §z¢
s‘\ -;::o’\"“ Ua(b ’l, My Commission Expires .32/ - 20 aa
T i pRRESIANZ: I
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EXHIBIT A

LEGAL DESCRIPTION

Portneuf Heath Trust, Inc.

PARCEL 1:

COMMENCING AT THE CENTER QUARTER CORNER OF SECTION 1, TOWNSHIP 6 SOUTH,
RANGE 34 EAST, BOISE MERIDIAN, BANNOCK COUNTY, IDAHO AND RUNNING THENCE S
39°23'54" £ 398.18 FEET; WHICH IS THE POINT OF BEGINNING.

AND RUNNING THENCE N 90°00'00" W 714.72 FEET; THENCE S 01°05'15" W 371.93 FEET:;
THENCE IN A SOUTHERLY DIRECTION WITH A TANGENT CURVE TURNING TO THE LEFT
WITH A RADIUS OF 950.00 FEET, HAVING A CHORD S 06°03'11" E 236.18 FEET, A CENTRAL
ANGLE 14°16'53" AND AN ARC LENGTH 236.79 FEET; THENCE N 90°00'00" E 699.36 FEET;
THENCE N 00°14'03" W 606.73 FEET; TO THE POINT OF BEGINNING.

PARCEL 2:

COMMENCING AT THE CENTER QUARTER CORNER OF SECTION 1, TOWNSHIP 6 SOUTH,
RANGE 34 EAST, BOISE MERIDIAN, BANNOCK COUNTY, IDAHO AND RUNNING THENCE S
15°35'39" E 949.37 FEET; WHICH IS THE POINT OF BEGINNING.

AND RUNNING THENCE N 90°00'00" W 699.36 FEET; THENCE IN A SOUTHEASTERLY
DIRECTION WITH A NON-TANGENT CURVE TURNING TO THE LEFT WITH A RADIUS OF

950.00 FEET, HAVING A CHORD S 23°53'27" E 352.67 FEET, ACENTRAL ANGLE 21°23'39" AND
AN ARC LENGTH 354.73 FEET; THENCE IN A SOUTHEASTERLY DIRECTION WITH A

REVERSE TANGENT CURVE TURNING TO THE RIGHT WITH A RADIUS OF 2050.00 FEET,
HAVING A CHORD S 33°26'40" E 81.83 FEET, A CENTRAL ANGLE 02°17'14" AND AN ARC
LENGTH 81.83 FEET; THENCE N 79°06'07" E 522.04 FEET; THENCE N 00°14'03" W 292.04 FEET;
TO THE POINT OF BEGINNING.

PARCEL 3:

COMMENCING AT THE CENTER QUARTER CORNER OF SECTION 1, TOWNSHIP 6 SOUTH,
RANGE 34 EAST, BOISE MERIDIAN, BANNOCK COUNTY, IDAHO AND RUNNING THENCE S
89°53'42" E 251.48 FEET; WHICH IS THE POINT OF BEGINNING.

AND RUNNING THENCE N 89°53'42" W 633.91 FEET; THENCE IN A SOUTHWESTERLY
DIRECTION WITH A TANGENT CURVE TURNING TO THE LEFT WITH A RADIUS OF 74.98

FEET, HAVING A CHORD S 45°35'18" W 105.14 FEET, A CENTRAL ANGLE 89°02'00" AND AN
ARC LENGTH 116.51 FEET; THENCE S 01°05'15" W 234.86 FEET; THENCE N 90°00'00" E 714.72
FEET; THENCE N 00°14'03" W 307.24 FEET; TO THE POINT OF BEGINNING.



CONSENT FORM

COMES NOW James W. Hart and David Hart, Idaho individuals, and state that these
individuals own that certain property generally described as Parcel Identification Numbers:
R3851000902, R3805002800, R3805003900%nd more particularly described on Exhibit A
attached hereto and incorporated herein by reference (the “Property”), and hereby certifies:

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

(2)  that the undersigned have reviewed the materials provided in Exhibit B,
and have had an opportunity to review the urban renewal eli gibility report, dated January 2018,
entitled Northgate Urban Renewal District (Proposed) Eli gibility Report for the Pocatello
Development Authority, prepared by Phil Kushlan, Kushlan Associates, and as attached hereto
as Exhibit C.

Further, these individuals hereby provide their consent and approval that the subject
Property may be included within a proposed urban renewal area, and may be deemed appropriate
for inclusion within an urban renewal project area as defined by the Idaho Urban Renewal Law
of 1965, Chapter 20, Title 50, Idaho Code, as amended, and the Local Economic Development
Act, Chapter 29, Title 50, Idaho Code, as amended, as the property possesses certain
characteristics of eligibility.

DATED this ZFA_day odeZ) % , 2018.

+ 0Lna INDIVIDUALS
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STATE OF IDAHO )
) ss:
County of 9“"’10: A

On this 25 day of _Ocfvbed , 2018, before me, a notary public in and for said
state, personally appeared James W. Hart art, known or identified to me to be the
persong’who executed the instrument.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the

day and year in this certificate first above written.
_June Ao

Wity Notary Public for Idaho
\.‘s\““i‘f—_R.ff fv J:;:' Re;?éiyng At ?j o (et
& ,.-" Z My Commission Expires /¥ [701 ff
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STATE OF IDAHO )

_, ) ss:
County of M )

On thisg?iq;y of / 2018, before me, a notary public in and for said
state, personally appeared Je - avid Hart, known or identified to me to be the
persong'who executed the instrument.

IN WITNESS WHEREOQF, I have hereunto set my hand and affixed my official seal the

day and year in this certificate first above written. é a ‘m

o %ﬁy Public for Id
At
A. LIPTAK esiding
NZ(?TEARY SUBLIC y Commission Expires & >0
State of Idaho




EXHIBIT A
LEGAL DESCRIPTION
JAMES W. HART, AS TO A 2/3 INTEREST AND DAVID J. HART, AS TO A 1/3 INTEREST

PARCEL 1: (R3851000902)

SECTION 5, TOWNSHIP 6 SOUTH, RANGE 35 EAST, BOISE MERIDIAN, BANNOCK COUNTY, IDAHO:
SWXNWY%; LOTS 3 AND 4

PARCEL 2: (R3805002800)

SECTION 31, TOWNSHIP 5 SOUTH, RANGE 35 EAST, BOISE MERIDIAN, BANNOCK COUNTY, IDAHO:
SEXSEY

PARCEL 3: {(R3805003900)

SECTION 32, TOWNSHIP 5 SOUTH, RANGE 35 EAST, BOISE MERIDIAN, BANNOCK COUNTY, IDAHO:
SVaNWY%; SVSWY; SWISEY



CONSENT FORM

COMES NOW Ken Pape, Member of Portneuf Development, LLC, an Idaho limited
liability company, and states that Portneuf Development, LLC owns that certain property
generally described as Parcel Identification Number: Parcel No. R3853000108, R3853000306,
R3853 000802%11(1 more particularly described on Exhibit A attached hereto and incorporated
herein by reference (the “Property”), and hereby certifies:

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

(2)  that the undersigned has reviewed the materials provided in Exhibit B, and
has had an opportunity to review the urban renewal eligibility report, dated January 2018,
entitled Northgate Urban Renewal District (Proposed) Eligibility Report for the Pocatello
Development Authority, prepared by Phil Kushlan, Kushlan Associates, and as attached hereto
as Exhibit C.

Further, Ken Pape, as Member of said Portneuf Development, LLC, hereby provides
his/her consent and approval that the subject Property may be included within a proposed urban
renewal area, and may be deemed appropriate for inclusion within an urban renewal project area
as defined by the Idaho Urban Renewal Law of 1965, Chapter 20, Title 50, Idaho Code, as
amended, and the Local Economic Development Act, Chapter 29, Title 50, Idaho Code, as
amended, as the property possesses certain characteristics of eligibility.

DATED this 17" day of October, 2018.

- Portn ' velopment, LLC
J/“%
Kand P
/ (5-{)5 CUU "Nafne: ®en Pape
u\uﬁi’ ) Title: Member

afrH o
0 0Lf¥ b



STATE OF IDAHO )
) ss:
County of Bannock )

On this 17" day of October, 2018, before me, a notary public in and for said state,
personally appeared Ken Pape, known or identified to me to be the Member of Portneuf
Development, LLC, an Idaho limited liability company, the person who executed the instrument
on behalf of said limited liability company as said Member of said limited liability company, and
acknowledged to me that such limited liability company executed the same.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my officjal seal the

day and year in this certificate first above written. d f
S\ \; i

Notary Public for Idaho

ROSEMARIE HUNTER B E N g 5 'IQ
COMMISSION #22273 Sesiding At e M

NOTARY PUBLIC _ My Commission Expires_S- AS- Be 2334
STATE OF IDAHO




EXHIBIT A
LEGAL DESCRIPTION

Portneuf Development Company, LLC, an Idaho Limited Liability Company
PARCEL 1:
A PARCEL OF LAND LOCATED IN THE SOUTHWEST QUARTER OF SECTION 1, TOWNSHIP 6 SOUTH, RANGE
34 EAST, BOISE MERIDIAN, BANNOCK COUNTY, IDAHO BEING A PORTION OF PARCEL #3 OF RECORD OF
SURVEY, INSTRUMENT NO. 21617876, MORE PARTICULARLY DESCRIBED AS FOLLOWS:
COMMENCING AT THE CENTER QUARTER CORNER OF SAID SECTION 1, BEING MARKED BY A 5/8 INCH
REBAR WITH A 2.5 INCH ALUMINUM CAP STAMPED “LS 10786” PER CORNER PERPETUATION AND
FILING, INSTRUMENT NO. 21617873, SAID POINT BEING THE POINT OF BEGINNING; THENCE ALONG
THE MERIDIONAL CENTERLINE OF SAID SECTION 1, SOUTH 00°14’03” EAST 1254.85 FEET TO A 1/2 INCH
REBAR WITH A CAP STAMPED “RMES PELS 2341”; THENCE SOUTH 79°06’07” WEST 1712.68 FEET TO A
5/8 INCH REBAR WITH A CAP STAMPED “CH&A 12457”; THENCE NORTH 52°32’37” WEST 850.37 FEET
TO A5/8 INCH REBAR WITH A CAP STAMPED “CH&A 12457”; THENCE PARALLEL WITH THE WESTERLY
LINE OF SAID SECTION 1, NORTH 00°40°37” WEST 941.15 FEET TO A 5/8 INCH REBAR WITH A CAP
STAMPED “CH&A 12457”; THENCE NORTH 61°44°42” EAST 261.37 FEET TO A 5/8 INCH REBAR WITH A
CAP STAMPED “CH&A 12457” ON THE NORTHERLY LINE OF THE SOUTHWEST QUARTER OF SAID
SECTION 1; THENCE ALONG SAID NORTHERLY LINE OF THE SOUTHWEST QUARTER OF SECTION 1,
SOUTH 89°54’37” EAST 2132.60 FEET TO THE POINT OF BEGINNING.

PARCEL 2:

A PARCEL OF LAND LOCATED IN THE SOUTHWEST QUARTER OF SECTION 1, TOWNSHIP 6 SOUTH, RANGE
34 EAST, BOISE MERIDIAN, BANNOCK COUNTY, IDAHO BEING A PORTION OF PARCEL #3 OF RECORD OF
SURVEY, INSTRUMENT NO. 21617876, MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE SOUTHWEST CORNER OF SAID SECTION 1, BEING MARKED BY A 2 INCH
ALUMINUM CAP IN SURVEY VAULT PER CORNER PERPETUATION AND FILING, INSTRUMENT NO.
20520365, SAID POINT BEING THE POINT OF BEGINNING; THENCE ALONG THE WESTERLY LINE OF SAID
SECTION 1, NORTH 00°40’37” WEST 2659.76 FEET TO THE WEST QUARTER CORNER MONUMENTED
WITH A1 INCH IRON ROD PER CORNER PERPETUATION AND FILING, INSTRUMENT NO. 20520359;
THENCE ALONG THE NORTHERLY LINE OF THE SOUTHWEST QUARTER OF SAID SECTION 1, SOUTH
89°54’37” EAST 496.72 FEET TO A 5/8 INCH REBAR WITH A CAP STAMPED “CH&A 12457” FROM WHICH
THE CENTER QUARTER CORNER BEARS SOUTH 89°54’37” EAST 2132.60 FEET; THENCE SOUTH 61°44'42”
WEST 261.37 FEET TO A 5/8 INCH REBAR WITH A CAP STAMPED “CH&A 12457”; THENCE PARALLEL
WITH THE WESTERLY LINE OF SAID SECTION 1, SOUTH 00°40°37” EAST 941.15 FEET TO A 5/8 INCH
REBAR WITH A CAP STAMPED “CH&A 12457”; THENCE SOUTH 52°32'37” EAST 850.37 FEETTO A 5/8
INCH REBAR WITH A CAP STAMPED “CH&A 12457”; THENCE NORTH 79°06’07” EAST 1712.68 FEETTO A
1/2 INCH REBAR WITH A CAP STAMPED “RMES PELS 2341” ON THE MERIDIONAL CENTERLINE OF SAID
SECTION 1; THENCE ALONG SAID MERIDIONAL CENTERLINE, SOUTH 00°14’03” EAST 1395.52 FEET TO
THE SOUTH QUARTER CORNER OF SAID SECTION 1 MONUMENTED WITH A 3 INCH BRASS CAP IN
SURVEY VAULT PER CORNER PERPETUATION AND FILING, INSTRUMENT NO. 20520364; THENCE ALONG
THE SOUTHERLY LINE OF SAID SECTION 1, SOUTH 89°53’17” WEST 2608.74 FEET TO THE POINT OF
BEGINNING.

PARCEL 3:
A PARCEL OF LAND LOCATED IN THE SOUTHEAST QUARTER OF SECTION 2, TOWNSHIP 6 SOUTH, RANGE
34 EAST, BOISE MERIDIAN, BANNOCK COUNTY, IDAHO BEING PARCEL #2 OF RECORD OF SURVEY,




INSTRUMENT NO. 21617876, AND PARCEL 1 OF EXHIBIT A OF WARRANTY DEED, INSTRUMENT NO.
21706688 DESCRIBED AS FOLLOWS PER SAID WARRANTY DEED:

THAT PORTION OF THE SOUTHEAST 1/4 OF SECTION 2, TOWNSHIP 6 SOUTH, RANGE 34 EAST, BANNOCK
COUNTY, IDAHO LYING EAST OF THE TRACT DEEDED TO THE STATE OF IDAHO FOR INTERSTATE
HIGHWAY RIGHT-OF-WAY IN INSTRUMENT NO. 331245, 371994 AND 332196, RECORDS OF BANNOCK
COUNTY, IDAHO, WHICH IS MORE PARTICULARLY DESCRIBED AS FOLLOWS:

A PARCEL OF LAND, SITUATED IN THE SE1/4 OF SECTION 2, TOWNSHIP 6 SOUTH, RANGE 34 EAST, BOISE
MERIDIAN, BANNOCK COUNTY, IDAHO, MORE PARTICULARLY DESCRIBED AS FOLLOWS:

BEGINNING AT THE SE CORNER OF SECTION 2 MONUMENTED WITH AN ALUMINUM CAP IN
MONUMENT BOX INST. NO. 20520365, FROM WHICH THE S1/4 CORNER BEARS N 89°44’11” W 2626.83
FEET, AND RUNNING THENCE N 89°44’11"” W 552.27 FEET ALONG THE SOUTH SECTION LINE OF SAID
SECTION 2 TO THE EASTERLY RIGHT-OF-WAY OF INTERSTATE 15 (FEDERAL AID PROJECTS NOS. I-152(1)71
AND {-152(3)71); THENCE N 00°15’22" E 25.82 FEET ALONG SAID RIGHT-OF-WAY TO A 1/2” IRON ROD
PLS 10786; THENCE N 79°51°06” W 128.34 FEET ALONG SAID EASTERLY RIGHT-OF-WAY TO A RIGHT-OF-
WAY MONUMENT; THENCE N 54°36’02” W 361.86 FEET ALONG SAID EASTERLY RIGHT-OF-WAY TO A
RIGHT-OF-WAY MONUMENT; THENCE N 05°12°23” W 954.91 FEET ALONG SAID EASTERLY RIGHT-OF-
WAY TO A RIGHT-OF-WAY MONUMENT; THENCE N 05°34'22" E 1458.55 FEET ALONG SAID EASTERLY
RIGHT-OF-WAY TO A POINT ON THE EAST-WEST CENTER SECTION LINE MONUMENTED WITH A 1/2”
{RON ROD PLS 10786; THENCE S 89°45'55” E 887.05 FEET ALONG SAID CENTERLINE TO THE EAST 1/4
CORNER MONUMENTED WITH A 1 INCH IRON ROD INST. NO. 20520359; THENCE S 00°40’ 37” E 2659.76
FEET ALONG THE EAST LINE OF SAID SECTION 2 TO THE POINT OF BEGINNING.

EXCEPTION NO. 1

ROW FOR OLYMPUS ROW

A STRIP OF LAND LOCATED IN THE SOUTHWEST 1/4 OF SECTION 1, TOWNSHIP 6 SOUTH, RANGE 34
EAST, BOISE MERIDIAN, BEING A PORTION OF THE LAND DESCRIBED IN DEED INSTRUMENT 21612701,
OF THE RECORDS OF BANNOCK COUNTY, IDAHO, MORE PARTICULARLY DESCRIBED AS FOLLOWS:
BEGINNING AT THE SOUTH 1/4 CORNER OF SECTION 1, BEING MARKED BY A 2” ALUMINUM CAP IN A
CITY OF POCATELLO STANDARD VAULT, AND RECORDED UNDER CORNER PERPETUATION AND FILING
RECORD INSTRUMENT 800761 OF THE RECORDS OF BANNOCK COUNTY, THE TRUE POINT OF
BEGINNING;

THENCE SOUTH 89°53’23"” WEST ALONG THE SOUTH LINE OF SAID SECTION 1 A DiISTANCE OF 50.00
FEET;

THENCE NORTH 00°02’30” EAST, A DISTANCE OF 248.42 FEET, TO A POINT OF TANGENCY OF A 1950.00
FOOT RADIUS CURVE, FROM SAID POINT THE RADIUS BEARS NORTH 89°57°30” WEST;

THENCE NORTHWESTERLY ALONG SAID CURVE THRU A CENTRAL ANGLE OF 34°37°47”, AND AN ARC
DISTANCE OF 1178.59 FEET, TO A POINT OF REVERSE CURVATURE, FROM SAID POINT THE RADIUS
BEARS NORTH 55°24’43” EAST;

THENCE NORTHWESTERLY ALONG A 1050.00 FOOT RADIUS CURVE, THRU A CENTRAL ANGLE OF
35°40°32”, AND AN ARC DISTANCE OF 653.79 FEET, TO A POINT OF TANGENCY;

THENCE NORTH 01°05’15” EAST, A DISTANCE OF 577.00 FEET, TO A POINT OF TANGENCY OF A 100.00
FOOT RADIUS CURVE, FROM SAID POINT THE RADIUS BEARS NORTH 88°54’45” WEST;

THENCE NORTHWESTERLY ALONG SAID CURVE, THRU A CENTRAL ANGLE OF 90°58°27”, AND AN ARC
DISTANCE OF 158.78 FEET TO A POINT OF CUSP, FROM SAID POINT THE RADIUS BEARS SOUTH 00°06°49”
WEST, ALSO SAID POINT BEING ON THE LATITUDINAL CENTERLINE OF SECTION 1;

THENCE SOUTH 89°54’40” EAST, ALONG THE LATITUDINAL CENTERLINE OF SECTION 1, A DISTANCE OF
300.00 FEET, TO A POINT OF CUSP OF A 100.00 FOOT RADIUS CURVE, WHOSE CENTER BEARS SOUTH
00°05'20” WEST;



THENCE SOUTHWESTERLY ALONG SAID CURVE, THRU A CENTRAL ANGLE OF 89°00°05”, AND AN ARC
DISTANCE OF 155.34 FEET, TO A POINT OF TANGENCY;

THENCE SOUTH 01°05”15” WEST, A DISTANCE OF 582.23 FEET, TO A POINT OF TANGENCY OF A 950.00
FOOT RADIUS CURVE, FROM SAID POINT THE CENTER BEARS SOUTH 88°54’46” EAST;

THENCE SOUTHEASTERLY ALONG SAID CURVE THRU A CENTRAL ANGLE OF 35°40'32”, AND AN ARC
DISTANCE OF 591.52 FEET, TO A POINT OF REVERSE CURVATURE, OF A 2050.00 FOOT RAD!US CURVE,
FROM SAID POINT THE RADIUS BEARS SOUTH 55°24’43” WEST;

THENCE SOUTHEASTERLY ALONG SAID CURVE THRU A CENTRAL ANGLE OF 21°31°08”, AND AN ARC
DISTANCE OF 769.93 FEET, TO A POINT OF NON-TANGENCY, ON THE MERIDIONAL CENTERLINE OF
SECTION 1, FROM SAID POINT THE CENTER BEARS, SOUTH 76°55’51” WEST;

THENCE SOUTH 00°14°04” EAST ALONG THE MERIDIONAL CENTERLINE OF SECTION 1 A DISTANCE OF
713.28 FEET TO THE TRUE POINT OF BEGINNING.

EXCEPTION NO. 2

PHT PARCEL 1

COMMENCING AT THE CENTER QUARTER CORNER OF SECTION 1, TOWNSHIP 6 SOUTH,
RANGE 34 EAST, BOISE MERIDIAN, BANNOCK COUNTY, IDAHO AND RUNNING THENCE S
39°23'54" E 398.18 FEET; WHICH IS THE POINT OF BEGINNING.

AND RUNNING THENCE N 90°00'00" W 714.72 FEET; THENCE S 01°05'15" W 371.93 FEET;
THENCE IN A SOUTHERLY DIRECTION WITH A TANGENT CURVE TURNING TO THE LEFT |
WITH A RADIUS OF 950.00 FEET, HAVING A CHORD S 06°03'11" E 236.18 FEET, A CENTRAL
ANGLE 14°16'53" AND AN ARC LENGTH 236.79 FEET; THENCE N 90°00'00" E 699.36 FEET;
THENCE N 00°14'03" W 606.73 FEET; TO THE POINT OF BEGINNING.

EXCEPTION NO. 3

PHT PARCEL 2

COMMENCING AT THE CENTER QUARTER CORNER OF SECTION 1, TOWNSHIP 6 SOUTH,
RANGE 34 EAST, BOISE MERIDIAN, BANNOCK COUNTY, IDAHO AND RUNNING THENCE S
15°35'39" E 949.37 FEET; WHICH IS THE POINT OF BEGINNING.

AND RUNNING THENCE N 90°00'00" W 699.36 FEET; THENCE IN A SOUTHEASTERLY
DIRECTION WITH A NON-TANGENT CURVE TURNING TO THE LEFT WITH A RADIUS OF

950.00 FEET, HAVING A CHORD S 23°53'27" E 352.67 FEET, A CENTRAL ANGLE 21°23'39" AND
AN ARC LENGTH 354.73 FEET; THENCE IN A SOUTHEASTERLY DIRECTION WITH A

REVERSE TANGENT CURVE TURNING TO THE RIGHT WITH A RADIUS OF 2050.00 FEET,
HAVING A CHORD S 33°26'40" E 81.83 FEET, A CENTRAL ANGLE 02°17'14" AND AN ARC
LENGTH 81.83 FEET; THENCE N 79°06'07" E 522.04 FEET; THENCE N 00°14'03" W 292.04 FEET;
TO THE POINT OF BEGINNING.

EXCEPTION NO. 4

PHT PARCEL 3

COMMENCING AT THE CENTER QUARTER CORNER OF SECTION 1, TOWNSHIP 6 SOUTH,
RANGE 34 EAST, BOISE MERIDIAN, BANNOCK COUNTY, IDAHO AND RUNNING THENCE S
89°53'42" E 251.48 FEET; WHICH IS THE POINT OF BEGINNING.

AND RUNNING THENCE N 89°53'42" W 633.91 FEET; THENCE IN A SOUTHWESTERLY
DIRECTION WITH A TANGENT CURVE TURNING TO THE LEFT WITH A RADIUS OF 74.98

FEET, HAVING A CHORD S 45°35'18" W 105.14 FEET, A CENTRAL ANGLE 89°02'00" AND AN
ARC LENGTH 116.51 FEET; THENCE S 01°05'15" W 234.86 FEET; THENCE N 90°00'00" E 714.72
FEET, THENCE N 00°14'03" W 307.24 FEET; TO THE POINT OF BEGINNING.



EXCEPTION NO. 5

ICCU PARCEL

(FUTURE LOT 8, BLOCK 1, THE CROSSINGS DIVISION NO. 1)

A PARCEL OF LAND LOCATED IN THE SOUTHEAST QUARTER OF THE SOUTHWEST QUARTER OF SECTION
1, TOWNSHIP 6 SOUTH, RANGE 34 EAST, BOISE MERIDIAN, BANNOCK COUNTY, IDAHO, MORE
PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE SOUTH QUARTER CORNER OF SAID SECTION 1, BEING MARKED BY A 3 INCH
BRASS CAP PER CORNER PERPETUATION AND FILING, INSTRUMENT NO. 800761; THENCE ALONG THE
SOUTH LINE OF SAID SECTION 1, SOUTH 89°53’17” WEST 50.00 FEET; THENCE NORTH 00°02’30” EAST
66.11 FEET TO THE POINT OF BEGINNING; THENCE SOUTH 45°00°00” WEST 38.21 FEET; THENCE SOUTH
00°02'30” WEST 8.14 FEET; THENCE PARALLEL WITH THE SOUTH LINE OF SAID SECTION 1, SOUTH
89°53'17” WEST 208.00 FEET; THENCE NORTH 00°02’30” EAST 270.05 FEET; THENCE NORTH 45°02'30”
EAST 42.43 FEET; THENCE SOUTH 89°57°30” EAST 174.30 FEET; THENCE SOUTH 45°44’04” EAST 41.85
FEET TO A POINT OF NON-TANGENCY OF A 1950.00 FOOT RADIUS CURVE CONCAVE TO THE
SOUTHWEST OF WHICH RADIUS BEARS SOUTH 88°29'22” WEST; THENCE SOUTHEASTERLY 52.82 FEET
ALONG SAID 1950.00 FOOT RADIUS CURVE TO THE RIGHT THROUGH A CENTRAL ANGLE OF 01°33’08”
AND A LONG CHORD THAT BEARS SOUTH 00°44°04” EAST 52.82 FEET; THENCE SOUTH 00°02'30” WEST
182.31 FEET TO THE POINT OF BEGINNING.



CONSENT FORM

COMES NOW Arvil Swaney, Managing Member of Millennial Development Partners, a
Utah LLC (“MILLENNIAL”™), and states that MILLENNIAL owns that certain property
generally described as Parcel Identification Numbers: R3851001209, R3851001206,
R3805003000, R3805002900%nd more particularly described on Exhibit A attached hereto and
incorporated herein by reference (the “Property”), and hereby certifies:

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

(2)  that the undersigned has reviewed the materials provided in Exhibit B, and
has had an opportunity to review the urban renewal eligibility report, dated January 2018,
entitled Northgate Urban Renewal District (Proposed) Eligibility Report for the Pocatello
Development Authority, prepared by Phil Kushlan, Kushlan Associates, and as attached hereto

as Exhibit C,

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

DATED this 13th day of September, 2018.

(nal

% % 55 3000105 . MILLENNIAL DEVELOPMENT PARTNERS
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ap‘ﬁ/ E’f_‘j’}s" 14e7 10D

QQ’-](’/V % \dqga) E/Ii:lt;nnial Dev%lopment Partners
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STATE OF IDAHQ, )
)

County of*

, 2018, before me, a notary public in and for said

f [ENFIFY],

On this day of

state, personally appeared own or identified to me to be the- -
an Make- (AFl LLe | the Yson &ﬁra&:cut d the instrument on behalf of safd~ /1™ P
, and acknowledged to me that such

M D as said [THFEE}of said /o~
o a1 ol peliiade

) ﬂn_ii-}h’}' €xecuted the same.

IN WITNESS WHEREOF, | have hereunto set my hand and
day and year in this certificate first above written.
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WOoTAp\ % ARE W
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EXHIBIT A

LEGAL DESCRIPTION

PARCEL 1: (R3851001209)

A PARCEL OF LAND LOCATED IN THE SOUTHEAST QUARTER OF THE NORTHEAST QUARTER,
GOVERNMENT LOT 1, A PORTION OF GOVERNMENT LOT 2, AND A PORTION OF THE SOUTHWEST
QUARTER OF THE NORTHEAST QUARTER OF SECTION 6, TOWNSHIP 6 SOUTH, RANGE 35 EAST, BOISE
MERIDIAN, BANNOCK COUNTY, IDAHO MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE EAST QUARTER CORNER OF SAID SECTION 6, BEING MARKED BY A 5/8 INCH
REBAR WITH A 2 INCH ALUMINUM CAP STAMPED RMES PELS 2341 PER CORNER PERPETUATION AND
FILING, INSTRUMENT NO. 21707720, SAID POINT BEING THE POINT OF BEGINNING; THENCE ALONG
THE SOUTH LINE OF THE SOUTHEAST QUARTER OF THE NORTHEAST QUARTER OF SAID SECTION 6,
NORTH 89°47°38” WEST 1321.07 FEET TO THE SOUTHWEST CORNER OF SAID SOUTHEAST QUARTER OF
THE NORTHEAST QUARTER; THENCE ALONG THE WEST LINE OF SAID SOUTH EAST QUARTER OF THE
NORTHEAST QUARTER, NORTH 00°03'29" WEST 1116.43 FEET, THENCE ALONG A LINE PARALLEL WITH ;
THE SOUTH LINE OF GOVERNMENT LOT 2, NORTH 89°45’14” WEST 531.63 FEET; THENCE ALONG A LINE |
PARALLEL WITH THE WEST LINE OF SAID GOVERNMENT LOT 2, NORTH 00°01°40” WEST 1558.84 FEET TO
THE NORTH LINE OF SAID SECTION 6; THENCE ALONG SAID NORTH LINE, SOUTH 89°38'00" EAST
1850.49 FEET TO THE NORTHEAST CORNER OF SAID SECTION 6 BEING MARKED BY A 2 INCH ALUMINUM
CAP STAMPED CITY OF POCATELLO HORIZONTAL CONTROL PLS 942; THENCE ALONG THE EAST LINE OF
SAID SECTION 6, SOUTH 00°05'19" EAST 2670.46 FEET TO THE POINT OF BEGINNING.

PARCEL 2 - 88.87 ACRES (R3851001206)

A PARCEL OF LAND LOCATED IN A PORTION OF THE NORTHEAST QUARTER OF THE SOUTHWEST
QUARTER, A PORTION OF THE SOUTHEAST QUARTER OF THE NORTHWEST QUARTER, A PORTION OF
GOVERNMENT LOT 3, A PORTION OF GOVERNMENT LOT 2, APORTION OF THE SOUTHWEST QUARTER
OF THE NORTHEAST QUARTER OF SECTION 6, TOWNSHIP 6 SOUTH, RANGE 35 EAST, BOISE MERIDIAN,
BANNOCK COUNTY, IDAHO MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE WEST QUARTER CORNER OF SAID SECTION 6, BEING MARKED BY A 5/8 INCH
REBAR WITH A 2 INCH ALUMINUM CAP STAMPED RMES PELS 2341 PER CORNER PERPETUATION AND
FILING, INSTRUMENT NO. 21707718; THENCE SOUTH 89°47°38” EAST 1114.28 FEET TO THE NORTHEAST
CORNER OF GOVERNMENT LOT 6, BEING MARKED BY A 2 INCH ALUMINUM CAP STAMPED RMES PELS
2341, SAID POINT BEING THE POINT OF BEGINNING; THENCE ALONG THE WEST LINE OF THE
SOUTHEAST QUARTER OF THE NORTHWEST QUARTER AND GOVERNMENT LOT 3 OF SAID SECTION 6,
NORTH 00°01'08” EAST 1853.87 FEET; THENCE SOUTH 89°58/52” EAST 327.96 FEET; THENCE SOUTH
74°53’06” EAST 598.76 FEET; THENCE SOUTH 84°13'28" EAST 189.34 FEET; THENCE NORTH 00°01'40”
WEST 96.68 FEET; THENCE SOUTH 89°33’15” WEST 109.65 FEET; THENCE NORTH 72°42'13” WEST
598.06 FEET; THENCE NORTH 89°58'52” WEST 129.11 FEET, THENCENORTH 00°01°08” EAST 149.06
FEET; THENCE NORTH 89°58'52” WEST 284.53 FEET TO THE WEST LINE OF SAID GOVERNMENT LOT 3;
THENCE ALONG SAID WEST LINE, NORTH 00°01°08” EAST 587.47 EEETTO NORTHWEST CORNER OF SAID
GOVERNMENT LOT 3 ON THE NORTH LINE OF SAID SECTION 6; THENCE ALONG SAID NORTH LINE,
SOUTH 89°20°52” EAST 1319.60 FEET TO THE NORTH QUARTER CORNER OF SAID SECTION 6, BEING
MARKED BY A 2 INCH ALUMINUM CAP STAMPED RMES PELS 2341 PER CORNER PERPETUATION AND
FILING, INSTRUMENT NO. 21707719; THENCE CONTINUING ALONG SAID NORTH LINE OF SECTION 6,
SOUTH 89°20'52" EAST 154.19 FEET TO THE SOUTH QUARTER CORNER OF SECTION 31, TOWNSHIP 5
SCUTH, RANGE 35 EAST, BOISE MERIDIAN, BEING MARKED BY A STONE AND 2 INCH ALUMINUM CAP




STAMPED CITY OF POCATELLO HORIZONTAL CONTROL PLS 942; THENCE ALONG SAID NORTH LINE OF -
SAID SECTION 6, SOUTH 89°38°00” EAST 634.67 FEET; THENCE ALONG A LINE PARALLEL WITH THE

WEST LINE OF GOVERNMENT LOT 2, SOUTH 00°01'40” EAST 1558.84 FEET; THENCE ALONG A LINE

PARALLEL WITH THE SOUTH LINE OF SAID GOVERNMENT LOT 2, NORTH 89°4514” WEST 788.85 FEET;

THENCE SOUTH 59°17°05” WEST 668.40 FEET; THENCE SOUTH 37°42'10” WEST 975.40 FEET TO THE

SOUTH LINE OF THE SOUTHEAST QUARTER OF THE NORTHWEST QUARTER; THENCE SOUTH 22°22'38”

WEST 394.32 FEET TO THE SOUTHEAST CORNER OF DEED INSTRUMENT NO. 21715050; THENCE ALONG

THE EAST LINE OF SAID DEED INSTRUMENT NO. 21715050, NORTH 00°01°08” EAST 365.17 FEET TO THE

POINT OF BEGINNING.

PARCEL 3 - 5.04 ACRES (R3805003000)

A PARCEL OF LAND LOCATED IN SECTION 31, TOWNSHIP 5 SOUTH, RANGE 35 EAST, BOISE MERIDIAN,
BANNOCK COUNTY, IDAHO DESCRIBED AS THE WEST HALF OF THE SOUTHWEST QUARTER OF THE
SOUTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SAID SECTION 31, AS DESCRIBED IN
WARRANTY DEED, INSTRUMENT NO. 21706690, PARCEL 10A.

PARCEL 4 - 10.09 ACRES (R3805002900}

A PARCEL OF LAND LOCATED IN SECTION 31, TOWNSHIP 5 SOUTH, RANGE 35 EAST, BOISE MERIDIAN,
BANNOCK COUNTY, IDAHO DESCRIBED AS THE NORTHEAST QUARTER OF THE SOUTHEAST QUARTER OF
THE SOUTHWEST QUARTER OF SAID SECTION 31, AS DESCRIBED IN WARRANTY DEED, INSTRUMENT NO.
21706690, PARCEL 10A.
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In The Matter of ELIGIBILITY OF NORTHGATE ) R.S. No 2018-23
PROJECT AS URBAN RENEWAIL AREA ) February 13, 2018

RESOLUTION

A RESOLUTION OF THE BOARD OF COUNTY COMMISSIONERS OF
BANNOCK COUNTY, IDAHO, ADOPTING THE FINDINGS OF THE
POCATELLO DEVELOPMENT AUTHORITY, THE URBAN RENEWAL
AGENCY OF THE CITY OF POCATELLO, IDAHO, ADOPTED BY
RESOLUTION ON JANUARY 17, 2018, IN RESOLUTION NO. 2018-1;
ACCEPTING THAT CERTAIN REPORT PREPARED FOR THE
POCATELLO DEVELOPMENT AUTHORITY ON THE ELIGIBILITY FOR
CERTAIN PROPERTY REFERRED TO AS THE NORTHGATE AREA AS AN
URBAN RENEWAL AREA AND REVENUE ALLOCATION AREA AND
JUSTIFICATION FOR DESIGNATING THE AREA AS APPROPRIATE FOR
AN URBAN RENEWAL PROJECT SUBJECT TO CERTAIN CONDITIONS;
FINDING A PORTION OF THE NORTHGATE AREA INCLUDES CERTAIN
PROPERTIES WITHIN THE UNINCORPORATED AREA OF BANNOCK
COUNTY; FINDING AND DECLARING THE NEED FOR AN URBAN
RENEWAL PROJECT FOR THE NORTHGATE AREA; APPROVING
CREATION OF THAT PORTION OF THE NORTHGATE AREA LYING
OUTSIDE OF THE CORPORATE BOUNDARIES OF THE CITY OF
POCATELLO AND WITHIN THE UNINCORPORATED AREA OF
BANNOCK COUNTY; FINDING THAT THE JURISDICTIONAL
BOUNDARIES OF THE CITY OF POCATELLO AND BANNOCK COUNTY
REMAIN THE SAME; AND PROVIDING AN EFFECTIVE DATE.

WHEREAS, the Pocatello Development Authority, an independent public body corporate
and politic, authorized under the authority of the Idaho Urban Renewal Law of 1965, Chapter 20,
Title 50, Idaho Code, as amended (hereinafter the "Law") and the Local Economic Development
Act, Chapter 29, Title 50, Idaho Code, as amended (hereinafter the “Act™), is a duly created and
functioning urban renewal agency for Pocatello, Idaho, hereinafter referred to as the "Agency."

WHEREAS, the City Council (the “City Council”) of the city of Pocatello (the “City”)
found that deteriorating areas exist in the City, therefore, for the purposes of the Law, created an
urban renewal agency pursuant to the Law, authorizing the Agency to transact business and
exercise the powers granted by the Law and the Act upon making the findings of necessity
required for creating the Agency;

WHEREAS, there are several existing urban renewal project areas in the City;
WHEREAS, based on inquiries and information presented, the Agency commenced

certain discussions concerning examination of an additional area as appropriate for an urban
renewal project;
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o WHEREAS, in 2017, the Agency authorized Kushlan Associates, to commence an
eligibility study and preparation of an eligibility report of an area located east of Interstate 15 and
north of Chubbuck Road and the surrounding properties;

WHEREAS, the Agency obtained an eligibility report, dated January 2018 (the
“Report”), which examined an area within the area of operation of the City, in an area known as
the Northgate Area, which area also included real property located within unincorporated
Bannock County, for the purpose of determining whether such area was a deteriorating area or a
deteriorated area as defined by Idaho Code Sections 50-2018(9) and 50-2903(8);

, WHEREAS, the Report was submitted to the Agency, a copy of which is attached hereto
as Exhibit A;

WHEREAS, under the Act and Law, specifically Sections 50-2903(8)(f) and 50-2018 (8)
and (9), Idaho Code, the definition of a deteriorating area shall not apply to any agricultural
operation as defined in Section 22-4502(1), Idaho Code, or any forest land as defined in Section
63-1701(4), Idaho Code, absent the consent of the owner of the agricultural operation or the
forest landowner of the forest land, except for an agricultural operation or forest land that has not

been used for three (3) consecutive years;

WHEREAS, the Northgate Area includes parcels subject to such consent. While the
necessary consents have not been obtained, any and all consents shall be obtained prior to City

Council adoption of any urban renewal plan;

WHEREAS, Idaho Code Section 50-2018(18) states that an urban renewal agency cannot
.exercise jurisdiction over any area outside the city limits without the approval of the other city or
county declaring the need for an urban renewal plan for the proposed area;

WHEREAS, a portion of the Northgate Area includes certain real property located in
unincorporated Bannock County; :

WHEREAS, the Agency accepted the Report by way of Resolution No. 2018-1 at the
January 17, 2018, meeting of the Agency Board, a copy of Resolution No. 2018-1 (without
exhibits), is attached hereto as Exhibit B;

WHEREAS, pursuant to Idaho Code Section 50-2008, an urban renewal project may not
be planned or initiated unless the local governing body has, by resolution, determined such area
to be a deteriorated area or deteriorating area, or combination thereof, and designated such area

as appropriate for an urban renewal project;

WHEREAS, Idaho Code Section 50-2904, also requires that in order to adopt an urban
renewal plan containing a revenue allocation financing provision, the local governing body must
make a finding or determination that the area included in such plan is a deteriorated area or

deteriorating area;

WHEREAS, the proposed Northgate Area has no impact on the jurisdictional boundaries
of Bannock County;
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WHEREAS, on February 13, 2018, representatives of the Agency presented the Report to
the Bannock County Commissioners requesting the Commissioners to consider adopting the
findings concerning the proposed Northgate Area.

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY
COMMISSIONERS OF BANNOCK COUNTY, IDAHO, AS FOLLOWS:

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

Section2.  That the findings of the Agency made on January 17, 2018, in Resolution
No. 2018-1, are hereby adopted by the Board of Bannock County Commissioners.

Section3.  That there is a need for an urban renewal plan for the Northgate Area.

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

ADOPTED this 13th day of February, 2018.

BOARD OF BANNOCK COUNTY COMMISSIONERS

,‘%fu:;/

Terrel Tovey,

Robert Poleki
Bannock County Clerk
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RESOLUTION NO. 20/3-0%

A RESOLUTION BY THE POCATELLO CITY COUNCIL DETERMINING A CERTAIN
AREA WITHIN THE CITY OR WITHIN THE CITY’S AREA OF OPERATION, TO BE A
DETERIORATED AREA OR A DETERIORATING AREA AS DEFINED BY IDAHO CODE
SECTIONS 50-2018(9) AND 50-2903(8); DIRECTING THE URBAN RENEWAL AGENCY
OF POCATELLO TO COMMENCE THE PREPARATION OF AN URBAN RENEWAL
PLAN SUBJECT TO CERTAIN CONDITIONS, WHICH PLAN MAY INCLUDE REVENUE
ALLOCATION PROVISIONS FOR ALL OR PART OF THE AREA; AND PROVIDING AN
EFFECTIVE DATE.

WHEREAS, the City Council (the “City Council”) of the City of Pocatello (the “City”)
created the urban renewal agency of the City of Pocatello, also known as the Pocatello
Development Authority (hereinafter, the “Agency”), authorizing the Agency to transact business
and exercise the powers granted by the Idaho Urban Renewal Law of 1965, Chapter 20, Title 50,
Idaho Code, as amended and supplemented (the “Law”) and the Local Economic Development
Act, Chapter 29, Title 50, Idaho Code, as amended and supplemented (the “Act”) upon making
the findings of necessity required for creating the Agency;

WHEREAS, the Mayor has duly appointed the Board of Commissioners of the Agency,
which appointment was confirmed by the City Council;

WHEREAS, the City Council, on July 15, 2004, after notice duly published, conducted a
public hearing on the North Yellowstone Urban Renewal Area Plan (the “North Yellowstone
Plan”);

WHEREAS, following said public hearing the City Council adopted its Ordinance No.
2741 on July 15, 2004, approving the North Yellowstone Plan and making certain findings;

WHEREAS, the City Council, on June 22, 2006, after notice duly published, conducted a
public hearing on the Naval Ordnance Plant Urban Renewal Plan and the East Center Urban
Renewal Plan (the “Naval Ordnance Plant and East Center Plans”);

WHEREAS, following said public hearing the City Council adopted its Ordinance No.
2797 on June 22, 2006, approving the Naval Ordnance Plant and East Center Plans and making
certain findings;

WHEREAS, the City Council, on April 19, 2007, after notice duly published, conducted .
a public hearing on the North Portneuf Urban Renewal Plan (the “North Portneuf Plan”);

WHEREAS, following said public hearing, the City Council adopted its Ordinance No.
2814 on April 19, 2007, approving the North Portneuf Plan and making certain findings;

WHEREAS, the City Council, on November 15, 2007, after notice duly published,
conducted a public hearing on the Amended North Yellowstone Urban Renewal Area Plan (the
“Amended North Yellowstone Plan”);



WHEREAS, following said public hearing, the City Council adopted its Ordinance No.
2827 on November 15, 2007, approving the Amended North Yellowstone Plan and making
certain findings;

WHEREAS, the City Council, on November 4, 2010, after notice duly published
conducted a public hearing on the Pocatello Regional Airport Urban Renewal Area Plan (the
“Pocatello Regional Airport Plan™);

WHEREAS, following said public hearing, the City Council adopted its Ordinance No.
2889 on November 4, 2010, approving the Pocatello Regional Airport Plan and making certain
findings;

WHEREAS, the above referenced urban renewal plans and their project areas are
collectively referred to as the Project Areas;

WHEREAS, based on inquiries and information presented, it has become apparent that
additional real property within the City and the City’s area of operation may be deteriorating or
deteriorated and should be examined as to whether the area is eligible for urban renewal planning
purposes; '

WHEREAS, the Agency commenced certain discussions concerning examination of the
new area as appropriate for an urban renewal project;

WHEREAS, during 2017, the Agency authorized Kushlan Associates, to commence an
eligibility study and preparation of an eligibility report of an area located east of Interstate 15 and
north of Chubbuck Road, and the surrounding properties;

WHEREAS, the Agency obtained an eligibility report, dated January 2018 (the
“Report”), which examined an area of operation of the City, in an area known as the Northgate
Area, which area also included real property located within unincorporated Bannock County, for
the purpose of determining whether such area was a deteriorating area or a deteriorated area as
defined by Idaho Code Sections 50-2018(9) and 50-2903(8);

WHEREAS, the Report was submitted to the Agency, a copy of the Report is attached
hereto as Exhibit A;

WHEREAS, the Agency, on January 17, 2018, adopted Resolution No. 2018-1 (a copy of
which is attached hereto as Exhibit B without the attached exhibits thereto) accepting the Report
and authorizing the Chairman of the Agency to transmit the Report to the City Council
requesting its consideration for designation of an urban renewal area and requesting the City
Council to direct the Agency to prepare an Urban Renewal Plan for the Northgate Area, which
Plan may include a revenue allocation provision as allowed by law; -

WHEREAS, the Agency also authorized the transmittal of the Report to Bannock County
for purposes of obtaining a resolution accepting the Report and determining such area to be
deteriorated and/or deteriorating and appropriate for an urban renewal project;
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WHEREAS, pursuant to Idaho Code Sections 50-2018(9) and 50-2903(8), which lists the
definition of a deteriorating area and a deteriorated area, many of the conditions necessary to be
present in such an area are found in the Northgate Urban Renewal Project Area, i.e.,

predominance of defective or inadequate street layout;

outmoded street patterns;

faulty lot layout in relation to size, adequacy, accessibility or usefulness;
unsuitable topography;

unsanitary or unsafe conditions;

diversity of ownership; and

defective and unusual conditions of title;

@ o Ao o

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

WHEREAS, the Report includes a preliminary analysis concluding the base assessment
roll value for the Northgate Area along with the base assessment rolls for the existing Project
Areas does not exceed 10% of the overall current assessed valuation of all taxable property
within the City;

WHEREAS, under the Law and Act, specifically Sections 50-2018(9) and 50-2903(8)(f),
the definition of a deteriorating area shall not apply to any agricultural operation as defined in
section 22-4502(1), Idaho Code, absent the consent of the owner of the agricultural operation
except for an agricultural operation that has not been used for three (3) consecutive years;

WHEREAS, additional analysis concerning any agricultural operations and additional
requests for consent of property owners who may have such agricultural operations within the
past three (3) consecutive years continues;

WHEREAS, Idaho Code Section 50-2018(18) states that an urban renewal agency cannot
exercise jurisdiction over any area outside the city limits without the approval of the other city or
county declaring the need for an urban renewal plan for the proposed area;

WHEREAS, a portion of the Northgate Area includes certain properties within
unincorporated Bannock County;

WHEREAS, the Bannock County Board of County Commissioners was asked to adopt a
resolution finding the need for an urban renewal project for the proposed Northgate Area;

WHEREAS, the Bannock County Board of County Commissioners adopted the Agency’s
finding concerning the proposed Northgate Area by adopting Resolution No. 2018.23 on
February 13, 2018, which Resolution No. 2018-23 is attached hereto as Exhibit C, without the
exhibits attached thereto.

WHEREAS, pursuant to Idaho Code Section 50-2008, an urban renewal project may not
be planned or initiated unless the local governing body has, by resolution, determined such area
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to be a deteriorated area or a deteriorating area, or combination thereof, and designated such area
as appropriate for an urban renewal project;

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

WHEREAS, it is desirable and in the best public interest that the Agency prepare an
urban renewal plan for the area identified as the Northgate Area in the Report located within the
City and within the City’s area of operation;

NOW, THEREFORE, BE IT RESOLVED BY THE MAYOR AND COUNCIL OF THE
CITY OF POCATELLO, IDAHO, AS FOLLOWS:

Section 1: That the City Council of Pocatello finds and declares:

(2 That the Northgate Area described in the Report is a deteriorated area or a
deteriorating area existing in the City or the City’s area of operation as defined by Chapters 20
and 29, Title 50, Idaho Code, as amended; :

(b) That there is a need for the Agency, an urban renewal agency, to function
in accordance with the provisions of Chapters 20 and 29, Title 50, Idaho Code, as amended,
within a designated area for the purpose of establishing an urban renewal plan;

(c)  That the area identified as the Northgate Area in the Report is determined
to be a deteriorated area or a deteriorating area, or a combination thereof, and such area is
designated as appropriate for an urban renewal project;

(d  That the area identified as the Northgate Area in the Report includes
certain properties within unincorporated Bannock County. Bannock County has adopted a
resolution finding the need for an urban renewal project for the proposed Northgate Area; and

(e) That the Agency will need to receive the required agricultural operation
consents from the real property owners prior to formally submitting the proposed urban renewal
plan to the City for its consideration.

Section 2: That the Agency commence preparation of an Urban Renewal Plan for
consideration by the Agency Board and, if acceptable, final consideration by the City Council in
compliance with Chapters 20 and 29, Title 50, Idaho Code, as amended.

Section 3: That this Resolution shall be in full force and effect immediately upon its
adoption and approval.
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RESOLVED this 15% day of February, 2018.

CITY OF POCATELLO, a municipal
corporation of Idaho ‘

BRIAN C. BLAD, Mayor
ATTEST:

\ U

RU 3 WHITWORTH, City Clerk
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Introduction: Kushlan | Associates was retained by the law firm of Elam & Burke,
P. A. to develop an Eligibility Report for the consideration of establishing a new urban
renewal district in the City of Pocatello, Idaho. Historically, the property subject to this
review has existed in unincorporated Bannock County. Much of the area has become under
consideration for annexation to the City during the pendency of this review.

Elected Officials serving the City of Pocatello are:
Mayor: Brian Blad

Heidi Adamson
Roger Bray
Jim Johnston
Rick Cheatum
Linda Leeuwrik

Council Members:

Planning & Development Director: Melanie Gygli

Idaho Code Section 50-2006 states, in part: “URBAN RENEWAL AGENCY. (a) There is
hereby created in each municipality an independent public body corporate and politic to be
known as the "urban renewal agency" that was created by resolution as provided in section
50-2005, Idaho Code...” to carry out the powers enumerated in Title 50, Chapters 20 and
29, Idaho Code. The Pocatello City Council adopted Resolution 1988-13 in 1988 bringing
forth those powers within the City of Pocatello.

The Mayor, with the confirmation of the City Council, has appointed nine members to the
board of the Urban Renewal Agency of the City of Pocatello, also doing business as the
Pocatello Development Authority (PDA). The PDA currently oversees the implementation
of four urban renewal districts located throughout Pocatello. The current membership of
the PDA Board is as follows:

Chair: Scott Smith

Vice Chairman Chad Carr

Commissioners Brian Blad
Larry Fisher
Jim Johnston
Russ Meyers

Thomas Ottaway, PhD
Terrel N. Tovey

Scott Turner
Ex-Officio (Bannock Dev. Corp.) John Regetz
Interim Executive Director: Melanie Gygli
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Existing Pocatello Urban Renewal Districts

North Yellowstone Urban Renewal District 2004 2028

Naval Ordunance Urban Renewal District 2006 2026

North Portneuf Urban Renewal District 2007 2024
| Pocatello Airport Urban Renewal District 2010 2033
Background:

While Native Americans inhabited the area for centuries, the development of the
community of Pocatello, as we know it today, evolved through the late nineteenth century.
At first, the area served as a transit route for immigrants and stage coach lines headed for
Fort Hall, established by Nathaniel Wyeth in 1834 a few miles north of the current location
of Pocatello. The Utah and Northern Railroad intersected with the Oregon Short Line
Railroad at this location. European settlement started in the 1880s and was originally
focused on the requirements of the railroads.

The fact that the site was located on the Fort Hall Indian Reservation limited the
development of the community to the previously granted right-of-way secured through the
tribal lands in 1882. As a result of significant growth in population, the US Government
secured rights to an additional 2,000 acres of Reservation land allowing for expansion of
the community. Additional land was secured from the Tribe in 1905.

The City was created as a City of the First Class by the Idaho Legislature in 1889 and today
ranks as the fifth largest city in the state.

The Idaho Legislature established an institution of higher learning at Pocatello in 1901.
Designated as the Academy of Idaho, a two-year program, it started holding classes in
September of 1902. The school was renamed as the Idaho Technical Institute in 1915 and
then, in 1927, as the University of Idaho, Southern Branch. In 1947 the institution was
elevated to afour-year program and again renamed as Idaho State College. Finally, in 1963,
the College was designated as Idaho State University, a full, four-year public university.

While the community retained its economic focus on the railroads and surrounding

agricultural and mining interests, the University has exerted significant cultural and
economic influence on the broader community
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Official US Census Data

Year Population Average Annual Change
1900 4,046
1910 9,110 +8.4§% / Yr.
1920 15,001 _+5.11% / Yr.
1930 13,471 0.94% / Yr.
1940 18,1?___,§ +0.97% / Yr.
1950 26,131 +§.72% / Yr.
1960 26,554 +o.1§% / Yr.
1970 40,(?36 +4.2% / Yr.
1990 46,320 +1.47% / Yr.
2000 46,:)91 - o.ojs% / Yr.
2010 54,255 +o.4§% / Yr.
2016 (Estimate) §4,746 +o.o1§% /YT,

When income statistics are compared to statewide numbers, we see that the population of
Pocatello lags the rest of Idaho in these categories. The median household income in
Pocatello is $40,269, approximately 15.4% below the statewide figure of $47,583. Per
capita money income for the Pocatello population is $20,697 as compared to the statewide
number of $23,399. The percentage of the Pocatello population below poverty level is
21.9% as compared to the statewide number of 14.4%. (Data from the US Census Bureau.)

Investment Capacity: Cities across the nation actively participate in the economic
vitality of their communities through investment in infrastructure. Water and sewer
facilities as well as transportation, communication, electrical distribution and other
systems are all integral elements of an economically vital community. Idaho cities have a
significant challenge in responding to these demands along with the on-going need to
reinvest in their general physical plant to ensure it does not deteriorate to the point of
system failure. They face stringent statutory and constitutional limitations on revenue
generation and debt as well as near total dependence upon legislative action to provide
funding options. These strictures severely constrain capital investment strategies.

The tools made available to cities in Title 50, Chapters 20 and 29, the Urban Renewal Law
and the Economic Development Act are some of the few that are available to assist
communities in their efforts to support economic vitality. New sources of State support are
unlikely to become available in the foreseeable future, thus the PDA’s interest in exploring
the potential for establishing its fifth urban renewal district is an appropriate public policy
consideration.

Northgate Development

The cities of Pocatello and Chubbuck, along with Bannock County have been planning for
the development of the area north of the current Pocatello city limits, east of Interstate 15
and south of the Fort Hall Indian Reservation for more than a decade. While specifics of
the vision have changed over time, the area was seen as integral to the development of the
City of Pocatello and urban levels of development at various densities was a common thread
throughout the planning efforts. Those planning efforts have included the Idaho
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Transportation Deparitment as well as private landowners in the areas and development
interests from within the community and the broader region.

Recent dialogue among the various partners in the planning effort has resulted in a more
definitive plan calling for a bold development vision resulting in a significant mixed-use
area that would ultimately be annexed to and served by the City of Pocatello over time.
Various planning documents have been updated to accommodate the current vision.
Agreements among the parties have been implemented providing for substantial public
investment in initial transportation infrastructure, including advancing the schedule for
construction of the Northgate Interchange on Interstate 15 from 2035 to 2018. In addition
to the interchange, in which both local public and private investment has been made, the
local entities have provided resources to construct the access roads leading to the new
interchange on both sides of the interstate highway.

In support of the current proposal, the City and County have agreed to expand the City of
Pocatello Area of City Impact and Comprehensive Land Use Planning area to include the
geography covered by the planned development. Substantial private investment has been
made in securing rights to land for inclusion in the development as well as in sophisticated
master planning of the area helping to define the infrastructure investments needed to

support the envisioned community.

As indicated in the Master Plan map (below), substantial public infrastructure is called for
in implementing the development pattern envisioned. Thus far, development
opportunities considered for the area covered by the Comprehensive Plan, have been
insufficient in scale to support the required public facility investment. This imbalance has
thwarted the orderly implementation of the planning undertaken by the City and the
property owners. This lack of progress has stimulated the current interest in exercise the
powers granied under State Law in the establishment of a fifth urban renewal district in

Pocatello .

Steps in Consideration of an Urban Renewal District:
The first step in consideration of establishing an urban renewal district in Idaho is to define

a potential area for analysis as to whether conditions exist within it to qualify for
redevelopment activities under the statute. We have called this the “Study Area”.
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The next step in the process is to review the conditions within the Study Area to determine
whether the area is eligible for creating a district. The State Law governing urban renewal
sets out the following criteria, at least one of which must be found, for an area to be
considered eligible for urban renewal activities.

1. The Presence of a Substantial Number of Deteriorated or Deteriorating Structures;
and Deterioration of Site [50-2018(9); and 50-2903(8)(b)]

2. Age or Obsolescence [50-2018(8) and 50-2903(8)(a)]

3. Predominance of Defective or Inadequate Street Layout [50-2018(9) and
'50-2903(8)(b)]

4. Outmoded Street Patterns [50-2008(d)(4)(2)]

5. Need for Correlation of Area with Other Areas of a Municipality by Streets; and
Modern Traffic Requirements [50-2008(d)(4)(2)]

6. Faulty Lot Layout in Relation to Size, Adequacy, Accessibility or Usefulness [50-
2018(9) and 50-2903(8)(b)]

7. Unsuitable Topography or Faulty Lot Layouts [50-2008(d)(4)(2)]

8. Insanitary or Unsafe Conditions [50-2018(9) and 50-2903(8)(b)]

9. Diversity of Ownership [50-2018(9) and 50-2903(8)(b)]

10. Tax or Special Assessment Delinquency [50-2018(9) and 50-2903(8)(b)]
11. Defective or unusual condition of title [50-2018(9) and 50-2903(8)(b)]

12. Substantially Impairs or Arrests the Sound Growth of a Municipality
[50-2018(9) and 50-2903(8)(b)]

13. Results in Economic Underdevelopment of the Area [50-2903(8)(b)]

If the Eligibility Report finds that one or more of the conditions noted above exist within
the Study Area, then the Urban Renewal Agency may accept the Eligibility Report and
forward it to the City Council for its consideration. If the City Council adopts the
Eligibility Report and makes the necessary findings, it may direct the Urban Renewal
Agency to prepare an Urban Renewal Plan for the study area. If any part of the
proposed urban renewal district remains outside the city limits of the sponsoring
community, the Board of County Commissioners must also accept the Eligibility

Report.

Based upon the acceptance of the Eligibility Report by the required governing bodies,
the Urban Renewal Agency, then acts to prepare the Urban Renewal Plan for the new
District and determines whether to also recommend the establishment of a Revenue
Allocation Area to fund improvements called for in the Plan. Once the Plan for the
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District and Revenue Allocation Area are completed and approved, the Urban Renewal
Board of Commissioners forwards it to the City Council for its formal consideration.

The City Council must refer the Urban Renewal Plan to the Planning and Zoning
Commission for a finding that the Plan, as presented, is in conformity with the City’s
Comprehensive Plan. The Planning and Zoning Commission has 60 days to complete
its review. At the same time, other taxing entities levying property taxes within the
boundaries of the proposed Urban Renewal District are provided a thirty-day
opportunity to comment on the Plan to the City Council. While the taxing entities are
invited to comment on the Plan, their concurrence is not required for the City Council
to proceed with its consideration. Inthe case of the Northgate Area, the effected taxing
districts for those properties located within the city limits of Pocatello are:

The City of Pocatello

Bannock County

School District #25

County Road and Bridge

Bannock County Ambulance District
~ Pest Abatement

Should any of an urban renewal district ultimately created in this area remain outside the
city limits of Pocatello, the effected taxing districts for those properties are:

Bannock County

North Bannock Fire District
Portneuf Library

Bannock County Road and Bridge
School District #25

Bannock County Ambulance District
o Pest Abatement

Once the Planning and Zoning Commission makes its findings of conformity and the
thirty-day comment period has passed, the City Council is permitted to hold a public
hearing and formally consider the adoption of the Plan creating the new Urban Renewal

District and Revenue Allocation Area.

The City Council must also find that the taxable value within the district to be created,
plus the Adjusted Base Assessed Value of any existing Urban Renewal / Revenue
Allocation areas do not exceed the statutory maximum of 10% of the citywide assessed

valuation.

If the City Council, in its discretion, chooses to proceed, it will officially adopt the Urban
Renewal Plan and Revenue Allocation Area and provide official notification of that
action to the taxing entities, County officials and Idaho State Tax Commission.

The Urban Renewal Agency then proceeds to implement the Plan.

Description of the Northgate Study Area:
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The Study Area subject to the current review is located on the east side of Interstate 15,
north of Chubbuck Road. The Study Area consists of twenty-four (24), relatively large, tax
parcels with a combined area of 2,533.2 acres. Two of the parcels included in the Study
Area are under the ownership of the United States government under the jurisdiction of the
Bureau of Land Management (BLM). The size and value information presented in Table 1
was derived from the Bannock County Assessor’s on-line parcel information system. The
current taxable value of the Study Area is $306,553. However, all of that area maintains an
agricultural property tax exemption. This is important because State Law requires that
when such properties transition from this exemption, the resultant increase in taxable
value accrues to the Base Assessed Value instead of the Incremental Value. This requires
our estimating the impact of this transition. In reviewing the values ascribed to the various
parcels we see values ranging from $.0014 to $.0084 per square foot for agricultural
exempt land. Non-exempt land in the area ranges from $0.09 per square foot to $0.36 per
square foot. The average of the non-exempt land surveyed was $0.16 per square foot. This
is a reasonable benchmark value for non-exempt, non-entitled land envisioned by the
statute. Therefore, the taxable values have been adjusted to reflect this higher number as
a basis for making the 10% calculation. Using this assumption, the Base Assessed Value of
the Northgate URD increased from the $306,553 amount to $15,964,566. (See Table 1

Below)

The Study Area is virtually all vacant land, either remaining in a natural fallow state or
dedicated to agricultural uses. Only one parcel reflects any improvement value assigned by
the Bannock County Assessor and that appears to be associated with an old potato cellar
and four metal granaries. The total Improvement Value for the Study Area is $20,800.

Northgate Urban Renewal District Study Area
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2016 Taxable
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Est, 2016 Base
AV w/o ag.
Exempiion

MILLENNIAL DEVELOPMENT

321.1

[}

$2,237,939

58.1

(1]

$404,934

80.0

$82,015

$557,568

78.9

$20,160

$549,901

$1,108,863

HART, ROBERTE 2333000104 159.1 $78,690

HART, ROBERTE Raf51001202 68 Q= $473,933

HART, JAMES W 322.2 - $2,245,605
159 -0~ $1,108,166

HART, JAMES W

MTH VIEW FARMS (80

197.6

$28,909

$1,377,193

WH LAND 8 LIVESTOCK 10.1 $£1,000 $70,303
HART, JAMES W DT 10.1 $1,000 $70,393
9.9 $1,000 $68,999




KATSILOMETES, THOMAS J R3¥05003200 9.9 $590 $68,999
WH LAND & LIVESTOCK E3803003700 10.0 $1,000 $69,696
WH LAND & LIVESTOCK R3805003600 10.0 $1,000 $69,696
HART, JAMES W R2803003000 5.0 $325 $34,848
HACKING, CHARLES M R3805003400 5.0 $1,000 $34,848
KATSTLOMETES, THOMAS J RaBos003100 9.9 $680 $68,999
HART, JAMES W RaBos002800 79.7 $10,026 $555,477
HART, JAMES W R3B0s00%3200 242.2 $27,167 $1,688,037
MTH VIEW FARMS [T B3B8035008800 282.9 $33,102 $1,971,700
BUREAU OF LAND MANAGEMENT N/A 121 -0~ $-
MTN VIEW FARMS INC RaBos004d102 161.9 $18,919 $1,128,378
BUREAU OF LAND MANAGEMENT N/A 121 -0- $-

o Note: These acreages are exclusive of adjacent public rights-of-way for
Chubbuck Road and any portion of I-15 that should be included in the ultimate
boundaries of any district established. Publicly owned properties are assigned
no value in Idaho assessments, so including them makes no difference to the
value calculation, but will slightly increase the ultimate acreage.

Analysis of the Study Area:

A review of the Study Area reflects an area in transition. It is bounded on the south by the
City of Pocatello with intense residential development abutting the Study Area. Interstate
15 constitutes the westerly boundary with the City of Chubbuck situated immediately west
of the Interstate right-of-way. In fact, a small portion of the land lying east of the I-15 right-
of-way, but outside the Study Area, is within the corporate limits if the City of Chubbuck.

Given the proximity to the urban area, the adjacent cities, the county, property owners and
potential developers have undertaken substantial planning efforts extending back over a
decade. The diverse interests of the property owners and the attendant cost of providing
public infrastructure to support implementation of plans have thwarted progress. Over the
past year, a renewed dialogue has taken place leading to a bold vision for the area, creating
a development pattern unlike historic trends. An intensive mix of retail, high-tech
industrial and residential development is called for in the Master Plan. Substantial,
binding, financial commitments to property acquisition and transportation investments by
local governments in the area as well as the property owners and developers, have
prompted the Idaho Transportation Department (ITD) to advance the schedule for the
Northgate (Siphon Road) interchange on I-15 from 2035 to 2018. Such commitments have
resulted in ITD initiating design of the facility with construction anticipated in 2018. The
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two cities and Bannock County have committed to construct local roadway improvements
connecting the interchange to the local street network to coincide with the completion of

the State-sponsored project.

However, utility and transportation infrastructure beyond the basic investment currently
committed is beyond the capacity of local jurisdictions under current and foreseeable
conditions as noted in the discussion of investment capacity above. A Public-Private
Partnership is determined necessary to provide the required infrastructure to allow the
plans to move forward to implementation. '

In support of the vision, the City of Pocatello, in concert with Bannock County, has
amended its adopted Area of City Impact Boundary to include the current master plan area
as well as anticipated future phases. In further support of the vision, the City’s
Comprehensive Plan Land Use Map was modified to reflect the results of the recent

planning efforts.

While the area has no development that would be considered as “deteriorated or
deteriorating” under the statutes, provisions are made under the Local Economic
Development Act that recognize conditions that impede the rational development of the
city as being conditions under which the Urban Renewal Law and the Economic
Development Act may be employed. A specific analysis of the eligibility criteria compared
to conditions existing on the ground is noted below.

For the convenience of the reader, we will reiterate the statutory criteria, at least one of
which must be found to qualify an area for urban renewal activities. Those conditions are:

1. The Presence of a Substantial Number of Deterioréted or Deteriorating Structures;
and Deterioration of Site [50-2018(9); and 50-2903(8)(b)]

2. Age or Obsolescence [50-2018(8) and 50-2903(8)(a)]

3. Predominance of Defective or Inadequate Street Layout [50-2018(9) and
50-2903(8)(b)]

4. Outmoded Street Patterns [50-2008(d)(4)(2)]

5. Need for Correlation of Area with Other Areas of a Municipality by Streets; and
Modern Traffic Requirements [50-2008(d)(4)(2)]

6. Faulty Lot Layout in Relation to Size, Adequacy, Accessibility or Usefulness [50-
2018(9) and 50-2903(8)(b)]

7. Unsuitable Topography or Faulty Lot Layouts [50-2008(d)(4)(2)]

8. Insanitary or Unsafe Conditions [50-2018(9) and 50-2903(8)(b)]

9. Diversity of Ownership [50-2018(9) and 50-2903(8)(b)]

10. Tax or Special Assessment Delinquency [50-2018(9) and 50-2903(8)(b)]

11. Defective or unusual condition of title [50-2018(9) and 50-2903(8)(b)]
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12. Substantially Impairs or Arrests the Sound Growth of a Municipality
[50-2018(9) and 50-2903(8)(b)]

13. Results in Economic Underdevelopment of the Area [50-2903(8)(b)]

Analysis: Northgate Urban Renewal District (Proposed)

Criterion #1: The Presence of a Substantial Number of Deteriorated or Deteriorating
Structures; and Deterioration of Site: The entire area under consideration has
traditionally been used for agricultural purposes. There has been minimal investment in
improvements through the years. While pivot irrigation systems are in place and a
deteriorated potato cellar is located along with four granaries on one parcel, a “Substantial
Number of Deteriorated or Deteriorating Structures” are not present in the proposed
district. Therefore, criterion #1 is not met.

Criterion #2: Age or Obsolescence: Again, as noted above the development pattern is
consistent with the historic agricultural use and minimal investment has been made in
structures. While the one structure, the old potato cellar, is indeed old, deteriorated and
obsolete for current purposes, one would be hard-pressed to make a finding that such “Age
or Obsolescence” is a significant factor throughout the proposed district. Therefore
criterion #2 is not met.

Criterion #3: Predominance of Defective or Inadequate Street Layout: As noted above,
ITD is currently in the design phase leading to the construction of a new interchange with
I-15. Connecting roads will be constructed leading to and from that new State facility, yet
arterial streets connecting development within the Master Plan Area are not provided.
Chubbuck Road, situated on the southern boundary of the district will serve as a primary
access point to the proposed development. It currently exists in a two-lane rural
configuration without curb, gutter and sidewalks as would normally be required of urban
level development. Olympus Drive, connecting the area to the central part of Pocatello
remains in a rural configuration between Butte Street and Chubbuck Road. Substantial
improvements to these existing facilities will be required for them to function as primary
access to the proposed development. Therefore, criterion #3 is met.

Criterion #4: Outmoded Street Patterns: This criterion is addressed in the same manner
as the previous one and since there is no interior circulation pattern in place and Chubbuck
Road and Olympus Drive have not been upgraded to full urban standards, criterion #4 is
met.

Criterion #5: Need for Correlation of Area with Other Areas of a Municipality by Streets;
and Modern Traffic Requirements: The new interchange being planned for I-15 is a critical
facility that will connect the anticipated development with the broader community and
region through access to the interstate system. Additionally, the interchange and
associated local street improvements will connect the area to the cities of Chubbuck and
Pocatello. Resources dedicated to these projects are limited and despite current cost
estimates being within available resources, final costs remain unknown and additional
resources may be required. No street network connecting the various aspects of the Master
Plan or connecting to future development is in place or funded. Again, both Chubbuck Road
and Olympus Drive that will serve as primary connections to both Pocatello and Chubbuck
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do not provide sufficient capacity to serve the intended purpose. Neither Chubbuck Road
nor Olympus Drive provide pedestrian or bicycle facilities connecting to the rest of the
community. Therefore Criterion #5 is met.

Criterion #6: Faulty Lot Layout in Relation to Size, Adequacy, Accessibility or Usefulness:
The parcels in the Study Area are of a size and configuration appropriate for the historic
agricultural use for which they have been deployed for several decades. However, as the
City and region have developed around these properties, the large lots in the area are not
properly configured to accommodate the development pattern envisioned in the Master
Plan. A more fine-grained and high-density development pattern is represented in the
adopted Master Plan. Several of the parcels have no access to a public right-of-way.
Therefore criterion #6 is met.

Criterion #7: Unsuitable Topography or Faulty Lot Layouts: While the topography of the
proposed district presents no significant development impediments the lot layout as noted
above is inappropriate for the uses envisioned and several parcels are land-locked. Thus

criterion # 7is met.

Criterion #8: Insanitary or Unsafe Conditions: Again, given the current agricultural use
“insanitary and unsafe conditions” are not present. However, when considering the
anticipated development pattern, we find the area completely devoid of public water supply
and distribution facilities. No provision for required fire flows nor any provision of sanitary
sewer or storm drainage facilities adequate to the demand has been made. Therefore

criterion #8 is met.

Criterion #9: Diversity of Ownership: There are twenty-two privately owned parcels
included in proposed district under ten separate ownerships. Two of the parcels are owned
by the federal government and managed by the Bureau of Land Management complicating
required assembly of properties into a cohesive development. Therefore criterion # 9 is

met.

Criterion #10: Tax or Special Assessment Delinquency: According to Bannock County
Assessor records, no delinquencies exist. Therefore Criterion #10 is not met.

Criterion #11: Defective or unusual condition of title: Many of the parcels in the proposed
district appear to have been created by an informal “Lot split” and not through formal
subdivision. Therefore they do not represent legal lots of record, but merely a separate
parcel for taxation purposes. While this is a legal process in the State of Idaho such tax
parcels may not comply with zoning and other site requirements. This can be viewed as an
unusual condition of title. Therefore Criterion #11 is met.

Criterion #12: Substantially Impairs or Arrests the Sound Growth of a Municipality: The
State of Idaho, the City of Pocatello, the City of Chubbuck and Bannock County are making
substantial investment in the transportation facilities serving this and the surrounding
areas. The City of Pocatello has expressed its vision for this area in the creation and
adoption of the Comprehensive Land Use Plan for the city, but without the capacity to
provide public infrastructure, the Study Area will remain an under-utilized area in the
midst of one of the largest urban areas in southeast Idaho. Criterion #12 is met.

Criterion #13: Results in Economic Underdevelopment of the Area: See discussion of
Criterion #12 above. Criterion #13 is met.
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indings: Northgate Urban Renewal District: Conditions exist within the district to

allow the Board of Commissioners of the Pocatello Development Authority and the Pocatello
City Council to determine that the area is eligible for urban renewal activities as prescribed in
State Law.

 Criteria

1 The Presence of a'SﬁbstéﬁﬁallNum}b.er of Detencratedor
Deteriorating Structures; and Deterioration of Site

2 Age or Obsolescence X
3 Predominance of Defective or Inadequate Street Layout
4 Outmoded Street Patterns

5 Need for Correlation of Area with Other Areas of a

6

7

8

Municipality by Streets; and Modern Traffic Requirements
Faulty Lot Layout in Relation to Size, Adequacy,
Accessibility or Usefulness

Unsuitable Topography or Faulty Lot Layouts

Insanitary or Unsafe Conditions

e Diversity of Ownership

10 [ Tax or Special Assessment Delinquency X
11 | Defective or unusual condition of title

12 | Substantially Impairs or Arrests the Sound Growth of a
Municipality

13 | Results in Economic Underdevelopment of the Area X

sl ol ol B B el P

e

Analysis: Open Land Conditions

In addition to the eligibility conditions identified above, the geographic area under review
is also required to satisfy the “open land” conditions. Idaho Code Section 50-2903(8)(¢c)
states: “[a]ny area which is predominately open and which because of obsolete platting,
diversity of ownership, deterioration of structures or improvements, or otherwise, results
in economic underdevelopment of the area or substantially impairs or arrests the sound
growth of a municipality. The provisions of section 50-2008(d), Idaho Code, shall apply
to open areas.”

Many of the eligibility criteria set forth in Idaho Code Section 50-2903(8)(c) for
predominantly open land areas mirror or are the same as those criteria set forth in Idaho
Code Sections 50-2018(9) and 50-2903(8)(b). “Diversity of ownership” is the same, while
“obsolete platting” appears to be equivalent to “faulty lot layout in relation to size,
adequacy, accessibility, or usefulness.” “Deterioration of structures or improvements” is
the same or similar to “a substantial number of deteriorated or deteriorating structures”
and “deterioration of site or other improvements.” There is also an additional
qualification that the provisions of Idaho Code Section 50-2008(d) shall apply to open
areas.

Idaho Code Section 50-2008(d)(4) primarily addresses the urban renewal plan approval
process and sets forth certain conditions and findings for agency acquisition of open land
as follows:
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(4) the urban renewal plan will afford maximum opportunity, consistent with the
sound needs of the municipality as a whole, for the rehabilitation or
redevelopment of the urban renewal area by private enterprise: Provided, that if
the urban renewal area consists of an area of open land to be acquired by the
urban renewal agency, such area shall not be so acquired unless (1) if it is to be
developed for residential uses, the local governing body shall determine that a
shortage of housing of sound standards and design which is decent, safe and
sanitary exists in the municipality; that the need for housing accommodations has
been or will be increased as a result of the clearance of slums in other areas; that
the conditions of blight in the area and the shortage of decent, safe and sanitary
housing cause or contribute to an increase in and spread of disease and crime and
constitute a menace to the public health, safety, morals, or welfare; and that the
acquisition of the area for residential uses is an integral part of and essential to the
program of the municipality, or (2) if it is to be developed for nonresidential uses,
the local governing body shall determine that such nonresidential uses are
necessary and appropriate to facilitate the proper growth and development of the
community in accordance with sound planning standards and local community
objectives, which acquisition may require the exercise of governmental action, as
provided in this act, because of defective or unusual conditions of title, diversity of
ownership, tax delinquency, improper subdivisions, outmoded street patterns,
deterioration of site, economic disuse, unsuitable topography or faulty lot layouts,
the need for the correlation of the area with other areas of a municipality by
streets and modern traffic requirements, or any combination of such factors or
other conditions which retard development of the area.

In sum, there is one set of findings if the area of open land is to be acquired and
developed for residential uses and a separate set of findings if the land is to be acquired

and developed for nonresidential uses.

Basically, open land areas may be acquired by an urban renewal agency and developed for
nonresidential uses if such acquisition is necessary to solve various problems, associated
with the land or the infrastructure, that have delayed the area’s development. These
problems include defective or usual conditions of title, diversity of ownership, tax
delinquency, improper subdivisions, outmoded street patterns, deterioration of site, and
faulty lot layout. All of the stated conditions are included in one form or another in the
definition of deteriorated area set forth in Idaho Code Sections 50-2903(8)(b) and 50-
2018(9). The conditions listed only in Section 50-2008(d)(4)(2) (the open land section)
include economic disuse, unsuitable topography, and “the need for the correlation of the
area with other areas of a municipality by streets and modern traffic requirements, or any
combination of such factors or other conditions which retard development of the area.”
The conclusion of this discussion concerning open land areas is that the area qualifies if
any of the eligibility conditions set forth in Idaho Code Sections 50-2018(9) and 50-
2903(8)(b) apply. Alternatively, the area under consideration qualifies if any of the
conditions listed only in Idaho Code Section 50-2008(d)(4)(2) apply. The parcel size, the
lack of water and sewer facilities; a nonexistent access and internal street system; an
inadequate storm drain system; and lack of fire protection, are all conditions which delay

development of the Study Area.
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Based on the above analysis, diversity of ownership, obsolete platting/faulty lot layout
and economic underdevelopment are conditions found in the Study Area, and therefore,
the open land condition is satisfied.

CONCLUSION:

Based upon our review of the data and the conditions that exist within the Study Area as
noted above, the Pocatello City Council may, at its discretion determine that the Northgate
Urban Renewal District, as proposed, is eligible for the establishment of an urban renewal
district.

Other Relevant Issues

Agricultural Land Owners concurrence: Virtually all of the area within the

Study Area maintains an agricultural land property tax exemption as authorized under
state law. The statutory provisions concerning the creation of an urban renewal district
prohibit inclusion of any land used for agricultural purposes without the express written
consent of the property owner. We understand that all property owners with existing
agricultural lands located within the Study Area are willing to provide the required consent,
but such consent has not yet been requested. Final consideration of any urban renewal
plan created through this process could not proceed without the required consents being

in-hand.

10% Analysis: In addition to the findings reported above, we also sought to verify that
the assessed value of the proposed Study Area is within the statutory limits. As noted
above, State Law limits the percentage of assessed value that can be included in urban
renewal / revenue allocation districts to 10% of the total valuation of the City. According
to Bannock County Assessor records, the most recent total certified value for the City of
Pocatello is $ 2,510,768,942. As shown in the analysis in Table 1 the current taxable value
of the entire Study Area after the agricultural exemptions are lifted is estimated to be
$15,964,566. This value then must be added to the Base Assessed Value of the four existing
urban renewal districts to test for the 10% limitation. The Adjusted Base Assessed Value of
the four existing districts is $17,773,165. The analysis for these purposes in presented in
Table 2, below. The combined amounts are well below the statutory limit.

Table 2
Statutory 10% Limitation Analysis _
Area Taxable Value Percentage
Total City $2,510,768,042 100%
Base Values of
Districts
North Yellowstone Urban Renewal District $8,918,151 0.355%
Naval Ordnance Urban Renewal District $3,449,470 0.137%
North Portneuf Urban Renewal District $4,409,661 0.176%
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0.040%

P_ocatel]o Airport Urban Renewal District

$995,883

Valueof

Proposed Northgate URA _ | $15,964,566 0.363%
Total UR Base Assessed Value Percentage | $33,737,731 1.344%

We also explored the effect of creating this district on the capacity of the City and PDA to

consider future districts should they choose to do so. The table below shows that even if a
new district were to be established, approximately 8.66% of the citywide taxable value
would remain uncommitted for urban renewal purposes.

Remaining Urban Renewal Capacity

e Maximum 10% Limitation $251,076,894 10%

» North Yellowstone Urban Renewal Dist. $8,018,151 0.355%
¢ Naval Ordnance Urban Renewal District $3,449,470 0.137%

» North Portneuf Urban Renewal District $4,409,661 0.176%

e Pocatello Airport Urban Renewal District $995,883 0.040%

» Proposed Northgate URA $15,964,566 0.636%
Available AV within limitation $217,339,163 8.66%

4842-3938-7225, v. 3
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RESOLUTION NO. 2018-1

BY THE BOARD OF COMMISSIONERS OF THE URBAN RENEWAL AGENCY OF
POCATELLO, IDAHO:

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF
THE URBAN RENEWAL AGENCY OF POCATELLO, IDAHO,
ALSO KNOWN AS THE POCATELLO DEVELOPMENT
AUTHORITY, ACCEPTING THAT CERTAIN REPORT ON
ELIGIBILITY FOR THE NORTHGATE URBAN RENEWAL
DISTRICT AS AN URBAN RENEWAL AREA AND
JUSTIFICATION FOR DESIGNATING THE AREA AS
APPROPRIATE FOR AN URBAN RENEWAL PROJECT;
AUTHORIZING THE CHAIRMAN OR EXECUTIVE
DIRECTOR TO TRANSMIT THE REPORT AND THIS
RESOLUTION TO THE CITY COUNCIL OF THE CITY OF
POCATELLO REQUESTING ITS CONSIDERATION FOR
DESIGNATION OF AN URBAN RENEWAL AREA AND
SEEKING FURTHER DIRECTION FROM THE COUNCIL;
AND PROVIDING AN EFFECTIVE DATE.

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

WHEREAS, the City Council (the “City Council”) of the city of Pocatello (the “City”)
found that deteriorating areas exist in the City, therefore, for the purposes of the Law, created an
urban renewal agency pursuant to the Law, authorizing the Agency to transact business and
exercise the powers granted by the Law and the Act upon making the findings of necessity

required for creating the Agency;

WHEREAS, the Mayor has duly appointed the Board of Commissioners of the Agency,
which appointment was confirmed by the City Council;

WHEREAS, the City Council, on July 15, 2004, after notice duly published, conducted a
public hearing on the North Yellowstone Urban Renewal Area Plan (the “North Yellowstone

Plan™),

WHEREAS, following said public hearing the City Council adopted its Ordinance No.
2741 on July 15, 2004, approving the North Yellowstone Plan and making certain findings,

WHEREAS, the City Council, on June 22, 2006, after notice duly published, conducted a
public hearing on the Naval Ordnance Plant Urban Renewal Plan and the East Center Urba
Renewal Plan (the “Naval Ordnance Plant and East Center Plans”); ama
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WHEREAS, following said public hearing the City Council adopted its Ordinance No.
2797 on June 22, 2006, approving the Naval Ordnance Plant and East Center Plans and making

certain findings;

WHEREAS, the City Council, on April 19, 2007, after notice duly published, conducted
a public hearing on the North Portneuf Urban Renewal Plan (the “North Portneuf Plan”);

WHEREAS, following said public hearing, the City Council adopted its Ordinance No.
2814 on April 19, 2007, approving the North Portneuf Plan and making certain findings;

WHEREAS, the City Council, on November 15, 2007, after notice duly published,
conducted a public hearing on the Amended North Yellowstone Urban Renewal Area Plan (the

“Amended North Yellowstone Plan”);

WHEREAS, following said public hearing, the City Council adopted its Ordinance No.
2827 on November 15, 2007, approving the Amended North Yellowstone Plan and making

certain findings;

WHEREAS, the City Council, on November 4, 2010, after notice duly published
conducted a public hearing on the Pocatello Regional Airport Urban Renewal Area Plan (the

“Pocatello Regional Airport Pian™);

WHEREAS, following said public hearing, the City Council adopted its Ordinance No.
2889 on November 4, 2010, approving the Pocatello Regional Airport Plan and making certain

findings;

WHEREAS, the above referenced urban renewal plans and their project areas are
collectively referred to as the Project Areas;

WHEREAS, based on inquiries and information presented, the Agency commenced
certain discussions concerning examination of an additional area as appropriate for an urban

renewal project;

WHEREAS, in 2017, the Agency authorized Kushlan Associates, to commence an
eligibility study and preparation of an eligibility report of an area located east of I-15 and north
of Chubbuck Road;

WHEREAS, the Agency has obtained an eligibility report, dated January 2018 (the
“Report”), which examined an area within the area of operation of the City, in an area known as
the Northgate Area, which area also included real property located within unincorporated

Bannock County, for the purpose of determining whether such area was a deteriorating area or a
deteriorated area as defined by Idaho Code Sections 50-2018(9) and 50-2903(8);

WHEREAS, the Report has been submitted to the Agency, a copy of which is attached
hereto as Exhibit A;

WHEREAS, under the Law, Sections 50-2903(8)(f) and 50-2018 (8) and (9), the
RESOLUTION NO. 2018-1-2




definition of a deteriorating area shall not apply to any agricultural operation as defined in
section 22-4502(1), Idaho Code, or any forest land as defined in section 63-1701 (4), Idaho Code,
absent the consent of the owner of the agricultural operation or the forest landowner of the forest
land, except for an agricultural operation or forest land that has not been used for three (3)
consecutive years;

WHEREAS, the Northgate Area includes parcels subject to such consent. While the
necessary consents have not been obtained, any and all consents shall be obtained prior to City

Council adoption of any urban renewal plan;

WHEREAS, Idaho Code Section 50-201 8(18) provides that an urban renewal agency
cannot exercise jurisdiction over any area outside the city limits without the approval of the other
city or county declaring the need for an urban renewal plan for the proposed area;

WHEREAS, a portion of the N orthgate Area includes certain real property located in
unincorporated Bannock County;

WHEREAS, Bannock County will be asked to adopt a resolution finding the need for an
urban renewal project for the proposed Northgate Area;

WHEREAS, the Report addresses the necessary findings concerning the eligibility of
open land within the Study Area as defined in Idaho Code Sections 50-2018(9), 50-2903(8)(c),

and 50-2008(d);

WHEREAS, pursuant to Idaho Code Section 50-2008, an urban renewal project may not
be planned or initiated unless the local governing body has, by resolution, determined such area
to be a deteriorated area or a deteriorating area, or combination thereof, and designated such area

as appropriate for an urban renewal project;

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

deteriorating area;

NOW, THEREFORE, BE IT RESOLVED BY THE MEMBERS OF THE BOARD OF
COMMISSIONERS OF THE POCATELLO DEVELOPMENT AUTHORITY OF
POCATELLO, IDAHO, AS FOLLOWS:

Section 1. That the above statements are true and correct.
Section 2. That the Board acknowledges acceptance and receipt of the Report.
Section 3. That there are one or more areas within the City that are a deteriorating

area or a deteriorated area as defined by Idaho Code Sections 50-2018(9) and 50-2903(8).

Section 4. That one such area is an area more commonly known as the Northgate
Area, which is bounded by I-15 on the west and Chubbuck Road on the south.
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Section §. That the rehabilitation, conservation, and redevelopment, or a combination
thereof, of such area is necessary in the interest of the public health, safety, and welfare of the
residents of the City.

Section 6. That the Chair of the Board of Commissioners or Executive Director is
hereby authorized to transmit the Report to the Pocatello City Council requesting that the City

Council:

a. - Determine whether the Northgate Area identified in the Report qualifies as
an urban renewal project and justification for designating the area, as
appropriate, for an urban renewal project; Provided, however, the Agency
requests the City Council not take such action until Bannock County has
approved a resolution declaring the need for an urban renewal project for

the Northgate Area;

b. If such designation is made, whether the Agency should proceed with the
preparation of an urban renewal plan for the area, which Plan may include
a revenue allocation provision as allowed by law; and

c. Coordinate with the Agency to obtain the required agricultural consent
from the property owners.

Section 7. That this Resolution shall be in full force and effect immediately upon its
adoption and approval.

PASSED by the Pocatello Development Authority of the city of Pocatello, Idaho, on
January 17, 2018. Signed by the Chair of the Board of Commissioners, and attested by the

Secretary to the Board of Commissioners, on January 17, 2018.
APPROVED:

By: clm

Scott Smith, Chair

ATTEST:

By}'ﬂ)/i(@i,/«,a{( 79747—)@

'Mel@ie Gygli, }?’ecret@f})
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In The Matter of ELIGIBILITY OF NORTHGATE ) R.S.No 2018-23
PROJECT AS URBAN RENEWAL AREA ) February 13, 2018

RESOLUTION

A RESOLUTION OF THE BOARD OF COUNTY COMMISSIONERS OF
BANNOCK COUNTY, IDAHO, ADOPTING THE FINDINGS OF THE
POCATELLO DEVELOPMENT AUTHORITY, THE URBAN RENEWAL
AGENCY OF THE CITY OF POCATELLO, IDAHO, ADOPTED BY
RESOLUTION ON JANUARY 17, 2018, IN RESOLUTION NO. 2018-1;
ACCEPTING THAT CERTAIN REPORT PREPARED FOR THE
POCATELLO DEVELOPMENT AUTHORITY ON THE ELIGIBILITY FOR
CERTAIN PROPERTY REFERRED TO AS THE NORTHGATE AREA AS AN
URBAN RENEWAL AREA AND REVENUE ALLOCATION AREA AND
JUSTIFICATION FOR DESIGNATING THE AREA AS APPROPRIATE FOR
AN URBAN RENEWAL PROJECT SUBJECT TO CERTAIN CONDITIONS;
FINDING A PORTION OF THE NORTHGATE AREA INCLUDES CERTAIN
PROPERTIES WITHIN THE UNINCORPORATED AREA OF BANNOCK
COUNTY; FINDING AND DECLARING THE NEED FOR AN URBAN
RENEWAL PROJECT FOR THE NORTHGATE AREA; APPROVING
CREATION OF THAT PORTION OF THE NORTHGATE AREA LYING
OUTSIDE OF THE CORPORATE BOUNDARIES OF THE CITY OF
POCATELLO AND WITHIN THE UNINCORPORATED AREA OF
BANNOCK COUNTY; FINDING THAT THE JURISDICTIONAL
BOUNDARIES OF THE CITY OF POCATELLO AND BANNOCK COUNTY
REMAIN THE SAME; AND PROVIDING AN EFFECTIVE DATE.

WHEREAS, the Pocatello Development Authority, an independent public body corporate
and politic, authorized under the authority of the Idaho Urban Renewal Law of 1965, Chapter 20,
Title 50, Idaho Code, as amended (hereinafter the "Law") and the Local Economic Development
Act, Chapter 29, Title 50, Idaho Code, as amended (hereinafter the “Act”), is a duly created and
functioning urban renewal agency for Pocatello, Idaho, hereinafter referred to as the "Agency.”

WHEREAS, the City Council (the “City Council”) of the city of Pocatello (the “City”)
found that deteriorating areas exist in the City, therefore, for the purposes of the Law, created an
urban renewal agency pursuant to the Law, authorizing the Agency to transact business and
exercise the powers granted by the Law and the Act upon making the findings of necessity
required for creating the Agency;

WHEREAS, there are several existing urban renewal project areas in the City;

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

BANNOCK COUNTY RESOLUTION NO. 2018-23




WHEREAS, in 2017, the Agency authorized Kushlan Associates, to commence an
eligibility study and preparation of an eligibility report of an area located east of Interstate 15 and
north of Chubbuck Road and the surrounding properties;

WHEREAS, the Agency obtained an eligibility report, dated January 2018 (the
“Report”), which examined an area within the area of operation of the City, in an area known as
the Northgate Area, which area also included real property located within unincorporated
Bannock County, for the purpose of determining whether such area was a deteriorating area or a
deteriorated area as defined by Idaho Code Sections 50-2018(9) and 50-2903(8);

_ WHEREAS, the Report was submitted to the Agency, a copy of which is attached hereto
as Exhibit A;

WHEREAS, under the Act and Law, specifically Sections 50-2903(8)(f) and 50-2018 (8)
and (9), Idaho Code, the definition of a deteriorating area shall not apply to any agricultural
operation as defined in Section 22-4502(1), Idaho Code, or any forest land as defined in Section
63-1701(4), Idaho Code, absent the consent of the owner of the agricultural operation or the
forest landowner of the forest land, except for an agricultural operation or forest land that has not

been used for three (3) consecutive years;

WHEREAS, the Northgate Area includes parcels subject to such consent. While the
necessary consents have not been obtained, any and all consents shall be obtained prior to City

Council adoption of any urban renewal plan;

WHEREAS, Idaho Code Section 50-2018(18) states that an urban renewal agency cannot
.exercise jurisdiction over any area outside the city limits without the approval of the other city or
county declaring the need for an urban renewal plan for the proposed area;

WHEREAS, a portion of the Northgate Area includes certain real property located in
unincorporated Bannock County;

WHEREAS, the Agency accepted the Report by way of Resolution No. 2018-1 at the
January 17, 2018, meeting of the Agency Board, a copy of Resolution No. 2018-1 (without
exhibits), is attached hereto as Exhibit B;

WHEREAS, pursuant to Idaho Code Section 50-2008, an urban renewal project may not
be planned or initiated unless the local governing body has, by resolution, determined such area
to be a deteriorated area or deteriorating area, or combination thereof, and designated such area

as appropriate for an urban renewal project;

WHEREAS, Idaho Code Section 50-2904, also requires that in order to adopt an urban
renewal plan containing a revenue allocation financing provision, the local governing body must
make a finding or determination that the area included in such plan is a deteriorated area or

deteriorating area;

WHEREAS, the proposed Northgate Area has no impact on the jurisdictional boundaries
of Bannock County;

BANNOCK COUNTY RESOLUTION NO. 2018-23




WHEREAS, on February 13, 2018, representatives of the Agency presented the Report to
the Bannock County Comrmssxoners requesting the Commissioners to consider adopting the
findings concerning the proposed Northgate Area.

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY
COMMISSIONERS OF BANNOCK COUNTY, IDAHO, AS FOLLOWS:

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

Section 2. That the findings of the Agency made on January 17, 2018, in Resolution
No. 2018-1, are hereby adopted by the Board of Bannock County Commissioners.

Section 3. That there is a need for an urban renewal plan for the Northgate Area.

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

ADOPTED this 13th day of February, 2018.
BOARD OF BANNOCK COUNTY COMMISSIONERS

Yt

Terrel Tovey,

‘Robert Poleki
Bannock County Clerk

BANNOCK COUNTY RESOLUTION NO. 2018-23
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100 INTRODUCTION

This is the Urban Renewal Plan (the “Plan™) for the Northgate Urban Renewal Project
(the “Project™) in the Ceity of Pocatello (the “City”), state of Idaho. Attachments 1 through 9-12
attached hereto (collectively, the “Plan Attachments™) are incorporated herein and shall be
considered a part of this Plan.

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

Area.”

This Plan was prepared by the Board of Commissioners (the “Agency Board”) of the
Urban Renewal Agency for the Ceity of Pocatello, also known as the Pocatello Development
Authority (the “Agency™), its consultants, and staff, and reviewed and recommended by the
Agency pursuant to the Idaho Urban Renewal Law of 1965, Chapter 20, Title 50, Idaho Code, as
amended (the “Law™), the Local Economic Development Act, Chapter 29, Title 50, Idaho Code,
as amended (the “Act™), and all applicable local laws and ordinances.

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

1)

@

3

“4)

(%)

(6

)]

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

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

An economic feasibility study.

A detailed list of estimated project costs.

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

property on the revenue allocation area.

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

A termination date for the plan and the revenue allocation area as provided for in
section 50-2903(20), Idaho Code. In determining the termination date, the plan
shall recognize that the agency shall receive allocation of revenues in the calendar

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

In accordance with the Law and the Act, the City Council and BOCC entered into an
intergovernmental agreement concerning the administration and implementation of the Plan and
the BOCC adopted a transfer of powers ordinance on , 26482019, by
Ordinance No. ;

In accordance with the Law and the Act. the City Council and the Chubbuck City Council
entered into an intergovernmental agreement concerning the administration and implementation
of the Plan and the Chubbuck City Council adopted a transfer of powers resolution on

2019, by Ordinance No.

Pursuant to the Law and Act, the City Council having published due notice thereof, a
public hearing was held on this Plan. Notice of the hearing was duly published in the Idaho
State Journal, a newspaper having general circulation in the City. The City Council adopted this
Plan on __» 20198, by Ordinance No. ;

103  History and Current Conditions of the Area

This Project Area includes an estimated 1,800 acres, Approximately 300 acres north of
Chubbuck Road and east of Interstate 15 was annexed into the City in 2018. The area has been
used primarily for agricultural purposes, although a new Interstate 15 interchange, the Northgate
Interchange Project. is expected to be-construetedbegin construction in 2018. withi '
yearand is anticipated to be completed in 2019°. While there has been recent investment and
development on parcels immediately south of Chubbuck Road, no investment had been made
within the Project Area.

The Project Area has been, or will be upon annexation into the City, zoned for primarily
mixed use commercial and residential uses. A significant impediment to development is the
extent of infrastructure necessary to develop the area. Development potential within the Project
Area is currently restricted due to lack of access to the municipal water system, which also
creates fire flow issues. Extension of a water distribution system throughout the Project Area is
necessary to support development. Likewise, the sewer system will also need to be extended
throughout the Project Area. Power system upgrades are also necessary.

The Plan proposes installation and improvements to public infrastructure and other
publicly owned assets throughout the Project Area, as more specifically set forth in Attachment
5.1, including but not limited to participation in the engineering, design and construction of the
proposed new Interstate 15 interchange; engineering, design and construction of the local road
connecting an extension of Olympus Read-Drive and the proposed Northgate Parkway to the
new interchange (Eastside Road); installation of roadways, including streetscapes, streetlights,

' Onginally, the Northgate Interchange Project was estimated to have been fully constructed and completed 1n 2018,

6



curbs, gutters sidewalks and other related pedestrian amenities; water and sewer improvements;
improvements to the power system; storm drainage and irrigation system improvements; and
parks and open space, including pedestrian/bike paths, creating the framework for the
development of a commercial, office and retail area, and ultimately a planned unit development
community.

Due to the anticipated construction of the I-15 Interchange, and the future land use map,
the Project Area is underdeveloped and/or vacant and is not being used to its highest and best use
due to the predominance of defective or inadequate street layout, outmoded street patterns, need
for modern traffic requirements, insanitary and unsafe conditions, unsuitable topography and
faulty lot layout and inadequate utility infrastructure needed for a larger development. The
foregoing conditions have arrested or impaired growth in the Project Area.

The preparation and approval of an urban renewal plan, including a revenue allocation
financing provision, gives the City additional resources to solve the public infrastructure and
development impediment issues in this area. Revenue allocation financing should help to
improve the situation. In effect, property taxes generated by new developments within the
Project Area may be used by the Agency to finance a variety of needed public improvements and
facilities. Finally, some of the new developments may also generate new jobs in the community
that would, in turn, benefit area residents.

104  Purpose of Activities

Attachment 5.1 includes the public improvements list identifying with specificity the
proposed public improvements and projects contemplated in the Project Area. The description of
activities, public improvements, and the estimated costs of those items are intended to create an
outside limit of the Agency’s activity. Due to the inherent difficulty in projecting future levy
rates, future taxable value, and the future costs of construction, the Agency reserves the right to:

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

and the needs of the Project Area.

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

e. Alter the location of proposed improvements set forth in Attachment 5.5 to
support development when it occurs. The information included in Attachment 5.5
presents a realistic development scenario recognizing it is difficult to project with
any certainty where the improvements will be sited until the future project
submits plans to the City for design review and permitting.



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

Throughout this Plan, there are references to Agency activities, Agency funding, and the
development, and contribution of public improvements. Such references do not necessarily
constitute a full, final, and formal commitment by the Agency but, rather, grant to the Agency
the discretion to participate as stated subject to achieving the objectives of this Plan and provided
such activity is deemed eligible under the Law and the Act. The activities listed in Attachments
5.1-5.5 will be determined or prioritized as the overall Project Area develops and through the
annual budget setting process.

The activities listed in Attachments 5.1-5.5 are also prioritized by way of importance to
the Agency by the amounts funded, and by year of funding, with earlier years reflecting the more
important activities, achievement of higher objectives, long term goals, and commitments. As
required by the Law and Act, the Agency will adopt more specific budgets annually. The
projected timing of funding is primarily a function of the availability of market conditions and
financial resources but is also strategic, considering the timing of private development
partnership opportunities and the ability of certain strategic activities to stimulate development at
a given points in time within the planned 20-year period of the urban renewal district and
revenue allocation area.

The Study (Attachments 5.1-5.5) has described a list of prioritized public improvements
and other related activities with an estimated cost in 2018 dollars of approximately $60,625,000.
This amount does not take into account inflationary factors which would increase that figure
depending on when the Agency is able to develop, construct or initiate those activities. The
Study has concluded the capacity of revenue allocation funds through the term of the Plan based
on the assumed development projects and assessed value increases will likely generate
$64,966,358. The Agency reserves the discretion and flexibility to use revenue allocation
proceeds in excess of the amounts predicted in the event higher increases in assessed values
occur during the term of the Plan for the improvements and activities identified. Additionally,
the Agency reserves the discretion and flexibility to use other sources of funds unrelated to
revenue allocation to assist in the funding of the improvements and activities identified.

105  Open Land Criteria

The Project Area includes open land requiring the area meet the conditions set forth in
Idaho Code § 50-2008(d). These conditions include defective or unusual conditions of title,
diversity of ownership, tax delinquency, improper subdivisions, outmoded street patterns,
deterioration of site, and faulty lot layout, all of which are included in one form or another in the
definitions of deteriorated area or deteriorating area set forth in Idaho Code §§ 50-2018(8), (9)
and 50-2903(8). The issues listed only in Idaho Code § 50-2008(d)(4)(2) (the open land section)




include economic disuse, unsuitable topography, and “the need for the correlation of the area
with other areas of a municipality by streets and modern traffic requirements, or any combination
of such factors or other conditions which retard development of the area.”

Open land areas qualify if any of the deteriorating area conditions set forth in Idaho Code
§§ 50-2018(8), (9) and 50-2903(8) apply. But such areas also qualify if any of the issues listed
only in Idaho Code § 50-2008(d)(4)(2) apply. The lack of water and sewer facilities, large parcel
size, diversity of ownership, a deficient street system and lack of fire protection facilities are all
conditions which delay or impair development of the open land areas and satisfy the open land
conditions.

This Plan does not anticipate or intend Agency acquisition of property within the Project
Area. However, should the Agency determine the need to acquire property as further set forth in
Attachment 3, then the open land areas qualify for Agency acquisition and development. Open
land areas qualify for Agency acquisition and development for residential uses if the City
Council determines there is a shortage of housing of sound standards and design which is decent,
safe and sanitary in the City, that the need for housing will be increased as a resuli of the
clearance of deteriorated areas, that the conditions of blight in the area and the shortage of
decent, safe and sanitary housing contributes to an increase in the spread of disease and crime
and constitutes and menace to the public health, safety, morals, or welfare, and that the
acquisition of the area for residential uses is an integral part of and essential to the program of
the City. Due to the City’s expected growth, the need for housing is significant and integral to a
successful mixed-use project area, as further shown in the Pocatello Urban Renewal: Market
Analysis, dated June 2018, and prepared by Leland Consulting Group, attached hereto as
Attachment 5.6.

Open land areas qualify for Agency acquisition and development for primarily
nonresidential uses if acquisition is necessary and appropriate to facilitate the proper growth and
development of the Projeet-Areacommunity in accordance with sound planning standards and
local community objectives City-planning-objectives-if any of the deteriorating area conditions
set forth in Idaho Code §§ 50-2018(8), (9) and 50-2903(8) apply. But such areas also qualify if
any of the issues listed only in Idaho Code § 50-2008(d)(4)(2) apply. The lack of water and
sewer facilities, large parcel size, a deficient street system, lack of fire protection facilities,
economic disuse, unsuitable topography and environmental issues are all conditions which delay
or impair development of the open land areas and satisfy the open land conditions as more fully
supported by the Northgate Urban Renewal District (Proposed), Eligibility Report, prepared by
Kushlan Associates, dated January 2018,

200 DESCRIPTION OF PROJECT AREA

The boundaries of the Project Area and the Revenue Allocation Area are shown on the
Boundary Map of Urban Renewal Project Area and Revenue Allocation Area-Boundary-Map,
attached hereto as Attachment 1 and incorporated herein by reference, and are described in the
Legal Description of the-Urban Renewal Project Area and Revenue Allocation Area, attached

hereto as Attachment 2 and incorporated herein by reference. For purposes of boundary



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

300 PROPOSED REDEVELOPMENT ACTIONS

301

General

The Agency proposes to eliminate and prevent the spread of deteriorating conditions and
deterioration in the Project Area by employing a strategy to improve and develop public and
private lands, and to grow the economy in the Project Area. Implementation of the strategy
includes, but is not limited to the following actions:

a.

The construction of storm water management infrastructure to support compliance
with federal, state and local regulations for storm water discharge and to support
private development;

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

The engineering, design, installation, construction, and/or reconstruction of
streets, including but not limited to the proposed Interstate 15 interchange (Siphon
Road)/Northgate Interchange Project, the connecting local road (Eastside Road),
and the Olympus Drive extension, and utilities, including, removal, burying, or
relocation of overhead utilities; extension of electrical distribution lines and
transformers; improvement of irrigation and drainage ditches and laterals;
addition of fiber optic lines or other communication systems; and improvement of
storm drainage facilities, parking facilities, and other public improvements,
including but not limited to, water and sewer improvements, fire protection
systems, roadways, curbs, gutters, and streetscapes, which for purposes of this
Plan, the term streetscapes includes sidewalks, lighting, landscaping, benches,
bike racks, public art and similar amenities between the curb and right-of-way
line; and other public improvements, including public or other community
facilities or buildings owned or occupied by the Agency or other public agencies,
including the City’s walkways, public open spaces, community centers, cultural
centers and visitors or information centers that may be deemed appropriate by the
Board;

The acquisition of real property from the City for right-of-way improvements,
public parks, pedestrian facilities and trails, recreational access points and to
encourage development opportunities consistent with the Plan, including but not
limited to future disposition to qualified developers;

The disposition of real property through a competitive process in accordance with

this Plan, Idaho law, including Idaho Code § 50-2011, and any disposition
policies adopted by the Agency;
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The management of any property acquired by and under the ownership and
control of the Agency;

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

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

The construction of a public safety facility for police, fire and/or emergency
services;

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

The provision of financial and other assistance to encourage greater density;

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

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

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

The demolition or removal of certain buildings and/or improvements for public
right-of-way and streetscape improvements, utility undergrounding, extension,
upgrades, public parks and open space, multi-use trails, public facilities, and to
encourage and enhance transportation and mobility options, decrease
underutilized parcels, to eliminate unhealthful, unsanitary, or unsafe conditions,
eliminate obsolete or other uses detrimental to the public welfare or otherwise to
remove or to prevent the spread of deteriorating or deteriorated conditions;

In conjunction with the City, the establishment and implementation of
performance criteria to assure high site design standards and environmental
quality and other design elements which provide unity and integrity to the entire
Project Area, including commitment of funds for planning studies, achieving high
standards of development, and leveraging such development to achieve public
objectives and efficient use of scarce resources:;
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q. To the extent allowed by law, lend or invest federal funds to facilitate
development and/or redevelopment; and

r. To make improvements to utilities (within and outside of the Project Area) to
encourage development throughout the Project Area.

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

302  Urban Renewal Plan Objectives

Urban renewal activity is necessary in the Project Area to combat problems of physical
deterioration or deteriorating conditions. As set forth in greater detail in Section 103, the Project
Area has a history of a slow-growing tax base based on deteriorated and/or deteriorating
conditions that have arrested or impaired or will arrest or impair growth in the Project Area.

Construction of public facilities, installation and construction of infrastructure, including
roadways (including, but not limited to the I-15 Interchange, the connecting local road (Eastside
Drive), and the Olympus Drive extension), sidewalk, curb, gutter, intersections, improvements to
water and sewer facilities (within and outside of the Project Area), fire protection updates, as
well as; remediating any drainage issues will enhance the overall development of the Project
Area.

Hence, the Plan for the Project Area is a proposal for street and utility improvements to
provide an improved environment for new commercial, office, retail, and residential uses, public
improvements or facilities, the elimination of unsafe conditions, and to otherwise prevent the
extension of deterioration and reverse the deteriorating action of the area.

Less than fee acquisition may be utilized by the Agency when and if necessary to
promote redevelopment in accordance with the objectives of the Plan.

Temporary project improvements shall be provided, if necessary, to facilitate adequate
vehicular and pedestrian circulation.

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

This Plan must be practical in order to succeed. Particular attention has been paid to how
it can be implemented, given the changing nature of market conditions. Transforming the
Project Area into a vital, thriving part of the community requires an assertive strategy. The
following list represents the key elements of that effort:
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a Initiate simultaneous projects designed to revitalize the Project Area. From street
and utility improvements to significant new public or private development, the
Agency plays a key role in creating the necessary momentum to get and keep
things going.

b. Develop new mixed-use residential, retail, commercial, and office opportunities
and encourage economic development.

c. Secure and improve certain public open space in critical areas.

d. Initiate projects designed to encourage a mixture of housing stock including
varying density, market-rate and workforce housing options.

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

Land use in the Project Area will be modified to the extent that underutilized,
underdeveloped, and vacant land and land now devoted to uses inconsistent with the future land
uses of the area will be converted to residential, commercial, retail and office uses. In
implementing the activities described in this Plan, the Agency shall give due consideration to the
provision of adequate open space, park and recreational areas and facilities that may be desirable
for neighborhood improvement, with special consideration for the health, safety, and welfare of
residents in the general vicinity of the site covered by the Plan.

303  Participation Opportunities and Agreement
303.1 Participation Agreements

The Agency shall enter into various development participation agreements with any
existing or future owner of property, in the event the property owner seeks and/or receives
assistance from the Agency in the redevelopment of the property. The term “owner participation
agreement” or “participation agreement” is intended to include all participation agreements with
a property owner, including reimbursement agreements, grant agreements or other participation
agreements.

Each structure and building in the Project Area to be constructed as a condition of the
owner participation agreement between the Agency and the owner pursuant to this Plan will be
considered to be satisfactorily rehabilitated and constructed, and the Agency will so certify, if the
rehabilitated or new structure meets the standards set forth in an executed owner participation
agreement and meets the conditions described below:
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a. Any such property within the Project Area shall be required to conform to all
applicable provisions, requirements, and regulations of this Plan. The owner
participation agreement may require as a condition of financial participation by
the Agency a commitment by the property owner to meet the greater objectives of
the land use elements identified in the Comprehensive Plan, and applicable zoning
ordinances. Upon completion of any rehabilitation each structure must be safe
and sound in all physical respects and be refurbished and altered to bring the
property to an upgraded marketable condition that will continue throughout an
estimated useful life for a minimum of twenty (20) years.

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

-3 Any new construction shall also conform to all applicable provisions,
requirements, and regulations of this Plan, as well as to all applicable codes and
ordinances of the City.

All owner participation agreements will address phasing issues, justification and eligibility
of project costs, and achievement of the objectives of the Plan. The Agency shall retain its
discretion in the funding level of its participation. Obligations under owner participation
agreements shall terminate no later than the termination date of this Plan, December 31,
2039. The Agency shall retain its discretion to negotiate an earlier date to accomplish all
obligations under any owner participation agreement.

In all participation agreements, participants who retain real property shall be required to
join in the recordation of such documents as may be necessary to make the provisions of this
Plan applicable to their properties. Whether or not a participant enters into a participation
agreement with the Agency, the provisions of this Plan are applicable to all public and private
property in the Project Area.

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

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

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

b. Subject to the limitations of the Law and the Act, providing incentives to property
owners to encourage utilization and expansion of existing permitted uses during
the transition period to prevent a decline in the employment base and a



proliferation of vacant and deteriorated parcels in the Project Area during the
extended redevelopment of the Project Area.

(v To accommodate improvements and expansions allowed by City regulations.

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

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

304  Cooperation with Public Bodies

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

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

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

The Agency specifically intends to cooperate to the extent allowable with the City for the
construction of street, streetscape, utility, a joint public facility for police. fire and/or emergency
services. and pedestrian improvements. The Agency shall also cooperate with the City on
various relocation, screening, or underground projects, the providing of fiber optic capability,
and the funding of water and sewer improvements. To the extent any public entity, including the
City or County, has funded certain improvements such as improvements related to the I-15
interchange (Siphon Road), other roadways, including but not limited to the local road
connecting the new I-15 interchange to Olympus Drive (Eastside Drive), and the Olympus Drive
extension, water and sewer facilities or storm drainage improvements, the Agency may




reimburse those entities for those expenses. The Agency shall also cooperate with any public
entity having jurisdiction over rights-of-way for the improvement of streets within the Project
Area and with the public bodies responsible for water and sewer improvements. The Agency
may also cooperate and seek available assistance from state and federal sources for economic
development.

In the event the Agency is participating in the public development by way of financial
incentive or otherwise, the public body shall enter into a participation agreement with the
Agency and then shall be bound by the Plan and other land use elements and shall conform to
those standards specified in Section 303.1 of this Plan.

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

305 Property Acquisition
305.1 Real Property

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

The Agency intends to acquire any real property through voluntary or consensual gift,
devise, exchange, or purchase. Such acquisition of property may be for the development of the
public improvements identified in this Plan. Such properties may include properties owned by
private parties or public entities. This Plan does not anticipate the Agency’s widespread use of
its resources for property acquisition, except for the construction of public improvements.

In the event the Agency identifies certain property which should be acquired to develop
certain public improvements intended to be constructed under the provisions of this Plan, the
Agency shall coordinate such property acquisition with any other public entity (e.g., without
limitation, the City, the state of Idaho, or any of its authorized agencies), including the assistance
of the Agency of funds to acquire said property either through a voluntary acquisition or the
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public entity’s invoking of its eminent domain authority as limited by Idaho Code Section 7-
701A.

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

The Agency is authorized by this Plan and Idaho Code §§ 50-2010 and 50-2018(12) to
acquire the properties identified in Attachment 3 hereto for the purposes set forth in this Plan.
The Agency has identified its intent to acquire and/or participate in the development of certain
public improvements, including, but not limited to streets, streetscapes, water and sewer
improvements, environmental remediation/site preparation, public parking, community facilities,
including but not limited to parks, pedestrian/bike paths and trails, multi-purpose athletic and
performance facilities, recreation facilities and other public facilities, such as a joint police, fire
and/or emergency medical services facility. Further, the Agency may acquire real property to
facilitate commercial development by assembling and disposing of developable parcels. The
Agency’s property acquisition will result in remediating deteriorating conditions in the Project
Area by facilitating the development of mixed-use, residential, commercial, retail and industrial
areas. The public improvements are intended to be dedicated to the City upon completion. The
Agency reserves the right to determine which properties identified, if any, should be acquired.
The open land areas qualify for Agency acquisition as further set forth in Section 105 of this
Plan.

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

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

305.2 Personal Property
Generally, personal property shall not be acquired. However, where necessary in the
execution of this Plan, the Agency is authorized to acquire personal property in the Project Area
by any lawful means, including eminent domain for the purpose of developing the public

improvements described in section 305.1.

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

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

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

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

308  Demolition, Clearance and Site Preparation

The Agency is authorized (but not required) to demolish and clear buildings, structures,
and other improvements from any real property in the Project Area as necessary to carry out the
purposes of this Plan.

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

309  Property Disposition and Development
309.1 Disposition by the Agency

For the purposes of this Plan, the Agency is authorized to sell, lease, lease/purchase,
exchange, subdivide, transfer, assign, pledge, encumber by mortgage or deed of trust, or
otherwise dispose of any interest in real property under the reuse provisions set forth in Idaho
Code § 50-2011. To the extent permitted by law, the Agency is authorized to dispose of real
property by negotiated leas, sale, or transfer without public bidding.

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

309.2 Disposition and Development Agreements
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To provide adequate safeguards to ensure that the provisions of this Plan will be carried
out and to prevent the recurrence of deteriorating conditions, all real property sold, leased, or
conveyed by the Agency is subject to the provisions of this Plan.

The Agency shall reserve such powers and controls in the disposition and development
documents as may be necessary to prevent transfer, retention, or use of property for speculative
purposes and to ensure that development is carried out pursuant to this Plan.

Leases, lease/purchases, deeds, contracts, agreements, and declarations of restrictions of
the Agency may contain restrictions, covenants, covenants running with the land, rights of
reverter, conditions subsequent, equitable servitudes, or any other provisions necessary to carry
out this Plan. Where appropriate, as determined by the Agency, such documents, or portions
thereof, shall be recorded in the office of the Recorder of Bannock County, Idaho.

All property in the Project Area is hereby subject to the restriction that there shall be no
discrimination or segregation based upon race, color, creed, religion, sex, age, national origin, or
ancestry in the sale, lease, sublease, transfer, use, occupancy, disability/handicap, tenure, or
enjoyment of property in the Project Area. All property sold, leased, conveyed, or subject to a
participation agreement shall be expressly subject by appropriate documents to the restriction
that all deeds, leases, or contracts for the sale, lease, sublease, or other transfer of land in the
Project Area shall contain such nondiscrimination and nonsegregation clauses as required by
law.

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

That the developers, their successors, and assigns agree:

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

b. That the purchase or lease of the land and/or subterranean rights and/or air rights
is for the purpose of redevelopment and not for speculation.

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

d That the site and construction plans will be submitted to the Agency for review as
to conformity with the provisions and purposes of this Plan.

e. All new construction shall have a minimum estimated life of no less than twenty
(20) years.
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f. That rehabilitation of any existing structure must assure that the structure is safe
and sound in all physical respects and be refurbished and altered to bring the
property to an upgraded marketable condition which will continue throughout an
estimated useful life for a minimum of twenty (20) years.

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

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

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

- All other requirements and obligations as may be set forth in any participation

policy established and/or amended by the Agency.

The Agency also reserves the right to determine the extent of its participation based
upon the achievements of the objectives of this Plan. Obligations under any disposition and

development agreement and deed covenants, except for covenants which run with the land

beyond the termination date of this Plan, shall terminate no later than December 31. 2039.
The Agency shall retain_its discretion to negotiate _an_earlier date to accomplish all
obligations under any disposition and development agreement.

309.3 Development by the Agency

To the extent now or hereafter permitted by law, the Agency is authorized to pay for,
develop, or construct public improvements within the Project Area for itself or for any public
body or entity, which public improvements are or would be of benefit to the Project Area.
Specifically, the Agency may pay for, install, or construct the public improvements authorized
under Idaho Code Section 50-2007, 50-2018(10) and (13), and 50-2903(9), (13), and (14), and as
otherwise identified in Attachments 5.1-5.5, attached hereto and incorporated herein by
reference, and may acquire or pay for the land required therefore.

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

310  Development Plans

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

311 [Reserved]
312 [Reserved]
313  Participation with Others

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

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

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

As allowed by law, the Agency may also use funds from any other sources for any
purpose set forth under the Law or Act.

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

314  Conforming Owners

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

315  Arts Funding
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The Agency encourages public art and performing arts through joint ventures with private
developers and in cooperation with the City. Whenever possible, any Agency arts funding will
be used to leverage additional contributions from developers, other private sources, and public or
quasi-public entitles for purposes of including public art within the streetscape projects identified
in this Plan.

400 USES PERMITTED IN THE PROJECT AREA
401  Designated Land Uses

The Agency intends to rely upon the overall land use designations and zoning
classifications of the City, as depicted on Attachment 4 and as set forth in the City’s
Comprehensive Plan Land Use Map, including the future land use map and zoning
classifications, as may be amended. For the most part, the Project Area is proposed as mixed-use
residential, commercial, retail and office development. Provided, however, nothing herein within
this Plan shall be deemed to be granting any particular right to zoning classification or use.

402  [Reserved]
403  Public Rights-of-Way

The Project Area includes portions of Chubbuck Road, Olympus Drive and Interstate -15.
The proposed development contemplates a new Interstate 15 interchange (Siphon Road) and
several new City roads including the local road connecting the new Interstate 15 interchange to
Olympus Drive. The new roadway will be constructed in conjunction with any applicable
policies and design standards of the City (and State and Federal standards, as the case may be)
regarding dedicated rights-of-way. Additional public streets, alleys, and easements may be
created in the Project Area as needed for proper development, and other potential roadways
generally shown in Attachment 5.5.

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

Any development, maintenance and future changes in the interior or exterior street layout
shall be in accordance with the objectives of this Plan and the City’s design standards; shall be
effectuated in the manner prescribed by State and local law; and shall be guided by the following
criteria:

a A balancing of the needs of proposed and potential new developments for
adequate vehicular access, vehicular parking, and delivery loading docks with the
similar needs of any existing developments permitted to remain. Such balancing
shall take into consideration the rights of existing owners and tenants under the
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rules for owner and tenant participation adopted by the Agency for the Project and
any participation agreements executed thereunder;

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

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

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

404 Interim Uses

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

405 Development in the Project Area Subject to the Plan

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

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

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

In addition to applicable codes, ordinances, or other requirements governing development
in the Project Area, additional specific performance and development standards may be adopted
by the Agency to control and direct redevelopment activities in the Project Area in the event of a
disposition and development agreement or owner participation agreement.

407  [Reserved]
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408 Nonconforming Uses

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

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

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

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

Under a disposition and development agreement and an owner participation agreement,
the design guidelines and land use elements of the Plan shall be achieved to the greatest extent
feasible, though the Agency retains the authority to grant minor variations under this Plan and
subject to a negotiated agreement between the Agency and the developer or property owner.

Under those agreements, the architectural, landscape, and site plans shall be submitted to
the Agency and approved in writing by the Agency. In such agreements, the Agency may
impose additional design controls. One of the objectives of this Plan is to create an attractive
pedestrian environment in the Project Area. Therefore, such plans shall give consideration to
good design and amenities to enhance the aesthetic quality of the Project Area. These additional
design standards or controls will be implemented through the provisions of any owner
participation agreement or disposition and development agreement. These controls are in
addition to any standard and provisions of any applicable City building or zoning ordinances;
provided, however, each and every development shall comply with all applicable City zoning
and building ordinances.

500 METHODS OF FINANCING THE PROJECT

501  General Description of the Proposed Financing Method

The Agency is authorized to finance this Project with revenue allocation funds, financial
assistance from the City (loans, grants, other financial assistance), state of Idaho, federal

government or other public entities, interest income, developer advanced funds, donations, loans
from private financial institutions (bonds, notes, line of credit), the lease or sale of Agency-
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owned property, public parking revenue, or any other available source, public or private,
including assistance from any taxing district or any public entity.

The Agency is also authorized to obtain advances, lines of credit, borrow funds, and
create indebtedness in carrying out this Plan. The Agency may also consider an inter-fund
transfer from other urban renewal project areas and a grant from the City. The principal and
interest on such advances, funds, and indebtedness may be paid from any funds available to the
Agency. The City, as it is able, may also supply additional assistance through City loans and
grants for various public facilities.

The City or any other public agency may expend money to assist the Agency in carrying
out this Project.

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

502 Revenue Allocation Financing Provisions

The Agency hereby adopts revenue allocation financing provisions as authorized by the
Act, effective retroactively to January 1, 2019. These revenue allocation provisions shall apply
to all taxing districts which are located in or overlap the Revenue Allocation Area shown and
described on Attachments 1 and 2 to this Plan. The Agency shall take all actions necessary or
convenient to implement these revenue allocation financing provisions. The Agency specifically
finds that the equalized assessed valuation of property within the Revenue Allocation Area is
likely to increase as a result of the initiation of the Project.

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

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

A statement listing proposed public improvements and facilities, a schedule of

improvements, an economic feasibility study, estimated project costs, fiscal impact upon other
taxing districts, and methods of financing project costs required by Idaho Code § 50-2905 is
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included in this Plan and in Attachments 5.1-5.6 to this Plan. This statement necessarily
incorporates estimates and projections based on the Agency’s and consultants’ present
knowledge and expectations. The Agency is hereby authorized to adjust the presently
anticipated urban renewal projects and use of revenue allocation financing of the related Project
Costs if the Board deems such adjustment necessary or convenient to effectuate the general
objectives of the Plan in order to account for revenue inconsistencies and unknown future costs.
Agency revenue and the ability to fund reimbursement of eligible Project Costs is more
specifically detailed in the annual budget.

The Agency may also appropriate funds consisting of revenue atlocation proceeds on an
annual basis without the issuance of notes or bonds. The Agency has also provided for obtaining
advances or loans from the City or Agency, or from the Agency’s other revenue allocation area,
or private entity and financial institutions in order to immediately commence construction of
certain of the public improvements. Revenues will continue to be allocated to the A gency until
termination of the revenue allocation area as set forth in Section 800. Attachments 5.1-5.5
incorporate estimates and projections based on the Agency’s and its consultants’ present
knowledge and expectations concerning the length of time to complete the improvements and
estimated future revenues. The activity may take longer depending on the significance and
timeliness of development. Alternatively, the activity may be completed earlier if revenue
allocation proceeds are greater or the Agency obtains additional funds from another source.

The revenue allocation proceeds are hereby irrevocably pledged for the payment of the
principal and interest on the advance of monies or making of loans or the incurring of any
indebtedness such as bonds, notes, and other obligations (whether funded, refunded, assumed, or
otherwise) by the Agency to finance or refinance the Project in whole or in part.

The Agency is authorized to make such pledges as to specific advances, loans, and
indebtedness as appropriate in carrying out the Project.

The Agency reserves the right to either pay for Project Costs from available revenue (pay
as you go basis) or borrow funds by incurring debt through notes or other obligations.

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

502.1 Economic Feasibility Study
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Attachment 5.2 constitutes the Economic Feasibility Study (“Study™), as supported by
Attachments 5.1, 5.3, 5.4, 5.5, and 5.6, for the urban renewal area prepared by Phil Kushlan,
Kushlan Associates. The Study constitutes the financial analysis required by the Act and is
based upon existing information from the developers, the Agency, the City and others.
Projections are based upon input from the Agency, property owners, developers, City and other
public entities.

The Study also relies on information included in the Market Analysis, dated June 2018,
and prepared by Chris Zahas, Leland Consulting Group (the “Market Study”). The Market Study
is attached hereto as Attachment 5.6.

502.2 Assumptions and Conditions/Economic Feasibility
Statement

The information contained in Attachments 5.1-5.6 assumes certain completed and
projected actions. All debt is projected to be repaid no later than the duration period of the Plan.
The total amount of indebtedness (and all other loans or indebtedness) and the amount of
revenue generated by revenue allocation are dependent upon the extent and timing of private
development. Should all of the development take place as projected, the project indebtedness
could be extinguished earlier, dependent upon other legal obligations. Should private
development take longer to materialize, or should the private development be substantially less
than projected, then the amount of revenue generated will be substantially reduced and debt may
continue for its full term.

The Plan and the Plan Attachments incorporate estimates and projections based on the
Agency’s and consultants” present knowledge and expectations. The Plan proposes certain
public improvements as set forth in Attachments 5.1 through 5.5, which will facilitate
development in the Revenue Allocation Area.

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

The assumptions concerning revenue allocation proceeds are based upon certain assessed
value increases, assumed tax levy rates, and the Market Analysis as more specifically set forth in
Attachments 5.1-5.6. In projecting new construction, the consultants considered the construction
of the new Interstate 15 interchange, the construction of the local road connecting the
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interchange to Olympus Drive, the Olympus Drive expansion, the proposed project plans
provided by the developers, the developers’ anticipated build-out timeline, and historical market
absorption rates for commercial, retail and residential improvements.

The types of new construction expected in the Project Area are: commercial, office,
medical and nursing facility, residential, including residential above retail and office, live-work
residences, higher density townhome, and single-family homes, lodging and retail. Developers
have identified significant interest in these development types. The Project Area has potential for
a significant increase in residential growth as interest has been expressed for new construction
single family, condominium and higher density living, particularly with regard to the close
access and walkability to the County-owned wellness complex. Several large parcels in the
Project Area have recently been acquired for development purposes. Other owners have
expressed interest in developing their properties or selling to a developer. However, without a
method to construct the identified public improvements such as main water and sewer lines and
street infrastructure, development is unlikely to occur in much of the Project Area.

The financial analysis set forth in Attachments 5.3-5.4 has taken into account and
excluded levies that do not flow to the Agency consistent with Idaho Code § 50-2908.

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

502.3 Ten Percent Limitation*

Under the Act, the base assessed valuation for all revenue allocation areas cannot exceed
gross/net ten percent (10%) of the current assessed taxable value for the entire City. According to
the Bannock County Assessor, the assessed taxable value for the City as of January 1, 2017, less
homeowners’ exemptions, is $2,510,768,942.00. Therefore, the 10% limit is $251,076,894.00.

The adjusted base assessed value of each of the existing revenue allocation areas as of
January 1, 2017, is as follows:

North Yellowstone Urban Renewal District $8,918,151

Naval Ordnance Urban Renewal District $3,449,470
North Portneuf Urban Renewal District $4,409,661
Pocatello Airport Urban Renewal District $995,883

The estimated base value for the proposed Northgate District (after the agricultural
exemption is lifted) is $15,964,566.

* Due to the timing of the assessment process and creation of this Plan, the 2017 values have been used to establish
compliance with the 10% limitation. Using the 2017 values, the total value of the existing revenue allocation areas
combined with the value of this Project Area are less than 1.5% of the total value of the City. Even assuming an
increase in values for 2018, the combined values of the revenue allocation areas would not exceed 10% of the
current assessed value for the entire City.
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The adjusted base values for the combined revenue allocation areas total $33,737,731,
which is less than 10% of the City’s 2017 value.

502.4 Financial Limitation

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

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

The Study, with the various estimates and projections, constitutes an economic feasibility
study. Costs and revenues are analyzed, and the analysis shows the need for public capital funds
during the project. Multiple financing sources including proposed revenue allocation notes,
annual revenue allocations, developer contributions, city contributions, interfund loan, and other
funds are shown. This Study identifies the kind, number, and location of all proposed public
works or improvements, a detailed list of estimated project costs, a description of the methods of
financing illustrating project costs, and the time when related costs or monetary obligations are
to be incurred. See Idaho Code § 50-2905. Based on these funding sources, the conclusion is
that the prejeet-Project is feasible.

The information contained in the Study assumes certain projected actions. First, the
Agency has projected an advance from the City, County and Agency to assist with funding the
planning, engineering and construction of the new Interstate 15 interchange. Additionally, the
Agency has projected an advance from the developers, City and the Agency to assist with
funding the local road connecting the new Interstate 15 interchange to Olympus Drive and the
Olympus Drive expansion. Under the provisions of the Act, the revenue allocation may continue
until the end of the Plan term. Second, the total amount of indebtedness and the amount of
revenue generated by revenue allocation is dependent upon the extent and timing of private
development. The Agency may also: re-prioritize projects and the location of those projects
pursuant to market conditions, project timing, funding availability, etc. as more specifically
detailed in the annual budget.

The proposed timing for the public improvements may very well have to be adjusted
depending upon the availability of some of the funds and the Agency’s ability to finance any
portion of the Project. Any adjustment to Project timing or funding is technical or
ministerial in nature and shall not be considered a modification of the Plan pursuant to
Idaho Code Section 50-2903A.
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Attachments 5.1-5.2 list those public improvements the Agency may reimburse the
developer and public entities for through the term of the Plan. The costs of improvements are
estimates only as it is impossible to know with any certainty what the costs of improvements will
be in future years. There is general recognition that construction costs fluctuate and are impacted
by future unknowns, such as, the cost of materials and laborers. Final costs will be determined by
way of construction contract public bidding or by an agreement between the developer/owner
and Agency. The listing of public improvements does not commit the Agency to any particular
level of funding; rather, identification of the activity in the Plan allows the Agency to negotiate
the terms of any reimbursement with the developer and/or the public entities. This Plan does not
financially bind or obligate the Agency to any project or property acquisition; rather, for
purposes of determining the economic feasibility of the Plan certain projects and expenditures
have been estimated and included in the analysis. Agency revenue and the ability to find
reimbursement of eligible Project Costs is more specifically detailed in any participation
agreement and in the annual budget adopted by the Agency Board. The proposed location and
siting of roads and utilities in the Project Area is generally shown in Attachment 5.5 recognizing
that the specific location of roads and utilities will depend on the type and timing of
development. The change in the location of the improvements shown on Attachment 5.5 does
not constitute a modification to the Plan,

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

Generally, the Agency expects to develop those improvements identified in
Attachments 5.1-5.2 first, in conjunction with private development within the Project Area
generating the increment as identified in Attachments 5.3-5.4.

The Plan has shown that the equalized valuation of the Revenue Allocation Area as
defined in the Plan is likely to increase as a result of the initiation and completion of urban
renewal projects pursuant to the Plan.

502.5 [Reserved]

502.6 Participation with Local Improvement Districts and/or Community
Infrastructure Districts

Under the Idaho Local Improvement District Code, Chapter 17, Title 50, Idaho Code, the
City has the authority to establish local improvement districts for various public facilities,
including, but not limited to, streets, curbs, gutters, sidewalks, storm drains, landscaping, and
other like facilities. To the extent allowed by the Law and the Act, the Agency reserves the
authority to participate in the funding of local improvement district facilities. This participation
may include either direct funding to reduce the overall cost of the local improvement district or
to participate as an assessed entity to finance the local improvement district project.
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Further, a community infrastructure district formed pursuant to the Community
Infrastructure District Act, Chapter 31, Title 50, Idaho Code, provides an additional funding
mechanism for certain public improvements benefitting the district, including highways,
interstates, public parking facilities, pedestrian and bicycling trails, public safety facilities (law
enforcement, fire, emergency medical and rescue), street lighting facilities, and real property
acquisition for community infrastructure, water supply treatment, storage and distribution
facilities, wastewater collection, treatment and disposal facilities, road, streets and related
landscaping, storm water facilities, parks and open space. To the extent allowed by the Law and
the Act, the Agency reserves the authority to participate in the funding of community
infrastructure district facilities. This participation may include either direct funding to reduce the
overall cost of the community infrastructure district or to participate as an assessed entity to
finance the community infrastructure district project.

502.7 Issuance of Debt and Debt Limitation

Any debt incurred by the Agency as allowed by the Law and Act shall be secured by
revenue allocation funds as allowed by the Act. All such debt shall be repaid within the duration
of this Plan, except as may be authorized by law.

*502.8 Impact on Other Taxing Districts and Levy Rate

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

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

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

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

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

As the 2018 certified levy rates are not determined until late September 2018, the 2017
certified levy rates have been used in the Study for purposes of the analysis®. For Tax Year
20178, those districts and rates for the parcels located within the City are as follows:’

Taxing Districts Levy Rates:
Bannock County .005365305
City of Pocatello .011281940
Pocatello School District #23 .000000000
Bannock Ambulance .000400000
Bannock County Road & Bridge .000674609
Mosquito Abatement .000027026

TOTAL LEVY? .017748880

For Tax Year 2017, those districts and rates for the parcels located within the
unincorporated County are as follows:!?

" The certified levy rates for the City of Chubbuck were not relied upon to support the findings in the Study as the
potential area of boundary overlap includes non-taxable right-of-way.To the extent the City of Chubbuck annexes
taxable parcels. the allocation of revenues will be governed by the interzovernmental agreement.

¢ Due to the timing of the taxing districts’ budget and levy setting process, certification of the 2018 levy rates did not
occur until this Plan had been prepared. In order to provide a basis to analyze the impact on the taxing entities, the
2017 levy rates are used. Use of the 2017 levy rates provides a more accurate base than estimating the 2018 levy
rates.

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

8 Net of voter approved bonds and levies.

? Due to the timing of the taxing districts’ budget and levy setting process, certification of the 2018 levy rates did not
occur until this Plan had been prepared. In order to provide a basis to analyze the impact on the taxing entities, the
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Taxing Districts Levy Rates:

Bannock County -005365305
Pocatello School District #25 .000000000
Bannock Ambulance .000400000
Bannock County Road & Bridge .000674609
Portneuf Library .000583499
Mosquito Abatement .000027026
Bannock Fire 000551251
TOTAL LEVY! .00760169

The Study has made certain assumptions concerning the levy rate. First, it is anticipated
the parcels currently located outside the jurisdictional boundaries of the City and in
unincorporated Bannock County will be annexed into the City. As a result, the levy rate applied
to parcels within the boundaries of the City has been used to estimate revenue. Second, the levy
rate is estimated to stay level for the life of the revenue allocation area. As the actual impact of
the termination of the-any existing revenue allocation areas, the expiration of any property tax
abatements granted pursuant to [daho Code § 63-602NN and property value fluctuations on the
levy rate is unknown, the Study has assumed a conservative levy rate of .017—which is estimated
to-stay-level-forthe-life-of the-revenue allocation-area. The annual increment value is expected
to increase by approximately 3% (1% annual increase in land values and a 2% annual increase in
improvement values) over the term of the Plan once the improvements have been completed and
fully assessed by the County. If the overall levy rate is less than projected, or if expected

development fails to occur as estimated, the Agency shall receive fewer funds from revenue
allocation.

Pursuant to Idaho Code § 50-2908, the Agency is not entitled to revenue allocation
proceeds from certain levy increases which are allowed by either specific statutory authorization
or approved by an election of the qualified electors of the particular taxing district. Therefore,
for any levy election, the Agency will not receive revenue allocation funds which would have
been generated by imposing that levy on the assessed valuation within the Project Area. The
Study has taken this statute into account. This is also the reason there is no anticipated impact to
Pocatello School District #25.

2017 levy rates are used. Use of the 2017 levy rates provides a more accurate base than estimating the 2018 levy
rates.

" Tt is unclear how the personal property tax exemption set forth in [daho Code § 63-602KK may impact the levy
rate.

! Net of voter approved bonds and levies.
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503  Phasing and Other Fund Sources

The Agency anticipates funding only a portion of the entire cost of the public
improvements shown on Attachments 5.1-5.5. Other sources of funds shall include City, County
and developer participation. Agency participation shall be determined by the amount of revenue
allocation funds generated.

504 Lease Revenue and Bonds

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

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

505 Membership Dues and Support of Community Economic Development

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

600 ACTIONS BY THE CITY AND COUNTY
The City and County shall aid and cooperate with the Agency in carrying out this Plan
and shall take all actions necessary to ensure the continued fulfillment of the purposes of this

Plan and to prevent the recurrence or spread in the area of conditions causing deterioration.
Actions by the City and County may include, but not be limited to, the following:
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Institution and completion of proceedings necessary for changes and
improvements in private and publicly owned public utilities within or affecting
the Project Area.

Revision of zoning (if necessary) within the Project Area to permit the land uses
and development authorized by this Plan.

Imposition wherever necessary of appropriate controls within the limits of this
Plan upon parcels in the Project Area to ensure their proper development and use.

Provision for administrative enforcement of this Plan by the City after
development. The City and the Agency may develop and provide for
enforcement of a program for continued maintenance by owners of all real
property, both public and private, within the Project Area throughout the duration
of this Plan.

Building Code enforcement.

Performance of the above actions and of all other functions and services relating
fo public peace, health, safety, and physical development normally rendered in
accordance with a schedule which will permit the redevelopment of the Project
Area to be commenced and carried to completion without unnecessary delays.

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

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

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

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

The waiver of any hookup or installation fee for sewer, water, or other utility
services for any facility owned by any public agency, including any Agency
facility.

Joint funding of certain public improvements, including but not limited to
improvements to sewer treatment facilities.
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am.  Use of public entity labor, services, and materials for construction of the public
improvements listed in this Plan.

en.  The waiver of any city impact fee for development within the Project Area.

po.  Institution and completion of proceedings necessary for the establishment of a
community infrastructure district under Chapter 31, Title 50, Idaho Code.

4p-  Assist with coordinating and implementing the public improvements in the
Project Area identified in the Study.

The foregoing actions, if taken by the City, do not constitute any commitment for
financial outlays by the City.

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

601  Maintenance of Public Improvements

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

700 ENFORCEMENT

The administration and enforcement of this Plan, including the preparation and execution
of any documents implementing this Plan, shall be performed by the Agency and/or the City.

800 DURATION OF THIS PLAN » TERMINATION, AND ASSET REVIEW

Except for the nondiscrimination and nonsegregation provisions which shall run in
perpetuity, the provisions of this Plan shall be effective, and the provisions of other documents
formulated pursuant to this Plan, shall be effective for twenty (20) years from the effective date
of the Plan subject to modifications and/or extensions set forth in Idaho Code § 50-2904. The
revenue allocation authority will expire on December 31, 2039, except for any revenue allocation
proceeds received in calendar year 2040, as contemplated by Idaho Code § 50-2905(7). The
Agency may use proceeds in 2040 to complete the projects set forth herein. As stated in the
Plan, any owner participation agreement or disposition and development agreement obligations
will cease as of December 3 1,2039.
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Idaho Code § 50-2093(5) provides the Agency shall adopt a resolution of intent to
terminate the revenue allocation area by September 1. In order to provide sufficient notice of
termination to the affected taxing districts to allow them to benefit from the increased budget
capacity, the Agency will use its best efforts to provide notice of its intent to terminate this Plan
and its revenue allocation authority by May 1, 2040, or if the Agency determines an earlier
terminate date, then by May 1 of the early termination year:

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

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

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

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

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

To the extent there is any outstanding obligation, this Plan shall not be modified pursuant
to the provisions set forth in Idaho Code § 50-2903A. Modification of this Plan results in a reset
of the base assessment roll values to the current values in the year of modification as more fully
set forth in Idaho Code § 50-2903A subject to certain limited exceptions contained therein. As
more specifically identified above, the Agency’s projections are based on estimated values,
estimated levy rates, estimated future development, and estimated costs of future
construction/improvements. Annual adjustments as more specifically set forth in the Agency’s
annual budget will be required to account for more/less estimated revenue and prioritization of
projects (if necessary). Any adjustments for these stated purposes are technical and ministerial
and is not deemed a modification under Idaho Code § 50-2903A.

1000 SEVERABILITY

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

1100 ANNUAL REPORT AND OTHER REPORTING REQUIREMENTS

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

Additionally, the Agency must comply with certain other reporting requirements as set
forth in Idaho Code § 67-450E, the local government registry portal, Idaho Code § 50-2913, the
tax commission plan repository, and Idaho Code § 50-2903 A, the tax commission’s plan
modification annual attestation. Failure to report the information requested under any of these
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statutes results in significant penalties, including loss of increment revenue, and the imposition
of other compliance measures by the Bannock County Board of County Commissioners.

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

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

Boundary Map of Urban Renewal Project Area and Revenue Allocation Area




Attachment 2

Legal Description of Urban Renewal Project Area and Revenue Allocation Area
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Attachment 3
Private Properties Which May Be Acquired by Agency
The Agency has not identified any particular parcel for the construction of public

improvements or for private redevelopment. Properties which may be subject to
acquisition include parcels to:

a) assemble with adjacent parcels to facilitate redevelopment;

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

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

d) assemble for future transfer to qualified developers to facilitate the development
of mixed-use, residential, commercial and retail areas; or

€) assemble for the construction of certain public improvements, including but not
limited to streets, streetscapes, water and sewer improvements, environmental
remediation/site preparation, parking, community facilities, parks, pedestrian/bike
paths and trails, recreation access points, multi-purpose athletic and performance
facilities and other public facilities, including fire, police, EMS facilities.

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

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

Other parcels may be acquired for the purpose of facilitating catalyst or demonstration
projects, constructing public parking, constructing new streets or pathways, enhancing
public spaces, or to implement other elements of the urban renewal plan strategy and/or
any master plan for the Project Area.
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Attachment 4

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



Attachment 5.1

Public Tmprovements within the Revenue Allocation Area



Attachment 5.2

Economic Feasibility Study
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Attachment 5.3

Estimated Net Taxable Value of Growth and New Private Development and Annual Revenue
Allocation in the Northgate Urban Renewal Project




Attachment 5.4

Estimated Annual Revenues and Costs in the Northgate Urban Renewal Project
(Cash Flow Analysis)



Attachment 5.5
Map Showing Proposed Location of Public Improvements in the Project Area




Attachment 5.6

Market Analysis



Attachment 6

Agricultural Operation Consents




Attachment 7

Bannock County Board of County Commissioners Resolution No. 2018-23 (eligibility)



Attachment 8

Pocatello City Council Resolution No. 2018-03 (eligibility)




Attachment 9

Bannock County Board of County Commissioners Ordinance No. (Intergovernmental
Agreement and Transfer of Powers Ordinance)



Attachment 10

Pocatello City Council Resolution No. (Intergovernmental

Agreement — Bannock County)
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Attachment 11
Chubbuck City Council Resolution No. (Intergovernmental

Agreement and Transfer of Powers Resolution)
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Attachment 12

Pocatello City Council Resolution No. (Intergovernmental

Agreement — City of Chubbuck) <+ - - { Formatted: Centered
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Checking & Savings 11/30/2018
Administrative Fee Transfer for FY 2017
Checking & Savings

Commitments

Checking Savings uncommitted

Pocatello Development Authority
Administrative Fee Review for FY 2018 Reporting

11/13/2018

: : : o Pocatello
General Fund North Yellowstone Naval Ordinance North Portneuf Airport Totals
$ 1,168,355.45 $ 3,604,338.24 ) 869,459.77 S  332,738.44 $ 499,714.75 $ 6,474,606.65
s 163,916.00 S {142,509.00) s (24,870.00) S 3,863.00 * 5 - 5 -
S 1,332,271.45 $ 3,461,429.24 $ 844,589.77 $  336,60144 $ 499,714.75 $ 6,474,606.65
s 500,000.00 $ 3,533,000.00 5 200,000.00 $  241,988.00 s -
s 832,271.45 S (71,570.76) S 644,589.77 S 94,613.44 S 499,714.75

* Delay Administrative Transfers until development has been soldified.

Prepared by Joyce Stroschein 12/13/2018
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Pocatello
Development

City of Pocatello

Authority 911 North 7th Avenue

Pocatello, ldaho 83205

An urban renewal agency for the City of Pocatello, Idaho

The Pocatello Development Authority meets the third Wednesday of each month at
11:00 a.m. in the Paradice Conference Room in Pocatello City Hall, unless otherwise
rescheduled or cancelled. All notifications will be posted on this bulletin board. If
you have any questions or would like to request to be on the next agenda, please
contact Melanie Gygli, Interim Executive Director for the PDA, at 208-234-6583 or
by email mgygli@pocatello.us. .

The meeting dates for calendar year 2019 are as follows:
January 16, 2019
February 20, 2019 * Annual Public Hearing
March 20, 2019
April 17,2019 /
May 15, 2019
June 19, 2019
July 17, 2019
August 21, 2019
September 18, 2019
October 16, 2019
November 20, 2019
December 18, 2019

City Hall is accessible to persons with disabilities. Program access accommodations
may be provided with three (3) days’ advance notice by contacting Skyler Beebe at
sbeebe@pocatello.us; 208.234.6248; or 5815 South 5* Avenue, Pocatello, ID.

Office (208) 234-6184 = Fox (208) 234-6586



Eﬂ ZIONS PUBLIC FINANCE, INC.

December 24, 2018

Ms. Melanie Gygli

Pocatello Development Authority
412 W Center St

Pocatello, ID 83204

Dear Ms. Gygli,

The Municipal Securities Rulemaking Board (“MSRB”), adopted a revision of its Rule G-10 in which
all Municipal Advisors are now required annually to send their clients a notice which provides you
with information of where you can make formal complaints. You will find our notice below:

Notice Regarding Formal Complaints

Zions Public Finance, Inc. is registered as a municipal advisor with the SEC (Securities Exchange
Commission) and the MSRB, as required by section 15B of the Securities Exchange Act. The MSRB
protects investors, state and local governments and other municipal entities, and the public
interest, by regulating municipal securities firms, banks and municipal advisors that engage in
municipal securities and advisory activities.

Additional information about the protections provided by MSRB Rules as well as procedures to file
a formal complaint surrounding any suspected violation or unfair practice by a regulated entity,
may be found in the MSRB’s Municipal Advisory Client Brochure located at www.msrb.org.

Zions Public Finance appreciates being able to serve you in the capacity of Municipal Advisor. If
there is anything we can do to improve our service to you, please don’t hesitate to contact me
directly at (208) 501-7533 or christian.anderson@zionsbancorp.com.

We wish you the very best this holiday season. Thank you, again.

Sincerely,

Chddi__

Christian Anderson
Vice President






