RATHDRUM
PLANNING AND ZONING

PLANNING AND ZONING COMMISSION MEETING

MEETING MINUTES
Tuesday — August 18, 2020
6:00 PM

Meeting held in the High School Common Area

PRESENT: Commissioner Munyer, Commissioner Carr, Commissioner Hatcher and
Commissioner Compton (New Commissioner)

ABSENT: Commissioner Shuman

STAFF: Planner Siess, Assistant Planner Davey, City Administrator Duce, City Attorney
Herrington and Associate Planner Agidius

PLEDGE OF ALLEGIANCE

MINUTES: Approval of the meeting minutes for July 15, 2020 as they are presented made in a
motion by Commissioner Munyer and seconded by Commissioner Hatcher.
All in favor stating aye.

GENERAL BUSINESS:

Planner Siess introduced the new Planning Commissioner: Mike Compton

For the appointment of a New Chairman and Co-Chair, the Commissioners all agreed to
postpone until Commissioner Shuman was present.

Acting Chairman for the meeting: Commissioner Munyer
Commissioner Munyer gave the procedure for the Public Hearing process.
Open the Public Hearing

PUBLIC HEARING: Comprehensive Plan Future Land Use Map Amendment

Planner Siess: The purpose of this amendment is to provide property, which is directly adjacent
to Rathdrum City limits, near the southeast corner of the City within the shared tier. The land
designation is “transformational” to address consistency with the Comprehensive Plan for a
request for annexation and zoning. The future land use map is not a zoning map, but is a
decision-making tool referred to, reviewed and referenced for the following: land use proposals,
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zoning map updates or revisions, request of a zone change and when other land use issues are
addressed. The area for which the map amendment is requested is located south of the
Brookshire Subdivision approximately .5 miles south of the intersection of Meyer and Lancaster
Road, north of Wyoming Avenue and on the east and west sides of Meyer Road.

The shared tier has been identified as the lands within the ACI overlapping between the cities of
Post Falls and Hayden, Post Falls and Rathdrum, and Rathdrum and Hayden. These were not
included within the previous comprehensive plan future land use mapping and appears to have
been an oversight as these areas have been identified since 2004 as found in the Kootenai County
Ordinance #339 in the County Coordinated Area of City Impact Agreement.

Public Testimony — None
Close the Public Hearing

Motion: I move to recommend to the City Council that the proposal be approved, finding that it
is compliant with the City of Rathdrum Comprehensive Plan and Rathdrum City Code as shown
within the Code and Comprehensive Plan analysis found in the staff report. | further move that
such recommendation be updated by staff to include findings of fact and conclusions of law for
the Council reflective of this staff report, a summation of testimony provided by any citizens
appearing and testifying in relation to this proposal and be provided to the Council as the
Commission’s formal recommendation within sixty days following tonight’s public hearing.”
Made by Commissioner Carr and seconded by Commissioner Compton. All in favor stating aye.

PUBLIC HEARING: Hendrickson South Annexation and Zoning Request

Planner Siess: The applicant, Bluegrass Development, LLC is seeking approval of annexation
and zoning of approximately 227.95 acres of real property — excluding rights-of-way, for the
purpose of incorporating the property into the city limits of Rathdrum. The property is adjacent
to existing city limits to the north. The annexation will include the adjoining public rights-of-way
of Meyer Road and Wyoming Avenue. The total acreage, including the right-of-way of the
Spokane International Railway is 238.08 acres. The parcel is located south of the Brookshire
Subdivision and is approximately .5 miles south of the intersection of Meyer and Lancaster Road
and north of Wyoming Avenue and on both sides of Meyer Road, east and west. The current
zoning is Agriculture by Kootenai County and is currently farmland.

The proposed zoning is as follows: R-1 Residential - 165.9 acres; R-3 Residential multi-family —
43.49 acres.

City of Rathdrum Planning staff recommends to the Commission’s approval of the annexation
request if the Commissioner finds that the proposal is compliant with the Rathdrum
Comprehensive Plan and Rathdrum City Code and is in the best interest of the City. The
following conditions of approval are recommended to address consistency with the
Comprehensive Plan:

1. Development within the annexed area shall not begin until the existing Brookshire
development is 85% built/developed to ensure continuity in development, with the
exception of the commercially zoned property. When development occurs, such shall be
logically phased starting in the northern portion of the property and proceeding
southward.

2. At the time of development, the developer shall provide noise reducing fencing/walling
along the railroad rights-of-way. Such shall be subject to approval of the City Council
upon subdivision approval or the Planning and Zoning Administrator as appropriate.
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3. The project proponent shall enter into an Annexation Agreement with the City of
Rathdrum to address infrastructure and transportation needs, as well as transfer of water
rights and other requirements. Such Agreement shall be approved by the Rathdrum City
Council

Applicant:

Drew Dittman of Lake City Engineering

126 E Popular Avenue

Coeur d’Alene, 1D 83814

Representing Bluegrass Development, LLC and Hendrickson Family Holdings, LLC

Mr Dittman began by thanking the commissioners for their time and gave a history and
background of the developers being that they have lived in this area their entire lives and have
invested their time here. Location of the parcel being just south of the Brookshire Subdivision,
north of Wyoming Avenue and .5 miles from the intersection of Meyer and Lancaster Road. The
proposed zoning will have C-1 Commercial at Meyer Road and Wyoming Avenue, R-1
Residential, R-3 Residential Multi-family and they have donated to the City six acres for park
land which is located in the middle of the R-1 zoned parcel and south of the railroad tracks. He
also stated that this annexation application is in compliance with all of the six criterias of the
Rathdrum City code for annexation. The city’s comprehensive plan goals and policies;
population, land use, natural resources, housing and transportation have all been met. Several
key points made; they plan to place larger lots along the railway tracks in the R-1 zoning, fencing
around the perimeter will be similar to that of the Brookshire Subdivision and the new sewer lift
station that was installed in the Brookshire Subdivision will accommodate this annexed property
sufficiently.

Tom Andrel of Big Creek Land Company made a brief statement to the Commissioners that the
intent of the R-3 zoning was to accommodate small families, younger people just starting a
family and retirees that want to down scale their homes.

Public Testimony — In favor

Erick Hendrickson

6128 N Wall Street

Spokane, WA 99205

Mr Hendrickson is part owner of the parcel with other siblings and stated that it is no longer
feasible to farm his property to make any sort profit and asked the commissioners to please
consider the approval of this annexation request.

Kirk Schwab

Representing the Rathdrum Chamber of Commerce

Mr Schwab stated they are in favor of the annexation and commented that we need to control our
destiny for the growth of Rathdrum.

Don Jacklin — In favor but choose not to speak during the meeting.

Neutral — None
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Opposed

Michael Fox

13403 N Grand Canyon

Rathdrum, 1D 83858

Mr Fox began by stating he could not find the agenda on the City’s website and he feels that this
proposal does not comply with Rathdrum’s Comprehensive Plan at all. Asked the
Commissioners if they have read the mission statement pointing out “managing growth”. He also
commented that the railroad running right thru this annexation made not sense at all and does not
want to see urban sprawl in our town.

Rebuttal

Drew Dittman confirmed to the Commissioners that they are following the cities comprehensive
plan and in compliance with Rathdrum City Code with this annexation application. Mr Dittman
was asked if the applicant would develop this property if not annexed into the city, his reply was
yes, but they would have to comply with Kootenai County regulations.

Close the Public Hearing

Commissioners open discussion with stating that this application is a good fit and beneficial for
the City of Rathdrum, in favor of the fencing along the perimeter of the parcel for noise and
security. Also commented that farming this area has been dying off for the past few years.

Motion to approve, “I move to recommend to the City Council that the proposal be approved
with the recommended Conditions of Approval. Finding that it is compliant with the City of
Rathdrum Comprehensive Plan and Rathdrum City Code as shown within the Code and
Comprehensive Plan analysis found in the staff report. | further move that such recommendation
be updated by staff to include Findings of Fact and Conclusion of Law for the Council reflective
of this staff report, a summation of testimony provided by any citizens appearing and testifying
in relation to this proposal and be provided to the Council as the Commission’s formal
recommendation within sixty days following tonight’s public hearing” made by Commissioner
Hatcher and seconded by Commissioner Carr.

All in favor stating aye.

PUBLIC HEARING: Buck Conditional Use Permit

Planner Siess: Applicant at 15457 N Highway 41, Rathdrum, ID 83858 submitted an application
for a Conditional Use Permit (CUP) to allow for a home occupation use to occur on residentially
zoned property to allow a home occupation/nail salon, currently zoned R-2. The nail salon is to
consist of one nail station, one pedicure station, assorted counter and storage space within an
area of approximately 320 square feet.

Recommendations by city staff are as follows: 1. Business to be limited to a single employee as
indicated by the CUP Application for this home occupation. 2. On site parking shall be revised,
allowing for two off street parking sites a required by RCC 11-5-2C-5, and a single ADA
compliant parking site, as required by RCC Title 9 and federal and state law, together with
marked access lane and ADA signage, providing for vehicle turn around on site, and with out
backing into the right-of-way of State Highway 41. 3. Property owner/operator shall remove the
existing carport to allow for required vehicular turn around.
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Open the public hearing
Public Testimony:

In favor — None

Neutral — None
Opposed — None

Close the public hearing

Commissioners open discussion stating it is a good fit for the area being right off the highway
and would like to see new businesses in town.

Motion to approve, “I move to recommend to the City Council that the proposal be approved,
finding that it is in accord with the City of Rathdrum Comprehensive Plan and Rathdrum City
Code as discussed within the staff report for this proposal and subject to the conditions of
approval as found therein. | further move that such recommendation be updated by staff to
include findings of fact and conclusions of law for the Council reflective of this staff report, a
summation of testimony provided by any citizens appearing and testifying in relation to this
proposal and be provided to the Council as the Commission’s formal recommendation within
sixty days following tonight’s public hearing.” Made by Commissioner Munyer and seconded by
Commissioner Compton.

All in favor stating aye.

PUBLIC HEARING: Majestic Villas 1% Addition Preliminary Plat

Planner Siess: The applicant; Big Creek Land Company, LLC is asking for final approval of the
Majestic Villas subdivision consisting of eleven residential lots on approximately 6.08 acres.
This is a change from the approved preliminary plat which consisted of seventeen residential lots
on approximately 6.08 acres of an approximately 13.2- acre property with average lot size of
14,503 square feet in size, ranging from 10,675 to 15,579 square feet in size.

The change between the preliminary plat and this final plat is due, in part, to the re-alignment of
Deadwood Avenue at the southern end of the subdivision. New lot six which incorporates seven
of the preliminarily platted lots, together with the remaining lot acreage of the 13.2-acre parcel is
to be separately platted in the future Majestic Villas 1% Addition. The parcel is zoned R-3
Residential Multi-family. The property is currently vacant and undeveloped.

Applicant:

Drew Dittman representing Big Creek Land Company

126 E Popular Avenue

Coeur d’Alene, 1D 83814

Mr Dittman stated this is a standard subdivision submittal with duplex lots, current zoning is R-3
Multi-Family Residential with lot sizes ranging from 10,675 square feet to 15,579 square feet, 32
total lots on approximately 13 acres. Harmony Street which is currently located west of Meyer
Road will continue through into this subdivision.

Public testimony
In favor — none
Neutral — none
Opposed — none
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Close the public hearing

Commissioners open discussion:
Good location for a project like this being by the city park, impressed by these builders
producing a nice home and good fit for the area.

Motion: “I move to recommend to the City Council that the proposal be approved, finding that it
is in accord with the applicable City Code as identified within the findings and conclusions of the
staff report. | further move that the Planning and Zoning Administrator provide a written report
to the Council as soon as possible and include the recommendation of this commission and the
facts that provide a basis for the decision.” made by Commissioner Hatcher and seconded by
Commissioner Carr.

All in favor stating aye

NEW BUSINESS: Majestic Villas Final Plat

Planner Siess: The preliminary plat has already been approved and this meeting is just a
formality to approve the final plat. This consists of ten residential lots and one lot just south
north of Deadwood Avenue and east of Railway Avenue.

Motion to approve: “I move to recommend to the City Council that the proposal be approved,
finding that it is in accord with the applicable City Code as identified within the Findings and
Conclusions of the staff report. | further move that the Planning and Zoning Administrator
provide a written report to the Council as soon as possible and include the recommendation of
this Commission and the facts that provide a basis for the decision.” made by Commissioner
Hatcher and seconded by Commissioner Compton.

NEW BUSINESS: Brookshire 2" Addition Final Plat

Planner Siess: The applicant Bluegrass Development, LLC with the approved preliminary
subdivision consisted of 461 residential lots and one ten-acre lot on approximately 152.45 acres.
The project was to be developed in phases, subject to market conditions. The applicant is now
requesting final approval of the second addition of the subdivision consisting of 74 single family
residential lots on the 19-acre lot platted with the first addition for the purpose of plat phasing.
The property within this plat is zoned R-2S residential.

Motion: “I move to recommend to the City Council that the proposal be approved, finding that it
is in accord with the applicable City Code as identified within the findings and conclusions of the
staff report. | further move that the Planning and Zoning Administrator provide a written report
to the Council as soon as possible and include the recommendation of this Commission and the
facts that provide a basis for the decision.” made by Commissioner Munyer and seconded by
Commissioner Car.

All in favor stating aye
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NEW BUSINESS: Rathdrum Creek (Willow Creek Re-plat / PUD) Final Plat

Planner Siess: A replat and planned unit development of a portion of Willow Creek subdivision
submitted by Seneca Capital Partners. The preliminary subdivision consisted of re-plat of the 135
lots of Willow Creek subdivision owned by Idaho Contractors with a Planned Unit Development
(PUD) overlay by removing the underlying individual lot lines and consolidating the property
into eight new lots — not including the five lots in separate ownership. This will include multiple
mobile and manufactured homes on each lot. The project area is approximately 28.78 acres,
including existing rights-of-way, or 22.01 acres excluding the rights-of-way area. The proposed
replat is located to the southwest of Coeur d’Alene Street, southeast of the BNSF railroad tracks
and north of Pine Street. The property is a portion of Willow Creek Subdivision with 135 of the
140 original platted subdivision. The parcel is zoned R-2S residential.

Motion: “I move to recommend to the City Council that the proposal be approved, finding that it
is in accord with the applicable City Code as identified within the findings and conclusions of the
staff report. | further move that the Planning and Zoning Administrator provide a written report
to the Council as soon as possible and include the recommendation of this Commission and the
facts that provide a basis for the decision.” made by Commissioner Carr and seconded by
Commissioner Munyer.

All in favor stating aye

Special Meeting Scheduled:
Commissioner Munyer announced a special meeting for the update of Multi-Family code;
August 25, 2020 in the City Council Chambers at City Hall @ 6:00pm.
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RATHDRUM
PLANNING AND ZONING

PLANNING AND ZONING COMMISSION MEETING
MEETING MINUTES
SPECIAL MEETING
Tuesday — August 25, 2020
6:00 PM
Due to the Coronavirus, this meeting was held with a Zoom device and
Commission members/Staff present in city hall.

PRESENT: Commissioner Shuman, Commissioner Munyer, Commissioner
Compton and Commissioner Carr
ABSENT: Commissioner Hatcher

STAFF: Planner Siess, Asst Planner Davey and City Administrator Duce
Planner Siess gave the procedure for the Public Hearing process.
PUBLIC HEARING: Update to Rathdrum City Code

Planner Siess: The purpose of this public hearing is to consider proposed amendments to the
Rathdrum City Zoning Code text, Title 11, Chapter 5, General Provisions and Performance
Standards, Section 3, Commercial, Industrial, Multi-Family and Institutional Standards,
Subsections 11-5-3b — Off Street Parking Standards, replacing Section 4, Site Plan Review, with
new supplemental multi-family and Institutional Standards, and creating and amending a new
section for Site Plan as the new section 5. The intent of the text amendments to respond to
identified deficiencies and/or conflicts in code, address common practices and/or to provide for
clarity and ease of use as requested by the Rathdrum City Council.

Open the public hearing

Those present via zoom wanting to speak — None
Those present at City Hall - None

Close the public hearing

The following sections were read by Planner Siess:

Supplemental Multi-Family and Institutional Standards
Purpose and Intent
Building place and orientation
Building design and architecture
Open space and amenities
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Parking, access and circulation

General landscaping standards

Project entry landscape

Accessory Structures, utilities, mechanical and fencing
Lighting of parking areas

Site Plan Review:
Purpose
Applicability — review and approval

Open discussion:

How does this code change effect existing project? It will not affect them, once the code has
been adopted, all project then will have to comply with this city code. Commissioners
complimented and thanked Planner Siess for a wonderful job of gather the information from the
previous workshop/meeting on this code update.

Motion: “I move to recommend to the City Council the updated Multi-Family Code as presented

to be adopted and passed” made by Commissioner Munyer and seconded by Commissioner Catrr.
All in favor stating aye.

Planning and Zoning Meeting Minutes 8-25-2020



URBAN RENEWAL PLAN FOR THE
SILVERADO URBAN RENEWAL PROJECT

RATHDRUM URBAN RENEWAL AGENCY

RATHDRUM, IDAHO

Ordinance No.
Adopted
Effective



100

200
300

400

500

TABLE OF CONTENTS

Page
INTRODUCTION ...ttt ettt ettt sttt ettt et nae s 1
101 General Procedures of the AZENCY .......oeecviiieiiieiiiieciie et 5
102 Procedures Necessary to Meet State and Local Requirements: Conformance with
Idaho Code Sections 50-2008 and 50-2906...........coceeiiieniiiiiiniiniieieieeee e 5
103 History and Current Conditions of the Area.........cceccvvevieniiieniiniiieieceeeeeeeeee, 6
104 PUrp0Se Of ACHVITICS ...uviiiiiiiiiiiieeiiieeiiee ettt e et e e sieeesteeesereeessaeessaeeeaaeeesaeesnseeennnes 7
105 Open Land Criteria .....cccueeuierieeriieeieeiieeie ettt et ae et sete et e snaeebeeseseeneeas 9
DESCRIPTION OF PROJECT AREA.......coieiieeeeeeeeee et 10
PROPOSED REDEVELOPMENT ACTIONS .....cootiiiiieiieienieneeeseesieeee e 10
B30T GENETAL. ..ttt ettt e 10
302  Urban Renewal Plan ObJECHIVES .......ccvieruieriieiiieiiieiieeie ettt 12
303  Participation Opportunities and Participation Agreements............cccccveeeeuveerneenns 13
304  Cooperation with Public BOdi€s .........ccccoeeriieiiieiiieiieritceee e 15
305  Property ACQUISTEION .....eeeiiieeieieeeiieeeitieeeieeeeieeesteeeseaeeesreeessseeesaeesssaeessseeensseeenns 16
305.1 ReEAl PTOPEILY.. ..ooeieeiiiiiieeiiieiieeee ettt 16
305.2 Personal ProOPerty .....ccccueeeciieeiiieeieecite ettt evae e 17

306  Relocation of Persons (Including Individuals and Families), Business Concerns,
and Others Displaced by the Project........ccccooovieeiiiieniieeiiie e 18
307  Demolition, Clearance and Site Preparation............cccceecueevierciienienieenieenieeieene 18
308  Development by the AZENCY......ccovvieiiiiiieiiiieeiieeeiee ettt saeeesree e 18
300  Development PLans .........cccciooiiiiiiiieiiieiieeie et 19
310 Personal Property DiSPOSItION.......c.uieeuiieiiieeiiieecieeeeieeeiee et eveeeeaee e 19
311  Participation With Others .........ccccoeiiiiiiiiiiiiieee e 19
312 ConfOrmINg OWINETS......cccciiieirireeiieeeitieesieeeeiteeesteeesseeessseeessseeessseesssseesssseessseeanns 20
USES PERMITTED IN THE PROJECT AREA.......ccoiiiiieeeeeceeeeeeeseeene 20
401  Designated Land USES........cccceeuiieiiieeiiieeiiie ettt evreesaee e sseeeeree s 20
402  Public Rights-0f-Way ......ccccooiiiiiiiiieiee et 20
403 [RESERVEDY] ...ttt sttt et 21
404 INEETIM USES c..eiuviiieiieiieiiesieeie sttt ettt ettt sttt et s it e bt et saeenbeeneesaeens 21
405  Development in the Project Area Subject to the Plan...........ccccoeeevieeiiincinennnn. 21

406  Construction Shall Comply with Applicable Federal, State, and Local Laws and
Ordinances and Agency Development Standards............cceeeeveeeiiieiiiieicieeeieens 21
407 MINOT VATTAIONS ....ouuiiiiiiiietiiieiitesitet ettt sttt ettt et sae e bt et saeesbeeneesaeens 22
408  Design for Owner Participation AGreement ..........c.eeeveeeeeveeeiveeeiveenirieeseneeennens 22
409  NONCONTOTMING USES ...cuvvieuiieiieeiieriieeiienieeteeeteeeteesieeestesaeenseessaeenseessseeseesssaens 23
METHODS OF FINANCING THE PROJECT .....cccteiiiiieiieeeeeceeeee e 23
501  General Description of the Proposed Financing Methods ............cccceevienirenennne. 23
502  Revenue Allocation Financing ProviSions..........ccceeevveeriieenieeeiieeciiee e 24
502.1 Economic Feasibility Study .........cccccoeeiiiiiiniiiiieiiicieeceeeeeeee e 25
502.2 Assumptions and Conditions/Economic Feasibility Statement................ 25

i



600

700
800
900
1000
1100
1200

502.3 Ten Percent LIMItation .......ooooviiiiiiiiiiiiiiiii 26

502.4 Financial Limitation........c.ccooiieiiiiiiiniiiieieeeeeeeee e 26

502.5 Issuance of Debt and Debt Limitation ...........cccceevveeriienieenieenieeieeeeeenee. 29

502.6 Impact on Other Taxing Districts and Levy Rate.........c.ccceeevieecieennnns 29
503  Membership Dues and Support of Community Economic Development ............ 31
ACTIONS BY THE CITY ..ttt sttt 31
601  Maintenance of Public ImMprovements ............ccceevuieviieriiiniieniieieeie e 32
ENFORCEMENT ..ottt ettt ettt sttt eneesteenseeneens 33
DURATION OF THIS PLAN, TERMINATION, AND ASSET REVIEW .................... 33
PROCEDURE FOR AMENDMENT OR MODIFICATION ......ccceotiiiinieieeieniieieeeene 34
SEVERABILITY .ttt sttt ettt sttt sttt st sbe s 35
ANNUAL REPORT AND OTHER REPORTING REQUIREMENTS. ........ccccovveirnne 35
APPENDICES, ATTACHMENTS, EXHIBITS, TABLES ..ot 35

il



Attachment 1

Attachment 2

Attachment 3

Attachment 4

Attachment 5

Attachment 6

Attachments

Boundary Map of Silverado Urban Renewal Project Area and Revenue
Allocation Area

Legal Description of Silverado Urban Renewal Project Area and Revenue
Allocation Area

Properties Which May be Acquired by the Agency

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

Economic Feasibility Study

Agricultural Operation Consents

il



100 INTRODUCTION

This is the Urban Renewal Plan (the “Plan”) for the Silverado Urban Renewal Project
(the “Project”) in the city of Rathdrum (the “City”), county of Kootenai, state of Idaho.
Attachments 1 through 6 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 term “Project” is not meant to refer to a specific activity or
development scheme. The Silverado 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 of the City of Rathdrum (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;

(%) 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



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

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

This Plan includes the above information with specificity.

The proposed development of the Project Area as described in this Plan conforms to the
City of Rathdrum 2014 Comprehensive Plan (the “Comprehensive Plan”), adopted by the
Rathdrum City Council (the “City Council”), as may be amended from time to time. The City is
currently in the process of working on an update to the Comprehensive Plan, which update is
anticipated to be completed and adopted prior to December 31, 2020. The Agency intends to
rely heavily on the City’s applicable zoning and design standards.



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
§ 50-2903 A, if this Plan is modified by City Council ordinance, then the base value for the
year immediately following the year in which modification occurs shall include the current
year’s equalized assessed value of the taxable property in the revenue allocation area,
effectively eliminating the Agency’s revenue stream. Should the Agency have any
outstanding financial obligations, the City shall not adopt an ordinance modifying this Plan
unless modification is deemed to have not occurred as provided in Idaho Code § 50-
2903A(1)(a)(i)-(iv) and written consent has been obtained by any creditors, including but
not limited to lending institutions and 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
support growth of an existing commercial or industrial project in an existing revenue
allocation area...” Idaho Code § 50-2903A(1)(a)(iv). The proposed development of the
Project Area includes a commercial multi-family residential apartment complex, together
with a mix of other commercial and/or light industrial projects. Any adjustment to the list
of improvements and/or revenue stream to support growth of the proposed commercial
and/or industrial project is not a modification under Idaho Code § 50-2903A.

Further, 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 prioritization of projects. 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, with the need for specificity as required by Idaho Code § 50-2905. Attachment 5 specifically
considers a phased buildout scenario relying on a realistic concept site plan.

The Plan narrative addresses the required elements of a plan set forth in Idaho Code § 50-
2905(1), (5), (7) and (8). Attachment 5, together with the Plan narrative, meet the specificity
requirement for the required plan elements set forth in Idaho Code § 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, establish the necessary
infrastructure to support adjacent private investment, which in this case includes multi-family
residential, light industrial and commercial facilities.

The purposes of the Law and Act will be attained through, and the major goals of this
Plan, are:

a. The installation and construction of public improvements, including new collector
and arterial streets; improvements to existing roadways and intersections;
installation of 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;
installation and/or improvements to fiber optic facilities; improvements to public
utilities including water and sewer improvements, and fire protection systems;
removal, burying, or relocation of overhead utilities; extension of electrical
distribution lines and transformers; improvement of irrigation and drainage
ditches and laterals; and improvement of storm drainage facilities;

b. The planning, design and construction of the proposed improvements to Meyer
Road and Boekel Road;
c. The planning, design and construction of new streets, including but not limited to

the Thayer Connection Road, connecting Meyer Road to Boekel Road and the
Meyer Backage Road, connecting Meyer Road to the new Thayer Connection
Road;

d. 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, including underground gas lines
and overhead transmission lines;

e. 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 multi-family residential housing options, employment and
economic growth;

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



g. 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;

h. The provision of public service utilities, which may be sited outside of the Project
Area, but are necessary to the development of the Project Area, such as water
system improvements, sewer system improvements and improvements to storm
drainage facilities;

1. 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;

J- 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

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

101  General Procedures of the Agency

The Agency is a public body, corporate and politic, as defined and described under the
Law and the Act. Under the Law, the Agency is governed by the Idaho open meeting law, the
Public Records Act and 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  Procedures Necessary to Meet State and Local Requirements:
Conformance with Idaho Code Sections 50-2008 and 50-2906



The City Council created the Agency by Resolution No. 73, dated February 14, 1995 as
provided in Idaho Code §§ 50-2005 and 50-2006. Idaho law requires that the City Council, by
resolution, must determine a geographic area be a deteriorated area or a deteriorating area, or a
combination thereof, and designate such area as appropriate for an urban renewal project prior to
preparation of an urban renewal plan. A consultant was retained to study a proposed project area
approximately 260 acres in size and prepare an eligibility report. The eligibility report was
submitted to the Agency. The Agency accepted the eligibility report by Agency Resolution No.
2017-002 on November 1, 2017, and thereafter submitted the eligibility report to the City
Council for its consideration.

The area studied was deemed by the City Council to be a deteriorating area and/or a
deteriorated area and therefore eligible for an urban renewal project by adoption of Resolution
No. 2018-289 on January 10, 2018. With the adoption of Resolution No. 2018-289, the City
Council authorized the preparation of an urban renewal plan, declaring the project area boundary
under the plan shall be geographically smaller than the area considered in the eligibility report.
Following several Agency meetings, and information from developers and property owners, the
Board focused on a Project Area approximately 40 acres in size.

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. on
and submitted the Plan to the City Council with its recommendation for

adoption.

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

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 published in the Coeur d’Alene
Press, a newspaper having general circulation in the City. The City Council adopted this Plan on

__1, 2020, by Ordinance No. [ ].

103  History and Current Conditions of the Area

The Project Area contains approximately 42 acres of mostly vacant, undeveloped land
zoned Industrial and R-3 (Multi-Family Residential — High Density) and is located outside of the
downtown core in the southeast part of the City. The Project Area is generally bounded by
Boekel Road on the south and Meyer Road on the east. A significant portion of the Project Area
is encumbered by overhead high-voltage power transmission lines, which significantly restricts
construction within the easement and represents a deterrent to development. The three
developed parcels fronting Boekel Road cover 7.5 acres.

Most of the Project Area is in a transitional state until costly public infrastructure is
extended to support contemplated development. Existing land uses surrounding the Project
Area include residential, commercial, light industrial and agricultural.
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The Project Area lacks the public infrastructure necessary to properly serve economic
development contemplated by the City’s zoning and Comprehensive Plan. Boekel Road and
Meyer Road do not comply with current City standards requiring curbs, swales for storm
drainage, sidewalks or pedestrian paths and illumination. Due to the lack of pedestrian facilities
and the increasing residential uses to the south, these roadways present a safety concern.
Additionally, the Project Area lacks an internal street network.

Municipal water distribution mains are located in Boekel Road and Meyer Road. As the
Project Area is predominantly undeveloped, vacant land, once developed consistent with zoning
designations, extensions will be necessary to serve the Project Area. Likely fire flows may need
to be upgraded to adequately protect a more densely developed environment. Similarly, sewer
collection mains are located in Boekel Road and Meyer Road; however, development within the
Project Area will require an interior sewer collection system.

The Plan proposes improvements to public infrastructure and other publicly owned assets
throughout the Project Area, creating the opportunity for development of a mixed-use project,
including, but not limited to multi-family residential uses; gym, retail and office uses; gas station
and convenience store; restaurants and medical and/or other professional offices; light industrial
uses and open space (including trails and/or pathways). The Project Area is underdeveloped or
vacant and is not being used to its highest and best use due to the existence of the power
transmission lines transecting the Project Area, the age and obsolescence of infrastructure, the
predominance of defective or inadequate street layout, outmoded street patterns, faulty lot
layouts, insanitary and unsafe conditions, and inadequate utility infrastructure needed for
residential, commercial and/or light industrial 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
problems 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, the
contemplated residential developments will provide much needed higher density housing
amongst commercial and/or light industrial developments that will generate new jobs in the
community that would, in turn, benefit area residents.

It is unlikely individual developers will take on the prohibitive costs of constructing the
necessary infrastructure in the Project Area without the ability of revenue allocation to help
offset at least some of these costs. But for urban renewal and revenue allocation financing the
proposed residential, commercial and/or light industrial developments would not occur.

104  Purpose of Activities

Attachment 5 includes identification of the proposed public improvements necessary for
the contemplated development in the Project Area with specificity. 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, absorption rates for commercial, light industrial and residential facilities, 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 to support
development when it occurs. The information included in Attachment 5 presents a
realistic development scenario recognizing it is difficult to project with any
certainty where the improvements will be sited until any future projects submit
plans to the City for design review and permitting.

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

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

The activities listed in Attachments 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. The
projected timing of funding is primarily a function of market conditions and the availability of
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 point in time within the planned 20-year period of the urban renewal district and revenue
allocation area.

The Study (Attachment 5) has described a list of prioritized public improvements and
other related activities in the Project Area with an estimated cost in 2019 dollars of
approximately $3,601,952 These amounts do not take into account inflationary factors, such as
increasing construction costs, which would increase those figures depending on when the owner,
developer and/or Agency is able to develop, construct or initiate those activities. The Study has
concluded the capacity of revenue allocation funds through the term of the Plan based on the
assumed phased development of projects and assessed value increases will likely generate an
estimated 38,576'. 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 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 a menace to the public health, safety, morals, or welfare, and that the acquisition
of the area for residential uses is an integral part of and essential to the program of the City. Due
to the City’s expected growth the need for housing is significant. Further, the existing zoning
designations in the Project Area allow for increased residential density, which is a buffer for the
proposed surrounding industrial and commercial projects.

! A portion of the Project Area is zoned Industrial. This zone permits multi-family residential subject to a
conditional use permit. The Economic Feasibility Study conservatively forecasts a light industrial project on the
3.93 acres within the industrial zoned area and concludes the proposed development is feasible. As an alternative
development scenario, and consistent with City zoning, owners/developers may consider seeking a conditional use
permit to build an additional multi-family project phase or complex in the industrial zoned area. If approved,
preliminary estimates indicate a multi-family residential project in the Industrial zone may provide additional
revenue allocation proceeds that may allow the Project Area to terminate even earlier than projected.
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Open land areas qualify for Agency acquisition and development for primarily
nonresidential uses if acquisition is necessary to facilitate the proper growth and development of
the Project Area in accordance with 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 50-2008(d)(4)(2) apply. The lack of interior water and
sewer facilities, large parcel size, a deficient interior street system, lack of fire protection
facilities and economic disuse are all conditions which delay or impair development of the open
land areas and satisfy the open land conditions as more fully supported by the Thayer Eligibility
Study for City of Rathdrum Urban Renewal Agency, prepared by JFoster and Associates, dated
November, 2017.

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.

200 DESCRIPTION OF PROJECT AREA

The boundaries of the Project Area and the Revenue Allocation Area are shown on the
Project Area and Revenue Allocation Boundary Map, attached hereto as Attachment 1 and
incorporated herein by reference, and are described in the Legal Description of the Project Area
and Revenue Allocation Area, attached hereto as Attachment 2 and incorporated herein by
reference. For purposes of boundary descriptions and the 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, to provide for increased residential density pursuant to the City’s land use and
zoning maps, and to grow the economy in the Project Area. Implementation of the strategy
includes, but is not limited to the following actions:

a. The engineering, design, installation, construction, and/or reconstruction of storm
water management infrastructure to support compliance with federal, state and

local regulations for storm water discharge and to support private development;

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

c. The engineering, design, installation, construction, and/or reconstruction of
streets, including but not limited to improvements and upgrades to Boekel Road
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and Meyer Road, and the construction of Thayer Connection Road, connecting
Meyer Road to Boekel Road and the Meyer Backage Road, connecting Meyer
Road to the new Thayer Connection Road, and related pedestrian facilities,
intersection improvements and traffic signals;

The engineering, design, installation, construction, and/or reconstruction of
utilities (within and outside of the Project Area) including but not limited to
improvements and upgrades to the water distribution system, booster system
upgrades, water capacity improvements, water storage upgrades, sewer system
improvements and upgrades, gravity interceptor, and improvements and upgrades
to power and gas facilities. Construction of utilities outside of the Project Area are
directly related to the growth and development within the Project Area, but cannot
be sited within the Project Area;

Removal, burying, or relocation of overhead utilities; removal or relocation of
underground utilities; extension of electrical distribution lines and transformers;
improvement of irrigation and drainage ditches and laterals; addition of fiber optic
lines or other communication systems; public parking facilities, and other public
improvements, including but not limited to, fire protection systems, roadways,
curbs, gutters, and streetscapes, which for purposes of this Plan, the term
streetscapes 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 open spaces that may be deemed appropriate by
the Board;

The acquisition of real property for public right-of-way improvements, pedestrian
facilities, open space and pathways, utility undergrounding and streetscape
improvements to create development opportunities consistent with the Plan;

The demolition or removal of certain buildings and/or improvements for public
rights-of-way, pedestrian facilities, open space and pathways, utility
undergrounding and streetscape improvements 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 and to promote economic growth and
development or redevelopment;

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

The provision of financial and other assistance to encourage and attract business

enterprise including but not limited to start-ups and microbusinesses, mid-sized
companies and large-scale corporations and industries;
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J- The rehabilitation of structures and improvements by present owners, their
successors, and the Agency;

k. The preparation and assembly of adequate sites for the development and
construction of facilities for residential, commercial, industrial and governmental
use;

1. To the extent allowed by law, lend or invest federal funds to facilitate

development and/or redevelopment;

m. The environmental assessment and remediation of brownfield sites, or sites where
environmental conditions detrimental to development and/or redevelopment exist;

n. 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, 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;

0. 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; and

p. Other related improvements to those set forth above as further set forth in
Attachment 5.

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

302 Urban Renewal Plan Objectives

Urban renewal activity is necessary in the Project Area to combat problems of physical
deterioration or deteriorating conditions. As set forth in greater detail in Section 103, the Project
Area has a history of stagnant growth and development compared to other areas of the City based
on deteriorated or deteriorating conditions that have arrested or impaired growth in the Project
Area primarily attributed to: the high-voltage power transmission lines and corresponding
easement that limit development, predominance of defective or inadequate street layout, faulty
lot layout, unsafe conditions, outmoded street patterns, obsolete platting and obsolescence. The
Plan for the Project Area is a proposal to work in partnership with public and private entities to
create a mixed-use multi-family residential and commercial area, to improve, develop, and grow

12



the economy within the Project Area by the implementation of a strategy and program set forth
in Section 301.

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 any
development agreement shall conform to those standards specified in Section 303 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
represents the key elements of that effort:

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

b. Develop new residential, commercial and light industrial opportunities, as well as
encourage other economic development opportunities.

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

Without direct public intervention, the Project Area has and 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 the existing brownfields,
and underutilized, underdeveloped, deteriorated, deteriorating and vacant land and land now
devoted to scattered inconsistent uses will be converted to residential, commercial and light
industrial uses. In implementing the activities described in this Plan, the Agency shall give due
consideration to the provision of adequate park and open space, and community and recreational
areas and facilities that may be desirable for neighborhood improvement, with special
consideration for the health, safety, and welfare of residents in the general vicinity of the Project
Area covered by the Plan, recognizing the mixed-use residential, commercial and light industrial
nature of the Project Area.

303 Participation Opportunities and Participation Agreements

The Agency shall enter into an owner participation agreement (which term includes all
types of reimbursement agreements) with any existing or future owner of property in the Project
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Area, in the event the property owner receives assistance from the Agency in the development
and/or redevelopment of the property. In that event, the Agency may allow for an existing or
future owner of property to remove the property and/or structure from future Agency acquisition
subject to entering into an owner participation agreement. It is anticipated the Agency will enter
into an owner participation agreement with the current owner/developer of properties in the
Project Area and/or its related entities. The Agency may also enter into owner participation
agreements with other future owners and developers within the Project Area throughout the
duration of this Plan in order to implement the infrastructure improvements set forth in this Plan.

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

o 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.

. 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.

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

All owner participation agreements will address development timing, justification
and eligibility of project costs, and achievement of the objectives of the Plan. The Agency
shall retain its discretion in the funding level of its participation. Obligations under owner
participation agreements shall terminate no later than the termination date of this Plan—
December 31, 2040. The Agency shall retain its discretion to negotiate an earlier date to
accomplish all obligations under any owner participation agreement.

In all owner 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
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agreement with the Agency, the provisions of this Plan are applicable to all public and private
property in the Project Area.

In the event a participant under an owner participation agreement fails or refuses to
rehabilitate, develop, use, and maintain its real property pursuant to this Plan and a participation
agreement, the real property or any interest therein may be acquired by the Agency in accordance
with 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:

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

o Allowing existing nonconforming uses to continue in accordance with City
regulations and to accommodate improvements and expansions allowed by City
regulations and generally consistent with this Plan for the Project Area.

o 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 over the next twenty (20) years.

J 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.
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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 intends to cooperate to the extent allowable with the City for the
engineering, design, installation, construction, and/or reconstruction of public infrastructure
improvements, including, but not limited to water, sewer, storm drainage, electrical, natural gas,
telecommunication, or other similar systems and lines, streets, roads, curbs, gutters, sidewalks,
walkways, public parking facilities and unoccupied auxiliary structures. The Agency shall also
cooperate with the City on various relocation, screening, or underground projects and the
providing of fiber optic capability. To the extent any public entity, including the City, has funded
certain improvements, the Agency may reimburse those entities for those expenses. The Agency
also intends to cooperate and seek available assistance from state, federal and other sources for
economic development.

In the event the Agency is participating in the public development by way of financial
incentive or otherwise, the public body shall enter into an agreement with the Agency and then
shall be bound by the Plan and other land use elements and shall take into consideration those
standards specified in Section 303 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, 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.
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The Agency intends to acquire any real property through voluntary or consensual gift,
devise, exchange, or purchase. Such acquisition of property may be for the development of the
public improvements identified in this Plan. Such properties may include properties owned by
private parties or public entities. This Plan allows the Agency’s use of its resources for property
acquisition.

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

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, lighting, water and sewer
improvements, drainage facilities, intersection improvements, including the installation of traffic
signals, public parking, parks and open space, multi-use paths and trails, power and gas
improvements and/or relocations, and other related public infrastructure improvements. The
Agency’s property acquisition will result in remediating deteriorating conditions in the Project
Area by facilitating the development of residential, commercial and light industrial uses. 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 is necessary, in order to eliminate the conditions requiring
development and/or 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, subject to the limitations set forth in Idaho Code § 7-
701A.

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 identified, 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
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by any lawful means, including eminent domain for the purpose of developing the public
improvements described in section 305.1.

306 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 and shall also coordinate with the various
local, state, or federal agencies concerning relocation assistance.

307 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 rock
removal and site preparation. In connection therewith, the Agency may cause, provide for, or
undertake the installation or construction of streets, utilities, parks and open space, multi-use
paths and trails, public parking facilities, drainage facilities, and other public improvements
necessary to carry out this Plan.

308 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 Attachment 5 and may acquire or pay for the land required therefore.

Any public facility ultimately owned by the Agency shall be operated and managed in
such a manner to preserve the public purpose nature of the facility. Any lease agreement with a
private entity or management contract agreement shall include all necessary provisions sufficient
to protect the public interest and public purpose.

The Agency may enter into contracts, leases, and agreements with the City or other

public body or private entity pursuant to this section, and the obligation of the Agency under
such contract, lease, or agreement shall constitute an indebtedness of the Agency as described in
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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 to this Plan or
out of any other available funds.

309 Development Plans

All development plans (whether public or private) prepared pursuant to an owner
participation agreement, shall be submitted to the Agency Board for approval and review. All
development in the Project Area must conform to those standards specified in Section 408 and
all applicable City ordinances.

310 Personal Property Disposition

For the purposes of this Plan, the Agency is authorized to lease, sell, exchange, transfer,
assign, pledge, encumber, or otherwise dispose of personal property which is acquired by the
Agency.

311  Participation with Others

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

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

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

As allowed by law, the Agency may also use funds from any other sources or participate
with the private or public sector with regard to any programs administered by the Idaho
Department of Commerce 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 to this Plan or
out of any other available funds.
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312  Conforming Owners

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

400 USES PERMITTED IN THE PROJECT AREA
401 Designated Land Uses

The Agency intends to rely upon the overall land use designations and zoning
classifications of the City, as may be amended, and as tentatively depicted on Attachment 4 and
as set forth in the City’s Comprehensive Plan and within the Rathdrum zoning ordinance and
requirements, including the future land use map and zoning classifications, as may be amended.
For the most part, the Project Area will include high-density residential, commercial and light
industrial development. Provided, however, nothing herein within this Plan shall be deemed to be
granting any particular right to zoning classification or use.

402  Public Rights-of-Way

The Project Area contains existing maintained public rights-of-way as shown on
Attachment 1, including but not limited to Boekel Road and Meyer Road. Any new roadways,
including new collectors and/or arterials to be engineered, designed, installed and constructed in
the interior of the Project Area including but not limited to the Thayer Connection Road,
connecting Meyer Road to Boekel Road and the Meyer Backage Road, connecting Meyer Road
to the new Thayer Connection Road, 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.

Existing dirt roadways, streets, alleys, easements, and irrigation or drainage laterals or
ditches (if any) may be improved, abandoned, closed, vacated, expanded or modified as
necessary for proper development of the Project Area, in accordance with any applicable policies
and standards of the Idaho Transportation Department, Kootenai County or the City regarding
changes to dedicated rights-of-way.

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 or the Idaho Department of
Transportation’s design standards as may be applicable; shall be effectuated in the manner
prescribed by State and local law; and shall be guided by the following criteria:
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a. A balancing of the needs of proposed and potential new developments for
adequate pedestrian and vehicular access (including cars, trucks, bicycles, etc.),
vehicular parking, and delivery loading docks with the similar needs of any
existing developments permitted to remain. Such balancing shall take into
consideration the rights of existing owners and tenants under the rules for owner
and tenant participation adopted by the Agency for the Project and any
participation agreements executed thereunder;

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

d. Street connectivity should be maximized, and the design and/or construction of
permanent cul-de-sacs and dead-end streets should be minimized to the greatest
extent practicable.

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.

403 [RESERVED]

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.

405 Development in the Project Area Subject to the Plan

All real property in the Project Area, under the provisions of 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
Rathdrum City Code, as may be amended from time to time, and any applicable City Council
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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 the Rathdrum City Code, 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 an owner participation agreement.

407 Minor Variations

Under exceptional circumstances, the Agency is authorized to allow a variation from the
limits, restrictions, and controls established by this Plan. In order to allow such variation, the
Agency must determine that the variation is not contrary to the objectives of this Plan, is not
materially detrimental to the public interest and is not contrary to Idaho Law.

No variation shall be granted which changes a basic land use or which permits other than
a minor departure from the provisions of this Plan. In allowing any such variation, the Agency
shall impose such conditions as are necessary to protect the public peace, health, safety, or
welfare and to assure compliance with the purposes of the Plan. Any variation permitted by the
Agency hereunder shall not supersede any other approval required under City codes and
ordinances and shall not be considered a modification to the Plan.

408  Design for Owner Participation Agreement

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

In the case of property which is the subject of an owner participation agreement with the
Agency, no new improvement shall be constructed, and no existing improvement shall be
substantially modified, altered, repaired, or rehabilitated, except in accordance with this Plan.
Under those agreements the architectural, landscape, and site plans shall be submitted to the
Agency and approved in writing by the Agency. One of the objectives of this Plan is to create an
attractive and pleasant environment in the Project Area. Therefore, such plans shall give
consideration to good design, open space, and other amenities to enhance the aesthetic quality of
the Project Area. The Agency shall not approve any plans that do not comply with this Plan. The
Agency reserves the right to impose such design standards on an ad hoc, case by case basis
through the approval process of the owner participation agreement. Any change to such approved
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design must be consented to by the Agency and such consent may be conditioned upon reduction
of Agency’s financial participation towards the Project.

In the event the Agency adopts design standards or controls, those provisions will
thereafter apply to each site or portion thereof in the Project Area. Those controls and standards
will be implemented through the provisions of any owner participation agreement. These
controls are in addition to any standards and provisions of any applicable City building or zoning
ordinances; provided, however, each and every development shall comply with all applicable
City zoning and building ordinance.

409 Nonconforming Uses

The Agency may allow 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.
500 METHODS OF FINANCING THE PROJECT
501  General Description of the Proposed Financing Methods

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), 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 principal and interest on such advances, funds,
and indebtedness may be paid from any funds available to the Agency. The City, as it is able,
may also supply additional assistance through City loans and grants for various public
improvements and facilities.

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
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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, 2020. These revenue allocation provisions shall apply to
all taxing districts which are located in or overlap the Revenue Allocation Area shown and
described on Attachments 1 and 2 to this Plan. The Agency shall take all actions necessary or
convenient to implement these revenue allocation financing provisions. The Agency specifically
finds that the equalized assessed valuation of property within the Revenue Allocation Area is
likely to increase as a result of the initiation of the Project.

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

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

Upon enactment of a City Council ordinance finally adopting these revenue allocation
financing provisions and defining the Revenue Allocation Area described herein as part of the
Plan, there shall hereby be created a special fund of the Agency into which the County Treasurer
shall deposit allocated revenues as provided in Idaho Code § 50-2908. The Agency shall use
such funds solely in accordance with Idaho Code § 50-2909 and solely for the purpose of
providing funds to pay the Project Costs, including any incidental costs, of such urban renewal
projects as the Agency may determine by resolution 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 Attachment 5 to this Plan. This information 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, market adjustments, future priorities, and unknown future
costs. Agency revenue and the ability to fund reimbursement of eligible Project Costs is more
specifically detailed in the annual budget.

24



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

Revenues will continue to be allocated to the Agency until termination of the revenue
allocation area as set forth in Section 800. Attachment 5 incorporates estimates and projections
based on the Agency’s and the consultant’s 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.

502.1 Economic Feasibility Study

The Silverado Urban Renewal District Economic Feasibility Study, dated July 28, 2020,
attached hereto as Attachment 5 constitutes the economic feasibility study (“Study”) for the
Project Area prepared by Tom Lien. The Study constitutes the financial analysis required by the
Act and is based upon existing information from property owners, developers, the Agency, City
and others.

502.2 Assumptions and Conditions/Economic Feasibility
Statement

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

The Plan and the Plan Attachments incorporate estimates and projections based on the
Agency’s and consultant’s present knowledge and expectations. The Plan proposes certain public
improvements as set forth in Attachment 5, which will facilitate residential, commercial and light
industrial development in the Revenue Allocation Area.
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The assumptions set forth in the Study are based upon the best information available to
the Agency and consultant through public sources or discussions with property owners,
developers, City staff and others. The information has been analyzed by the Agency and its
consultant 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
anticipated development, assessed value increases and assumed levy rates as more specifically
set forth in Attachment 5. Further, the financial analysis set forth in Attachment 5 has taken into
account and excluded levies that do not flow to the Agency consistent with Idaho Code § 50-
2908. The types of new construction expected in the Project Area are high-density
residential, light industrial and commercial facilities and improvements, as well as related public
improvements. The Project Area has potential for a significant increase in light industrial and
commercial growth due to the location of the Project Area near a growing residential area.
However, without a method to construct the identified public improvements development is
unlikely to occur in much of the Project Area.

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 Kootenai County Assessor, the assessed taxable value? for the City as of January 1, 2020,
less homeowner’s exemptions is $755,516,983; therefore, the 10% limit is $75,551,698.

The adjusted base assessed value of the West Rathdrum Project Area as of January 1,
2020, is $722,334. The estimated base value for the proposed Project Area is $2,791,212*. The
adjusted base values for the combined revenue allocation areas total $3,513,546, which is less
than 10% of the City’s 2020 taxable value.

502.4 Financial Limitation

2 Includes taxable real and personal property, including operating property.

4 Pursuant to House Bill 560 enacted during the 2020 Legislative Session, as of July 1, 2020, there is no longer a
speculative value exemption for agricultural land. Instead, the market value of land actively devoted to agriculture
is its “actual use value.” This statutory change will have an impact on the current allocation of value between the
base value and the increment value as there is no longer an agricultural tax exemption. Previously, any increase in
valuation caused by the removal of the agricultural tax exemption from undeveloped agricultural land in a revenue
allocation area was added to the base assessment roll. With the removal of the exemption, going forward the base
value of agricultural land will be the actual use value. To be conservative, this Plan has considered an increase in the
base assessment roll stemming from the removal of any existing agricultural exemptions.
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The Study identifies several capital improvement projects. Use of any particular
financing or funding source for any particular purpose is not assured or identified. Use of the
funding source shall be conditioned on any limitations set forth in the Law, the Act, by contract,
or by other federal regulations. If revenue allocation funds are unavailable, then the Agency will
need to use a different funding source for that improvement.

The amount of funds available to the Agency from revenue allocation financing is
directly related to the assessed value of new improvements within the Revenue Allocation Area.
Under the Act, the Agency is allowed the revenue allocation generated from inflationary
increases and new development value. Increases have been assumed based upon the projected
value of new development as that development occurs and is assessed. For purposes of
determining feasibility, the Study assumes development will be phased over seven years with
each phase estimated to take approximately two years to be completed.

The Study, with the various estimates and projections, constitutes an economic feasibility
study. Costs and revenues are analyzed, and the analysis shows the need for public capital funds
during the project. Multiple financing sources including annual revenue allocations and
developer contributions 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 the estimated 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 under the proposed development scenario.

The projections in the Study are based on reasonable assumptions and existing market
conditions. First, the Agency has projected developer funding to assist with the administrative
costs for establishing the new Project Area, and for the first two years of operation, pursuant to a
memorandum of understanding with the Agency. Should the Project Area be established and
generate sufficient revenue allocation funds, the developer funded amount is anticipated to be
reimbursed prior to reimbursement for infrastructure costs pursuant to the terms of any owner
participation agreement. Second, the Study, relying significantly on developer input, has
projected development will be phased over seven years with each phase estimated to take
approximately two years to be completed. Development within the Project Area includes multi-
family residential, public open space, commercial, such as, a gym, general retail, gas station
and/or convenience store and restaurant space, medical and other professional offices and light
industrial development. These developments and/or improvements are expected to begin to
generate revenue allocation funds as early as calendar year 2022. Third, the Study projects the
existing owner/developer will advance fund many of the public improvements necessary for the
development to occur, which amounts subject to reimbursement will be reimbursed to the
existing owner/developer pursuant to the terms of an owner participation agreement. Fourth,
under the provisions of the Act, the revenue allocation may continue until the end of the Plan
term. Fifth, the total amount of indebtedness and the amount of revenue generated by revenue
allocation is dependent upon the extent and timing of private development.

A portion of the Project Area is zoned Industrial. This zone permits multi-family
residential subject to a conditional use permit. The Study conservatively forecasts a light
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industrial project on the 3.93 acres within the industrial zoned area and concludes the proposed
development is feasible. As an alternative development scenario, and consistent with City
zoning, owners/developers may consider seeking a conditional use permit to build an additional
multi-family project phase or complex in the industrial zoned area. If approved, preliminary
estimates indicate a multi-family residential project in the Industrial zone may provide additional
revenue allocation proceeds that may allow the Project Area to terminate even earlier than
projected.

Finally, 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, including but not limited to loans, notes, and participation agreements. 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 § 50-2903A.

Attachment 5 identifies those public improvements the Agency may directly fund in
whole or reimburse an owner, developer and/or public entity 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 identification 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 owner, developer
and/or 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 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 recognizing that the specific location of roads and utilities will depend on the type
and timing of development. The change in location of the improvements shown in Attachment 5
does not constitute a modification to the Plan.

The Agency reserves its discretion and flexibility in deciding which improvements are
more critical for development, 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.
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Generally, the Agency expects to develop those improvements identified in
Attachment 5, in conjunction with private development within the Project Area generating the
increment as identified in Attachment 5.

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

502.5 Issuance of Debt and Debt Limitation

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

502.6 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 set forth in Attachment 5.

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

5> There are exceptions to this assertion set forth in I.C. § 50-2908, where certain levies do not generate revenue for
the Agency, and therefore, the full value of the Project Area is used to set the levy rate.
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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 taxing entities. The Study’s analysis is premised
upon the fact the proposed development would not occur but for the ability to use revenue
allocation funds to fund certain significant public infrastructure improvements.

One result of new construction occurring outside the revenue allocation area (Idaho Code
§§ 63-802 and 63-301A) is the likely reduction of the levy rate as assessed values increase for
property within each taxing entity’s jurisdiction. From and after December 31, 2006, Idaho Code
§ 63-301A prohibits taxing entities from including, as part of the new construction roll, the
increased value related to new construction within a revenue allocation area until the revenue
allocation authority is terminated. Any new construction within the Project Area is not available
in the short term for inclusion by the taxing entities to increase their budget capacity. Under
current law, upon termination of this Plan or deannexation of parcels from the Project 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 2020 certified levy rates are not determined until late September 2020, the 2019

certified levy rates have been used in the Study for purposes of the analysis.® Those taxing
districts and rates are as follows:

Taxing District Levies:

Kootenai County 002488493
Lakes Highway District #2 .000557072
City of Rathdrum .004488580
Lakeland Joint School District No. 272 .000020913
Kootenai County Ambulance 000138373
Northern Lakes Fire Protection 001132884
North Idaho Junior College .000797070
Community Library Network .000301380
Kootenai County Hospital .000000000

TOTAL: .009924765

The Study has made certain assumptions concerning the levy rate. The levy rate is
conservatively estimated to be .009924765 and is projected to stay level for the life of the
revenue allocation area. Additionally, the Study assumes a combined annual inflationary increase

® Due to the timing of the taxing districts’ budget and levy setting process, certification of the 2020 levy rates did not
occur until this Plan had been prepared and was in the process of being considered by the Agency. In order to
provide a basis to analyze the impact on the taxing entities, the 2019 levy rates are used. Use of the 2019 levy rates
provides a more accurate base than estimating the 2020 levy rates.
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of 1.6% in land value and improvement value over the term of the Plan. If the overall levy rate is
less than projected, or the land values do not increase as expected, or expected development fails
to occur as estimated, the Agency shall receive fewer funds from revenue allocation.

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

503 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 Administrative Costs identified in the Study shall be deemed to include expenditures for
the purposes described in this section as may be deemed appropriate during the annual budgetary
process.

600 ACTIONS BY THE CITY

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

a. Institution and completion of proceedings necessary for changes and
improvements in 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.
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e. Building Code enforcement.

f. Performance of the above actions and of all other functions and services relating
to public peace, health, safety, and physical development normally rendered in
accordance with a schedule which will permit the development and/or
redevelopment of the Project Area to be commenced and carried to completion
without unnecessary delays.

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

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

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

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

k. Coordination of the development agreements entered into by the City and
developer with the goals of the Plan.

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

m. Contribute land for right-of-way improvements at no cost to support construction
of the public improvements listed in this Plan.

n. Joint funding of certain public improvements, including but not limited to
improvements to roadways, sewer treatment and water system facilities and
storage facilities.

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

601 Maintenance of Public Improvements

The Agency has not identified any commitment or obligation for long-term maintenance
of the public improvements identified. The Agency will need to address this issue with the
appropriate entity, public or private, who has benefited from or is involved in the ongoing
preservation of the public improvement. The Agency expects to dedicate public improvements to
the City.
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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 and
50-2905(7). The revenue allocation authority will expire on December 31, 2040, except for any
revenue allocation proceeds received in calendar year 2041, as contemplated by Idaho Code §
50-2905(7). The Agency may use proceeds in 2041 to complete the projects set forth herein. As
stated in the Plan, any owner participation agreement or obligations will cease as of December
31, 2040.

Idaho Code § 50-2903(5) provides the Agency shall adopt a resolution of intent to
terminate the revenue allocation area by September 1 of the termination year. 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, 2041, 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 by the
County Clerk 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.
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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, the Agency shall dispose of any remaining assets by granting or
conveying or dedicating such assets to the City.

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

For those assets which do not provide such resources or revenues, the Agency will likely
convey such assets to the City, depending on the nature of the asset.

900 PROCEDURE FOR AMENDMENT OR MODIFICATION

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

1000 SEVERABILITY

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

1100 ANNUAL REPORT AND OTHER REPORTING REQUIREMENTS

Under the Law, the Agency is required to file with the City, on or before March 31 of
each year, a report of the Agency’s activities for the preceding calendar year, which report shall
include 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 Kootenai 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

Project Area and Revenue Allocation Area Boundary Map
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Attachment 2

Legal Description of Project Area and Revenue Allocation Area

An area consisting of approximately 42 acres as more particularly described as follows:



EXHIBIT C

STRATTON LAND SERVICES, INC.

o

g g 8068 W. MAIN ST. UNIT 1 PHONE: (208) 687-2854

5 8 RATHDRUM, ID 83858 (888) 687-2854
rob@strattonis.com www.strattonis.com

SURVEYING & ENGINEERING

" B S SR s Takile
10 NOVEHIEL LuilJd

y : P ¢ e Ty 3
Project 17025 Head

Description for Urban Renewal District:

A portion of sections 5 and 6, township 51 north, range 4 west and
sections 31 and 32, township 52 north, range 4 west, all of the
Boise Meridian, City of Rathdrum, Kootenai County, Idaho, said
portion being des: as:

Beginning at the southwest corner of lot 3, block 1 of the plat of
Head Tracts as recorded with Kootenai County in book 'J' of plats at
page 172, said corner being on the north right-of-way line of Boekel
Road, an old section line road with said right-of-way line 25 feet
northerly of the section line;

Thence north 1304 feet to the northwest corner of said lot 3;

Thence east along the north line of said Head Tracts, the north line
of the southeast quarter of the southeast guarter of said section 31
and said line extended 1345 feet to a point on the east right-of-way
line of Meyer Road, an old section line road with said right-of-way

line 25 feet easterly of the section line;

Thence south along said east right-of wa/ line 1301 feet to the
intersection with said north right-of-way line of Boekel Road;

Thence southeasterly 52 feet to the intersection of the south right-
ofl-way line of Boekel Road, an old section line road with said
right-ocf-way line 25 feet southerly of the section line and the east
right-of-way line of Meyer Road as established in a deed recorded

with Kootenai County under inst. #1008506;

Thence southwesterly 104 feet to a point on the northerly end of a
curve between the rig 1ts-of-way for Boekel Road and Meyer Road as
dedicated on the plat of Thayer Northeast as recorded with Kootenai
County in book 'G' of plats at page 410, said point also being on
the south right-of-way line of Boekel Road as established in a deed
recorded with Kootenai County under inst. #1380144, said right-of-

way line hﬂﬂﬁq 55 feet southerly of the north line of the northeast
quarter of said section 6;



Thence west along said south right-of-way line 1260 feet to the
northeast corner of lot 2, block two of the plat of Thayer Northeast

Block Twe as recorded with Kootenai County in book 'I” of plats at
page 173;

Thence north 80 feet to the said point of Beginning.




| . DEED OF CONVEYANCE
13850144
i ek, it i %
- THIS DEED, ‘entered into on the day of Novernber 1994 between
GEORGEAND AUDREY THAYER husband and Wlfe heremafter referred to as' i
"GRANTORS" and the ozty of Rathdrum a muntcnpal corporatron of the state of Idaho

herelnafter referred to as "GRANTEE" whose address is Post Offlce Box 87 Rathdrum

| ldaho as to the tollowrng real property srtuated |n Kootenat Couinty, state of Idaho more T
'spectflcatly descrlbed as follows

The South 30 feet of the North 55 feet of Section 6 T 51 N R4WB M
Kootenai County, state of Idaho

'WHEREAS, Grantors are the o'wr\érs in title, or claim an tr'tterest‘in”'vtﬁe-“reat :
property herein described, to be conveyed to the Grantee by this deed for the purpose
of establishing a public right of way; and |

WHEﬁEAS, Grantors herein, their successors in ihterest, heirs, ‘ex'éct’itors,
adﬁrﬁthistrators and assigns, do hereby grant, bargain, sell, and oonvey'alt‘ttte riQ'ht,’ itle
and interest in the followihg described real property unto the Grantors for right of '.Way
purposes inclusive of the future installation of roadways, curves, sewer, and water fines,
utilities as may be required, and such  ‘1er public uses as shall be required by the
ordinances of the city of Rathdrum, the laws, rules and regulations of the state of Idaho,
and such other applicable statues, rules or regulations as are deemed necessary or
appropriate.

NOW, THEREFORE, by acceptance of this Deed of Conveyance, the Grantee

accepts ownership of the above described parcel being conveyed hereunder, without

DEED OF CONVEYANGE - 1
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1380144 .
oblrgatron of contrlbutron or marntenance untrl such tlme as roadwaya curbs water and
sewer Imes are mstalled and accepted by lhe city of Rathdrum pursuant to its standards

!N WITNESS WHEREOF the GRANTORS have set their hands thls \JOU‘ d‘ay
of November 1994 o : . :

wa?\iﬂ\w

AUDREY THAYER

et =
GEORGE JHAYER

STATE OF IDAHO )
County of Kootenai )

On thrsuy/éu __day of November 1994 before me the undersrgned Notary

Pubhc personally appeared GEORGE and AUDREY THAYER husband and wife, known

" or identified to be the person whose name is subscribed to the: within mstrument and
- acknowleaged to me that they executed the same.

IN WITNESS WHEREQF, | have hereunto set my hand and seal ori the day and
year first above written in this certification:

g,
o WA 0 il e / /
~, ’.—'_,-:' . ,"'._.4" 7 i".

NOTARY, PUBUC FOR IDAHO

et i B Residin |

Y e g M Commlssron Expires: / / '

' ’q; ’ P %”(/ 2
5O e
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| 1380149

“IN' WITNESS WHEREOF, the GRANTEE have set their hands this '_-_\fr_‘vda&/ &

of %vember, 1994,

CITY OF RATHDRUM

MMQR ¢ _Pf‘t g I'J (7200 f" 041 l!nru,'nﬂ,,"”/ . IA

“ATTEST:

@ﬁ%ﬁﬁ—amx, City Clerk

STATE OF IDAHO s
COUNTY OF LOCTENAL) S8

Dec 7 1030 M "9

/1 L AMT

DEED OF CONVEYANCE - 3




ORIGINAL

1608506 -+ QUITCLAIM DEED

GRANTORS, GEORGE E. THAYER and AUDREY L. THAYER, husband and wife, of
Rathdrum, Idaho, for good and valuable consideration, the receipt of which is hereby acknowledged,
do hereby REMISE, RELEASE and forever QUITCLAIM unto THE CITY OF ™ * THDRUM,
IDAHO, whose address is 838 Magin Street, Rathdrum, Idaho 83838, as GRANIEE, and to

GRANTEE'S successors and assigns forever, the following described real estate situated in Kootenai
County, State of Idaho, more particulatly described as follows:

See Exhibit “A” attached hereto and by this reference made a part hereof (4 pages),
TOGETHER WITH AND INCLUDING any and all rights in the real property which

comprises the existing right-of-way of Meyer Road that appears o exist only by prescriptive
use.

TOGETHER with all tenements, hereditaments and appurtenances thereunto belonging, and
all after acquired title and interest to said property above described.

IN WITNESS W1~ REOQF, the said GRANT:! ORS have hereunto set their handnhlr_? G day
%?; mwsw BETOF oo
|_J TREL] ,| "‘ ‘D %fd{%

COum‘ioP\'-chEP 3[] 2 DD PH 94 :’ . 2 z . L
too Lk GEORGE E."THAYER

-

T ]" vr g DD
e R _./j,,...
AUDREY L. AYER

STATE OF IDAHO )

) ss.
COUNTY OF KOOTENAI )

On this>™ _ day ofg_:‘gagak_-__, 1999, before me, & Notary Public for said state,
personally appeared GEORGE E. THAYER and AUDREY L. THAYER, known oridentified to me

to be the persons whose names are subscribed to the foregoing instrument and acknowledged to me
that they executed the same.

IN WITNESS WHEREOQF, I have hereunto set my hand and sea! the day and year in this

ceﬂ:ﬁcﬂafh&'&bbv; written.
~‘\°°.‘ ot .L.Lsd,””

SR Z

S VN0, ¥, ‘° Sz \—&ﬂx weD

= : : e
S i e = CNOE!ARY’%QELIC FOR:-

Z o Uauc = Residing at>™\r>=x_ TA\\ .

"z," Cerns 3 Commission expires: Lo-\\0-OS

“, 4‘0;.- Nt’“ W~
“ryy fu‘t?\\“\



1608506 EXHIBIT A
LEGAL DESCRIPTION
FOR
MEYER ROAD RIGHT-OF-WAY

FOUR PARCELS OF LAND situated in the West Hall of Section 5 and the East Half of Section 6, Township 51 North,
Range 4 Wesl, Boise Meridian, Kootenai County, [daho, more particularly described as follows:

PARCEL 1:

Commencing at a Poinl at the intersection of the West Line of the Northwest Quarter of Section 5 with the
Easterly extension of the South Line of Block 1 of the Piat of “Thayer Northeast® (racorded as Instrument No.
1463191, in Book G of Plats, Pages 410 - 410A, Kootenai County Records), ssid Point being situated South
DD°41'13" West. 555.00 feet, more or less, from & 5/8 inch rebar with a 2 inch diameter aluminum cap, as
desgribed in Corner Perpetuation and Filing (CP&F) Instrumenl No. 1427058, taken to monument the Ssclion
corner common 10 said Sections 5 and 6 and Sections 31 and 32 of Township 52 North, Range 4 West, of said
Boise Meridian. (hereafter referred to as the Northwest Corner of said Section §) and said Point also being
situated North 0C°41'13" East, 2126.88 feet, along said West Line of the Northwast Quarter of Section &, from a
5/8 inch rebar with a 2 inch diameter aluminum cap as described in CP&F Instrument No. 1259232, taken to
monument the Quarter Seclion Corner common 1o seid Sections 5 and 6 (hereafter roferred to as the West!
Quarter Section Corner of Section 5), which is siluated North 00°41'32" East, 2655.37 feat, slong the West Line of
the Southwest Quarter of said Section 5, from a 5/8 inch rebar wilh a 2 inch diameter aluminum cap, as described
in Corner Perpetuation and Filing {CP&F) Instrument No. 1250230, taken to monument the Section Comer
common t¢ said Sections 5 and B end Sections 7 and 8 in said Township 51 North, Range 4 West (hereafter
referred to as the Southwest Corner of said Section 5);

Thence, along said Easterly extension of the South Line of Block 1 of the Plat of "Thayer Northeasi®, parallel with
the North Line of Section B, North 88°09'4 1" West, 25.00 feet, lo a Point on a Line offsst 25,00 feat Westerly from,
and paratte] with, said West Line of the Northwest Quarter of Section 5, said Line taken to be the West Line of the

existing Right-of-Way for Meyer Road by prescriptive use, end seid Point being the TRUE POINY OF
BEGINNING;

Thence. along said West Line of the existing Righl-of-Way for Meyer Road, South 00°41'13" West,
718 41 feet, more or less, to the Northeast Corner of that Parcel of Land conveyed to the City of
Rathdrum by the Warranty Deed recorded as Instrument No. 1353488, Kootenai County Deed Records

{hereafter referred to as "Weall Parcel No. 1°};

Thence. along the North Line of said "Well Parcal No. 17, perpendicular to said West Line of the existing
Right-of-Way for Meyer Road. North 88°18'47" West, 15.00 feel, to a Point on a Line offset 40.00 feet
Westerly from. and parallel with, said West Line of the Northwest Quarter of Seclion 5;

Thence. slong said 40.00 foot Westerly offset Line from said West Line of the Northwest Quarter of

Section 5, North 00°41'13" East, 718.45 feet, more or fess, to said South Line of the Plat of “Thayer
Northeast”,

Thence, along said South Line of the Plat of *Thayer Northeast™, South 89°09'41" East, 15.00 feel, to the
TRUE POINT OF BEGINNING.

Containing 10,772 square feel (0.247 acres}, more or less.

PARCEL 2:

Commencing at said Northwest Corner of Saction §;

Thence, along said West Line of the Northwest Quarter of Section 5, South 00°41'13" West, 1383.34 lecl, to 8
Point on the Easterly extension of the South Line of said “Well Parcal No. 1"

VWSERVER H\ADMINW 111 280Legals\add] Meyer Road ROW-without 50 A prescriptive ROW-Legal doc Page 1 of4 araRg



1608506

Thence, along said Easterly extension of the South Line of seid “Well Parcal No. 1°, perpendicular to said West
Line of the Northwest Quarter of Section 5. North 89°18'47" West, 25.00 feet, to a Point on said West Line of the

existing Right-of-Way for Meyer Road, said Point taken to be the Southeast Comer of said "Well Parcel No. 17,
and said Point being the TRUE POINT OF BEGINNING;

Thence, along said Wesl Line of the existing Right-of-Way for Meyer Road, Soulh 00°41°13° West,
1298.30 feet, to a Point on e Line offset 25.00 feel Westerly from, and paraliel with, said Wast Line of the
Southwest Quarter of Section 5, laken to be the West Line of the existing Right-of-Way for Meyer Road
by prescriptive use; .

Thence, along said West Line of the exlsting Right-of-Way for Mayer Road, South 00°41'32" West,
2630.37 feet, to a Point on a Line offset 25.00 feel Northerly from. and parallel with, the South Line of the
Southeast Quarter of Section 6, laken to be the North Line of the Right-of-Way for Lancaster Road by
prescriptive use;

Thence, alony said North Line of the Right-of-Way for Lancaster Road, North 80°18'28° Wast, more or

less. 15 0D feet. 1o a Point on & Line offsat 40.00 feet Westerly from, and parallel with, sald West Line of
the Southwest Quarer of Section 5;

Thence, along said 40.00 foot offset Line from said Wast Line of the Southwest Quarler of Section 5,
Norlh 00°41'32" East, 1180.11 feet, to a point of tangent curvature;

Thence, 56 58 feet along the arc of a 760.00 foot radius curve concave to the Wes!, having a central
angle of 04°15'66", and a long chord bearing North 01°26'28" West, §6.57 feet, to a point of tangency,

Thence. North 03°34°25" West, 142.08 fest, 1o a point of tangent curvature;

Thence, 62.54 feet, along the arc of a B40.00 foot radius curve concave o the Easl, having a central
angle of 04¢15'56", and a long chord bearing North 01°28'28" West, 62.52 feet, to a Point on @ Line oftse!
55 00 feet Westerly from, and parallel with, said West Line of the Soulhwest Quarier of Section 5:

Thence, along said 55.00 foot Westerly offset Line, North 00°41'32" East, 197.91 fese!, to 8 point of
tangent curvalure;

Thence, 61.63 feet, along the arc of an 840,00 foot radius curve concave to the East. having a central
angle of 04°12"15". and a tong chord bearing North 02°47°30" Easl, 61 62 feet, to a point of tangency.

Thence, North 04°53'47" East, 145.89 feet, to a point of tangent curvature;

Thence. 55.77 feet, along the arc of a 760.00 foot radius curve concave to the West, having a central
angle of 04°12'15", and a long thord bearing North 02°47'39" East, 55.75 feet, io a polnt of tangency
siluated upon said 40 00 foot Westarly offset Line from said Wesl Line of the Southwest Quarer of
Section 5;

Thence, along said 40.00 foot Westerly offgst Line from the West Line of the Southwest Quarier of
Section 5, North 00°41'32" East, 72B8.87 feet, to a Point on & Line offsel 40 0D feal Westerly from, and
parallel with, said West Line of the Northwest Quarier of Section 5;

Thence, along said 40.00 foot offset Line from the West Line of the Norlhwest Quarier of Section 5, North
00°44'13" East. 1298.30 feet, to the South Line of said "Well Parcel No, 1™

Thence, along said South Line of "Well Parcel No. 1*, South 89°18'47* East, 15.00 fesl. to the TRUE
POINT OF BEGINNING

Containing 65,868 square feet (1.512 acres), more or less.
PARCEL 3:

Commencing at said Northwes! Corner of sald Seclion 5:
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Thence, along said West Line of the Northwest QGuarter of sald Section 5, South 00°41'13" Wast, 25.00 feet, more
or less, to a Point on a Line offsel 25.00 feet Southery from, end parallel with, the North Line of the Northwest
Quarter of Section 5, taken to be the South Line of the existing Right-of-Way for Boekel Road by prescriptive use;

Thence, along said South Line of the existing Right-of-Way for Boskel Road, South 88°57°14" East, 25.00 feet, to
a Point on a Line offset 25.00 feet Easterly from, and parellal with, seid West Line of the Norlhwest Quarter of
Section 5, taken to be the East Line of lhe existing Right-of-Way for Meyer Road by prescriptive use, and said
Point being the TRUE POINT OF BEGINNING;

Thence, continuing along said South Line of the existing Right-of-Way for Boekel Road. South 88°57'14"
East, 15 00 feet, to a Point on a Line offset 40.00 feet Easterly from, and paralle! with, sald West Line of
the Northwes! Quarter of Seclion §;

Thence, along said 40.00 foot offsel Line from said Wes! Line of the Northwest Quarier of Section 5,
South 00°41°'13" West, 2656.39 feet, to a Point on a Line offset 40.00 feet Easterly from, and parallel with,
said West Line of the Southwest Guarler of Section 5;

Thence, along said 40.00 foot Easterty offset Line from the West Line of the Southwest Quarter of Section
5, South 00°41°32" West, 728.87 feet, to a poinl of tangent curvature,

Thence, 61.64 feet, along the arc of an 840.00 foot radius curve concave to the Wast. having a central
angle of 04°12'15", and a long chord baaring Soulh 02°47'39" West, 61.62 feel, 10 a point of tangency.

Thence, South 04°53'47" West, 145.89 feet, to & point of tangent curvature;

Thence, 5576 feet, along lhe arc of a 760.00 foot radius curve conceve to the East, having 2 central
angle of 04°12'15", and a long chord beanng South 02°47'39” Weet, 55.75 feet, to a Point of Cusp
situated upon a Line offset 25.00 feet Eastery from, and paraliel with, said West Line of the Southwest
Quarter of Section 5, teken to be the Easl Line of the existing Right-of-Way for Meyer Road by
prescriptive use, said Point of Cusp also baing silueted North 00°41'32" East, 48.61 feel, along said Eas!
Line of the Right-of-Way for Meyer Road, from a 5/8 inch rebar with a plastic cap Inscribed “Waich,
Comer PLS 5573" taken to monument the Northwest Corner of a parcel of land hereafter referred to as
"Well Parcel No. 2;

Thence, along said East Line of the existing Right-of-Way for Meyer Road, North 00°41'32" East, 991.85
feet, to an angie point;

Thence, continuing along said East Lina of the existing Right-of-Way for Mayer Road, North 00°41'13"
East, 2656.48 feet, to the TRUE POINT OF BEGINNING.

Containing 52.777 square feet (1 211 acres). more or less.
PARCEL 4.
Commencing at said West Quarter Seclion Corner of said Seclion 5;

Thence, along said West Line of the Southwest Quarier of Section 5, South 00°41'32" West, 1140.27 leel, o a
Point on tha Westerly extension of the South Line of said “Well Parcel No. 2°;

Thence, along said Waslerly exlension of the South Line of said “Well Parcel No. 2°, parpendicular to sald West
Line of the Southwes! Quarter of Section 5, South 88°28'18" East, 25.00 feet. to a 5/8 inch rebar with a plastic cep
inscnbed "Welch, Comer PLS 5573" taken to monumeant the Southwest Corner of said “Well Parcel No. 2, and
siluated upon said East Line of ihe existing Right-of-Way for Meyer Road;

Thence, along said Easl Line of the existing Right-of-Way for Meyer Road, South 00°41'32" Woest, 49.30 feet, o8
point of tangent curvature, being the TRUE POINT OF BEGINNING;

Thence, 56 58 feet, along the arc of & 760.00 fool radius curve concave lo the East, having a central
angle of 04*15'56", and a long ¢haord bearing South 01°26'26" East, 58.57 feet, to a point of tangency:
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Thence, South 03°34'25" East, 142.08 feet, to a point of tangent curvature;

Thence, 62.54 feet, along the arc of an 840.00 fool radius curve concave to the West, having a central
angle of 04°15'56", and a long chord bearing South 01°26'26" East, 62,52 feet, to a point of tangency
situated upon said 40.00 foot Easterly olfset Line from the West Line of the Southwes! Quarter ol Seclion
5;

Thence. along said 40 00 foot Easterly offset Line from tha Wesl Line of the Southwest Quarter of Saction
5, South 00°41°32" West, 11080.11 feet, to a Poinl on a Line offset 25.00 fest Northerly from, and paralls|
with, the South Line of said Southwest Quarler of Seclion 5, taken to be the Northerly Line of the Right-of-
Way for Lancaster Road by prescriptive use;

Thence, elong said Norlherly Line of the Right-of-Way for Lancaster Road, North 89°18'28" West, 15.00
feet, to a Point on said Easterly Line of the Right-of-Way for Meyer Road:

Thence, along said Easterly Line of the Right-of-Way for Meyer Road, North 00°44'32" East. 1440.80
feet, to the TRUE POINT OF BEGINNING.

Containing 19,676 square feet (0.451 acres), more or less.

The basis of bearings for this description is the Idaho Stete Plane Coordinate System, West Zone, NADBI(1852), A
Convergence Ang'e of -00°51'00" was calculated at City of Rathdrum Control Monument No. 6. To convert to geodetic
bearings. subtract the convergence angle from all Mortheast end Southwest bearings, and add the convergance angle to
all Northwest and Southeast bearings. A Comblned Adjustment Factor (CAF) of 1.00008216, also calculated at City of
Rathdrum Control Monument NMo. 6, was used to adjust coordinates from State Plane grid to project ground.
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Attachment 3
Properties (Public and/or Private) Which May Be Acquired by Agency
1. 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 included parcels to:

a. assemble with adjacent parcels to facilitate development and/or redevelopment;

b. assemble with adjacent rights-of-way to improve configuration and enlarge
parcels for development and/or 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 high-density residential, light industrial and commercial;

e. assemble for the construction of certain public improvements, including but not

limited to streets, streetscapes, water and sewer improvements, public parking,
community and recreation facilities, parks and open space, multi-use paths and
trails, and other public facilities.

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

3. 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).

4. 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
Within Revenue Allocation Area and Project Area
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Attachment 5

Economic Feasibility Study



SILVERADO

URBAN RENEWAL DISTRICT

ECONOMIC FEASIBILITY STUDY

July 28, 2020

Prepared by: Prepared for:
Tom Lien Rathdrum Urban Renewal Agency



Table of Contents

INErOAUCHION .. ettt et et e e e e e enas

282 e 80 8o PP
BOUNAATY  .onitiiii e
EXiSting Land USES ....c.uiuiriiitiniietiiiieteietet et e e ieeeeeneeaeeneeaenanenas

Valuation of the Urban Renewal Area ........cccvuiiiiiiiiiiiiiiiiiiiiiieeieneeeeene,

THeE PrOJECE AT€QA ..euveiiiiitiiet e e et e et e et e e e e e e eaeees

Projected Revenue From Increment Value In The Project Area ..........ccceuenenen..

Taxing DistriCt IMPACES ..e.uvieireiitiiit e e et e e ieeateaeeneennannes

Conclusions And Recommendations ...........eeeuvivereiiiuieiiiiiiieieeeieeeenenenns

Exhibit A - Silverado Site Parcels

Exhibit B — Project Area and Revenue Allocation Boundary Map

Appendix A - Anticipated Development Cash Flow

Appendix B - Projected Tax Increment Receipts

Appendix C — Preliminary Cost Estimates — Infrastructure

Appendix D — Preliminary Cost Estimates — Building / Site Development



Silverado District
Economic
Feasibility Study

INTRODUCTION

The Silverado District Project is a proposed development within the City of Rathdrum that
includes anticipated business and residential development activities following construction of
appropriate infrastructure. This 42-acre development area, also referred to as the “Project Area,”
is zoned for commercial, industrial and residential (R-3). There are portions of the Project Area
that include utility easements for overhead power transmission lines.

Providing a method for financing certain public infrastructure development is the primary
purpose for establishing this revenue allocation area. Within the Project Area will be new streets,
sidewalks, water, fire hydrants, sewer, storm water drainage, street lighting, street trees and
possibly parks and walking paths.

The public infrastructure improvements are planned in annual phases with the initial build-out of
the Meyer Loop in the first year and the extension of Boekel Connector in year 5. This timing will
coincide with the development and access needs of the several lots as shown in the Site Plan
(Exhibit B). The anticipated site development and building costs shown in the site plan are
provided in Appendix D.

For the purpose of this Economic Feasibility Study, it is assumed the developer will advance-fund
to-be-determined public infrastructure improvements which are detailed in Appendix C,
Preliminary Cost Estimate, and will be reimbursed for some or all of those costs from an allocation
of revenue generated by the increment value pursuant to a reimbursement agreement with the
Urban Renewal Agency of the City of Rathdrum (the “Agency”). This method of financing is
preferential to bonding because of the expense associated with bond financings and places the
responsibility for absorption (and tax generation) on the developer. If the developer chooses, the
cost of the infrastructure is paid for by the developer and later reimbursed when the investment
in the district generates sufficient tax increment revenue.

FINDINGS

Boundary

The area subject to this report is northwest of the intersection of W. Boekel Rd. and N. Meyer Rd,
with W. Boekel Rd providing the south boundary of the property and N. Meyer Rd. being the east
boundary of the property. The west boundary would be N. Thayer St. if it were extended north
from W. Boekel Rd and the north boundary would be W. Pine St. if it were extended east from N.
Wright St.

The boundaries of the Project Area are shown on the Project Area and Revenue Allocation
Boundary Map, attached hereto as Exhibit B and incorporated herein by reference, and are
described in the Legal Description of the Project Area and Revenue Allocation Area, attached
hereto as Exhibit C and incorporated herein by reference. For purposes of boundary descriptions
and the 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.



Existing Land Uses.

Current legal parcels in the proposed District are as shown in Exhibit A attached. Land within the
proposed district is mostly vacant with some existing commercial development fronting Boekel Rd
and absorbing 7.54 acres of the total site. The Project Area was declared a deteriorated area
and/or a deteriorating area and is therefore eligible for an urban renewal project.

VALUATION OF THE URBAN RENEWAL AREA

The Project Area has a total of 40 acres in 5 parcels with an assessed value of $2,791,212 in 2020.
The following table shows the current assessment by parcel number.

TABLE 1

CURRENT ASSESSMENT OF THE SILVERADO PROJECT AREA

2020
Parcel Identification No. Owner AIN Acreage Valuation
1 R00000319000 B Head 189032 15.00 $456,197
2 R32500010030 Silverado Properties LLC 254394 17.22 $164,366
3 R00000319900 B Head 199065 5.00 $752,933
4 R32500010010 Johnson 25439 0.85 $600,128
5 R32500010020 T-Squared 254393 1.69 $817,588

39.76  $2,791,212
Source: Kootenai County Tax Records

The assessed values shown in Table 1 do not include any operating property values, and there are
no Agricultural exemptions that would apply.

The taxing districts overlapping the Project Area have the certified levy rates for 2019 as shown in
the following Table 2.

TABLE 2
LEVY RATES BY TAXING DISTRICT

Kootenai County .002488493
City of Rathdrum .004488580
Lakes Highway #2 - Rathdrum .000557072
School District #272 003478112
Northern Lakes Fire 001132884
Comm Library Network .000323908
North Idaho College .000797070
Kootenai Co EMS .000138373

Total 013404492

Source: Kootenai County Treasurer



Applying the total levy rate to the 2020 assessed valuation of the taxable property in the Project
Area provides the following projection of future revenue without urban renewal. For purposes of
this analysis it is assumed the levy rates remain constant and the property values increase 1.6%
annually. This is based on historical assessed value growth in the City of Rathdrum from 2008
through 2019.

TABLE 3
TAXING DISTRICT REVENUES WITHOUT THE SILVERADO PROJECT
WITH 1.6% ANNUAL INCREASE IN PROPERTY VALUE

Year Annual Cumulative

2020 37,415 37,415
1 2021 38,013 75,428
2 2022 38,622 114,050
3 2023 39,240 153,290
4 2024 39,687 193,157
5 2025 40,505 233,622
6 2026 41,153 274,815
7 2027 41,812 316,627
8 2028 42,481 359,108
9 2029 43,161 402,269
10 2030 43,851 446,120
11 2031 44,553 490,673
12 2032 45,266 535,939
13 2033 45,990 581,929
14 2034 46,726 628,655
15 2035 47,473 676,128
16 2036 48,233 724,361
17 2037 49,005 773,366
18 2038 49,789 823,155
19 2039 50,585 873,740
20 2040 51,395 925,135
21 2041 52,217 977,352
22 2042 53,052 1,030,404

Source: Tom Lien

Without investment in taxable improvements in the Project Area, annual revenues will continue to
be very limited and stagnant. But for urban renewal and revenue allocation financing little
development is anticipated to occur in the Project Area due to the high cost of the public
infrastructure improvements.

Revenue allocation financing allows growth to pay for itself and provides a funding source for
expensive public capital improvement projects associated with development. With that
infrastructure base, the private investment in land and buildings can be made with the resultant
improvements in the area and the entire Rathdrum community.



The current investment within the Project Area yields a very small amount of tax. Beginning at
$37,415 per year and the 1.6% per year increase in property values, the cumulative tax revenue is
$1,030,404 over 20 years. The primary purpose of the Urban Renewal Area designation is to
encourage new and higher value development to occur within the area. Therefore, the following
analysis will review the projected growth in the Project Area as a result of the Project and
measure the implication those scenarios have on investment in the area and the taxes those
investments are anticipated to generate.

THE PROJECT AREA

Current land use in the Project Area is a mix of agricultural and commercial /industrial.
Anticipated future development will comprise 7.57 acres R-3 residential, 11.91 acres
commercial/industrial and 5.77 right-of-way. The following Table 4 shows the future land use by
acre for this project. There will be no required change in City comprehensive plan based on
current land use.

TABLE 4
FUTURE DEVELOPMENT IN THE PROJECT AREA

Land Use Acre Size
R-3 Multi-Family Residential 7.57
Gym / Retail / Offices 1.67
Gas Station / C-Store 1.62
Restaurant 1.02
Professional Offices 1.00
Medical Offices 1.01
Light Industrial 1.66
Light Industrial 3.93

Source: Olson Engineering

The development will be phased over 7 years with each phase estimated to take approximately 2
years to be completed. The following table shows the amount of acreage by use and by phase that
may be developed. These are only projections of growth and will likely be different from what
actually occurs (faster or slower). However, the projection is fairly accurate for our purposes of
determining the economic feasibility of the Project.

The last item in Table 4 shows Light Industrial at 3.93 acres. Consistent with City zoning,
developers may consider seeking a conditional use permit to build an additional multi-family
project in the industrial zoned area. For purposes of the Economic Feasibility Study and
conformity with the City’s Comprehensive Plan, the proposed development contemplates a light
industrial project which is anticipated to produce less total long-term tax increment to be
collected in the Project Area than a multi-family project. As shown in Appendix A, there is ample
cumulative tax increment to fund the anticipated project costs, which could result in early
termination of the Project Area. Alternatively, to the extent developers obtain a conditional use
permit and build an additional multi-family project, the additional tax increment from a multi-
family project will likely allow the Project Area to terminate even earlier than projected.



Table 5
Development Phasing - Revenue
Generation

Phase
R-3 Multi-Family
Residential 7.57

Right-of-Way

Gym / Retail /

Offices 1.67
Gas Station / C-

Store 1.62

Restaurant

|—
N
lw
N

Total

1.99 3.78

1.02
Professional Offices 1.00

Medical Offices 1.01

Light Industrial 1.66

Light Industrial 3.03
Total 9.56 4.31 2.01 9.37 25.25
-1.99

-3.78
Taxable Development not including
Roads 19.48

Source: Olson Engineering

The taxable new development area is only 19.48 acres out of the total of 42 acres, which also
includes non-taxable right-of-way and open space. The remaining acreage is allocated to pre-
existing constructed properties (7.54 acres), roads and overhead power transmission easements
(6.97 acres).
TABLE 6
GENERAL INFRASTRUCTURE DEVELOPMENT - COSTS SCHEDULE
Engineer’s Detail is shown in Appendix C

General Items $ 506,000
Roadway Construction / Drainage $ 761,230
Meyer / Boekel Frontage Improvements $ 889,354
Water System $ 331,550
Sanitary Sewer System $ 84,690
Engineering & Testing $ 514,564
Mobilization & Contingency $§ 514,564
Total $ 3,601,952

Source: Olson Engineering



The cost schedule for infrastructure construction shown in Table 6 above reflect current costs (see
Appendix C for detailed estimates). It is anticipated and normal for the costs for future
construction to exceed the stated costs. The future costs in year three and year six could result in
additional costs to coincide with the anticipated development timeline of the 4 phases of parcel
development as shown in Table 5 above. At an annual increase in costs of 3%, the total
construction could increase as much as $307,155.

PROJECTED REVENUE FROM INCREMENT VALUE IN THE PROJECT AREA

The developer advanced funding of public infrastructure construction is necessary to support the
proposed private development listed in Table 5 above. As a result, the new taxable development
will generate revenue to be allocated to the Agency that can be used to reimburse the developer
for the costs of certain public infrastructure. Upon termination of the Project Area, the additional
value is returned to the regular tax rolls. The increased values will generate future revenue to the
taxing districts, in amounts exceeding that which would be generated without urban renewal. The
following table estimates revenue allocation funds generated in the Project Area.

TABLE 7
REVENUE ALLOCATION FUNDS GENERATED IN THE PROJECT AREA AS A RESULT OF NEW
TAXABLE DEVELOPMENT
Cumulative Revenue

Collection Year Tax Revenue

2020 -0- -0-
2021 -0- -0-
2022 $ 61,006 $ 61,006
2023 $159,577 $ 220,583
2024 $196,925 $ 417,508
2025 $215,166 $ 632,674
2026 $251,230 $ 883,904
2027 $267,440 $1,151,344
2028 $314,222 $1,465,567
2029 $319,250 $1,784,816
2030 $324,358 $2,109,174
2031 $329,548 $2,438,722
2032 $334,820 $2,773,542
2033 $340,177 $3,113,720
2034 $345,620 $3,459,340
2035 $351,150 $3,810,490
2036 $356,769 $4,167,259
2037 $362,477 $4,529,736
2038 $368,277 $4,898,013
2039 $374,169 $5,272,182
2040 $380,156 $5,652,337
2041 $386,238 $6,038,576

Source: Tom Lien



In Table 2 above, the total levy rates of all taxing districts is 0.013404492 and is used to compute
the taxing district revenues as shown in Table 3. The total levy rate used to compute taxing
district revenue in Table 7 above, is 0.009924765, which does not include levy rates for School
District #272 bond and supplemental levy, or the Community Library Network Bond. These levies
are exempt from Urban Renewal.

The public infrastructure costs for Meyer Loop, Boekel Connector and Frontage Improvements
(including water, sewer and drainage, etc.) total $3,601,952 as shown in Table 6 above, and
Appendix C. Additional urban renewal agency admin costs at 20% of annual increment per year,
would total $1,227,715 over 20 years. The Cumulative Revenue at the end of year 20 would
provide excess revenue of $1,208,903 through the 20-year district term.

The projected tax revenue assumes an annual inflation growth factor of 1.6%. The portions of this
tax increment accruing to the developer for reimbursement of his funding of public infrastructure
costs will be as outlined in a standard Owner Participation Agreement to be executed between the
developer and the urban renewal agency.

TAXING DISTRICT IMPACTS

During the duration of the Project Area, revenue allocation funds from new taxable development
will flow to the Agency to be used to fund improvements consistent with the plan. This economic
feasibility study assumes the Agency would enter into a reimbursement agreement with
developers to reimburse developers for the cost of certain public infrastructure improvements.
Generally, with some exceptions as set forth in Idaho Code § 50-2908, only the taxes levied on the
base assessed value established when the Project Area is formed will continue to flow to the
overlapping taxing districts. The impact on the overlapping taxing districts is the inability to
increase budget capacity from new construction in the Project Area in the short-term. When the
Project Area terminates the increment value will be added to the new construction roll, and will be
returned to the tax rolls. The full taxable value is then available for use in the budget-levy setting
process. The annual tax revenue generated by the development is anticipated to exceed $360,000
per year (at 2037). That compares very favorably with the $37,415 per year without the Project.



TABLE 8

TOTAL ANTICIPATED REVENUE ALLOCATION FUNDS THROUGH 2041

500,000
450,000
400,000
350,000
300,000
250,000
200,000
150,000
100,000

50,000

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23

Series 1: Taxing District Levy Amounts - No annual increase in annual levy rate
Series 2: Urban Renewal New Tax Increment

CONCLUSIONS AND RECOMMENDATIONS

The use of revenue allocation financing for the Project is feasible. With proponent/developer
investment in public infrastructure in the Project Area, the opportunity for private investment is
made available in an area that would not otherwise be financially attractive. The proponent
investment of $3,601,952 in public accessible roads and infrastructure is reimburseable through
tax revenue generated by private investment totaling approximately $38,916,611. This is shown

on an annual basis as Preliminary Cost Estimate - Project Building/Site Development in Appendix
D.
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| EXHIBIT A |

Silverado Site Parcels

Kootenai County Parcel Map

Parcel Identification No. Owner AIN Acres Total Value

1 R00000319000 B Head 189032 15.000 456,197
2 R32500010030 Silverado Properties LLC 254394 17.220 164,366
3 R00000319900 B Head 199065 5.000 752,933
4 R32500010010 Johnson 254392 0.846 600,128
5 R32500010020 T-Squared 254393 1.692 817,588

39.758 2,791,212

2 1
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Building / Site Development Cost Estimates

Reimbursable Infrastructure Costs
R-3 Multi-Family Residential
Gym/ Retail  Offices
Gas Station / C-Store
Restaurant
Professional Offices
Medical Offices
Light Industrial
Light Industrial
Total URD Base Investment

Taxable New Construction
Cumulative Taxable New Construction (Increase 1.6%)
URD Tax Levy Rate

Annual Silverado Tax Increment
Cumulative Silverado Tax Increment
Administrative Costs

Annual Net Tax Increment
Cumulative Net Tax Increment

Annual New Infrastructure Costs
Cumulative Infrastructure Costs

Remaining Infrastructure Costs
(1) Prior to district receiving tax incrementin year 3, proponents

pay admin fee to UR Agency and that s reimbursed in year 3 prior
to being allocated to infrastructure costs.

Year Built
1,386

182

No o swe

Phase

N S SR SN

0009924765

1
2020

1,037,202
6,146,896

6,146,896
0.009924765

10,000

1,037,202
1,037,202

1,037,292

2
2021

9,833,444

9,833,444

0.009924765

10,000

1,087,292

1,037,292

Appendix A

ficipated Development

n
Silverado Tax Increment Financing Projection

3
2022
1,716,502

2,251,355
1,254,460

3,505,815

6,146,896
6,146,896
0.009924765

61,006
61,006
12,201

28,805
28,805

1,716,502
2,753,794

2,724,989

4
2023

1,520,484

1,520,484
9833444
16,078,690
0009924765
159,577
220,584
31915
127,662
156,467
2,753,794

2,597,327

2024

1471528
1,815,295
3,286,823
3,505,815
19,841,764
0.009924765
196,925
417,509
39,385
157,540
314,007
2,753,794

2,439,787

6
2025
848,164

1,228,204
1,228,294
1520484

21,679,717
0.009924765
215,166
632,675
43,033

172,133
486,140

848,164
3,601,958

3115818

2026

4,282,559
4,282,559

3,286,823
25313415
0.009924765
251,230
883,904
50,246
200,984
687,123
3,601,958

2,914,835

2027

1,228,294
26,946,724
0.009924765

267,440
1,151,344
53,488
213,952
901,075
3,601,958

2,700,883

2028

4,282,559
31,660,430
0.009924765

314,222
1,465,567
62,844
251378
1,152,453
3,601,958

2,449,505

10
2029

32,166,997
0.009924765

319,250
1,784,816
63,850
255400
1,407,853
3,601,958

2,194,105

11
2030

32,681,669
0.009924765

324,358
2,109,174
64,872
259,486
1,667,339
3,601,958

1,934,619

12
2031

33,204,576
0.009924765

329,548
2,438,722
65910
263,638
1,930,978
3,601,958

1,670,980

13
2032

33,735,849
0.009924765

334,820
2,773,542
66,964
267,856
2,198,834
3,601,958

1403,124

14
2033

34,275,623
0.009924765

340,177
3,113,720
68,035
272,142
2,470,976
3,601,958

1,130,982

15
2034

34,824,033
0.009924765

345,620
3,459,340
69,124
276,496
2747472
3,601,958

854,486

16
2035

35,381,217
0.009924765

351,150
3,810,490
70,230
280,920
3,028,392
3,601,958

573,566

17
2036

35947,317
0.009924765

356,769
4,167,259
71354
285415
3,313,807
3,601,958

288,151

18
2037

36,522,474
0.009924765

362477
4,529,736
72495
289,982
3,603,789
3,601,958

(1,831)

19
2038

37,106,833
0.009924765

368,277
4,898,013
73,655
294,621
3,898,410
3,601,958

(296,452)

20
2039

37,700,543
0.009924765

374,169
5272182
74,834
299,335
4,197,745
3,601,958

(595,787)

21
2040

38,303,751
0.009924765

380,156
5,652,337
76,031
304,125
4,501,870
3,601,958

(899,912)

22
2041

38,916,611
0.009924765

386,238
6,038,576
77,248
308,991
4,810,861
3,601,958

(1,208,903)



Taxing District Levy Rate

Kootenai County
City of Rathdrum
Lakes Highway #2 - Rath
School District #272
Northern Lakes Fire
Community Library
North Idaho College
Kootenai - EMS

Total

Base Assessed Value

0.002488493
0.004488580
0.000557072
0.003478112
0.001132884
0.000323908
0.000797070
0.000138373
0.013404492

Series 1
Series 2: Urban Renewal New Tax Increment
Combined Tax Increment Beginning 2035

Taxing District Levy Amounts

0.1856461998
03348564049
0.0415586059
0.2594736153
00845152506
0.0241641384
00594629024
0.0103228828

100.00%

2,791,212

Tax Amount

386

2,835,871

37,415

2,881,245

38,013

Anannualincrease of 1.6%

projections

Appendix B

Tax Increment Receipts on Base Values

2022

7,170
12,933
1,605
10,021
3,264
933
2,297
399

2,927,345

38,622

2023

7.285
13,140
1,631
10,182
3316
948
2,333
405

2,974,183

39,240
61,006

2024

3,021,770

39,867
159,577

418

3,070,118

40,505
196,925

2,447
425

3,119,240

41,153
215,166

3,169,148

41,812
251230

3,219,854

42,481
267,440

3,271,372

43,161
368,750

3,323,714

43,851
374,650

3,376,893

44,553
380,644

2032

8403
15,157
1,881
11,745
3826
1,094
2,602
467

3430923

45,266
386,735

2033

8,538
15,400
1911
11,933
3,887
1,111
2,735
475

3485818

45,990
392922

2034

8674
15,646
1,942
12,124
3949
1,129
2,778
482

3,541,501

46,726
399,209

2035

8813
15,897
1,973
12,318
4012
1,147
2,823
490

3,508,257

47473
405,597

2036

8954
16,151
2,004
12515
4,076
1,166
2,868
498

3,655,820
48,233

412,086
460,319

3714,322

49,005
418,679
467,684

2038

9,243
16,672
2,069
12,919
4,208
1,203
2961
514

3,773,751
49,789

425,378
475,167

2039

9,391
16,939
2,102
13,126
4275
1,222
3,008
522

3,834,131
50,585

432,184
482,769

2040

9,541
17.210
2136
13,336
4344
1,242
3,056
531

3895477
51395

439,099
490,494

2041

9,604
17,485
2170
13,549
4413
1,262
3,105
539

3,957,805
52,217

446,125
498,342

2042

9,849
17,765
2205
13,766
4484
1,282
3155
548

4,021,130
53,052

453,263
506,315



[ AppendixC |

Preliminary Cost Estimate

Silverado Urban Renewal District - Infrastructure
Date: 9/30/2019

By: Eric Olson - Olson Engineering
Iltem T Description Quantity | Unit Unit Price Total Price
General Items
1 |Erosion Control 1] LS | $ 10,000.00 | S 10,000.00
2 [Traffic Control 1l LS |$ 25,000.00 1S 25,000.00
3 |Electrical/lllumination 1] LS | $ 300,000.00 | $ 300,000.00
4 |Landscaping/Irrigation 1l LS | $ 150,000.00 | S 150,000.00
5 |Dry Utility Trench 3000| LF | S 7.00 | S 21,000.00
General Items Subtotal $ 506,000.00
I
Roadway Construction/Drainage - Interior Roads
MEYER BACKAGE ROAD (MEYER TO THAYER CONN.) 1154| LF
THAYER CONNECTOR ROAD (BOEKEL TO MEYER) 1576| LF
TOTAL ROAD CONSTRUCTION 2730] LF
5 |Clearing & Grubbing (18" Topsoil, Bermed on Site) 9100| CY | S 5.00|$ 45,500.00
6 |Roadway Excavation 3740| CY | S 8.00($ 29,920.00
7 |16" Crushed Ballast/Base 10100f TN | $ 20.00 | $ 202,000.00
8 |3" Asphalt 1690| TN | $ 80.00 | $ 135,200.00
9 |Concrete Curb & Gutter incl Base 5460| LF | S 21.00 | $ 114,660.00
10 |Drainage Curb Cuts 50| EA | S 150.00 | $ 7,500.00
11 |Concrete Sidewalk incl. Base 27300| SF | S 5.00 S 136,500.00
12 |Pedestrian Ramps 10| EA | S 1,200.00 | $ 12,000.00
13 |Detention Ponds/Swales 16380| SF | $ 2001|$ 32,760.00
14 |Double-Depth Drywells 10| EA | S 3,200.00 | $ 32,000.00
15 |Hydroseeding 81900| SF | S 0.10 ]S 8,190.00
16 |Striping/Signage 1 LS |S 5,000.00 | $ 5,000.00
Roadway Construction/Drainage Subtotal S 761,230.00
I
Frontage Improvements - Meyer Road
FRONTAGE LENGTH 1326| LF
1/2 WIDTH FULL REBUILD
17 |Utility Relocation 1| LS |$ 250,000.00 | $ 250,000.00
18 |Dry Utility Trench 1500| LF |$ 7.00|$ 10,500.00
19 |Demo Existing Asphalt Road & Path 3540 SY |$ 1.25 1S 4,425.00
20 |Roadway Excavation 4200| CY | $ 8.00|$ 33,600.00
21 |18" Crushed Ballast/Base 5700| TN | S 20.00 | $ 114,000.00
22 |6" Asphalt 1740 TN | $ 80.00 | S 139,200.00
23 |Concrete Curb & Gutter incl Base 1326) LF | S 21.00 | $ 27,846.00
24 |Drainage Curb Cuts 14| EA | S 150.00 | $ 2,100.00
25 |8' Asphalt Path incl. Base 1180| sy | S 16.00 | $ 18,880.00
26 |Pedestrian Ramps 2l EA ]S 1,200.00 | S 2,400.00
27 |Detention Ponds/Swales 6630| SF | S 2.001|S 13,260.00
28 |Double-Depth Drywells 5| EA | S 3,200.00 | $ 16,000.00
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Item Description Quantity | Unit Unit Price Total Price
29 |Hydroseeding 13260| SF | $ 0.10|$ 1,326.00
30 |[Striping/Signage 1 LS |$  5,000.00 | S 5,000.00
Frontage Improvements - Meyer Road Subtotal $ 638,537.00
I
Frontage Improvements - Boekel Road
FRONTAGE LENGTH 1321} LF
1/2 WIDTH FULL REBUILD
ASSUMES EXISTING OH POWER CAN REMAIN
31 |Demo Existing Asphalt Road 2500| SY | S 1.25|5$ 3,125.00
32 |Roadway Excavation 2600| CY | S 8.00|S 20,800.00
33 |18" Crushed Ballast/Base 3300] TN | $ 20.00 | $ 66,000.00
34 |3" Asphalt 870 TN | $ 80.00 | $ 69,600.00
35 |Concrete Curb & Gutter incl Base 1321) LF | S 21.00 | $ 27,741.00
36 |Drainage Curb Cuts 14| EA | S 150.00 | $ 2,100.00
37 |10' Asphalt Path incl. Base 1470| SY | $ 16.00 | $ 23,520.00
38 |Pedestrian Ramps 2| EA|S 1,200.00 | $ 2,400.00
39 |Detention Ponds/Swales 6605| SF | S 2.00 ]S 13,210.00
40 |Double-Depth Drywells 5| EA | S 3,200.00 | $ 16,000.00
41 |Hydroseeding 13210| SF | S 010 ]S 1,321.00
42 |Striping/Signage 1l LS |S 5,000.00 | $ 5,000.00
Frontage Improvements - Meyer Road Subtotal $ 250,817.00
I
Water System
43 |8" Water Main Incl. Fittings 4821] LF | S 50.00 | $ 241,050.00
44 |2" Commercial Service 10| EA | S 3,000.00 | $ 30,000.00
45 |1" Irrigation Service 7| EA | S 2,000.00 | $ 14,000.00
46 |Fire Hydrant Assembly 5] EA | S 5,300.00 | $ 26,500.00
47 |Meyer Rd Interconnect 1] LS |$ 10,000.00 | $ 10,000.00
48 |Boekel Rd Interconnect 1 LS |$ 10,000.00 | $ 10,000.00
Water System Subtotal $ 331,550.00
I
Sanitary Sewer System
47 |8" Sewer Main 1402| LF | S 45.00 | $ 63,090.00
48 |Sewer Manholes 5] EA|S 3,200.00 | $ 16,000.00
49 |Sewer Services 7 EA ]S 800.00 | § 5,600.00
Water System Subtotal S 84,690.00
Construction Subtotal $ 2,572,824.00
10% Construction Administration S 257,282.40
10% Engineering & Testing S 257,282.40
20% Mobilization & Contingency $ 514,564.80
Total Project Costs $ 3,601,953.60

Notes:
1. Interior roads based upon Typical Street Section 3/4/12 36' F-F Curb & Gutter w/ 5' Sidewalks. 60' ROW 15' UEs.
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Preliminary Cost Estimate

Silverado Urban Renewal District - Building/Site Development

Appendix D

LOT# 1 2 3 a4 5 6 7 8 Phase 1 8 Phase 2
LOT SIZE (AC) 1.67 1.01 1.00 1.02 3.93 1.66 1.62 473 2.84
LOT SIZE (SF) 72,745 43,996 43,560 44,431 171,191 72,310 70,567 206,039 123,710
LAND USE | GYM/RET/OFF MED OFF PRO OFF RESTAURANT LIGHT IND LIGHT IND GAS/COFFEE | APARTMENTS | APARTMENTS
VEHICLE TRIPS/DAY 1,500 360 110 1,200 200 84 3,000 432 756
BUILDING SIZE (SF) 15,000 10,000 10,000 6,000 28,531 12,000 7,000 49,000 84,000
PAVING (SF) 43,300 25,500 25,200 28,800 97,000 45,200 47,700 67,000 48,000
BUILDING COST/SF| $ 120 | $ 150 | $ 120 | $ 200 | $ 100 | $ 80 [ $ 120 | ¢ 100 | $ 100
STRIPPING/GRADING| $ 30,000 | $ 20,000 | $ 20,000 | $ 20,000 | $ 80,000 | $ 30,000 | $ 30,000 | $ 80,000 | $ 40,000
UTILITY SERVICES]| $ 15,000 | $ 10,000 | $ 10,000 | $ 10,000 | $ 100,000 | $ 10,000 | $ 15,000 | $ 150,000 | ¢ 30,000
DRAINAGE]| $ 15,000 | $ 10,000 | $ 10,000 | $ 10,000 | $ 30,000 | $ 10,000 | $ 15,000 | $ 30,000 | $ 15,000
PAVING| $ 108,250 | $ 63,750 | $ 63,000 | $ 72,000 | $ 242,500 | $ 113,000 | $ 119,250 | ¢ 167,500 | ¢ 120,000
LANDSCAPE | $ 25,000 | $ 20,000 | $ 20,000 | $ 20,000 | $ 50,000 | $ 20,000 | $ 25,000 | $ 25,000 | $ 25,000
TRAFFIC IMPACT FEE| $ 48,105 | $ 11,545 | $ 3,528 | $ 38,484 | $ 26,880 | $ 2,694 | $ 96,210 | $ 58,061 | $ 101,606
PARK IMPACT FEE| ¢ - s - s - s - s 98,893 | $ - s -1 59,336 | $ 103,837
HOOKUP/CAP FEES| $ 30,000 | $ 30,000 | $ 25,000 | $ 30,000 | $ 630,000 | $ 25,000 | $ 30,000 | $ 383,000 $ 662,000
BUILDING COSTS| $ 1,800,000 | $ 1,500,000 [ $ 1,200,000 | $ 1,200,000 | $ 2,853,100 | $ 960,000 | $ 840,000 | $ 4,900,000 | $ 8,400,000
PERMIT FEES| $ 36,000 | $ 30,000 | $ 24,000 | $ 24,000 | $ 57,062 | $ 19,200 | $ 16,800 | $ 98,000 | $ 168,000
DESIGN FEES| $ 144,000 | $ 120,000 | $ 96,000 | $ 96,000 | $ 114124 | $ 38,400 | $ 67,200 | $ 196,000 | $ 168,000
$ 2,251,355 | $ 1,815,295 | $ 1,471,528 | $ 1,520,484 | $ 4,282,559 | $ 1,228,294 | $ 1,254,460 | $ 6,146,896 | $ 9,833,444
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AGRICULTURAL OPERATION CONSENT FORM

COMES NOW Silverado Properties LLC, as owner of that certain property
generally described as Parcel Identification number R32500010030 and Alternate
Identification Number (AIN) 254394, and more particularly described on Exhibit A
attached hereto and incorporated herein by reference (“Parcel #2”), and hereby
certifies:

1. That Parcel #2 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 Silverado District Urban Renewal Eligibility
Report, prepared by JFoster & Associates, LLC, and as attached hereto as
Exhibit C.

Further, Silverado Properties LLC hereby provide their consent and approval that the
subject Parcel #2 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, Chapter29, Title 50, Idaho
Code, as amended, as the Parcel possesses certain characteristics of eligibility.

DATED this 21 day of Juua, , 2020.

Silverado Properties LLC, By:

Bobby G Head Tracy L Head
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IDAHO NOTARY ACKNOWLEDGEMENT
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RESOLUTION NO. 2020-003

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

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF
THE URBAN RENEWAL AGENCY OF RATHDRUM,
IDAHO, ALSO KNOWN AS THE RATHDRUM URBAN
RENEWAL AGENCY, RECOMMENDING AND ADOPTING
THE URBAN RENEWAL PLAN FOR THE SILVERADO
URBAN RENEWAL PROJECT, WHICH PLAN INCLUDES
REVENUE ALLOCATION FINANCING PROVISIONS;
AUTHORIZING AND DIRECTING THE CHAIR, VICE-
CHAIR, OR ADMINISTRATOR AND THE SECRETARY OF
THE AGENCY TO TAKE APPROPRIATE ACTION;
AUTHORIZING AND DIRECTING THE ADMINISTRATOR
AND SECRETARY OF THE AGENCY TO MAKE CERTAIN
TECHNICAL CHANGES; 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 Rathdrum, Idaho, 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 (the “Law”), and the Local Economic Development Act, Chapter 29, Title
50, Idaho Code, as amended (the “Act”), a duly created and functioning urban renewal agency
for Rathdrum, Idaho, hereinafter referred to as the “Agency.”

WHEREAS, the City Council (the “City Council”) of the city of Rathdrum, Idaho (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 Act upon making the findings of
necessity required for creating said 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, after notice duly published, conducted a public hearing on
the West Rathdrum Urban Renewal Plan (the “West Rathdrum Plan”);

WHEREAS, following the public hearing, the City Council adopted its Ordinance No.
583 on November 13, 2019, approving the West Rathdrum Plan and making certain findings;

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

WHEREAS, Idaho Code § 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, based on inquiries and information presented by certain interested parties
and property owners, the Agency commenced certain discussions concerning examination of an
area as appropriate for an urban renewal project;

WHEREAS, in October 2017, the Agency authorized JFoster & Associates LLC to
commence an eligibility study and preparation of an eligibility report of an area located north
and south of Boekel Road, west of Meyer Road, north of Nagel Road, and east of State
Highway 41, also referred to as the Thayer Area (the “Study Area”);

WHEREAS, the Agency obtained the Thayer Eligibility Study, dated November 2017
(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 §§ 50-
2018(8), (9) and 50-2903(8);

WHEREAS, pursuant to Idaho Code §§ 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.;

age or obsolescence;

predominance of defective or inadequate street layout;

outmoded street patterns;

need for correlation of area with other areas of a municipality by streets and
modern traffic patterns;

faulty lot layout in relation to size, adequacy, accessibility, or usefulness;
unsanitary or unsafe conditions;

economic disuse or undeveloped property; and

other conditions which delay development of the area.

ac o

500 o

WHEREAS, the Study Area has a substantial portion of open land or open area;

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

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

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 Agency Board, on November 1, 2017, adopted Resolution No. 2017-
002, accepting the Report and authorized the Agency Chair and Administrator to transmit the
Resolution and 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 City Council, by Resolution No. 2017-289, dated January 10, 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 and directed the Agency to commence preparation of
an urban renewal plan;

WHEREAS, the City Council further directed that the project area boundary under the
urban renewal plan shall be geographically smaller than the Study Area in the Report;

WHEREAS, the Agency has embarked on an urban renewal project referred to as the
Urban Renewal Plan for the Silverado Urban Renewal Project (“Silverado Plan”) to redevelop
a portion of the City, pursuant to the Law and the Act, as amended, which area is
geographically smaller than the Study Area;

WHEREAS, the Silverado Plan proposes to create an urban renewal area commonly
known as the Silverado Project Area, which area is shown on the Project Area and Revenue
Allocation Boundary Map and generally described in the Description of the Project Area and
Revenue Allocation Area, which are attached to the Silverado Plan as Attachments 1 and 2
respectively.

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 Silverado Plan for the Silverado
Project Area, which area was 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 Silverado Plan also contains provisions of revenue allocation financing
as allowed by the Act;
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WHEREAS, in order to implement the provisions of the Law and the Act, the Agency
shall prepare and adopt the Silverado Plan and submit the Silverado 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 Silverado Plan concerning the use of revenue allocation funds and
approved such information and considered the Silverado Plan at its meeting on August 27,

2020;

WHEREAS, the Agency Board, at several Agency Board meetings in 2018, 2019, and
2020 has considered public improvements related to the Silverado Project Area;

WHEREAS, the Silverado 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 Silverado 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 § 50-2903(20); and (8) a description of the disposition or retention
of any assets of the agency upon the termination date;

WHEREAS, it is necessary and in the best interests of the citizens of the City to
recommend approval of the Silverado Plan and to adopt, as part of the Silverado Plan, revenue
allocation financing provisions that will help finance urban renewal projects to be completed in
accordance with the Silverado Plan in order to (1) encourage private development in the urban
renewal area; (2) to prevent and arrest decay of the Silverado 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 Silverado 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
Silverado Plan is likely to increase as a result of initiation of urban renewal projects in
accordance with the Silverado 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
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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;

WHEREAS, the base assessment roll of the proposed Silverado Project Area, together
with the base assessment roll value of the West Rathdrum Project Area, cannot exceed ten
percent (10%) of the current assessed values of all the taxable property in the City;

WHEREAS, under the Law and Act, Idaho Code §§ 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 § 22-4502(2), 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 Silverado Project Area includes parcels subject to such consent;

WHEREAS, Agency staff and consultants recommend the Agency Board accept the
Silverado 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 Silverado Plan, as set forth in Exhibit 1 attached hereto, and to
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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 RATHDRUM, IDAHO, AS
FOLLOWS:

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

Section 2. It is hereby found and determined that the Silverado Project Area as
defined in the Silverado Plan is a deteriorated area, a deteriorating area, or a combination
thereof, 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 Silverado Plan along with any
changes discussed at the August 27, 2020, Agency Board meeting, including but not limited to
finalization of Attachments to the Plan, confirmation of levy rates, impacted taxing districts,
updated list of projects, estimated location or siting of improvements, updated map or legal
description and any modifications to the economic feasibility study previously prepared by
Tom Lien.

Section 4. That the Agency recommends that the Silverado Plan, a copy of which is
attached hereto as Exhibit 1, and incorporated herein by reference, be adopted by the City,
including those sections, modifications, or text discussed at the August 27, 2020, Agency
Board meeting.

Section 5. That the required agricultural operation consents have been obtained by
the Agency.

Section 6. That Agency staff, prior to transmittal of the Silverado Plan to the City
will include final Attachments to the Plan, including but not limited to the boundary map, legal
description, properties which may be acquired by the Agency, the map depicting expected land
uses and the current zoning map of the project area, the economic feasibility study, with all the
attachments and the agricultural operations consents.

Section 7. That this Resolution constitutes the necessary action of the Agency under
the Act, Idaho Code § 50-2905, recommending approval by the City and that the Silverado 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; (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 § 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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Section .

(a)

(b)

(c)

(d)

(e)

)

(2

It is hereby found and determined that:

The Silverado Plan gives due consideration to the provision of adequate
park and recreation areas and facilities that may be desirable for
neighborhood improvement (recognizing the mixed-use residential,
commercial and industrial components of the Silverado 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 urban renewal area covered by the Silverado Plan.

The Silverado 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.

To the extent necessary, the Silverado Plan provides a feasible method
for relocation of any displaced families residing within the Silverado
Project Area.

The Silverado Project Area contains 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 Silverado Project Area is planned to be
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.

The portion of the Silverado Project Area which is identified for
residential uses is necessary and appropriate as the City Council may
find 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
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 Silverado Project Area which is identified for non-
residential uses, the City Council may find is necessary and appropriate
to facilitate the proper growth and development standards in accordance
with the objectives of the Comprehensive Plan 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 proposed Silverado Project Area,
together with the base assessment roll value of the West Rathdrum
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Project Area, does not exceed ten percent (10%) of the current assessed
values of all the taxable property in the City.

(h) The Silverado 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.

Section 9. That this Resolution constitutes the necessary action of the Agency under
the Law, Section 50-2008, Idaho Code and the Act.

Section 10.  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 Silverado 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 Silverado Plan to the various taxing entities as
required by Idaho Code § 50-2906.

Section 11.  That this Resolution shall be in full force and effect immediately upon its
adoption and approval.

PASSED AND ADOPTED by the Urban Renewal Agency of the City of Rathdrum,
Idaho, on August 27, 2020. Signed by the Chair of the Board of Commissioners and attested by
the Secretary to the Board of Commissioners, on August 28, 2020.

APPROVED:

By__ Destry Randles
Chair of the Board

ATTEST:

Lorrowwv Morrell
By Secretary

4819-5107-4483, v. 2
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CITY OF RATHDRUM

BY THE PLANNING AND
ZONING COMMISSION

A RESOLUTION OF THE PLANNING AND ZONING COMMISSION FOR THE
CITY OF RATHDRUM, IDAHO, VALIDATING CONFORMITY OF THE
URBAN RENEWAL PLAN FOR THE SILVERADO URBAN RENEWAL PROJECT
WITH THE CITY OF RATHDRUM COMPREHENSIVE PLAN

WHEREAS, the Urban Renewal Agency of the city of Rathdrum (the “City”), Idaho, also
known as Rathdrum Urban Renewal Agency (hereinafter “Agency”), the duly constituted and
authorized urban renewal agency of the City, has submitted the proposed Urban Renewal Plan
for the Silverado Urban Renewal Project (the “Silverado Plan”) to the City; and

WHEREAS, the Mayor and Rathdrum City Council referred the Silverado Plan to the
City Planning and Zoning Commission for review and recommendations concerning the
conformity of said Silverado Plan with the City of Rathdrum 2014 Comprehensive Plan, as
amended (the “Comprehensive Plan”); and

WHEREAS, on September 16, 2020, the City Planning and Zoning Commission met to
consider whether the Silverado Plan conforms with the Comprehensive Plan as required by Idaho
Code § 50-2008(b); and

WHEREAS, the City Planning and Zoning Commission has reviewed said Silverado Plan
in view of the Comprehensive Plan; and

WHEREAS, the City Planning and Zoning Commission has determined that the
Silverado Plan is in all respects in conformity with the Comprehensive Plan.

NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING AND ZONING
COMMISSION FOR THE CITY OF RATHDRUM, IDAHO:

Section 1. That the Silverado Plan, submitted by the Agency and referred to this
Commission by the Mayor and City Council for review, is in all respects in conformity with the
Comprehensive Plan.

Section 2. That Exhibit A, outlining the findings supporting the determination that
the Silverado Plan is in conformity with the Comprehensive Plan, is hereby adopted and
incorporated as part of this Resolution.

Section 3. That the Chair of the City’s Planning and Zoning Division is hereby
authorized and directed to provide the Mayor and Rathdrum City Council with a signed copy of
this Resolution relating to said Silverado Plan.

Section 4. That this Resolution shall be in full force and effect immediately upon its
adoption and approval.



ADOPTED by the Planning and Zoning Commission of the city of Rathdrum, Idaho, this
16th day of September 2020.

APPROVED: ATTEST:

Chair, Planning and Zoning Commission E:ity Clerk

4831-3865-8505, v. 1



Goal/Policy Consistent Discussion
11 A. Population Yes/No/Unknown Narrative of the project in relation to goal
Il A. Population, Goal 1: Address changing Yes In the creation of this area, apartment housing

growth trends and capacities to work toward a
moderate and stable rate of long-range
population growth with orderly development.

and retail and industrial jobs will be created to
help with the balanced growth of Rathdrum.

Il A. Population, Goal 2: Guide future Yes Creation of the URD and construction of public
development to maintain and enhance the quality infrastructure in the area will provide infill
of life of the population living within and directly development in a previously underdeveloped
adjacent to the community. area. Infill and concentrating public facilities is
a goal of the community as found within this
plan.
Il A. Population, Goal 2, Policy B: Work with local Yes Creation of the URD will provide the
entities to ensure services are provided to enhance opportunity to produce jobs that will help
the quality of life of the residents. provide meaningful employment for those that
live in and around Rathdrum.
11 B. Land Use
Il B. Land Use, Goal 1: A balance of land use Yes Future development will be subject to
guidelines will be applied to preserve and development regulations in place at the time of
enhance the following values: construction as found within Rathdrum City
¢ Rural character and small-town feel Code and policy. The proposed future
e Access to open space development will provide inter-connectivity
e Provision of day-to-day commercial needs with existing streets and provide capacity for
e Well maintained and inter-connected local citizens to live and work in the community.
circulation systems
e Economically rational development of
desirable land uses
e Historic sites
e Capacity for citizens to live, work and play
inside the community
e Public safety
¢ Quality of the local natural environment
e Preservation of a clean and abundant
aquifer
e Efficient use of valuable infrastructure.
Il B. Land Use, Goal 1, Policy A: Actively engage Yes The proposal has been through, and continues
citizens in planning and zoning activities to ensure through, a robust public process prior to
desirable land use practices are applied and adoption.
sustained.
Il B. Land Use, Goal 1, Policy C: Maintain Yes The City maintains regulatory standards that
regulatory standards that encourage private allow private property land uses and infill.
property land uses and infill development consistent Future development will be subject to such
with expressed local values. standards.
Il B. Land Use, Goal 1, Policy E: Apply land use Yes The City maintains land use standards that

regulations in a manner respecting overall property
values while addressing other specified community

allow private property land uses to maintain
private property rights and value with infill.
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Consistent

Discussion

values.

Il B. Land Use, Goal 1, Policy F: Consider special
use permits only where proposed land uses can be
demonstrated to be consistent with goals of the
Comprehensive Plan.

NA

Il B. Land Use, Goal 2: Avoid annexation except
to support well planned development, uniform
boundaries, orderly growth and the goals and
policies of the comprehensive plan.

NA

Il B. Land Use, Goal 2, Policy A: Encourage
development within currently established areas of
the community and more intense use of developed
land.

Yes

The project area is a vacant area of land within
the city limits located in close proximity to
industrial and residential uses.

Il B. Land Use, Goal 2, Policy B: Evaluate any NA

proposed annexation carefully to assure it supports

well planned development, uniform boundaries,

orderly growth and the goals and policies of the

comprehensive plan.

Il C. Natural Resources

Il C. Natural Resources, Goal 1: Protect, Yes Future development will be subject to

preserve and enhance existing natural resources connection to City water and sewer facilities

and the natural environment of the community which help to protect the Rathdrum Aquifer as

to ensure long-term preservation for the well as other development standards, such as

enjoyment and benefit of current and future stormwater, ~ which  provide  balanced

populations. Ensure a balanced environment development with as minimal of impact as

where physical development may occur with possible on nature.

minimal adverse impact on the natural amenities

of the area.

Il C. Natural Resources, Goal 1, Policy D: Yes No significant natural amenities have been

Promote consideration of environmental impacts identified within the project area. The land

and conservation of natural amenities associated incorporates  vacant property which s

with development projects during the permit review significantly  encumbered  with  utility

process. Evaluate proposed development for easements. Future development will be subject

potential environmental impacts in accordance with to City development standards, such as

city policy and cooperate with other agencies to stormwater, which provide mitigation of

implement appropriate mitigation measures. impacts. Other agencies will be consulted
during any subdivision or other land use
proposal as is City policy.

Il C. Natural Resources, Goal 2: Ensure the NA

preservation of Rathdrum Creek, Spring Creek

and other streams and tributaries assuring they

continue to be clean, attractive, flowing and

accessible.

Il C. Natural Resources, Goal 2, Policy A: NA

Coordinate with other agencies and community




Goal/Policy Consistent Discussion
organizations in the management of the Rathdrum
Creek drainage to sustain its beauty, cleanliness and
access.
Il C. Natural Resources, Goal 4: Maintain a Yes Future development is anticipated to provide
balance of natural open space throughout the natural / open space within the utility easement
community and adjacent areas. area.
Il C. Natural Resources, Goal 5: Protect the Yes Future development within the district will be
existing high quality of the Rathdrum Aquifer required to meet City development standards to
from  contamination and  deterioration. mitigate impacts to the Aquifer, including but
Minimize negative impact on the aquifer from not limited to connection to City water and
current and future activities within the sewer infrastructure and incorporation of
community, especially in areas that are currently stormwater treatment facilities.
in open space or under agricultural use.
Il C. Natural Resources, Goal 5, Policy E: NA
Regulate the location, density, and type of
development in potential areas of flooding and flood
plains to protect water quality. Fully consider the
short and long term impacts of potential activity on
the aquifer in all decision-making processes
concerning future development within the current
city bounds and areas of city impact. Ensure that
both public and private development in Rathdrum
respect the aquifer’s environmental integrity
through development and enforcement of local
ordinance and policy.
Il C. Natural Resources, Goal 5, Policy F: Protect NA
environmentally sensitive areas such as flood zones,
saturated recharge areas, and Zone | wellhead
protection areas through zoning regulations. (Flood
Management further addressed in Hazardous
Areas).
Il C. Natural Resources, Goal 5, Policy G: Planned Yes Future development will be required to extend
growth and development shall be accompanied by and connect to public services and utilities and
the development of infrastructure, public services, anticipates the provision of natural / open space.
utilities and preservation of open space. The Sewer is available to be extended to the
provision of municipal sewer services must be development.
available prior to development.
Il C. Natural Resources, Goal 5, Policy H: Yes Future development within the district will be

Stormwater generated from developed land shall be
managed in a manner consistent with sound
management practices. Strictly enforce current
storm water management ordinances and explore
amendment to the ordinance to better protect the
aquifer. All development potentially affecting the
aquifer shall adhere to all Federal, State and local
aquifer protection policies and standards.

required to meet City development standards to
mitigate impacts, including but not limited to
installation of stormwater treatment facilities.
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Il E. Public Services
Il E. Public Services, Goal 1: Provide essential Yes Public facilities can be efficiently provided to

public services in the most cost effective, efficient
and environmentally sound manner, while
sustaining development supported by the
comprehensive plan.

the area due to the location of existing public
facilities adjacent to the property. Infill
development and mixed use development is
supported by the comprehensive plan.

Il E.-1 Public Safety

Il E.-1 Public Safety, Goal 1, Policy B: Consider
public safety facility locations and response times in
the development approval process.

Yes

Emergency services, including police and fire,
have been consulted during development of the
proposal.

Il E.-1 Public Safety, Goal 1, Policy E: Continue to
coordinate with fire protection officials to ensure
that new development is designed so fire protection
can be effectively provided.

Yes

Emergency services, including police and fire,
have been consulted during development of the
proposal.

Il E.-1 Public Safety, Goal 1, Policy F: Require
new development to provide sufficient emergency
vehicular access for emergency equipment and
adequate water supply and pressure for the
purposes of fire protection.

Yes

Future development within the district will be
required to meet City development standards,
including but not limited to access and water

supply.

Il E.-1 Public Safety, Goal 1, Policy G: Require
development be designed and constructed to address
the minimization of hazards and the enhancement of
the effective provision of law enforcement and
protection.

Yes

Future development within the district will be
required to meet City development standards to
address this.

11 E.-2 Sewer and Water

Il E.-2 Water and Sewer, Goal 1: Maintain a
service infrastructure for sewer and water that
focuses  on providing efficient  and
environmentally sound service to developed
areas while providing service to newly developed
areas in an effective, efficient and timely manner.

Yes

The District will help to create the extension of
water and sewer lines into the vacant area with
the tax increment financing that URDs bring
with them.

Il E.-2 Water and Sewer, Goal 1, Policy A: Require
all existing and proposed facilities within the city
limits be connected to and serviced by, the
municipal sewer system.

Yes

Future development within the district will be
required to connect to city sanitary sewer
services.

Il E.-2 Water and Sewer, Goal 1, Policy B:
Promote development in areas with municipal sewer
and water systems in place.

Yes

The proposal is within an area where municipal
water and sewer are adjacent to the property in
place within Boekel and/or Meyer Roads.

Il E.-2 Water and Sewer, Goal 1, Policy C:
Encourage land development patterns that permit
the most economical extension of sewer lines.

Yes

The proposal is within an area where municipal
water and sewer are adjacent to the property in
place within Boekel and/or Meyer Roads
allowing for efficient extension to the area.
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Il E.-2 Water and Sewer, Goal 1, Policy D: Base
land use development and density decisions on the
availability of municipal sewer and water systems.

Yes

Municipal utilities are available and have been
considered for this proposal.

Il E.-2 Water and Sewer, Goal 1, Policy E: Focus
the development of infrastructure in areas within the
city limits and areas where growth will occur in the
short term.

Yes

The property is within the city limits and
anticipated to develop through the URD in the
near future.

Il E.-2 Water and Sewer, Goal 1, Policy L: Provide
sewer service in accordance with the city, state and
federal standards and policies.

Yes

Future development within the district will be
required to meet all development standards to
address this.

Il F. Transportation

Il F. Transportation, Goal 1: Establish a system
of paved arterials, alternate routes and pathways
that makes the community feel connected and
integrated.

Yes

Future development within the district will be
required to meet City development standards,
including the provision of roads, sidewalks
and/or pathways to provide integration with
existing transportation systems.

Il F. Transportation, Goal 1, Policy B: Connect
commercial areas and community centers by well-
organized street systems and available public
transportation to encourage community interaction.

Yes and
Unknown

Future development within the district will be
required to meet City development standards,
including the provision of roads, sidewalks
and/or pathways to provide integration with
existing transportation systems. At this time
Rathdrum does not have an available public
transportation system.

Il F. Transportation, Goal 1, Policy C: Discourage
private streets in developments and gated
communities except where warranted by site
limitations or other special circumstances.

Yes

Public street and other public infrastructure will
be required within the URD area. Any proposed
multifamily project within the area may
incorporate private streets as warranted by site
conditions weighed against public maintenance
and use as is City policy.

Il F. Transportation, Goal 1, Policy D:
Incorporate lighting, sidewalks and connections to
enhance neighborhoods, pedestrian and bike
pathways, public safety, etc.

Yes

Future development within the district will be
required to meet City development standards,
including the provision of lighting, sidewalks
and/or pathways, pedestrian ramps and other
necessary infrastructure to address connections
to existing systems and safety.

Il F. Transportation, Goal 1, Policy E: Preserve
and enhance natural landscaping along existing and
proposed travel corridors.

Yes

Future development within the district will be
required to meet City development standards,
including the provision of landscaping as found
within Rathdrum City Code at the time of
development.

Il F. Transportation, Goal 1, Policy F: Determine
right-of-way acquisition requirements, especially
along major arterials, to support future
development, internal circulation and pedestrian

Yes

Right of way requirements have been
considered and the URD plan (Attachment 5,
Urban Renewal Plan for the Silverado Urban
Renewal Project) includes dedication of rights
of way along both Meyer and Boekel Roads as
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pathway system needs.

well as improvements to public infrastructure as
part of the plan.

Il F. Transportation, Goal 2: Provide an efficient
and safe local circulation system in support of
Rathdrum’s overall community development
priorities, especially economic development,
community design, public safety and land use.

Yes

Future development within the district will be
required to meet City development standards,
including the provision of public streets,
sidewalks, etc.

Il F. Transportation, Goal 2, Policy A: Emphasize
development of alternate truck traffic routes with
appropriate signage and traffic regulations.

Yes

The plan incorporates a backage road within the
URD area to provide for deliveries from an
interior street vs. Meyer Road.

Il F. Transportation, Goal 2, Policy B: Facilitate
efficient and safe traffic movement and avoid
aesthetic conflicts by strongly discouraging strip
commercial development.

Unknown

The type of development of commercial
buildings within the area (strip vs. individual
building) has not been determined, but is
discouraged, Future development within the
district will be required to meet City
development standards, including landscaping,
parking and other provisions.

Il F. Transportation, Goal 2, Policy D: Require
that commercial site plans provide for internal
circulation patterns and sufficient depth of frontage
to maintain and/or enhance the integrity of adjacent
land uses.

Unknown

The type of development of commercial
buildings within the area (enhancing adjacent
land uses) has not been determined. Future
development within the district will be required
to meet City zoning and development standards,
including setbacks, landscaping, parking,
circulation and other provisions.

Il F. Transportation, Goal 2, Policy G: Give safety
and access to internal streets, businesses and
schools high priority. (e.g., more left-hand turn
lanes, better visibility at intersections, more and
better crosswalks).

Yes and
Unknown

Future development within the district will be
required to meet City development standards,
including the provision of public streets,
sidewalks, etc.,, including to proposed
businesses. Access to interior streets from
Boekel and/or Meyer Roads may also require
turn lanes or other provisions which are not
currently demonstrated on the plans.

Il F. Transportation, Goal 2, Policy I: Promote
indirect access to and between commercial and
mixed use developments minimizing the necessary
points of access directly from arterial streets and
roadways. Require interconnectivity between
commercial and mixed use properties through the
development of backage roads and other off-
corridor transportation networks.

Yes

The plan incorporates a backage road within the
URD area with limited accesses from existing
Meyer and Boekel Roads. Interconnectivity to
mixed uses within the project area will be
provided via interior roads.

Il F. Transportation, Goal 2, Policy J: Provide
clear identification and directional sighage
including local sites of interest and commercial
centers.

Yes

Future development within the district will be
required to meet City development standards,
including the provision of street signage and
striping.

Il F. Transportation, Goal 3: Minimize the

Yes

The URD provides its own financing for the
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financial and operational impacts of road
improvement projects and maintenance.

development of the road system.

Il F. Transportation, Goal 3, Policy B: Coordinate
construction and improvements of other
infrastructure with road improvement projects
(including but not limited to, non-vehicular
pathways, sewer, water and other utilities).

Yes

Future development within the district will be
required to meet City development standards,
including the provision of coordinated public
infrastructure.

Il F. Transportation, Goal 5: Integrate use of,
and access to, public transportation systems.

NA

Il F. Transportation, Goal 5, Policy A: Support
development of public transportation hubs and park
and ride facilities.

NA

Il F. Transportation, Goal 5, Policy B:
Incorporate bus stop locations in new developments.

NA

Il F. Transportation, Goal 5, Policy C: Include bus
stop and public transportation access points along
pedestrian and bike pathways, parks and other
public spaces.

NA

11 G. Housing

Il G. Housing, Goal 1: Apply four primary
principles, 1) Sense of Community, 2) Variety,
3) Affordability and 4) Integration, in the
enhancement and maintenance of existing
residential areas and the design of new housing
developments.

A) Sense of Community: Promote a sense of
community by encouraging walking and cycling,
good lighting and safe havens for children while
providing ready access to shared green space and
parks. Housing will be connected to commercial
areas and civic centers by well-organized street
and pathway systems, potentially including
public transportation, all making it easy for
people to meet and interact with each other.
Neighborhoods should not be completely walled
off from each other.

B) Variety: Provide a broad mix of housing
choices for a mix of people with differing
economic means, ages and lifestyles. Types of
housing may include, but are not limited to,
apartments, townhouses, multi-family units,
manufactured homes and small, as well as large,
lot single family residences.

C) Affordability: Ensure affordable housing is

Unknown

Housing in the District will be developed when
the need for additional housing is required or
desired by the developer. Development will be
subject to City development standards in place
at the time of such development / application for
building and site plan approvals, including any
specific multifamily residential standards in
place at that time.
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available for the local household and family,
encouraging the creation of a wide range of
housing, including that which is affordable to the
community’s average and lower income worker
and family.

D) Integration: Provide a mix of appropriate
housing choices in neighborhoods suitable for
seniors as well as youth, young families starting
out, as well as established single-family
residences. Neighborhoods should be welcoming,
inviting, safe and available in every sense.
Seniors should not be segregated from youth.
Young families starting out should not be
segregated in apartment complexes from single
family residential neighborhoods.

Il G. Housing, Goal 2: Provide well designed and
sustainable residential development.

Unknown

Future development will be subject to City
development standards in place at the time of
such development / application for building and
site plan approvals, including any specific
multifamily residential standards in place at that
time.

Il G. Housing, Goal 2, Policy A: Encourage the | Unknown | Inclusion of multifamily housing will help

provision of opportunities for a variety of attractive provide a range of price options of housing

neighborhood characteristics in terms of price within the City.

range, amenities, natural settings, and proximity to

other areas of activity.

Il G. Housing, Goal 2, Policy B: Promote the | Yesand Future development will be subject to City

development of healthy neighborhoods which | Unknown | development standards in place at the time of

incorporate central open spaces, encourage such development / application for building and

walking and cycling, are well lit and safe havens for site plan approvals, including any specific

children, and which are connected to commercial multifamily residential standards in place at that

areas and civic centers by well-organized street time, sidewalks, pathways and other

systems. infrastructure.

Il G. Housing, Goal 2, Policy C: Enforce buffering Yes Future development will be subject to City

requirements  for  non-residential  activities development standards in place at the time of

developed adjacent to residential areas. such development / application for building and
site plan approvals, including any specific
multifamily residential standards in place at that
time. Buffering standards are in place.

Il G. Housing, Goal 2, Policy D: Incorporate Yes The proposal anticipates provision of natural /

accessible shared open spaces and park areas for open space within the utility easement area.

use by residents in all neighborhoods.

Il G. Housing, Goal 2, Policy E: Promote the Yes The City maintains standards for street, lighting

development and maintenance of adequate lighting,
pathways, buffering and other features necessary to
assure safer neighborhoods in future developments.

and other provisions. Future development will
be subject to such standards.
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Maintain design standards for streets, lighting,
public open spaces, and emergency vehicle access
that ensures a high level of public safety.
Il G. Housing, Goal 2, Policy F: Protect the Yes The proposal has been reviewed for consistency

continuity and inherent character of existing
neighborhoods in planning and zoning decisions.

with the goals and policies within this plan
which call for commercial nodes within
residential areas and inclusion of residential
uses within commercial areas. The mixed uses
are expected to provide enhancement to the
existing neighborhoods and not damage their
existing integrity.

11 G. Housing, Goal 3: Design future housing and
neighborhood developments to strengthen and
maintain the community’s interconnectivity and
sense of connection for residents.

Yes

Future development will be subject to City
development standards in place at the time of
such development / application for building and
site plan approvals, including any specific
multifamily residential standards in place at that
time requiring interconnectivity.

Il G. Housing, Goal 3, Policy A: Encourage and
promote the development of street and pathway
networks that provide convenient and safe
vehicular, pedestrian and bicycle navigation
throughout the community.

Yes

Future development will be subject to City
development standards in place at the time of
such development / application for building and
site plan approvals, including any specific
multifamily residential standards in place at that
time requiring sidewalks and/or pathways.

Il G. Housing, Goal 3, Policy B: Require
pedestrian and bicycle pathways in new residential
development and encourage the development of
additional pathways in existing neighborhoods to
provide interconnectivity.

Unknown

Future development will be subject to City
development standards in place at the time of
such development / application for building and
site plan approvals, including any specific
multifamily residential standards in place at that
time.

Il G. Housing, Goal 3, Policy C: Promote a sense
of a connected integrated community through the
use of green space while limiting visual and physical
barriers or walls between neighborhoods and
districts, preserving the sense of place. Ensure
pathway interconnectivity is provided at optimum
levels between neighborhoods.

Unknown

Future development will be subject to City
development standards in place at the time of
such development / application for building and
site plan approvals, including any specific
multifamily residential standards in place at that
time.

Il G. Housing, Goal 4: Provide a broad mix of
housing choices for people of differing economic,
age and lifestyle segments.

Yes

The inclusion of multifamily housing within the
area will provide a broader mix of housing
options.

Il G. Housing, Goal 4, Policy A: Encourage mixed
use design in residential and commercial
development.

Yes

The  proposal incorporates  mixed-use
commercial, industrial and residential uses.

Il G. Housing, Goal 4, Policy B: Promote the
development of facilities for interim/temporary
housing including recreational vehicle facilities.

NA
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Il G. Housing, Goal 4, Policy C: Provide an
adequate supply of land in appropriate land use
designations that meets the future needs and
demand for a broad range of residential types.

Unknown

The proposal includes multifamily housing
within an existing R-3 zone district. The URD
Plan refers to land zoned industrial which may
obtain a conditional use permit or change in
zoning for multi-family housing, however at the
time of this Plan all industrial zoned properties
are planned for industrial and commercial
purposes which are permitted. An explanation
is found on page 6 of the feasibility study. It
was important to the developers that the
possibility, with appropriate zoning or CUP,
that they could change the use of that portion of
the property in the future within the Plan so that
an amendment to the plan would not be needed
if they approached the City for a Zone change
or a CUP.

Il G. Housing, Goal 5: Accommodate the | Unknown | Development of multifamily housing is

enhancement of current housing and the anticipated to provide for affordable housing

development of future housing to ensure housing options, however, the City cannot control

is available in an affordable manner for all pricing within private development.

members of the community.

Il G. Housing, Goal 5, Policy A: Encourage infill Yes The proposal incorporates infill of a vacant lot

and redevelopment of existing lots. within City limits with residential and industrial
development in close proximity.

Il G. Housing, Goal 6: Maximize the integration | Unknown

of various social, cultural and economic lifestyles

within the community.

Il G. Housing, Goal 6, Policy A: Allow for housing | Unknown | Development of multifamily housing is

types and characteristics appropriate for all lifestyle anticipated to provide for affordable housing

stages and economic backgrounds. options, however, the City cannot control
pricing within private development.

Il G. Housing, Goal 6, Policy B: Support the | Unknown | Future development will be subject to City

development of welcoming, inviting, safe and development standards in place at the time of

accessible neighborhoods promoting inclusivity vs. such development / application for building and

exclusivity within any local neighborhood. site plan approvals, including any specific
multifamily residential standards in place at that
time.

Il H. School Facilities

Il H. School Facilities, Goal 1: Consider the Yes The school district was consulted at the time the

priorities and concerns of Lakeland School property was annexed into the City limits. Any

District and other schools in future community change in zoning or use to residential which

development decisions. impacts schools will be further reviewed.

Il H. School Facilities, Goal 2: Ensure Yes Future development within the district will be

convenient and safe accessibility to school
facilities.

required to meet City development standards,
including the provision of sidewalks and/or
pathways providing interconnectivity with
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school sites to the north.

Il H. School Facilities, Goal 2, Policy A: NA

Encourage geographically centralized facilities to

minimize sprawl and maximize convenience.

Il H. School Facilities, Goal 2, Policy B: Improve Yes Future development within the district will be

neighborhood access and connection to reduce required to meet City development standards,

student travel time. including the provision of sidewalks and/or
pathways providing interconnectivity with
school sites to the north and pedestrian
protections as are typical.

Il H. School Facilities, Goal 2, Policy C: Increase Yes Future development within the district will be

student safety and maximize community connections required to meet City development standards,

to schools. including the provision of sidewalks and/or
pathways providing interconnectivity with
school sites to the north and pedestrian
protections as are typical.

11 1. Recreation

Il I. Recreation, Goal 1: Maintain and develop NA

facilities to support the recreational and cultural

needs of all community members.

Il I. Recreation, Goal 1, Policy I: Promote options NA

for acquiring and developing recreational facilities

during the development process.

Il 1. Recreation, Goal 1, Policy K: Provide the | Unknown

Parks and Recreation Commission with an

opportunity to review and comment on all major

subdivision and development proposals.

Il 1. Recreation, Goal 1, Policy L: Promote the NA

development of adequate parking adjacent to park

facilities to accommodate demand during high

activity periods.

Il 1. Recreation, Goal 1, Policy M: Provide NA

pathway linkage between all parks and community

activity centers in the planning and development of

future pathways. Incorporate such plans in updates

of the transportation plan.

Il 1. Recreation, Goal 2, Policy G: Provide Yes Future development within the district will be

interconnectivity linking local and adjacent required to meet City development standards,

recreational and school facilities to safely including the provision of sidewalks and/or

accommodate pedestrian and bike travel. Support pathways providing interconnectivity and

the development of a network of trails, paths and safety as is typical.

sidewalks by both public and private entities.

Il 1. Recreation, Goal 2, Policy K: Development of Yes Development of private parks is not included in
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private parks as incorporated in future subdivisions
shall be discouraged. Plans for any private parks
as might be allowed shall be reviewed by the city to
assure accepted park standards are met.

the proposal.

11 J. Economic Development

Il J. Economic Development, Goal 1, Policy A: Yes The proposal incorporates commercial and

Promote the development of commercial and industrial activities within an existing industrial

industrial  activities in locations currently area.

supporting such activity.

Il J. Economic Development, Goal 1, Policy B: | Unknown | The type of development of commercial

Promote development reflecting the history and buildings within the area (has not been

character of the community. determined. Future development within the
district will be required to meet City zoning and
development standards, which incorporate
goals and policies of this plan.

Il J. Economic Development, Goal 1, Policy C: Yes The proposal incorporates commercial and

Promote the expansion, retention and diversity of industrial activities within an existing industrial

the existing economic base, focusing development area providing for an expanded economic base

efforts on clean, non-polluting industry. and job opportunities for local residents.

Il J. Economic Development, Goal 1, Policy D: Yes Future development will be subject to City

Create standards to ensure impact from development standards in place at the time of

commercial/ industrial activity on adjacent areas is such development / application for building and

minimized through zoning, buffering mechanisms or site plan approvals. Buffering standards are in

other means. place.

Il J. Economic Development, Goal 1, Policy E: Yes The proposal incorporates commercial and

Integrate diversified commercial and industrial industrial activities within an existing industrial

development to expand employment opportunities area providing for an expanded economic base

for local workers. and job opportunities for local residents.

Il J. Economic Development, Goal 1, Policy G: | Yesand No | The proposal incorporates commercial and

Encourage economic development and business industrial ~ activities within an existing

recruitment that utilizes existing facilities and incorporated area or the city providing for an

establishes a long term presence without negative expanded economic base and job opportunities

impacts of increased population and traffic. for local residents. Facilities will be new.

Il J. Economic Development, Goal 2, Policy B: Yes Future development will be subject to City

Evaluate the impacts to local businesses of new development standards in place at the time of

commercial entities and industry seeking to locate such development / application for building and

inside the city limits. site plan approvals, including evaluation and
mitigation of impacts of commercial and
business activities.

Il J. Economic Development, Goal 2, Policy C: NA

Encourage home based businesses where

appropriate.

Il J. Economic Development, Goal 2, Policy D: NA

Emphasize available local workforce.




Goal/Policy

Consistent

Discussion

11 J. Economic Development, Goal 3: Encourage
business development that will revitalize
commercial activities in the Main Street Area.

NA

Il J. Economic Development, Goal 3, Policy A:
Promote commercial and mixed uses that will
support the development of Main Street as a social,
civic and recreation center as well as the central
location for local government offices.

NA

Il J. Economic Development, Goal 4, Policy A:
New development will be designed to support
community accessibility and connection to adjacent
districts.

Yes

Future development will be subject to City
development standards in place at the time of
such development / application for building and
site plan approvals, including sidewalks and
pathways.

11 K. Community Design

Goals and polices were developed to address each of five concepts found important in considering the

community design element:
1. Small Town Atmosphere
2. Balanced Development
3. Central Community Core/District
4. Open Space/Natural Environment, and
5. Interconnectivity

11 K.-1 Small Town Atmosphere

Il K-1 Community Design, Small Town Yes Future development will be subject to City
Atmosphere, Goal 1, Policy A: Implement development standards in place at the time of
community development tools and land use such development / application for building and
regulations to advance the community’s sense of site plan approvals.

place and small town character.

Il K-1 Community Design, Small Town Yes Future development will be subject to City
Atmosphere, Goal 1, B: Guide new development to development standards in place at the time of
maintain  Rathdrum’s  high quality  natural such development / application for building and
environment, especially water, air, trees and views site plan approvals

of Rathdrum Mountain.

Il K-1 Community Design, Small Town NA

Atmosphere, Goal 1, Policy D:  Encourage

preservation, protection and enhancement of

historic properties in respect of city heritage.

Il K-1 Community Design, Small Town Yes Future development will be subject to City
Atmosphere, Goal 3, Policy A: Promote public development standards in place at the time of
amenity and neighborhood development that such development / application for building and
provides a positive physical environment in support site plan approvals

of a sense of community.

11 K.-2 Community Design, Balanced Development

Il K-2 Community Design, Balanced Yes This URD proposal includes master planning of




Goal/Policy Consistent Discussion
Development, Goal 1, Policy B: Embrace master the area.
planning in large scale new development.
Il K-2 Community Design, Balanced Yes Existing public utilities and infrastructure have

Development, Goal 1, Policy C: Identify, tap and
respect neighboring assets (e.g., sewage treatment
facilities, regional parks, open space, agriculture)
that may serve or be impacted by future
development.

been identified and evaluated for impacts and
also service to the area.

Il K-2 Community Design, Balanced Yes Future development within the district will be

Development, Goal 1, Policy D: Stress the integral required to meet City development standards,

connection between schools, neighborhoods and including the provision of sidewalks and/or

community, incorporating cooperative development pathways providing interconnectivity and

to benefit the community as a whole. safety as is typical.

Il K.-2 Community Design, Balanced Yes The proposal includes residential, commercial

Development, Goal 2: Guide public, residential, and industrial development within an existing

commercial and industrial development to area of the city limits.

sustain Rathdrum as a compact, close-knit rural

town.

Il K-2 Community Design, Balanced Yes The proposal includes provision of multifamily

Development, Goal 2, Policy A: Promote a wide housing which provides a broader option of

range of residential development forms and designs, housing types.

including a mix of housing types, from

condominiums to townhouses to triplexes and

duplexes to single family detached houses.

Il K-2 Community Design, Balanced Yes The proposal includes provision of commercial

Development, Goal 2, Policy B: Provide services within the area.

opportunities for commercial services located

within master planned development and PUD

designs.

Il K-2 Community Design, Balanced | Yesand | The area is not currently being utilized to its

Development, Goal 2, Policy C: Strongly consider | Unknown | highest and best use. Infill development is

and promote commercial village and center design consistent with goals and policies of this plan.

criteria that are integrated into local neighborhood The character of the development is unknown at

developments, maximizing the use of land in an this time.

effective and efficient manner.

Il K-2 Community Design, Balanced | Unknown | The proposal includes multifamily housing,

Development, Goal 2, Policy D: Encourage however, the existing Industrial land use

residential development within commercial nodes. designation does not permit such use outright.
The developer may apply for a zone change or
other option in order to develop multifamily
residential use within the area as required by
law.

Il K-2 Community Design, Balanced | Yesand No | The proposal is within an existing vacant area

Development, Goal 2, Policy E: Promote adaptive
re-use of existing structures and facilities to

of the city, discouraging sprawl, but doe not re-
use existing structures.




Goal/Policy Consistent Discussion
encourage infill while discouraging sprawl.
Il K-2 Community Design, Balanced Yes The proposal incorporates mixed use

Development, Goal 2, Policy F: Encourage a
balance of mixed use development and other
development concepts and activities that support
long-term local employment.

development and the provision of opportunities
for employment.

I K.-2 Community Design, Balanced Yes The proposal incorporates mixed use
Development, Goal 3: Encourage the development and the provision of opportunities
development of neighborhoods, open space and for sidewalks and pathways pursuant to the
mixed use districts that promote a compact City’s development standard at the time of
community designed to encourage bicycling and development.
walking to local destinations.
Il K-2 Community Design, Balanced | Unknown | The type of development buildings within the
Development, Goal 3, Policy A: Promote design area (has not been determined. Future
parameters that would include, but not be limited to, development within the district will be required
1. The provision of a wide range of activities to meet City zoning and development standards,
within walking distance of residential which incorporate goals and policies of this
development, and plan.
2. Short front yard setbacks (homes oriented
close to the street), and
3. Increased densities in balance with the
provision of natural open space, public
space and other design considerations
further benefitting community design goals
and policies, and
4. Garages located and accessed from private
common areas allowing for flexibility in
orientation.
Il K-2 Community Design, Balanced | Unknown | Future development will be subject to City
Development, Goal 3, Policy B: Encourage and development standards in place at the time of
allow courtyards or other areas that provide public such development / application for building and
or private exterior spaces. site plan approvals, including any specific
multifamily residential standards in place at that
time.
I K-2 Community Design, Balanced Yes Future development within the district will be
Development, Goal 3, Policy C: Emphasize the required to meet City development standards,
importance of interconnectivity in critical design including the provision of sidewalks and/or
relationships between various types of development pathways providing interconnectivity.
in furthering sense of community.
11 K.-5 Community Design, Interconnectivity
Il K.-5 Community Design, Interconnectivity, NA

Goal 1: Minimize the impact of physical barriers
created by highway and railroad networks
running through the community through the
development of enhanced circulation patterns,
bridges and underpasses.




Goal/Policy

Consistent

Discussion

11 K.-5 Community Design, Interconnectivity, Goal
1, Policy A: Take necessary action to develop
alternative circulation patterns, bridges and
underpasses addressing current and future barriers
and obstacles to the cohesiveness and
interconnectivity of the community. Alternatives
include but are not limited to:
e Bridging the Valley Project
e Main Street Extension south to Greensferry
Road
e Meyer Road Extension north to Diagonal
Road.

NA

Il K-5 Community Design, Interconnectivity,
Goal 2: Guide the development of residential
neighborhoods and commercial activities to
encourage walking and cycling instead of the use
of motor vehicles through the provision of a safe
and convenient environment and well-designed
interconnectivity.

Yes

Future development within the district will be
required to meet City development standards,
including the provision of sidewalks and/or
pathways providing interconnectivity.

Il K.-5 Community Design, Interconnectivity, Goal
2, Policy A: Emphasize pathways and connected
access in and around commercial developments to
encourage pedestrian and bike traffic.

Yes

Future development within the district will be
required to meet City development standards,
including the provision of sidewalks and/or
pathways providing interconnectivity.

11 K.-5 Community Design, Interconnectivity, Goal
2, Policy C: Encourage connection of various areas
of the community with pathways and internal
circulation routes emphasizing integrated land uses,
safety and pedestrian priority.

Yes

Future development within the district will be
required to meet City development standards,
including the provision of sidewalks and/or
pathways providing interconnectivity and
safety provisions as is typical.

11 K.-5 Community Design, Interconnectivity, Goal
2, Policy D: Enhance pedestrian circulation
systems connecting neighborhoods with commercial
and industrial areas to ensure convenient access for
local workers.

Yes

Future development within the district will be
required to meet City development standards,
including the provision of sidewalks and/or
pathways providing interconnectivity.

Il K.-5 Community Design, Interconnectivity, Goal
2, Policy E: Minimize the effect of through-traffic
systems on internal circulation and pedestrian
traffic patterns, maximizing safety and accessibility.

Yes

Future development within the district will be
required to meet City development standards,
including the provision of sidewalks and/or
pathways and circulation providing safety and
accessibility.

11 K.-5 Community Design, Interconnectivity, Goal
2, Policy F: Establish a network of parks, open
spaces and pathways to serve all Rathdrum districts
conveniently and efficiently.

Yes

The proposal incorporates natural / open space
within the utility easement area.

Il L. Special Areas or Sites

Il L. Special Areas or Sites, Goal 1: Preserve and
enhance existing natural assets and special sites,

NA

No significant natural assets or special sites
have been identified within the project area.




Goal/Policy Consistent Discussion
areas and structures in the community for the use
and enjoyment of future generations.
I1 M. Agriculture
Il M. Agriculture, Goal 1: Accommodate the NA Continued agriculture is not included in the

continuation of agricultural activity on large
tracts of land within the city and in the Area of
City Impact.

proposal.

Il M. Agriculture, Goal 1, Policy B: Allow Yes Continued agriculture is not included in the
continued agricultural activity in those agricultural proposal but may continue until the time of
areas transitioning to urban activity. development of the property.

Il M. Agriculture, Goal 2: Support ongoing NA

agricultural activity in areas of the City where

urban development is in proximity to such

activity.

Il M. Agriculture, Goal 2, Policy B: Assure Yes The installation of infrastructure is not

minimal impact on agricultural activity when public
infrastructure is installed and maintained to service
the developing city.

anticipated to impact agricultural activities or
can be appropriately mitigated.




	Minutes 8.18.20
	Minutes 8-25-20
	Silverado Plan with attachments
	100 INTRODUCTION
	101 General Procedures of the Agency
	102 Procedures Necessary to Meet State and Local Requirements:  Conformance with Idaho Code Sections 50-2008 and 50-2906
	103 History and Current Conditions of the Area
	104 Purpose of Activities
	105 Open Land Criteria

	200 DESCRIPTION OF PROJECT AREA
	300 PROPOSED REDEVELOPMENT ACTIONS
	301 General
	302 Urban Renewal Plan Objectives
	303 Participation Opportunities and Participation Agreements
	304 Cooperation with Public Bodies
	305 Property Acquisition
	305.1 Real Property
	305.2 Personal Property

	306 Relocation of Persons (Including Individuals and Families), Business Concerns, and Others Displaced by the Project
	307 Demolition, Clearance and Site Preparation
	308 Development by the Agency
	309 Development Plans
	310  Personal Property Disposition
	311 Participation with Others
	312 Conforming Owners

	400 USES PERMITTED IN THE PROJECT AREA
	401 Designated Land Uses
	402 Public Rights-of-Way
	403  [RESERVED]
	404 Interim Uses
	405 Development in the Project Area Subject to the Plan
	406 Construction Shall Comply with Applicable Federal, State, and Local Laws and Ordinances and Agency Development Standards
	407 Minor Variations
	408 Design for Owner Participation Agreement
	409 Nonconforming Uses

	500 METHODS OF FINANCING THE PROJECT
	501 General Description of the Proposed Financing Methods
	502 Revenue Allocation Financing Provisions
	502.1 Economic Feasibility Study
	502.2 Assumptions and Conditions/Economic Feasibility Statement
	502.3 Ten Percent Limitation
	502.4 Financial Limitation
	502.5 Issuance of Debt and Debt Limitation
	502.6 Impact on Other Taxing Districts and Levy Rate

	503 Membership Dues and Support of Community Economic Development

	600 ACTIONS BY THE CITY
	601 Maintenance of Public Improvements

	700 ENFORCEMENT
	800 DURATION OF THIS PLAN, TERMINATION, AND ASSET REVIEW
	900 PROCEDURE FOR AMENDMENT OR MODIFICATION
	1000 SEVERABILITY
	1100 ANNUAL REPORT AND OTHER REPORTING REQUIREMENTS
	1200 APPENDICES, ATTACHMENTS, EXHIBITS, TABLES

	Silverado Plan Agency Resolution
	P Z Resolution
	Silverado URD Comp Plan Goals and Policies



