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BACKGROUND 

This First Amendment (the “First Amendment”) to the Urban Renewal Plan for the 

McCollum Addition and Adjacent Areas Urban Renewal Project (the “Plan”) amends the Plan for 

the following purpose: to add approximately 10.08 acres (including rights-of-way) of land 

contiguous to the eastern boundary of the McCollum Addition and Adjacent Project Area and 

generally south of Idaho Highway 30 and east of Fair Street (the “Williams Street Area’). The 

scope of this First Amendment is limited to addressing the addition of this area to the McCollum 

Addition and Adjacent Project Area, to update the list of public infrastructure projects, and to 

update the economic feasibility study through termination. It is important to note this First 

Amendment to the Plan does not extend the Plan’s duration. The Plan terminates on December 31, 

2024; however, revenue allocation proceeds will be received in 2025 pursuant to Idaho Code 

Section 50-2905(7). 

This First Amendment to the Plan, seeking to annex this additional acreage to the 

McCollum Addition and Adjacent Project Area pursuant to Idaho Code Section 50-2033, does not 
result in a reset of the base assessment roll values to the current equalized assessed values in the 

year following the amendment or modification of the Plan. House Bill 606, effective July 1, 2016, 

amended the Local Economic Development Act, Chapter 29, Title 50, Idaho Code, as amended 

(the “Act”), firmly establishing “[f]or plans adopted or modified prior to July 1, 2016, and for 

subsequent modifications of those urban renewal plans, the value of the base assessment roll of 

property within the revenue allocation area shall be determined as if the modification had not 

occurred.” Idaho Code § 50-2903(4). Though the provisions of Idaho Code § 50-2903A do not 

apply to the Plan, a plan amendment or modification to add area to an existing revenue allocation 

area pursuant to Idaho Code § 50-2033 is a specifically identified exception to a base reset. Idaho 

Code § 50-2903A(1)(a)(ii). This highlights the legislative support for these types of amendments. 

Idaho Code Section 50-2033 permits an urban renewal agency, after July 1, 2011, to add 
area to an existing revenue allocation area one (1) time “so long as the total area to be added is not 

greater than ten percent (10%) of the existing revenue allocation area and the area to be added is 
contiguous to the existing revenue allocation area . . ..” Idaho Code § 50-2033. Contiguity cannot 

be established solely by a shoestring or public railroad right-of-way. See Idaho Code § 50-2033. 

The geographic area to be added to the McCollum Addition and Adjacent Project Area is 

contiguous to the existing McCollum Addition and Adjacent Project Area and is less than ten 

percent (10%) of the existing revenue allocation area, which is 108.23 acres. 

A separate base assessment value will be established for the Williams Street Area to be 

added to the McCollum Addition and Adjacent Project Area, effective retroactive to January 1, 

2022. The Agency will receive an allocation of revenues from the added area from any increases 

in value above the base value through the remaining years of the Plan. The base values for the 

original McCollum Addition and Adjacent Project Area will continue to be retroactive to January 

1, 2000. 

The area to be added to the McCollum Addition and Adjacent Project Area was deemed to 

be a deteriorated area and/or a deteriorating area under the Idaho Urban Renewal Law of 1965, 

Chapter 20, Title 50, Idaho Code, as amended (the “Law”) and the Act and, therefore, eligible for 
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inclusion into the existing revenue allocation area pursuant to the Williams Street Annexation 

Urban Renewal Eligibility Report, prepared by Brent Tolman of Outwest Policy Advisors, dated 
January 19, 2022 (the “Eligibility Report”). The Eligibility Report was submitted to the Agency, 

which by adoption of Resolution No. 2022-1 on January 19, 2022, accepted the Eligibility Report, 
found the additional area to be eligible and authorized the transmission of the Eligibility Report 

and Resolution to the Buhl City Council, together with the Agency’s recommendation that the area 

be designated as appropriate for an urban renewal project, and seeking direction from the City 

Council to proceed with urban renewal plan amendment. The Buhl City Council, by adoption of 

Resolution No. 424 on February 14, 2022, found the area under consideration to be a deteriorating 

area or a deteriorated area in the City, as defined by the Law and the Act, and authorized 

preparation of a plan amendment. 

AMENDMENTS TO THE PLAN 

I. Definitions. Capitalized terms not otherwise defined herein shall have the 

respective meanings ascribed to such terms in the Plan. 

2. The following defined terms are amended throughout the Plan as follows: 

a. Delete “Project Area” and replace with “Amended Project Area” except 

where specifically referenced in this First Amendment. 

b. Delete references to “Attachment 1” and replace with “Attachment 1, as 
supplemented by Attachment 1A” except where specifically referenced in this First Amendment. 

C. Delete references to “Attachment 2” and replace with “Attachment 2, as 

supplemented by Attachment 2A” except where specifically referenced in this First Amendment. 

d. Delete references to “Attachment 4” and replace with “Attachment 4, as 
supplemented by Attachment 4A” except where specifically referenced in this First Amendment. 

e. Delete references to “Attachment 5,” which includes references to 

Attachments 5, 5A, 5B and 5C, and replace with “Attachment 5, as supplemented by Attachment 

5D” except where specifically referenced in this First Amendment. 

3. Amendment to List of Attachments. The List of Attachments on page iii of the Plan 

is amended by deleting the list of attachments and replacing it as follows: 

Attachment 1 Description of the Project Area and Revenue Allocation 

Area Boundaries 

Attachment 1A Legal Description of the Boundary of the Additional Area 

Attachment 2 Project Area-Revenue Allocation Area Boundary Map 

Attachment 2A Boundary Map of the Additional Area 
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4. Amendment to Section 100 of the Plan. Section 100 is amended by deleting the first 

paragraph and replacing it as follows: 

This is the Urban Renewal Plan (the “Plan™) for the McCollum 

Addition and Adjacent Areas Urban Renewal Project (the “Project”) in the 

city of Buhl (the “City), county of Twin Falls, state of Idaho, and consists 

of the text contained herein and the following attachments, as supplemented 

by Attachments 1A, 2A, 4A and 5D attached hereto (collectively, the “Plan 

Attachments, as supplemented”): 

5. Amendment to Section 102 of the Plan. Section 102.1 entitled “Provisions 
Necessary to Meet State and Local Requirements: Conformance with State of Idaho Urban 

Renewal Law of 1965, as Amended” is amended by adding new paragraphs to the end of the 

existing language as follows: 

Subsequent to the adoption of this Plan in 2000, in 2021, the Agency 

retained a third-party consultant to review approximately 50.902 acres of 

land adjacent and contiguous to the Project Area for an eligibility 

determination for an urban renewal project. The area reviewed included 
land contiguous to the to the eastern boundary of the Project Area and 

generally south of Idaho Highway 30 and east of Fair Street (the “Williams 

Street Area”). The Williams Street Area included several large parcels. 

The Williams Street Area was reviewed and determined to be a 
deteriorated area and/or a deteriorating area under the Law and the Act and, 

therefore, eligible for inclusion into the existing revenue allocation area 

pursuant to the Williams Street Annexation Urban Renewal Eligibility 

Report, prepared by Brent Tolman of Outwest Policy Advisors, dated 
January 19, 2022 (the “Eligibility Report”). The Eligibility Report was 

submitted to the Agency, which by adoption of Resolution No. 2022-1 on 
January 19, 2022, found the additional area to be eligible and authorized the 

transmission of the Eligibility Report and Resolution to the Buhl City 

Council, together with the Agency’s recommendation that the area be 

designated as appropriate for an urban renewal project, and seeking 

direction from the City Council to proceed with urban renewal plan 

amendment. The Buhl City Council, by adoption of Resolution No. 424 on 

February 14, 2022, found the area under consideration to be a deteriorating 

area or a deteriorated area in the City, as defined by the Law and the Act, 

and authorized preparation of a plan amendment. 

Idaho Code Section 50-2033 permits an urban renewal agency, after 
July 1, 2011, to add area to an existing revenue allocation area one (1) time 

“so long as the total area to be added is not greater than ten percent (10%) 

of the existing revenue allocation area and the area to be added is contiguous 

to the existing revenue allocation area . . . .” Idaho Code § 50-2033. The 
existing Project Area is 108.23 acres; therefore, the area to be added to the 
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and authorized preparation of a plan amendment. 

Idaho Code Section 50-2033 permits an urban renewal agency, after 
July 1, 2011, to add area to an existing revenue allocation area one (1) time 

“so long as the total area to be added is not greater than ten percent (10%) 

of the existing revenue allocation area and the area to be added is contiguous 

to the existing revenue allocation area . . . .” Idaho Code § 50-2033. The 
existing Project Area is 108.23 acres; therefore, the area to be added to the 
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4. Amendment to Section 100 of the Plan. Section 100 is amended by deleting the first 
paragraph and replacing it as follows: 

 This is the Urban Renewal Plan (the “Plan”) for the McCollum 
Addition and Adjacent Areas Urban Renewal Project (the “Project”) in the 
city of Buhl (the “City), county of Twin Falls, state of Idaho, and consists 
of the text contained herein and the following attachments, as supplemented 
by Attachments 1A, 2A, 4A and 5D attached hereto (collectively, the “Plan 
Attachments, as supplemented”): 

5. Amendment to Section 102 of the Plan. Section 102.1 entitled “Provisions 
Necessary to Meet State and Local Requirements: Conformance with State of Idaho Urban 
Renewal Law of 1965, as Amended” is amended by adding new paragraphs to the end of the 
existing language as follows: 

 Subsequent to the adoption of this Plan in 2000, in 2021, the Agency 
retained a third-party consultant to review approximately 50.902 acres of 
land adjacent and contiguous to the Project Area for an eligibility 
determination for an urban renewal project. The area reviewed included 
land contiguous to the to the eastern boundary of the Project Area and 
generally south of Idaho Highway 30 and east of Fair Street (the “Williams 
Street Area”).  The Williams Street Area included several large parcels. 

 The Williams Street Area was reviewed and determined to be a 
deteriorated area and/or a deteriorating area under the Law and the Act and, 
therefore, eligible for inclusion into the existing revenue allocation area 
pursuant to the Williams Street Annexation Urban Renewal Eligibility 
Report, prepared by Brent Tolman of Outwest Policy Advisors, dated 
January 19, 2022 (the “Eligibility Report”). The Eligibility Report was 
submitted to the Agency, which by adoption of Resolution No. 2022-1 on 
January 19, 2022, found the additional area to be eligible and authorized the 
transmission of the Eligibility Report and Resolution to the Buhl City 
Council, together with the Agency’s recommendation that the area be 
designated as appropriate for an urban renewal project, and seeking 
direction from the City Council to proceed with urban renewal plan 
amendment. The Buhl City Council, by adoption of Resolution No. 424 on 
February 14, 2022, found the area under consideration to be a deteriorating 
area or a deteriorated area in the City, as defined by the Law and the Act, 
and authorized preparation of a plan amendment.  

Idaho Code Section 50-2033 permits an urban renewal agency, after 
July 1, 2011, to add area to an existing revenue allocation area one (1) time 
“so long as the total area to be added is not greater than ten percent (10%) 
of the existing revenue allocation area and the area to be added is contiguous 
to the existing revenue allocation area . . . .” Idaho Code § 50-2033. The 
existing Project Area is 108.23 acres; therefore, the area to be added to the 



existing Project Area could not exceed 10.8 acres resulting in only a portion 

of the eligible Williams Street Area to be added to the Project Area. The 

10.08 acres being added to the Project Area hereby creates the “Amended 

Project Area” as further described and shown in Attachments 1, 1A, 2, and 

2A. 

This First Amendment to the Plan (the “First Amendment) was 

prepared and submitted to the Agency for its review and approval. The 

Agency approved the First Amendment by the adoption of Resolution No. 

on , 2022 and submitted the First Amendment 

to the City Council with its recommendation for adoption. 
  

In accordance with the Law, this First Amendment was submitted to 

the Planning and Zoning Commission of the City. After consideration of 

the First Amendment, the Commission reported to the City Council by 

Resolution dated , 2022, finding that the First Amendment is 

in conformity with the City’s Comprehensive Plan. 
  

Pursuant to the Law and Act, the City Council, having published due 

notice thereof, held a public hearing on the First Amendment. Notice of the 

hearing was duly published in the Times News, a newspaper having general 

circulation in the City. The City Council adopted the First Amendment on 

, 2022, pursuant to Ordinance No. 

6. Addition of Section 103 of the Plan. The Plan is amended by the addition of a new 

Section 103 entitled “History and Current Conditions of the Expansion Area” as follows: 

During 2021, the City, Agency, and other interested parties began to 

examine the need to expand the Project Area to include additional area 

adjacent and contiguous to the Project Area that continued to be 

underdeveloped and was necessary for the expansion of certain public 

infrastructure improvements. 

The approximately 10.08 acres to be added to the Project Area are 

owned by a single party and are currently used for agricultural purposes. 
This area currently can only be accessed via Williams Street or a field 

entrance on Fair Street. The area to be added to the Project Area is bordered 

by a drain ditch on the west side along Fair Street which impedes other 

access at this time. As set forth in the Eligibility Study, the area reviewed 

exhibited deteriorating conditions. The area has minimal access to public 

streets and no internal circulation to facilitate improvements or 

development of the subject parcels. Transportation in and around the City 

has become difficult as the community continues to grow. The area to be 

added is adjacent and contiguous to the Project Area and due to the success 

and growth of the Project Area, there is a significant need for modern street 

layouts and traffic movement to connect two areas within the Project area, 
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existing Project Area could not exceed 10.8 acres resulting in only a portion 
of the eligible Williams Street Area to be added to the Project Area. The 
10.08 acres being added to the Project Area hereby creates the “Amended 
Project Area” as further described and shown in Attachments 1, 1A, 2, and 
2A.  

 This First Amendment to the Plan (the “First Amendment”) was 
prepared and submitted to the Agency for its review and approval.  The 
Agency approved the First Amendment by the adoption of Resolution No. 
___________ on ___________, 2022 and submitted the First Amendment 
to the City Council with its recommendation for adoption. 

 In accordance with the Law, this First Amendment was submitted to 
the Planning and Zoning Commission of the City.  After consideration of 
the First Amendment, the Commission reported to the City Council by 
Resolution _____ dated ______, 2022, finding that the First Amendment is 
in conformity with the City’s Comprehensive Plan. 

 Pursuant to the Law and Act, the City Council, having published due 
notice thereof, held a public hearing on the First Amendment.  Notice of the 
hearing was duly published in the Times News, a newspaper having general 
circulation in the City.  The City Council adopted the First Amendment on 
______, 2022, pursuant to Ordinance No. _____.  

6. Addition of Section 103 of the Plan. The Plan is amended by the addition of a new 
Section 103 entitled “History and Current Conditions of the Expansion Area” as follows: 

 
During 2021, the City, Agency, and other interested parties began to 

examine the need to expand the Project Area to include additional area 
adjacent and contiguous to the Project Area that continued to be 
underdeveloped and was necessary for the expansion of certain public 
infrastructure improvements. 

The approximately 10.08 acres to be added to the Project Area are 
owned by a single party and are currently used for agricultural purposes. 
This area currently can only be accessed via Williams Street or a field 
entrance on Fair Street. The area to be added to the Project Area is bordered 
by a drain ditch on the west side along Fair Street which impedes other 
access at this time. As set forth in the Eligibility Study, the area reviewed 
exhibited deteriorating conditions.  The area has minimal access to public 
streets and no internal circulation to facilitate improvements or 
development of the subject parcels. Transportation in and around the City 
has become difficult as the community continues to grow. The area to be 
added is adjacent and contiguous to the Project Area and due to the success 
and growth of the Project Area, there is a significant need for modern street 
layouts and traffic movement to connect two areas within the Project area, 



and ultimately with the surrounding community. The Comprehensive Plan 

for the City designates the Williams Street Area for residential and 

commercial uses. The lack of public access and infrastructure impairs the 

ability to respond to the direction of the City’s Planning efforts. The above 

conditions result in economic underdevelopment of the area and are 

conditions that substantially impair and arrest the sound growth of the City. 

The First Amendment embraces the principles set forth in the Plan 

and proposes improvements to public infrastructure and other publicly 

owned assets throughout the expansion area, creating the backbone for the 

eventual development of a mixed-use, commercial, and residential area, as 

well as, the installation and improvements to other public facilities, 

including, but not limited to, streets, streetscapes, including curb, gutter and 

sidewalks, water and sewer improvements, storm water and drainage 

improvements, and other related public infrastructure facilities. The 

expansion area is underdeveloped and is not being used to its highest and 

best use, in part, due to predominance of defective or inadequate street 

layout; the need for correlation of the expansion area with other areas of the 

City by streets and modern traffic requirements; faulty lot layout in relation 

to size, adequacy, accessibility or usefulness; insanitary or unsafe 

conditions; obsolete platting. The foregoing conditions have substantially 
impaired or arrested the sound growth of the City and resulted in economic 

underdevelopment of the expansion area. 

The preparation and approval of an urban renewal plan amendment 

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 Amended Project Area 

may be used by the Agency to finance a variety of needed public 
improvements and facilities, which improvements benefit all area residents. 

The costs of constructing the necessary public infrastructure in the 
expansion area are prohibitive 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 public improvements necessary to 

support adjacent development would not occur. 

7. Addition of Section 104 of the Plan. The Plan is amended by the addition 

of a new Section 104 entitled “Open Land Criteria” as follows: 

In general, this Plan contemplates Agency acquisition of property within the 

Amended Project Area, in part, to support public infrastructure improvements. The 

area to be added to 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, 
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and ultimately with the surrounding community. The Comprehensive Plan 
for the City designates the Williams Street Area for residential and 
commercial uses. The lack of public access and infrastructure impairs the 
ability to respond to the direction of the City’s Planning efforts. The above 
conditions result in economic underdevelopment of the area and are 
conditions that substantially impair and arrest the sound growth of the City.   

 The First Amendment embraces the principles set forth in the Plan 
and proposes improvements to public infrastructure and other publicly 
owned assets throughout the expansion area, creating the backbone for the 
eventual development of a mixed-use, commercial, and residential area, as 
well as, the installation and improvements to other public facilities, 
including, but not limited to, streets, streetscapes, including curb, gutter and 
sidewalks, water and sewer improvements, storm water and drainage 
improvements, and other related public infrastructure facilities.  The 
expansion area is underdeveloped and is not being used to its highest and 
best use, in part, due to predominance of defective or inadequate street 
layout; the need for correlation of the expansion area with other areas of the 
City by streets and modern traffic requirements; faulty lot layout in relation 
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taxes generated by new developments within the Amended Project Area 
may be used by the Agency to finance a variety of needed public 
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 The costs of constructing the necessary public infrastructure in the 
expansion area are prohibitive 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 public improvements necessary to 
support adjacent development would not occur. 

7. Addition of Section 104 of the Plan. The Plan is amended by the addition 
of a new Section 104 entitled “Open Land Criteria” as follows: 

In general, this Plan contemplates Agency acquisition of property within the 
Amended Project Area, in part, to support public infrastructure improvements.  The 
area to be added to 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 

and menace to the public health, safety, morals, or welfare, and that the acquisition 

of the area for residential uses is an integral part of and essential to the program of 

the City. Due to the recent and projected growth of the City and of the region, the 

need for housing is significant in order to support retention and expansion of local 

and regional businesses and operations and is integral to a successful mixed-use 
project area. 

Open land areas qualify for Agency acquisition and development for 

primarily nonresidential uses if acquisition is necessary and appropriate to facilitate 

the proper growth and development of the community in accordance with sound 

planning standards and local community objectives if any of the deteriorating area 

conditions set forth in Idaho Code §§ 50-2018(8), (9) and 50-2903(8) apply. But 

such areas also qualify if any of the issues listed only in Idaho Code § 50- 
2008(d)(4)(2) apply. The lack of water and sewer facilities, large parcel size, a 

deficient street system, lack of fire protection facilities, 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 Williams Street Annexation 
Urban Renewal Eligibility Report, prepared by Brent Tolman of Outwest Policy 

Advisors, dated January 19, 2022. 

This Plan does anticipate Agency acquisition of property within the Project 

Area and the area to be added to the Project Area; however, the acquisition of 

specific parcels is unknown at this time. Should the Agency determine the need to 
acquire property as further set forth in Attachment 3, then the open land areas 

qualify for Agency acquisition and development. 
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8. Amendment to Section 200 of the Plan. Section 200 entitled “DESCRIPTION OF 

THE PROJECT AREA” is deleted and replaced as follows: 

DESCRIPTION OF THE AMENDED PROJECT AREA 

The boundaries of the Project Area and of the Revenue Allocation 

Area are described in Attachment 1, which is attached hereto and 

incorporated herein by reference, and are shown on the Project Area and 

Revenue Allocation Area Boundary Map, attached hereto as Attachment 2 

and incorporated herein by reference. 

The boundaries of the area added to the Project Area, pursuant to the 
First Amendment, are described in Attachment 1A, Legal Description of the 

Boundary of the Additional Area, and are shown on Attachment 2A, 

Boundary Map of the Additional Area. Collectively, the Project Area, as 

amended, may be referred to as the “Amended Project Area.” 

For purposes of boundary descriptions and use of proceeds for 

payment of improvements, the boundary shall be deemed to extend to the 
outer boundary of rights-of-way or other natural boundary unless otherwise 

specified. 

The attachments referenced above are attached hereto and 

are incorporated herein by reference. 

0. Amendment to Section 301 of the Plan. Section 301 is amended by adding these 

new subsections as follows: 

k. 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; 

1. The engineering, design, installation, construction, and/or 

reconstruction of utilities (within and outside of the Project Area) including 

but not limited to improvements and upgrades to the water distribution 

system, including extension of the water distribution system, water capacity 

improvements, water storage upgrades, sewer system improvements and 

upgrades, including extension of the sewer collection system, lift station, 

and improvements, and upgrades to power, gas, fiber optics, 

communications and other such facilities. To the extent construction of 

utilities outside of the Project Area are identified, such improvements are 

directly related to the growth and development within the Project Area, but 

cannot be sited within the Project Area; 
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system, including extension of the water distribution system, water capacity 

improvements, water storage upgrades, sewer system improvements and 

upgrades, including extension of the sewer collection system, lift station, 

and improvements, and upgrades to power, gas, fiber optics, 

communications and other such facilities. To the extent construction of 

utilities outside of the Project Area are identified, such improvements are 

directly related to the growth and development within the Project Area, but 

cannot be sited within the Project Area; 
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8. Amendment to Section 200 of the Plan. Section 200 entitled “DESCRIPTION OF 
THE PROJECT AREA” is deleted and replaced as follows:  

DESCRIPTION OF THE AMENDED PROJECT AREA 
 

 The boundaries of the Project Area and of the Revenue Allocation 
Area are described in Attachment 1, which is attached hereto and 
incorporated herein by reference, and are shown on the Project Area and 
Revenue Allocation Area Boundary Map, attached hereto as Attachment 2 
and incorporated herein by reference.  

 The boundaries of the area added to the Project Area, pursuant to the 
First Amendment, are described in Attachment 1A, Legal Description of the 
Boundary of the Additional Area, and are shown on Attachment 2A, 
Boundary Map of the Additional Area.  Collectively, the Project Area, as 
amended, may be referred to as the “Amended Project Area.” 

 For purposes of boundary descriptions and use of proceeds for 
payment of improvements, the boundary shall be deemed to extend to the 
outer boundary of rights-of-way or other natural boundary unless otherwise 
specified. 

The attachments referenced above are attached hereto and 
are incorporated herein by reference. 

9. Amendment to Section 301 of the Plan. Section 301 is amended by adding these 
new subsections as follows: 

 k. 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; 

 l. The engineering, design, installation, construction, and/or 
reconstruction of utilities (within and outside of the Project Area) including 
but not limited to improvements and upgrades to the water distribution 
system, including extension of the water distribution system, water capacity 
improvements, water storage upgrades, sewer system improvements and 
upgrades, including extension of the sewer collection system, lift station, 
and improvements, and upgrades to power, gas, fiber optics, 
communications and other such facilities.  To the extent construction of 
utilities outside of the Project Area are identified, such improvements are 
directly related to the growth and development within the Project Area, but 
cannot be sited within the Project Area; 



m. Removal, burying, or relocation of overhead utilities; 

removal or relocation of underground utilities; extension of electrical 

distribution lines and transformers; improvement of irrigation and drainage 

ditches and laterals; undergrounding or piping of laterals; addition of fiber 

optic lines or other communication systems; public parking facilities, and 

other public improvements, including but not limited to, fire protection 

systems, roadways, curbs, gutters, and streetscapes, which for purposes of 

this Plan, the term streetscapes includes sidewalks, lighting, landscaping, 

benches, signage, way-finding, 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; 

n. The acquisition of real property for public right-of-way 

improvements, public parks, pedestrian facilities, pathways and trails, 

recreational access points and to encourage development opportunities 

consistent with the Plan, including but not limited to future disposition to 

qualified developers; 

0. The acquisition of real property for utility undergrounding 

and streetscape improvements to create development opportunities 
consistent with the Plan, including but not limited to future disposition to 

qualified developers and for qualified developments, including economic 
development; 

p. The construction and financial support of infrastructure 

necessary for the provision of improved transit and alternative 

transportation; 

q. 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; 

Tr. The provision of financial and other assistance to encourage 

greater density; 

S. The rehabilitation of structures and improvements by present 

owners, their successors, and the Agency; 

t. The preparation and assembly of adequate sites for the 

development and construction of facilities for commercial, office, retail, 

residential, and governmental use; 

u. 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 

FIRST AMENDMENT TO THE URBAN RENEWAL 

PLAN FOR THE McCOLLUM ADDITION AND ADJACENT AREAS URBAN RENEWAL 
PROJECT- 10

m. Removal, burying, or relocation of overhead utilities; 

removal or relocation of underground utilities; extension of electrical 

distribution lines and transformers; improvement of irrigation and drainage 

ditches and laterals; undergrounding or piping of laterals; addition of fiber 

optic lines or other communication systems; public parking facilities, and 

other public improvements, including but not limited to, fire protection 

systems, roadways, curbs, gutters, and streetscapes, which for purposes of 

this Plan, the term streetscapes includes sidewalks, lighting, landscaping, 

benches, signage, way-finding, 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; 

n. The acquisition of real property for public right-of-way 

improvements, public parks, pedestrian facilities, pathways and trails, 

recreational access points and to encourage development opportunities 

consistent with the Plan, including but not limited to future disposition to 

qualified developers; 

0. The acquisition of real property for utility undergrounding 

and streetscape improvements to create development opportunities 
consistent with the Plan, including but not limited to future disposition to 
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necessary for the provision of improved transit and alternative 
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and attract business enterprise including but not limited to start-ups and 
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residential, and governmental use; 

u. In conjunction with the City, the establishment and 

implementation of performance criteria to assure high site design standards 
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 m. Removal, burying, or relocation of overhead utilities; 
removal or relocation of underground utilities; extension of electrical 
distribution lines and transformers; improvement of irrigation and drainage 
ditches and laterals; undergrounding or piping of laterals; addition of fiber 
optic lines or other communication systems; public parking facilities, and 
other public improvements, including but not limited to, fire protection 
systems, roadways, curbs, gutters, and streetscapes, which for purposes of 
this Plan, the term streetscapes includes sidewalks, lighting, landscaping, 
benches, signage, way-finding, 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;  

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

 o. The acquisition of real property for utility undergrounding 
and streetscape improvements to create development opportunities 
consistent with the Plan, including but not limited to future disposition to 
qualified developers and for qualified developments, including economic 
development;  

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

 q. 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; 

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

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

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

 u. 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; 

V. The provision for relocation assistance to displaced Project 

Area occupants, as required by law, or within the discretion of the Agency 

Board for displaced businesses; 

Ww. Agency and/or owner-developer and/or public entity 
participation in the construction that support a desired level and form of 

development to enhance the vitality of the Project Area; 

X. Other related improvements to those set forth above as 

further set forth in Attachment 5, as supplemented by Attachment 5D. 

10. Amendment to Section 302 of the Plan. Section 302 is amended by deleting and the 

first sentence of the second paragraph and replacing it with the following: 

The Amended Project Area includes the area as described in Section 200, 

as amended by the First Amendment. 

11. Amendment to Section 304 of the Plan. Section 304 is amended by deleting 

the last paragraph, replacing it, and adding the following: 

The Buhl Highway District has exclusive jurisdiction over Buhl Highway 

District streets, not maintained and operated by the City. The roads and highways 

within the Amended Project Area will be maintained and operated by the City. 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, parking facilities and 

unoccupied auxiliary structures. The Agency shall also cooperate with the City and 

on various relocation, screening, or undergrounding projects and the providing of 
fiber optic capability. To the extent any public entity, including the City and/or the 

Buhl Highway District, 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 a participation 

agreement with the Agency and then shall be bound by the Plan and other land use 

elements and shall conform to those standards specified in Section 303.1 of this 

Plan. 
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agreement with the Agency and then shall be bound by the Plan and other land use 
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Plan. 
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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;  

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

 w. Agency and/or owner-developer and/or public entity 
participation in the construction that support a desired level and form of 
development to enhance the vitality of the Project Area;  

 x. Other related improvements to those set forth above as 
further set forth in Attachment 5, as supplemented by Attachment 5D. 

10. Amendment to Section 302 of the Plan. Section 302 is amended by deleting and the 
first sentence of the second paragraph and replacing it with the following: 

The Amended Project Area includes the area as described in Section 200, 
as amended by the First Amendment.     

11. Amendment to Section 304 of the Plan. Section 304 is amended by deleting 
the last paragraph, replacing it, and adding the following: 

The Buhl Highway District has exclusive jurisdiction over Buhl Highway 
District streets, not maintained and operated by the City. The roads and highways 
within the Amended Project Area will be maintained and operated by the City. 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, parking facilities and 
unoccupied auxiliary structures. The Agency shall also cooperate with the City and 
on various relocation, screening, or undergrounding projects and the providing of 
fiber optic capability. To the extent any public entity, including the City and/or the 
Buhl Highway District, 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 a participation 
agreement with the Agency and then shall be bound by the Plan and other land use 
elements and shall conform to those standards specified in Section 303.1 of this 
Plan. 



This Plan does not financially bind or obligate the City, Agency and/or any 

other public entity to any project or property acquisition; rather, for purposes of 

determining the economic feasibility of the Plan certain projects and expenditures 

have been estimated and included in the analysis. Agency revenue and the ability 
to fund reimbursement of eligible Project Costs is more specifically detailed in any 

owner participation agreement and in the annual budget adopted by the Agency 
Board. 

12. Amendment to Section 401 of the Plan. Section 401 entitled 

“REDEVELOPMENT PLAN MAP AND DEVELOPMENT STRATEGY” is deleted and 

replaced with the following: 

The Description of the Project Area and Revenue Allocation Area Boundary and 

Project Area-Revenue Allocation Area Boundary Map, attached hereto as Attachments 1 

and 2 and incorporated by reference, describe the location of the Project Area boundaries. 

The boundaries of the area added to the Project Area, pursuant to the First Amendment, 
are described in Attachment 1A, Legal Description of the Boundary of the Additional Area, 

and are shown on Attachment 2A, Boundary Map of the Additional Area. The proposed 

land uses to be permitted in the Amended Project Area for all land, public and private are 

depicted in Attachment 4 and Attachment 4A. 

13. Amendment to Section 504 of the Plan. 

a. Section 504 is amended by deleting the first sentence of the first paragraph 
and replacing it as follows: The Agency hereby adopts revenue allocation financing provisions as 

authorized by the Act, effective retroactively to January 1, 2000, for the original Project Area and 

effective retroactively to January 1, 2022, for the area added to the Project Area by the First 

Amendment. 

b. Section 504 is amended by deleting the first and second sentences of the 

fourth paragraph and replacing them as follows: A statement listing proposed public improvements 
and facilities, an economic feasibility study, estimated project costs, fiscal impact upon other 

taxing districts, and methods of financing project costs required by Idaho Code Section 50-2905 
is included in Attachment 5 for the Project Area, and as supplemented in Attachment 5D for the 

area added by the First Amendment, including a 2022 update for the existing Project Area. The 

information contained in Attachment 5 incorporated estimates and projections based on the 

Agency’s and the consultants’ knowledge and expectations at that time. The information contained 

in Attachment 5D necessarily incorporates estimates and projections based on the Agency’s 

present knowledge and expectations and includes analysis and assessment based on the additional 

10.08 acres added to the Project Area. ' 

I'See also Section 301 to the Plan, as amended. 
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This Plan does not financially bind or obligate the City, Agency and/or any 
other public entity to any project or property acquisition; rather, for purposes of 
determining the economic feasibility of the Plan certain projects and expenditures 
have been estimated and included in the analysis.  Agency revenue and the ability 
to fund reimbursement of eligible Project Costs is more specifically detailed in any 
owner participation agreement and in the annual budget adopted by the Agency 
Board. 

12. Amendment to Section 401 of the Plan. Section 401 entitled 
“REDEVELOPMENT PLAN MAP AND DEVELOPMENT STRATEGY” is deleted and 
replaced with the following: 

The Description of the Project Area and Revenue Allocation Area Boundary and 
Project Area-Revenue Allocation Area Boundary Map, attached hereto as Attachments 1 
and 2 and incorporated by reference, describe the location of the Project Area boundaries. 
The boundaries of the area added to the Project Area, pursuant to the First Amendment, 
are described in Attachment 1A, Legal Description of the Boundary of the Additional Area, 
and are shown on Attachment 2A, Boundary Map of the Additional Area.  The proposed 
land uses to be permitted in the Amended Project Area for all land, public and private are 
depicted in Attachment 4 and Attachment 4A.  

13. Amendment to Section 504 of the Plan. 

 a. Section 504 is amended by deleting the first sentence of the first paragraph 
and replacing it as follows: The Agency hereby adopts revenue allocation financing provisions as 
authorized by the Act, effective retroactively to January 1, 2000, for the original Project Area and 
effective retroactively to January 1, 2022, for the area added to the Project Area by the First 
Amendment. 

 b. Section 504 is amended by deleting the first and second sentences of the 
fourth paragraph and replacing them as follows: A statement listing proposed public improvements 
and facilities, an economic feasibility study, estimated project costs, fiscal impact upon other 
taxing districts, and methods of financing project costs required by Idaho Code Section 50-2905 
is included in Attachment 5 for the Project Area, and as supplemented in Attachment 5D for the 
area added by the First Amendment, including a 2022 update for the existing Project Area. The 
information contained in Attachment 5 incorporated estimates and projections based on the 
Agency’s and the consultants’ knowledge and expectations at that time. The information contained 
in Attachment 5D necessarily incorporates estimates and projections based on the Agency’s 
present knowledge and expectations and includes analysis and assessment based on the additional 
10.08 acres added to the Project Area.1   

  

 
1 See also Section 301 to the Plan, as amended. 



14. Addition of Section 504.1 of the Plan. The Plan is amended by the addition of a 

new Section 504.1 entitled “Economic Feasibility Study” as follows: 

Attachment 5 consists of the Introduction, Statement of Proposed 

Public Improvements, Costs, Revenue, Tax Impacts, and Financing 
Methods for the McCollum Addition and Adjacent Areas prepared for the 

original Project Area. Attachment 5D consists of the Supplement to the 

Economic Feasibility Study for the area added to the Project Area by the 

First Amendment, plus a 2022 update for the existing Project Area prepared 

by Brent Tolman, Outwest Policy Advisors (collectively, Attachments 5, 

5A, 5B, 5C and 5D are referred to as the “Study”). The Study constitutes 
the financial analysis required by the Act. 

15. Addition of Section 504.2 of the Plan. The Plan is amended by the addition of a 

new Section 504.2 entitled “Ten Percent Value Limitation and the Ten Percent Geographic 

Limitation” as follows: 

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 Twin Falls County 

Assessor, the assessed taxable value for the City as of January 1, 2022 is 
$279,575,875. Therefore, the 10% limit is $27,957,587. 

The adjusted base assessed value of each of the existing revenue 
allocation areas, plus the expansion area, as of January 1, 2022, is as 

follows: 

McCollum Addition RAA $7,287,166 
East Buhl Industrial RAA $93,438 

Proposed Williams Street Area Amendment? $30,092 

TOTAL: $7,410,696 

The adjusted base values for the combined revenue allocation areas 

total $7,410,696, which is less than 10% of the City’s 2022 taxable value. 

Further, Idaho Code Section 50-2033 provides that after July 1, 
2011: “[a]n urban renewal plan that includes a revenue allocation area may 

be extended only one (1) time to extend the boundary of the revenue 

allocation area so long as the total area to be added is not greater than ten 

percent (10%) of the existing revenue allocation area and the area to be 

added is contiguous to the existing revenue allocation area but such 

contiguity cannot be established solely by a shoestring or strip of land which 

2 The base value shown for the Williams Street Annexation area was calculated per Idaho State Tax Commission 

rules on splitting parcels to determine base value. The actual calculation is shown in the Supplemental Economic 

Feasibility Study attached to this plan as Attachment 5D. 
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14. Addition of Section 504.1 of the Plan. The Plan is amended by the addition of a 
new Section 504.1 entitled “Economic Feasibility Study” as follows:   

 Attachment 5 consists of the Introduction, Statement of Proposed 
Public Improvements, Costs, Revenue, Tax Impacts, and Financing 
Methods for the McCollum Addition and Adjacent Areas prepared for the 
original Project Area. Attachment 5D consists of the Supplement to the 
Economic Feasibility Study for the area added to the Project Area by the 
First Amendment, plus a 2022 update for the existing Project Area prepared 
by Brent Tolman, Outwest Policy Advisors (collectively, Attachments 5, 
5A, 5B, 5C and 5D are referred to as the “Study”). The Study constitutes 
the financial analysis required by the Act.  

15. Addition of Section 504.2 of the Plan. The Plan is amended by the addition of a 
new Section 504.2 entitled “Ten Percent Value Limitation and the Ten Percent Geographic 
Limitation” as follows:   

 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 Twin Falls County 
Assessor, the assessed taxable value for the City as of January 1, 2022 is 
$279,575,875. Therefore, the 10% limit is $27,957,587. 

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

McCollum Addition RAA  $7,287,166 
East Buhl Industrial RAA  $93,438 
Proposed Williams Street Area Amendment2  $30,092 

TOTAL: $7,410,696 
 

 The adjusted base values for the combined revenue allocation areas 
total $7,410,696, which is less than 10% of the City’s 2022 taxable value. 

 Further, Idaho Code Section 50-2033 provides that after July 1, 
2011: “[a]n urban renewal plan that includes a revenue allocation area may 
be extended only one (1) time to extend the boundary of the revenue 
allocation area so long as the total area to be added is not greater than ten 
percent (10%) of the existing revenue allocation area and the area to be 
added is contiguous to the existing revenue allocation area but such 
contiguity cannot be established solely by a shoestring or strip of land which 

 
2 The base value shown for the Williams Street Annexation area was calculated per Idaho State Tax Commission 
rules on splitting parcels to determine base value.  The actual calculation is shown in the Supplemental Economic 
Feasibility Study attached to this plan as Attachment 5D. 



comprises a railroad or public right-of-way.” The Project Area consists of 

approximately 108.23 acres; therefore, the 10% geographic limit is 

approximately 10.8 acres. The area to be added to the Project Area, which 

is adjacent and contiguous to the Project Area, consists of approximately 
10.08 acres, which does not exceed 10% of the acreage included in the 

Project Area. 

16. Amendment to Section 507 of the Plan. Section 507 of the Plan is amended by 

deleting Section 507 and replacing it as follows: 

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 5D. The addition of the geographic area to the Project Area 

pursuant to the First Amendment does not reset the base®; however, for the area 

added, the base value is the assessed value as of January 1 of the year in which the 

municipality approved the expansion or, in this instance, January 1, 2022. 

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 of 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 other taxing 

entities. Properties in revenue allocation areas are subject to the same levy rate as 

3 See Idaho Code Sections 50-2903(4) and 50-2033. 
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3 See Idaho Code Sections 50-2903(4) and 50-2033. 



they would be outside a revenue allocation area. The difference is how the revenue 

is distributed. If the overall levy rate is less than assumed, the Agency will receive 

fewer funds from revenue allocation. 

In addition, without the Revenue Allocation Area and its ability to pay for 

public improvements and public facilities, fewer substantial improvements within 

the Revenue Allocation Area would be expected during the term of the Plan; hence, 

there would be lower increases in assessed valuation to be used by the other taxing 
entities. The Study’s analysis is premised upon the fact the proposed development 

would not occur but for the ability to use revenue allocation funds to fund certain 

significant public infrastructure improvements. 

One result of new construction occurring outside the revenue allocation area 

(Idaho Code §§ 63-802 and 63-301A) is the likely reduction of the levy rate as 

assessed values increase for property within each taxing entity’s jurisdiction®. 

From and after December 31, 2006, Idaho Code § 63-301A prohibits taxing entities 

from including, as part of the new construction roll, the increased value related to 

new construction within a revenue allocation area until the revenue allocation 

authority is terminated. Any new construction within the Amended Project Area is 

not available in the short term for inclusion by the taxing entities to increase their 

budget capacity. Upon termination of this Plan, as amended by the First 

Amendment, and the Amended Project Area, the taxing entities will be able to 

include a percentage of the increment value on the new construction roll for 

purposes of setting the following year’s budget and revenue from such value is not 
limited to the 8% cap set forth in Idaho Code Sections 63-802. 

Pursuant to the First Amendment and Attachment 5D concerning the 

expansion and including a 2022 update for the existing Project Area, as 2022 

certified levy rates are not determined until late September 2022, the 2021 certified 

levy rates have been used in Attachment 5D for purposes of the analysis.’ Those 

taxing districts and rates are as follows: 

Taxing District Tax levy 

Applied to URD 

BUHL 0.009588422 

TWIN FALLS COUNTY 0.003604221 

BUHL HIGHWAY DISTRICT 0.001361017 

4 House Bill 389 amended Idaho Code Sections 63-802 and 63-301A limiting the value placed on the new 

construction roll and available to a taxing district for a budget capacity increase. This could result in lower levy rates 

over time. 

3 Due to the timing of the taxing districts’ budget and levy setting process, certification of the 2022 levy rates did 

not occur until this First Amendment had been prepared and considered by the Agency. In order to provide a basis to 

analyze the impact on the taxing entities, the 2021 levy rates are used. Use of the 2021 levy rates provides a more 

accurate base than estimating the 2022 levy rates. 
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levy rates have been used in Attachment 5D for purposes of the analysis.5  Those 
taxing districts and rates are as follows: 
 

  
Taxing District Tax levy 
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4 House Bill 389 amended Idaho Code Sections 63-802 and 63-301A limiting the value placed on the new 
construction roll and available to a taxing district for a budget capacity increase. This could result in lower levy rates 
over time. 
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BUHL SCHOOL DISTRICT #412 0.000008794 

TWIN FALLS COUNTY PEST 0.000085067 

ABATEMENT 
TWIN FALLS COUNTY AMBULANCE 0.000148295 

DISTRICT 
COLLEGE OF SOUTHERN IDAHO 0.000924499 

WEST END CEMETERY 0.000101111 

TOTAL 0.015821426 

House Bill 587, as amended in the Senate, effective July 1, 2020, amends 

Idaho Code Section 50-2908 altering the allocation of revenue allocation funds to 

the Agency from the Buhl Highway District levy®. This amendment will apply to 

the expansion area’ added by this First Amendment and provides: “[i]n the case of 

a revenue allocation area first formed or expanded to include the property on or 

after July 1, 2020, all taxes levied by any highway district, unless the local 

governing body that created the revenue allocation area has responsibility for the 
maintenance of roads or highways” will be allocated to the applicable highway 

district, which in this case is the Buhl Highway District. Idaho Code Section 50- 
2908(2)(a)(iv) (emphasis added) 

All roads and highways within the Amended Project Area will be the 

maintenance responsibility of the City. The Buhl Highway District will not have 

responsibility for any maintenance of these roads or highways. Therefore, the taxes 

levied by the Buhl Highway District will be allocated to the Agency, pursuant to 

Idaho Code Section 50-2908(2)(a)(iv). An agreement with the Buhl Highway 
District is not necessary for this Amended Project Area. No agreement was required 

for the original Project Area. 

The Study has made certain assumptions concerning the levy rate. The levy 

rate is estimated to decrease 1% in 2022 and 2023 to adjust for the impact of Idaho 

Code Section 63-802, as well as considering the rapidly increasing property values. 

Land and improvement values are estimated to remain static for the remaining 

duration of the Amended Project Area. If the overall levy rate is less than projected, 

or if expected development fails to occur as estimated, the Agency shall receive 
fewer funds from revenue allocation. The Study has also considered the timing of 

the original projects identified in the Plan, as updated, and pushed back the 
completion timeline where necessary to account for current market conditions. 

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 

6 Senate Bill 1107, as amended in the Senate, effective July 1, 2021, made a corresponding amendment to Idaho 

Code Section 40-1415(3) to address the responsibility for funding certain urban renewal projects. 
"The amendment to Idaho Code Section 50-2908 does not apply to the original Project Area. 
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maintenance of roads or highways” will be allocated to the applicable highway 
district, which in this case is the Buhl Highway District. Idaho Code Section 50-
2908(2)(a)(iv) (emphasis added) 
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District is not necessary for this Amended Project Area. No agreement was required 
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fewer funds from revenue allocation.  The Study has also considered the timing of 
the original projects identified in the Plan, as updated, and pushed back the 
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6 Senate Bill 1107, as amended in the Senate, effective July 1, 2021, made a corresponding amendment to Idaho 
Code Section 40-1415(3) to address the responsibility for funding certain urban renewal projects. 
7 The amendment to Idaho Code Section 50-2908 does not apply to the original Project Area. 



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 Amended Project Area. The Study 

has taken this statute into account. 

17. Amendment to Section 500 of the Plan. Section 500 of the Plan is amended 

by the addition of new Section 508 entitled “Membership Dues and Support of Community 

Economic Development” as follows: 

MEMBERSHIP DUES AND SUPPORT OF COMMUNITY ECONOMIC 
DEVELOPMENT 

The Act is premised upon economic development being a valid public 

purpose. To the extent allowed by the Law and the Act, the Agency reserves the 

authority to use revenue allocation funds to contract with non-profit and charitable 

organizations established for the purpose of supporting economic development and 

job creation. Additionally, the Agency reserves the authority to expend revenue 

allocation funds to join, participate and support non-profit organizations established 

to support Agency best practices and administration. The District Operating 

Expenses identified in the Study shall be deemed to include expenditures for the 
purposes described in this section as may be deemed appropriate during the annual 

budgetary process. 

18. Amendment to Section 800 of the Plan. Section 800 is amended by deleting 

Section 800 and replacing it as follows: 

The provisions of this Plan shall be effective, and the provisions of other 

documents formulated pursuant to this Plan, shall be effective for twenty-four (24) 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, 2024, except for any revenue allocation proceeds received in calendar year 
2025, as contemplated by Idaho Code § 50-2905(7). The Agency may use proceeds in 

2025 to complete the projects set forth herein. 

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, 

8 This First Amendment does not seek to extend the duration of the Agency’s revenue allocation authority; rather, 

the intent is to update this Section to better reflect the Idaho law provisions governing termination. 
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notice of its intent to terminate this Plan and its revenue allocation authority by May 1, 

8 This First Amendment does not seek to extend the duration of the Agency’s revenue allocation authority; rather, 

the intent is to update this Section to better reflect the Idaho law provisions governing termination. 
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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 Amended Project Area.  The Study 
has taken this statute into account.    

 17.   Amendment to Section 500 of the Plan. Section 500 of the Plan is amended 
by the addition of new Section 508 entitled “Membership Dues and Support of Community 
Economic Development” as follows: 

MEMBERSHIP DUES AND SUPPORT OF COMMUNITY ECONOMIC 
DEVELOPMENT 

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

 18. Amendment to Section 800 of the Plan. Section 800 is amended by deleting 
Section 800 and replacing it as follows8: 
 

The provisions of this Plan shall be effective, and the provisions of other 
documents formulated pursuant to this Plan, shall be effective for twenty-four (24) 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, 2024, except for any revenue allocation proceeds received in calendar year 
2025, as contemplated by Idaho Code § 50-2905(7).  The Agency may use proceeds in 
2025 to complete the projects set forth herein.  

 
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, 

 
8 This First Amendment does not seek to extend the duration of the Agency’s revenue allocation authority; rather, 
the intent is to update this Section to better reflect the Idaho law provisions governing termination. 



2025°, 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, 

related to the Revenue Allocation Area, under Idaho Code § 50-2909 shall 

thereupon terminate. 

b. In determining the termination date, the Plan shall recognize that the 

Agency shall receive allocation of revenues in the calendar year following the last 

year of the revenue allocation provision described in the Plan. 

C. For the fiscal year that immediately predates the termination date, the 

Agency shall adopt and publish a budget specifically for the projected revenues 
and expenses of the Plan and make a determination as to whether the Revenue 

Allocation Area can be terminated before January 1 of the termination year 

pursuant to the terms of Idaho Code § 50-2909(4). In the event that the Agency 

determines that current tax year revenues are sufficient to cover all estimated 

expenses for the current year and all future years, by May 1, but in any event, no 

later than September 1, the Agency shall adopt a resolution advising and notifying 

the local governing body, the county auditor, and the State Tax Commission, 

recommending the adoption of an ordinance for termination of the Revenue 

Allocation Area by December 31 of the current year, and declaring a surplus to be 

distributed as described in Idaho Code § 50-2909 should a surplus be determined 
to exist. The Agency shall cause the ordinance to be filed with the office of the 

county recorder and the Idaho State Tax Commission as provided in Idaho Code § 
63-215. 

Upon termination of the revenue allocation authority of the Plan to the extent the 

Agency owns or possesses any assets, subject to the following paragraph, the Agency 

° Due to the difference between the tax year and the budget-levy setting cycle, this date contemplates the Agency’s 

receipt of revenue allocation from assessments in 2024, consistent with Idaho Code § 50-2905(7). 
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20259, 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, 
related to the Revenue Allocation Area, under Idaho Code § 50-2909 shall 
thereupon terminate. 

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

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

 
Upon termination of the revenue allocation authority of the Plan to the extent the 

Agency owns or possesses any assets, subject to the following paragraph, the Agency 

 
9 Due to the difference between the tax year and the budget-levy setting cycle, this date contemplates the Agency’s 
receipt of revenue allocation from assessments in 2024, consistent with Idaho Code § 50-2905(7). 



intends to dispose of any remaining assets by granting or conveying or dedicating such 

assets to the City, unless based on the nature of the asset, disposition to another public 
entity is more appropriate. 

As allowed by Idaho Code § 50-2905(8), the Agency may retain assets or 

revenues generated from such assets as loans; 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. 

19. Amendment to Section 1100 of the Plan. Section 1100 of the Plan is deleted and 

replaced with new Section 1100 entitled “ANNUAL REPORT AND OTHER REPORTING 

REQUIREMENTS” as follows: 

ANNUAL REPORT AND OTHER REPORTING REQUIREMENTS 

Under Idaho Code § 50-2006(5)(c), the Agency is required to file with the City and 

the State Controller’s Office, on or before March 31 of each year, a report of the Agency’s 

activities for the preceding calendar year, which report shall include certain financial 

information required under Idaho Code § 67-1076. This annual report shall be considered 

at a public meeting to report these findings and take comments from the public. 

Additionally, the Agency must comply with certain other reporting requirements as 

set forth in Idaho Code §§ 67-1076, the local government registry portal, and Idaho Code 

§ 50-2913, the tax commission plan repository. 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 Twin Falls County Board 

of County Commissioners. 

20. Amendment to Plan to add new Attachment 1A. The Plan is amended to add new 

Attachment 1A entitled “Legal Description of the Boundary of the Additional Area,” attached 

hereto. 

21. Amendment to Plan to add new Attachment 2A. The Plan is amended to add new 

Attachment 2A entitled “Boundary Map of the Additional Area,” attached hereto. 

22. Amendment to Plan to add new Attachment 4A. The Plan is amended to add new 

Attachment 4A entitled “Map Depicting Expected Land Uses and Current Zoning Within the Areas 

Added by the First Amendment,” attached hereto. 
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intends to dispose of any remaining assets by granting or conveying or dedicating such 
assets to the City, unless based on the nature of the asset, disposition to another public 
entity is more appropriate. 

 
As allowed by Idaho Code § 50-2905(8), the Agency may retain assets or 

revenues generated from such assets as loans; 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. 
 

19. Amendment to Section 1100 of the Plan.  Section 1100 of the Plan is deleted and 
replaced with new Section 1100 entitled “ANNUAL REPORT AND OTHER REPORTING 
REQUIREMENTS” as follows: 

ANNUAL REPORT AND OTHER REPORTING REQUIREMENTS 
 

 Under Idaho Code § 50-2006(5)(c), the Agency is required to file with the City and 
the State Controller’s Office, on or before March 31 of each year, a report of the Agency’s 
activities for the preceding calendar year, which report shall include certain financial 
information required under Idaho Code § 67-1076.  This annual report shall be considered 
at a public meeting to report these findings and take comments from the public. 
 
 Additionally, the Agency must comply with certain other reporting requirements as 
set forth in Idaho Code §§ 67-1076, the local government registry portal, and Idaho Code 
§ 50-2913, the tax commission plan repository.  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 Twin Falls County Board 
of County Commissioners. 

 
20. Amendment to Plan to add new Attachment 1A. The Plan is amended to add new 

Attachment 1A entitled “Legal Description of the Boundary of the Additional Area,” attached 
hereto. 

21. Amendment to Plan to add new Attachment 2A. The Plan is amended to add new 
Attachment 2A entitled “Boundary Map of the Additional Area,” attached hereto.   

 
22. Amendment to Plan to add new Attachment 4A. The Plan is amended to add new 

Attachment 4A entitled “Map Depicting Expected Land Uses and Current Zoning Within the Areas 
Added by the First Amendment,” attached hereto.   



23. Amendment to Plan to add new Attachment 5D. The Plan is amended to add new 

Attachment 5D entitled “Supplement to the Economic Feasibility Study: Financial Analysis 

Related to the 2022 Annexation,” attached hereto. 

24. Urban Renewal Plan for the McCollum Addition and Adjacent Areas Urban 

Renewal Project Remains in Effect. Except as expressly modified in this First Amendment, the Plan 

and the Attachments thereto remain in full force and effect. 
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Attachment 1A 
Legal Description of the Boundary of the Additional Area 

A parcel of property located in the NW1/4 of Section 6, Township 10 South, Range 15 East of the 

Boise Meridian, located in Twin Falls County, Idaho more particularly described as: 

Beginning at the Northwest section corner of said Section 6; 

Thence south along the west section line of said Section 6, South 0° 17° 23” West a distance of 

1083.53 feet; 

Thence South 89° 46° 40” East a distance of 25.00 feet to old east right-of-way line of Fair Street 
and the REAL POINT OF BEGINNING; 

Thence along the south boundary of the Florence Wilson Addition, South 89° 46° 40 East a 

distance of 579.21 feet, said line also being the north boundary line of Harvest Hills Subdivision; 

Thence along the east boundary of the Florence Wilson Addition, North 0° 00° 15” East a 

distance of 684.23 feet; said line also being the west boundary of Harvest Hills Subdivision; 

Thence along the south boundary Heritage Height No. 2 Subdivision, South 89° 56’ 17” East a 

distance of 225.68 feet, said line also being the north boundary line of Harvest Hills Subdivision; 

Thence South 0° 03” 45” West a distance of 140.00 feet along the east boundary of Lot 4, Block 
1 of said Harvest Hills Subdivision; 

Thence South 89° 56° 15” East a distance of 53.90 feet along the north boundary of Lot 5, Block 

1 of said Harvest Hills Subdivision; 

Thence South 0° 03” 45” West a distance of 135.00 feet along the east boundary of Lot 5, Block 
1 of said Harvest Hills Subdivision; 

Thence South 89° 56° 15” East a distance of 12.65 feet along the north boundary of Lot 12, 

Block 1 of said Harvest Hills Subdivision; 

Thence South 0° 00° 15” West a distance of 120.15 feet along the east boundary of Lot 12, Block 
1 of said Harvest Hills Subdivision to the north right-of-way line of Madalena Road; 

Thence South 0° 00° 15” West a distance of 50.00 feet to the south right-of-way line of 

Madalena Road; 

Thence South 89° 59° 45” East a distance of 8.79 feet along the north boundary of Lot 6, Block 3 
of said Harvest Hills Subdivision, said line also being the south right-of-way line of said 

Madalena Road;

Attachment 1A 
Legal Description of the Boundary of the Additional Area 

A parcel of property located in the NW1/4 of Section 6, Township 10 South, Range 15 East of the 

Boise Meridian, located in Twin Falls County, Idaho more particularly described as: 

Beginning at the Northwest section corner of said Section 6; 

Thence south along the west section line of said Section 6, South 0° 17° 23” West a distance of 
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distance of 684.23 feet; said line also being the west boundary of Harvest Hills Subdivision; 

Thence along the south boundary Heritage Height No. 2 Subdivision, South 89° 56’ 17” East a 

distance of 225.68 feet, said line also being the north boundary line of Harvest Hills Subdivision; 

Thence South 0° 03” 45” West a distance of 140.00 feet along the east boundary of Lot 4, Block 
1 of said Harvest Hills Subdivision; 

Thence South 89° 56° 15” East a distance of 53.90 feet along the north boundary of Lot 5, Block 

1 of said Harvest Hills Subdivision; 

Thence South 0° 03” 45” West a distance of 135.00 feet along the east boundary of Lot 5, Block 
1 of said Harvest Hills Subdivision; 

Thence South 89° 56° 15” East a distance of 12.65 feet along the north boundary of Lot 12, 

Block 1 of said Harvest Hills Subdivision; 
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Madalena Road; 
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of said Harvest Hills Subdivision, said line also being the south right-of-way line of said 

Madalena Road;
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Boise Meridian, located in Twin Falls County, Idaho more particularly described as: 
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Thence South 0° 00° 15” West a distance of 110.00 feet along the east boundary of Lot 6, Block 

3 of said Harvest Hills Subdivision; 

Thence South 89° 59° 45” East a distance of 5.75 feet along the north boundary of Lot 5, Block 3 
of said Harvest Hills Subdivision; 

Thence South 0° 00° 15” West a distance of 84.85 feet along the east boundary of Lot 5, Block 3 

of said Harvest Hills Subdivision; 

Thence continuing South 0° 00° 15” West a distance of 80.00 feet along the east boundary of Lot 
4, Block 3 of said Harvest Hills Subdivision; 

Thence continuing South 0° 00° 15” West a distance of 80.00 feet along the east boundary of Lot 

3, Block 3 of said Harvest Hills Subdivision; 

Thence continuing South 0° 00° 15” West a distance of 80.00 feet along the east boundary of Lot 
2, Block 3 of said Harvest Hills Subdivision; 

Thence continuing South 0° 00° 15” West a distance of 79.16 feet along the east boundary of Lot 

1, Block 3 of said Harvest Hills Subdivision; 

Thence North 89° 49° 38” West a distance of 120.00 feet along the south boundary of Lot 1, 
Block 3 of said Harvest Hills Subdivision to the east right-of-way line of Williams Street; 

Thence North 89° 49’ 38” West a distance of 53.43 feet to the west right-of-way line of 

Williams Road; 

Thence continuing North 89° 49° 38” West a distance of 121.65 feet along the south boundary of 

Lot 10, Block 6 of said Harvest Hills Subdivision; 

Thence continuing North 89° 49” 38” West a distance of 80.00 feet along the south boundary of 

Lot 11, Block 6 of said Harvest Hills Subdivision; 

Thence continuing North 89° 49° 38” West a distance of 80.00 feet along the south boundary of 

Lot 12, Block 6 of said Harvest Hills Subdivision; 

Thence continuing North 89° 49” 38” West a distance of 80.00 feet along the south boundary of 

Lot 13, Block 6 of said Harvest Hills Subdivision; 

Thence continuing North 89° 49° 38” West a distance of 80.00 feet along the south boundary of 

Lot 14, Block 6 of said Harvest Hills Subdivision; 

Thence continuing North 89° 49” 38” West a distance of 95.00 feet along the south boundary of 

Lot 15, Block 6 of said Harvest Hills Subdivision to the east right-of-way line of Hobson 

Avenue;

Thence South 0° 00° 15” West a distance of 110.00 feet along the east boundary of Lot 6, Block 

3 of said Harvest Hills Subdivision; 

Thence South 89° 59° 45” East a distance of 5.75 feet along the north boundary of Lot 5, Block 3 
of said Harvest Hills Subdivision; 

Thence South 0° 00° 15” West a distance of 84.85 feet along the east boundary of Lot 5, Block 3 

of said Harvest Hills Subdivision; 

Thence continuing South 0° 00° 15” West a distance of 80.00 feet along the east boundary of Lot 
4, Block 3 of said Harvest Hills Subdivision; 

Thence continuing South 0° 00° 15” West a distance of 80.00 feet along the east boundary of Lot 

3, Block 3 of said Harvest Hills Subdivision; 

Thence continuing South 0° 00° 15” West a distance of 80.00 feet along the east boundary of Lot 
2, Block 3 of said Harvest Hills Subdivision; 

Thence continuing South 0° 00° 15” West a distance of 79.16 feet along the east boundary of Lot 

1, Block 3 of said Harvest Hills Subdivision; 

Thence North 89° 49° 38” West a distance of 120.00 feet along the south boundary of Lot 1, 
Block 3 of said Harvest Hills Subdivision to the east right-of-way line of Williams Street; 

Thence North 89° 49’ 38” West a distance of 53.43 feet to the west right-of-way line of 

Williams Road; 

Thence continuing North 89° 49° 38” West a distance of 121.65 feet along the south boundary of 

Lot 10, Block 6 of said Harvest Hills Subdivision; 

Thence continuing North 89° 49” 38” West a distance of 80.00 feet along the south boundary of 

Lot 11, Block 6 of said Harvest Hills Subdivision; 

Thence continuing North 89° 49° 38” West a distance of 80.00 feet along the south boundary of 

Lot 12, Block 6 of said Harvest Hills Subdivision; 

Thence continuing North 89° 49” 38” West a distance of 80.00 feet along the south boundary of 

Lot 13, Block 6 of said Harvest Hills Subdivision; 

Thence continuing North 89° 49° 38” West a distance of 80.00 feet along the south boundary of 

Lot 14, Block 6 of said Harvest Hills Subdivision; 

Thence continuing North 89° 49” 38” West a distance of 95.00 feet along the south boundary of 

Lot 15, Block 6 of said Harvest Hills Subdivision to the east right-of-way line of Hobson 

Avenue;
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3 of said Harvest Hills Subdivision; 
 
Thence South 89° 59’ 45” East a distance of 5.75 feet along the north boundary of Lot 5, Block 3 
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4, Block 3 of said Harvest Hills Subdivision; 
 
Thence continuing South 0° 00’ 15” West a distance of 80.00 feet along the east boundary of Lot 
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Lot 14, Block 6 of said Harvest Hills Subdivision; 
 
Thence continuing North 89° 49’ 38” West a distance of 95.00 feet along the south boundary of 
Lot 15, Block 6 of said Harvest Hills Subdivision to the east right-of-way line of Hobson 
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Thence continuing North 89° 49” 38” West a distance of 50.00 feet to the west right-of-way line 
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Street; 
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Fair Street to the REAL POINT OF BEGINNING, containing approximately 10.08 acres.
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Statement of Proposed Public Improvements, 

Costs, Revenues, Tax Impacts and Financing Options 

This supplemental report is intended to give an updated overview of the proposed public 

improvements and related costs, the incremental tax revenues in the proposed revenue 

allocation area (RAA), the impacts of the revenue allocation area on the taxing districts serving 

the proposed RAA, and possible financing options to cover the costs of the proposed 

improvements. 

BACKGROUND 

The First Amendment (the “First Amendment”) to the Urban Renewal Plan for the McCollum 

Addition and Adjacent Areas Urban Renewal Project (the “Plan”) seeks to add 10.08 acres to 

the existing Plan revenue allocation area (the “Project Area” or “RAA”). The area to be added is 

on property generally located behind Ridley’s Market and is accessed via Williams Street from 

Highway 30. The Agency is proposing to add the additional area to improve traffic flow at the 

intersection of Fair Street and Highway 30. As the neighborhood in this area has grown, the 

lack of adequate roads to handle the increased traffic and still support the transportation needs 

for industry and agriculture, has caused delays, accidents, and general congestion for the 

residents and businesses within the City 

In accordance with Idaho Code 50-2018(8), (9) and 50-2903(8), the area to be added to the 

Project Area (the “Williams Street Annexation”) was reviewed and pursuant to The Williams 

Street Annexation Urban Renewal Eligibility Report, dated January 19, 2022 (the “Eligibility 

Report”), was found to be a deteriorated or deteriorating area. The Buhl Urban Renewal Agency 

(“Agency”) accepted the findings in the Eligibility Report on January 19, 2022, via resolution 

2022-1. The Eligibility Report and Agency Resolution No. 2022-1 was subsequently forwarded 

to the Buhl City Council and on February 14, 2022, via City Resolution 424, the Buhl City Council 

made a finding determining the Williams Street Annexation to be a deteriorated or 

deteriorating area and instructed the Agency to prepare an urban renewal plan amendment for 

the area. 

The Plan and revenue allocation authority will expire on December 31, 2024, except for any 

revenue allocation proceeds received in calendar year 2025, as contemplated by Idaho Code 

Section 50-2905(7). 

In compliance with Idaho Code 50-2008 and Idaho Code 50-2905, this supplemental study will 

provide the specificity required to support the proposed plan amendments. This study seeks to 

update the revenue allocation projections through the life of the Project Area, to identify public 

infrastructure projects within the area added by the First Amendment, to update public 

infrastructure projects to be constructed in the existing Project Area and to provide an updated 
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Page |1

Statement of Proposed Public Improvements, 

Costs, Revenues, Tax Impacts and Financing Options 

This supplemental report is intended to give an updated overview of the proposed public 

improvements and related costs, the incremental tax revenues in the proposed revenue 

allocation area (RAA), the impacts of the revenue allocation area on the taxing districts serving 

the proposed RAA, and possible financing options to cover the costs of the proposed 

improvements. 

BACKGROUND 

The First Amendment (the “First Amendment”) to the Urban Renewal Plan for the McCollum 

Addition and Adjacent Areas Urban Renewal Project (the “Plan”) seeks to add 10.08 acres to 

the existing Plan revenue allocation area (the “Project Area” or “RAA”). The area to be added is 

on property generally located behind Ridley’s Market and is accessed via Williams Street from 

Highway 30. The Agency is proposing to add the additional area to improve traffic flow at the 

intersection of Fair Street and Highway 30. As the neighborhood in this area has grown, the 

lack of adequate roads to handle the increased traffic and still support the transportation needs 

for industry and agriculture, has caused delays, accidents, and general congestion for the 

residents and businesses within the City 

In accordance with Idaho Code 50-2018(8), (9) and 50-2903(8), the area to be added to the 

Project Area (the “Williams Street Annexation”) was reviewed and pursuant to The Williams 

Street Annexation Urban Renewal Eligibility Report, dated January 19, 2022 (the “Eligibility 

Report”), was found to be a deteriorated or deteriorating area. The Buhl Urban Renewal Agency 

(“Agency”) accepted the findings in the Eligibility Report on January 19, 2022, via resolution 

2022-1. The Eligibility Report and Agency Resolution No. 2022-1 was subsequently forwarded 

to the Buhl City Council and on February 14, 2022, via City Resolution 424, the Buhl City Council 

made a finding determining the Williams Street Annexation to be a deteriorated or 

deteriorating area and instructed the Agency to prepare an urban renewal plan amendment for 

the area. 

The Plan and revenue allocation authority will expire on December 31, 2024, except for any 

revenue allocation proceeds received in calendar year 2025, as contemplated by Idaho Code 

Section 50-2905(7). 

In compliance with Idaho Code 50-2008 and Idaho Code 50-2905, this supplemental study will 

provide the specificity required to support the proposed plan amendments. This study seeks to 

update the revenue allocation projections through the life of the Project Area, to identify public 

infrastructure projects within the area added by the First Amendment, to update public 

infrastructure projects to be constructed in the existing Project Area and to provide an updated 

Outwest Policy Advisors Burley, Idaho 

  

Page |1

 

Outwest Policy Advisors  Burley, Idaho 
 
 

 
P a g e  | 1 

Statement of Proposed Public Improvements,  
Costs, Revenues, Tax Impacts and Financing Options 

 
This supplemental report is intended to give an updated overview of the proposed public 
improvements and related costs, the incremental tax revenues in the proposed revenue 
allocation area (RAA), the impacts of the revenue allocation area on the taxing districts serving 
the proposed RAA, and possible financing options to cover the costs of the proposed 
improvements. 
 
BACKGROUND 
 
The First Amendment (the “First Amendment”) to the Urban Renewal Plan for the McCollum 
Addition and Adjacent Areas Urban Renewal Project (the “Plan”) seeks to add 10.08 acres to 
the existing Plan revenue allocation area (the “Project Area” or “RAA”).  The area to be added is 
on property generally located behind Ridley’s Market and is accessed via Williams Street from 
Highway 30.  The Agency is proposing to add the additional area to improve traffic flow at the 
intersection of Fair Street and Highway 30.  As the neighborhood in this area has grown, the 
lack of adequate roads to handle the increased traffic and still support the transportation needs 
for industry and agriculture, has caused delays, accidents, and general congestion for the 
residents and businesses within the City  
 
In accordance with Idaho Code 50-2018(8), (9) and 50-2903(8), the area to be added to the 
Project Area (the “Williams Street Annexation”) was reviewed and pursuant to The Williams 
Street Annexation Urban Renewal Eligibility Report, dated January 19, 2022 (the “Eligibility 
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made a finding determining the Williams Street Annexation to be a deteriorated or 
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The Plan and revenue allocation authority will expire on December 31, 2024, except for any 
revenue allocation proceeds received in calendar year 2025, as contemplated by Idaho Code 
Section 50-2905(7).   
 
In compliance with Idaho Code 50-2008 and Idaho Code 50-2905, this supplemental study will 
provide the specificity required to support the proposed plan amendments.  This study seeks to 
update the revenue allocation projections through the life of the Project Area, to identify public 
infrastructure projects within the area added by the First Amendment, to update public 
infrastructure projects to be constructed in the existing Project Area and to provide an updated 



determination of economic feasibility. This update is authorized by Idaho Code Sections 50- 

2033 and 50-2903(4) and does not result in a reset of the base assessment roll values. 

PROJECT DESCRIPTION 

For the area added by the First Amendment, the project proposed by the developer and for 

which the developer is seeking assistance from the Agency is to install certain public 

infrastructure improvements, including: water, storm & wastewater collection system, 

roadways, sidewalk, curb & gutter, within the Harvest Hills subdivision. 

The proposed public infrastructure costs for the existing Project Area and the Williams Street 

Annexation are outlined in Table 1 below. 

Table 1 

Proposed Public Infrastructure 

TAX 

(ery I clo]} § TOTAL COST INCREMENT 

2V]\ [0] 3») 

public 

improvements 

Water Improvements 5 131500) § 80,726 within the 

, Williams St 

Annexation 

i DC OT) improvements Additional 

improvements public 

Aiken Street Curb & Gutter | 80,000] § 80,000] improvements 
South Pressure Zone Booster Pump | $  80,000{ $ 80,000] within the 
Jo Area R Water line, S Roberson original 

Sewre Line McCollum RAA 

Craven Street - Water line = $1,428,000 
85,000 | $ 85,000 

improvements 
    TOTALS $2,242,486 | $1,928,000 

The proposed developments within the Williams Street Annexation include the building 

of multi-family housing and single-family housing. Table 2 below shows the anticipated 

development by year and estimated taxable value of the new development within the 

Williams Street Annexation Area. 
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determination of economic feasibility.  This update is authorized by Idaho Code Sections 50-
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PROJECT DESCRIPTION 
 
For the area added by the First Amendment, the project proposed by the developer and for 
which the developer is seeking assistance from the Agency is to install certain public 
infrastructure improvements, including: water, storm & wastewater collection system, 
roadways, sidewalk, curb & gutter, within the Harvest Hills subdivision.   
 
The proposed public infrastructure costs for the existing Project Area and the Williams Street 
Annexation are outlined in Table 1 below. 
 
 

 

 
The proposed developments within the Williams Street Annexation include the building 
of multi-family housing and single-family housing. Table 2 below shows the anticipated 
development by year and estimated taxable value of the new development within the 
Williams Street Annexation Area. 

CATEGORY TOTAL COST
TAX 

INCREMENT 
FUNDED

Roads  $     335,880  $     206,191 
Sewer Improvements  $     126,300  $       77,534 
Water Improvements  $     131,500  $       80,726 
Sidewalk, curb & Gutter  $     185,556  $     113,910 
Storm Water Collection  $       35,250  $       21,639 
Fair Street Curb, Gutter Water line 
improvements  $     647,000  $     647,000 

Milner Curb, Gutter Water line 
improvements  $     256,000  $     256,000 

Aiken Street Curb & Gutter  $       80,000  $       80,000 
South Pressure Zone Booster Pump  $       80,000  $       80,000 
McCollum Area R Water line, S Roberson 
Sewre Line  $     280,000  $     280,000 

Craven Street - Water line 
improvements  $       85,000  $       85,000 

TOTALS 2,242,486$ 1,928,000$ 

 Proposed 
public 

improvements 
within the 
Williams St 
Annexation 

area=$500,000

Additional 
proposed 

public 
improvements 

within the 
original 

McCollum RAA 
= $1,428,000

Table 1 
Proposed Public Infrastructure 

 



Table 2 

Anticipated Private Development In the 

Williams Street Annexation 

Total Proposed 
LI-)¢ E-  [0] 131) 

New Total HOE 1) CLERC 
WLI 

Development Owner Occ 

  

2022 0 $ - $ - 

2023 $ 1,200,000 0 $ = $ 1,200,000 

2024 $ 2,450,000 7 $ 875,000 $ 1,575,000 

TOT. $ 3,650,000 7 $ 875,000 $ 2,775,000 

FEASIBILITY STUDY 

As required by the Idaho Urban Renewal Law (I.C. 50-20 et seq.) and the Idaho Economic 

Development Act (I.C. 50-29 et seq.) prior to adopting an urban renewal plan amendment 

including a revenue allocation area, an economic feasibility study of the proposed project must 

be conducted. 

Table 3 shows the anticipated value of new developments and the resulting tax increments 

available to fund the proposed public improvements shown in Table 1. For a more detailed 

individual analysis of the impact on projected revenues and expenses for the Project Area, as 

amended to include the Williams Street Annexation area please see APPENDIX A. 

Table 3: 

Estimated Valuation of New Improvements and Corresponding Tax Increment 

Revenues Through Plan Termination 
    

        
    

         

        
Combined Original Williams St Annexation 

Increment Value | Levy Rate Revenues Expenses Operating Expenses 

RR S$ 25,790,839 |0.015663212| $ 403,967 
S 26,960,747 |0.015506580| $ 418,069 

$ 1,928,000 

  

  

   
  

Total Incremental Tax 

        
   

  

    

        
   

  

Revenue 

Cash On Hand 

Anticipated City In-kind 

Total Funds Available 

Comments 

240,000 

  

       $ 255,000 

$2,168,342 

Revenue and expense projections are combined for the existing McCollum RAA and the proposed Williams St 

Annexation AND include additional proposed projects within the original McCollum RAA. Projected revenues 

anticipates a $68,000 in-kind contribution from the City of Buhl to leverage proposed improvements of $1,428,000. 
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Table 3: 

Estimated Valuation of New Improvements and Corresponding Tax Increment 

Revenues Through Plan Termination 
    

        
    

         

        
Combined Original Williams St Annexation 

Increment Value | Levy Rate Revenues Expenses Operating Expenses 

RR S$ 25,790,839 |0.015663212| $ 403,967 
S 26,960,747 |0.015506580| $ 418,069 

$ 1,928,000 

  

  

   
  

Total Incremental Tax 

        
   

  

    

        
   

  

Revenue 

Cash On Hand 

Anticipated City In-kind 

Total Funds Available 

Comments 

240,000 

  

       $ 255,000 

$2,168,342 

Revenue and expense projections are combined for the existing McCollum RAA and the proposed Williams St 

Annexation AND include additional proposed projects within the original McCollum RAA. Projected revenues 

anticipates a $68,000 in-kind contribution from the City of Buhl to leverage proposed improvements of $1,428,000. 
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FEASIBILITY STUDY 
 
As required by the Idaho Urban Renewal Law (I.C. 50-20 et seq.) and the Idaho Economic 
Development Act (I.C. 50-29 et seq.) prior to adopting an urban renewal plan amendment 
including a revenue allocation area, an economic feasibility study of the proposed project must 
be conducted.   
 
Table 3 shows the anticipated value of new developments  and the resulting tax increments 
available to fund the proposed public improvements shown in Table 1.  For a more detailed 
individual analysis of the impact on projected revenues and expenses for the Project Area, as 
amended to include the Williams Street Annexation area please see APPENDIX A. 
 

 
 
   

 

Tax 
Year

Total Proposed 
New 

Development

# Home 
Owner Occ Total HOE Taxable value

2022 0 -$             -$               
2023 1,200,000$        0 -$             1,200,000$     
2024 2,450,000$        7 875,000$      1,575,000$     
TOTA 3,650,000$       7 875,000$    2,775,000$   

Table 3:  
Estimated Valuation of New Improvements and Corresponding Tax Increment 

Revenues Through Plan Termination 
 
 

Table 2 
Anticipated Private Development In the 

Williams Street Annexation  
 
 



ASSUMPTIONS: 

1. The model makes no assumption for inflationary increases in the projected values. All 

values are projected to remain static during the remaining life of the RAA. 

2. Projected Agency Operating Expenses of $240,000 include Administrative costs with an 

annual cap of 560,000 plus plan amendment costs (including legal and consulting fees) 

of $110,00 

3. Assumes some owner-occupied structures eligible for Homeowner's Exemption 

Property tax income received the year following completion of construction 

5. This projection assumes levy rates will decrease 1% in 2022 and 2023 then remain steady 

in 2024 

6. Revenue and expense projections are combined for the existing RAA and the proposed 

Williams Street Annexation AND include proposed improvements within both the original 

RAA and the proposed Williams Street Annexation area. 

A 

STATUTORY LIMITATIONS ON REVENUE ALLOCATION AREAS 

This project is considering annexation of additional property into an existing revenue allocation 

area. The Idaho legislature has placed statutory limitations on both the size and number of 

annexations into an existing revenue allocation area. Idaho Code 50-2033 allows one 

annexation not to exceed ten percent of the original revenue allocation area. As stated in the 

eligibility report, this limitation allows the Agency to annex no more than 10.8 acres of the 

original 108.23-acre revenue allocation area. The 10.08 acres are a portion of the originally 

studied 51.795 acres of property considered eligible for inclusion in an urban renewal project 

area. 

The second limitation established in Idaho Code is that the combined base value of all revenue 

allocation areas within the governing entity’s geographical area cannot exceed 10% of the total 

assessed taxable value of the City. The chart below outlines the calculation of this limitation 

and shows that annexation of the proposed Williams Street Annexation will not cause the total 

base value to exceed 10% of either the gross assessed value or of the adjusted assessed taxable 

values for the City. The proposed annexation consists of 10.08 acres. The Idaho Tax 

Commission provides rules on how to calculate the base value when a property is being split. 

That formula is shown below. The resulting estimated base value for the Williams Street 

Annexation is $30,091.63. 

Parcel ID: RPB72510063011 47.874 $143,795 

RPB72510063399 0.294 S 0 

Total Acres: 48.168 Acres 

Assessed Value (2021): $143,795 

Value per Acre: $143,795/48.168 = $2985.28 

Portion to be annexed into RAA 10.08 

Estimated Base Value of Annexation: 10.08 x $2985.28= $30,091.63 
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Williams Street Annexation AND include proposed improvements within both the original 
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studied 51.795 acres of property considered eligible for inclusion in an urban renewal project 
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That formula is shown below.  The resulting estimated base value for the Williams Street 
Annexation is $30,091.63. 
 
Parcel ID:  RPB72510063011  47.874  $143,795 

RPB72510063399 0.294  $            0 
Total Acres:     48.168 Acres 
Assessed Value (2021):  $143,795 
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The calculation shown below shows that the combined base value of the existing revenue 

allocation areas plus the addition of the proposed Williams Street Annexation into the existing 

McCollum RAA equals 2.7% of the total taxable value of the City and thus will not exceed 10% 

of the assessed values of the City. 

City of Buhl Base Value Worksheet 

Total Adjusted Market 
u $ 279,575,845 

Value of City 

Base Value 

McCollum Addition Existing S 7,287,166 

East Buhl Industrial Existing S 93,438 

Williams St. Annexaion Proposed S 30,092 

TOTAL BASE VALUE S 7,410,696 

Base Value % of 

Adjusted 

2.7% 

  

Financing Options 

Several financing options are available to fund the construction of the public improvements 

intended in the project area. These include but are not limited to: 

° Tax Increment Financing 

° Improvements and/or payments by developers 

o City Advances 

o Local Improvement District (LID) 

o Business Improvement District (BID) 

o Development Impact Fees 

° Grants from federal, state, regional agencies and/or private entities 

° Other bonds, notes and/or loans 

A brief explanation for each of these different financing options is provided below. Following 

this explanation of options will be an analysis of the Agency’s position to use Tax Increment 

Financing to support the project. 

TAX INCREMENT FINANCING/REVENUE ALLOCATION 

Outwest Policy Advisors Burley, Idaho 

  

Page |5

The calculation shown below shows that the combined base value of the existing revenue 

allocation areas plus the addition of the proposed Williams Street Annexation into the existing 

McCollum RAA equals 2.7% of the total taxable value of the City and thus will not exceed 10% 

of the assessed values of the City. 

City of Buhl Base Value Worksheet 

Total Adjusted Market 
u $ 279,575,845 

Value of City 

Base Value 

McCollum Addition Existing S 7,287,166 

East Buhl Industrial Existing S 93,438 

Williams St. Annexaion Proposed S 30,092 

TOTAL BASE VALUE S 7,410,696 

Base Value % of 

Adjusted 

2.7% 

  

Financing Options 

Several financing options are available to fund the construction of the public improvements 

intended in the project area. These include but are not limited to: 

° Tax Increment Financing 

° Improvements and/or payments by developers 

o City Advances 

o Local Improvement District (LID) 

o Business Improvement District (BID) 

o Development Impact Fees 

° Grants from federal, state, regional agencies and/or private entities 

° Other bonds, notes and/or loans 

A brief explanation for each of these different financing options is provided below. Following 

this explanation of options will be an analysis of the Agency’s position to use Tax Increment 

Financing to support the project. 

TAX INCREMENT FINANCING/REVENUE ALLOCATION 

Outwest Policy Advisors Burley, Idaho 

  

Page |5

 

Outwest Policy Advisors  Burley, Idaho 
 
 

 
P a g e  | 5 

 
The calculation shown below shows that the combined base value of the existing revenue 
allocation areas plus the addition of the proposed Williams Street Annexation into the existing 
McCollum RAA equals 2.7% of the total taxable value of the City and thus will not exceed 10% 
of the assessed values of the City.  
 

 
 
Financing Options 
 
Several financing options are available to fund the construction of the public improvements 
intended in the project area.  These include but are not limited to: 
 
• Tax Increment Financing 
• Improvements and/or payments by developers 
• City Advances 
• Local Improvement District (LID) 
• Business Improvement District (BID) 
• Development Impact Fees 
• Grants from federal, state, regional agencies and/or private entities 
• Other bonds, notes and/or loans 
 
A brief explanation for each of these different financing options is provided below.  Following 
this explanation of options will be an analysis of the Agency’s position to use Tax Increment 
Financing to support the project. 
 
TAX INCREMENT FINANCING/REVENUE ALLOCATION 
 

Total Adjusted Market 
Value of City

279,575,845$    

Base Value

McCollum Addition Existing 7,287,166$        
East Buhl Industrial Existing 93,438$             
Williams St. Annexaion Proposed 30,092$             
TOTAL BASE VALUE 7,410,696$        

Base Value % of 
Adjusted

2.7%

City of Buhl Base Value Worksheet



Tax Increment Financing (TIF) funds are generated from the increased taxable value of 

development occurring on property that has been found to be eligible for inclusion in an urban 

renewal plan due to its deteriorated or deteriorating condition. Such property is deemed to 

have a base assessment role value as of January 1 in the year an urban renewal plan with a 

revenue allocation financing provision is adopted by the Buhl City Council. Any development 

that increases the taxable value above the base value constitutes the “incremental taxable 

value.” The tax revenues generated by this incremental taxable value are allocated to the 

designated urban renewal agency for use in accordance with the Plan. 

IMPROVEMENTS PAID BY DEVELOPER 

Investment in public infrastructure can occur through direct investment of the incremental tax 

revenues or through a public-private partnership with a third party that invests in the 

infrastructure improvements and is repaid for that investment over time as revenues are 

generated. This is often a development entity which fronts the costs of the public 

infrastructure and receives a portion of the tax increment revenues to repay that investment. 

CITY ADVANCES 

The City may provide advances or in-kind contributions for certain public improvements 

projects. This financial analysis anticipates an in-kind contribution from the City of $255,000 

during the remaining life of the revenue allocation area. Under such conditions the City may be 

considered a reimbursable partner in the development and incremental tax revenues 

generated by the Project may be allocated between the Developer, the Agency, and the City in 

predetermined percentages or fixed amounts. Alternatively, the City may choose to contribute 

such services with no expectation of reimbursement. Those terms will need to be negotiated 

between the Agency and the City. 

Anticipated City participation, if any, in funding projects is for purposes of determining the 

economic feasibility of the project but is non-binding on the City. The future contribution by 

the City in any project would be determined pursuant to the City’s annual budgeting process. 

Should the City choose not to participate in the proposed public infrastructure projects, the 

Agency will need prioritize its proposed projects based on funding availability. 

LOCAL\BUSINESS IMPROVEMENT DISTRICTS 

Assessment areas, created through local\business improvement districts, are another means of 

funding the gap between when funds are needed and when they are generated. This financing 

mechanism allocates an “assessment” among property owners based on the benefit to the 

various property owners from the improvements being made. Assessments made for new 

development where only one, or a small number of developers is involved, are generally based 

on acreage. Tax-exempt bonds can then be issued using the City’s tax-exempt status. The 

property is the collateral for the bond and the revenue stream is the commitment of the 
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Tax Increment Financing (TIF) funds are generated from the increased taxable value of 
development occurring on property that has been found to be eligible for inclusion in an urban 
renewal plan due to its deteriorated or deteriorating condition.  Such property is deemed to 
have a base assessment role value as of January 1 in the year an urban renewal plan with a 
revenue allocation financing provision is adopted by the Buhl City Council. Any development 
that increases the taxable value above the base value constitutes the “incremental taxable 
value.”  The tax revenues generated by this incremental taxable value are allocated to the 
designated urban renewal agency for use in accordance with the Plan.  
 
IMPROVEMENTS PAID BY DEVELOPER 
 
Investment in public infrastructure can occur through direct investment of the incremental tax 
revenues or through a public-private partnership with a third party that invests in the 
infrastructure improvements and is repaid for that investment over time as revenues are 
generated.  This is often a development entity which fronts the costs of the public 
infrastructure and receives a portion of the tax increment revenues to repay that investment. 
 
CITY ADVANCES 
 
The City may provide advances or in-kind contributions for certain public improvements 
projects. This financial analysis anticipates an in-kind contribution from the City of $255,000 
during the remaining life of the revenue allocation area. Under such conditions the City may be 
considered a reimbursable partner in the development and incremental tax revenues 
generated by the Project may be allocated between the Developer, the Agency, and the City in 
predetermined percentages or fixed amounts.  Alternatively, the City may choose to contribute 
such services with no expectation of reimbursement.  Those terms will need to be negotiated 
between the Agency and the City. 
 
Anticipated City participation, if any, in funding projects is for purposes of determining the 
economic feasibility of the project but is non-binding on the City.  The future contribution by 
the City in any project would be determined pursuant to the City’s annual budgeting process. 
Should the City choose not to participate in the proposed public infrastructure projects, the 
Agency will need prioritize its proposed projects based on funding availability. 
 
LOCAL\BUSINESS IMPROVEMENT DISTRICTS 
 
Assessment areas, created through local\business improvement districts, are another means of 
funding the gap between when funds are needed and when they are generated.  This financing 
mechanism allocates an “assessment” among property owners based on the benefit to the 
various property owners from the improvements being made.  Assessments made for new 
development where only one, or a small number of developers is involved, are generally based 
on acreage.  Tax-exempt bonds can then be issued using the City’s tax-exempt status.  The 
property is the collateral for the bond and the revenue stream is the commitment of the 



property owner(s) to make the payments. Generally, this type of bond requires a 3:1 or 4:1 

ratio in the market of currently appraised value (including the funded improvements) to the 

cost of the improvements in order to be sold. In the event that the property owner is not able 

to, or chooses not to, make the bond payments, foreclosure action can be taken against the 

property. 

DEVELOPMENT IMPACT FEES 

While still a potential resource, development impact fees are being utilized less frequently than 

in years past. Part of the reason for this is the law is very stringent on how such impact fees are 

administered and for what purposes they may be utilized. Many communities charge a 

connection fee, but when a new large development is planned such connection fees generally 

do not generate sufficient revenues to fund the total cost of the required public infrastructure 

improvements. 

GRANTS — COMMUNITY DEVELOPMENT BLOCK GRANTS 

The City may apply for an Idaho Community Development Block Grant to help with public 

infrastructure improvements. Such application must meet the specific eligibility criteria and 

objectives including but not limited to impact on low-to-moderate income areas and job 

creation in disadvantaged areas 

AGENCY USE OF TAX INCREMENT 

The proposed public improvements identified to be completed prior to termination in the 

existing Project Area and the proposed Williams Street Annexation will be paid for from existing 

revenue allocation proceeds (cash on hand) and the incremental tax revenues projected to be 

distributed to the Agency through termination. A portion of the funds will be used to reimburse 

the developer for those public improvements placed in the proposed Williams Street 

Annexation while the remaining proposed public improvement projects will be funded directly 

by the Agency or reimbursed to the City for work completed\contracted by the City. 

The intent of the revenue stream analysis is to determine if there is sufficient tax increment 

revenue to fund the proposed public improvements shown in Table 1. When comparing the 

existing revenue allocation proceeds together with the projected income stream derived from 

the incremental revenues to the projected costs of the proposed public improvements, there 

are sufficient revenues to fund the improvements. 

The Idaho Urban Renewal Law provides for the increase in both real and personal property 

assessed values to be included in the tax increment revenues that are derived from the increase 

in taxable property values. As personal property valuations are often difficult to determine in 

mixed use projects, this analysis will focus solely on the real property value increases and 

resulting incremental tax revenue stream to the Agency. 
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Based on the estimated values of current and projected developments within the revenue 

allocation area, the Project Area, as amended to include the Williams Street Annexation, will 

generate an estimated $1,264,528 during the remaining life of the revenue allocation area. The 

proposed public improvement costs in the Williams Street Annexation area are estimated at 

$814,486, of which it is estimated the Agency will fund $500,000. The Agency has identified an 

additional $1,428,000 of proposed improvements within the original RAA. The total cost of 

proposed public improvements is $2,242,486, with the Agency funding $1,928,000 of those 

improvements, plus $240,000 in Agency Operation Costs. 

As of June 30, 2022, The Agency had a cash balance of $684,814. Provided the assumptions 

listed in this report hold true and the developments occur as projected, the cash on hand 

combined with the projected incremental tax revenues plus City in-kind contribution described 

in this report will be adequate to fund the proposed public improvement projects. 

Due to the current financial status of the Agency combined with the projected incremental tax 

revenues demonstrating its ability to adequately participate in the funding of the project 

improvements, analysis of other financing options is not being considered in this analysis. This 

does not mean the Agency, nor the City should not pursue other financing options, especially 

available grants, rather those options are not being considered in the analysis of the Agency’s 

ability to participate in this project. 

Impact on Taxing Districts 

Tax rates used in this analysis are shown in Table 4.1 Taxing districts’ ability to increase budgets 

is limited by Idaho Code. Therefore, the impact of revenue allocation on taxing districts is more 

constrained by law than by the use of urban renewal to assist with public infrastructure needs 

of economic development or rehabilitation. Following closure of the revenue allocation area, 

affected taxing districts will be able to add 80% of the increment value to the new construction 

roll permitting a budget capacity increase to the overlapping taxing districts that may exceed 

the 8% budget increase cap. 

1 The tax levy rates used in this financial analysis are the 2021 certified tax levy rates for Twin Falls County. The 

certified tax levy rates for tax year 2022 were not available at the time of this analysis and using the 2021 certified 

rates provides a better analysis than estimating the 2022 tax levy rates would provide. 
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certified tax levy rates for tax year 2022 were not available at the time of this analysis and using the 2021 certified 
rates provides a better analysis than estimating the 2022 tax levy rates would provide. 



Table 4: 

2021 Tax Levy Rates 

       
    

Tax levy 

Applied to URD 

BUHL 0.009588422 

BUHL HIGHWAY DISTRICT 0.001361017 

BUHL SCHOOL DISTRICT #412 0.000008794 

COLLEGE OF SOUTHERN IDAHO 0.000924499 

TWIN FALLS COUNTY 0.003604221 

TWIN FALLS COUNTY AMBULANCE DISTRIC 0.000148295 

TWIN FALLS COUNTY PEST ABATEMENT 0.000085067 

WEST END CEMETERY 0.000101111 

TOTAL 0.015821426 

Taxing District 

     
   
   
   
   
   
   
   

  

      
Cash Flow Analysis 

The Cash Flow Analysis in Table 5 shows the anticipated revenues to the Agency from Table 3, 

the Expenses shown in Table 2, and the operating and debt service expenses allocated to each 

year as applicable, to pay the costs public improvements funded by the developer and city. 
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The Cash Flow Analysis in Table 5 shows the anticipated revenues to the Agency from Table 3, 
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Buhl Williams St Annexation 22 23 24 

2022 2023 2024 Total 

Beginning Balance S - S 492,781 | S 22,850 

Source of Funds 

Beginning Cash| $ 648,814 S$ 648,814 

Revenue Allocation| $ 403,967 | $ 418,069 | $ 442,492 S$ 1,264,528 

City contribution (in-kind) S$ 125,000 | $ 130,000 S$ 255,000 

Total Funds Available S$ 1,052,781 |S 1,035,850 | $ 595,342 S$ 2,168,342 

PROPOSED IMPROVEMENTS 

1 Roads| $ 335,880 S$ 335,880 

2 Sewer Improvements| $ 126,300 5 126,300 

3 Water Improvements| $ 131,500 S 131,500 

4 Sidewalk, curb & Gutter| $ 185,556 S 185,556 

5 Storm Water Collection| $ 35,250 S 35,250 

Fair Street Curb, Gutter Water line 

6 improvements S 647,000 S 647,000 

Milner Curb, Gutter Water line 

7 improvements S 256,000 S$ 256,000 

8 Aiken Street Curb & Gutter S$ 80,000 S$ 80,000 

9| South Pressure Zone Booster Pump S$ 80,000 S$ 80,000 

McCollum Area R Water line, S 

10 Roberson Sewre Line S$ 280,000 S$ 280,000 

Craven Street - Water line 

11 improvements S 85,000 5 85,000 

TOTAL INVESTMENTS S 814,486 | $ 903,000 | $ 525,000 S$ 2,242,486 

TIF FUNDED IMPROVEMENTS 

1 Roads| $ 206,191 | $ - S$ - S$ 206,191 

2 Sewer Improvements| $ 77,534 | S - S$ - S 77,534 

3 Water Improvements| $ 80,726 | $ - S - S 80,726 

4 Sidewalk, curb & Gutter| $ 113,910 | $ - S - S 113,910 

5 Storm Water Collection| $ 21,639 | S$ - S - S 21,639 

Fair Street Curb, Gutter Water line 

6 improvements| $ - S 647,000 | $ - S$ 647,000 

Milner Curb, Gutter Water line 

7 improvements| $ - S 256,000 | $ - S$ 256,000 

8 Aiken Street Curb & Gutter| $ - S - S$ 80,000 S$ 80,000 

9] South Pressure Zone Booster Pump| $ - S$ - S$ 80,000 S$ 80,000 

McCollum Area R Water line, S 

10 Roberson Sewre Line| $ - S - S$ 280,000 S$ 280,000 

Craven Street - Water line 

11 improvements| $ - S - S 85,000 S 85,000 

Total Reimbursable Expenses S 500,000 | S 903,000 | $ 525,000 S 1,928,000 

2023 2024 2025 Total 

Net guallzhle for Operating Expenses s 1052781 |8 1,035,850 $ 595,342 $ 2,168,342 

& Debt Service\Improvements 

OPERATING EXPENSES 

Agency Operating Expenses| $ 10,000 | $ 60,000 | $ 60,000 S$ 130,000 

Eligibilty Report S$ - 

Urban Renewal Plan| $ 50,000 | $ 50,000 | $ 10,000 S$ 110,000 
$ R 

TOTAL OPERATING EXPENSES S$ 60,000 | $ 110,000 | $ 70,000 S$ 240,000 

Net Available After Operating 

Expenses| $ 992,781 | $ 925,850 | $ 525,342 S 1,928,342 

DEBT SERVICE\IMPROVEMENTS COSTS S - 

Available for Debt 

Service\lmprovements| $ 992,781 | S$ 925,850 | $ 525,342 S 1,928,342 

Debt Service\Improvements 

Obligation| $ 500,000 | $ 903,000 | $ 525,000 S$ 1,928,000 

TOTAL DEBT 

SERVICE\IMPROVEMENTS| $ 500,000 | $ 903,000 | $ 525,000 S$ 1,928,000 

Total Use of TIF Funds (Operating 

Costs + debt service\Improvement| S 560,000 | $ 1,013,000 | S 595,000 S$ 2,168,000 

costs) 

Available for Other In-District Projects| $ 492,781 | S$ 22,850 | S 342 

Ending Balance S 492,781 | S$ 22,850 | S 342 S 342 
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Table 5: Cash Flow Analysis 
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11 improvements S 85,000 5 85,000 
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1 Roads| $ 206,191 | $ - S$ - S$ 206,191 

2 Sewer Improvements| $ 77,534 | S - S$ - S 77,534 

3 Water Improvements| $ 80,726 | $ - S - S 80,726 

4 Sidewalk, curb & Gutter| $ 113,910 | $ - S - S 113,910 

5 Storm Water Collection| $ 21,639 | S$ - S - S 21,639 

Fair Street Curb, Gutter Water line 

6 improvements| $ - S 647,000 | $ - S$ 647,000 

Milner Curb, Gutter Water line 

7 improvements| $ - S 256,000 | $ - S$ 256,000 

8 Aiken Street Curb & Gutter| $ - S - S$ 80,000 S$ 80,000 

9] South Pressure Zone Booster Pump| $ - S$ - S$ 80,000 S$ 80,000 

McCollum Area R Water line, S 

10 Roberson Sewre Line| $ - S - S$ 280,000 S$ 280,000 

Craven Street - Water line 

11 improvements| $ - S - S 85,000 S 85,000 

Total Reimbursable Expenses S 500,000 | S 903,000 | $ 525,000 S 1,928,000 

2023 2024 2025 Total 

Net guallzhle for Operating Expenses s 1052781 |8 1,035,850 $ 595,342 $ 2,168,342 

& Debt Service\Improvements 

OPERATING EXPENSES 

Agency Operating Expenses| $ 10,000 | $ 60,000 | $ 60,000 S$ 130,000 

Eligibilty Report S$ - 

Urban Renewal Plan| $ 50,000 | $ 50,000 | $ 10,000 S$ 110,000 
$ R 

TOTAL OPERATING EXPENSES S$ 60,000 | $ 110,000 | $ 70,000 S$ 240,000 

Net Available After Operating 

Expenses| $ 992,781 | $ 925,850 | $ 525,342 S 1,928,342 

DEBT SERVICE\IMPROVEMENTS COSTS S - 

Available for Debt 

Service\lmprovements| $ 992,781 | S$ 925,850 | $ 525,342 S 1,928,342 

Debt Service\Improvements 

Obligation| $ 500,000 | $ 903,000 | $ 525,000 S$ 1,928,000 

TOTAL DEBT 

SERVICE\IMPROVEMENTS| $ 500,000 | $ 903,000 | $ 525,000 S$ 1,928,000 

Total Use of TIF Funds (Operating 

Costs + debt service\Improvement| S 560,000 | $ 1,013,000 | S 595,000 S$ 2,168,000 
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Available for Other In-District Projects| $ 492,781 | S$ 22,850 | S 342 
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22 23 24
2022 2023 2024 Total

-$                  492,781$          22,850$            
Source of Funds

Beginning Cash 648,814$          648,814$             
Revenue Allocation 403,967$          418,069$          442,492$          1,264,528$          

City contribution (in-kind) 125,000$          130,000$          255,000$             
Total Funds Available 1,052,781$       1,035,850$       595,342$          2,168,342$          

1 Roads 335,880$          335,880$             
2 Sewer Improvements 126,300$          126,300$             
3 Water Improvements 131,500$          131,500$             
4 Sidewalk, curb & Gutter 185,556$          185,556$             
5 Storm Water Collection 35,250$            35,250$               

6
Fair Street Curb, Gutter Water line 

improvements 647,000$          647,000$             

7
Milner Curb, Gutter Water line 

improvements 256,000$          256,000$             
8 Aiken Street Curb & Gutter 80,000$            80,000$               
9 South Pressure Zone Booster Pump 80,000$            80,000$               

10
McCollum Area R Water line, S 

Roberson Sewre Line 280,000$          280,000$             

11
Craven Street - Water line 

improvements 85,000$            85,000$               
TOTAL INVESTMENTS 814,486$          903,000$          525,000$          2,242,486$          

1 Roads 206,191$          -$                  -$                  206,191$             
2 Sewer Improvements 77,534$            -$                  -$                  77,534$               
3 Water Improvements 80,726$            -$                  -$                  80,726$               
4 Sidewalk, curb & Gutter 113,910$          -$                  -$                  113,910$             
5 Storm Water Collection 21,639$            -$                  -$                  21,639$               

6
Fair Street Curb, Gutter Water line 

improvements -$                  647,000$          -$                  647,000$             

7
Milner Curb, Gutter Water line 

improvements -$                  256,000$          -$                  256,000$             
8 Aiken Street Curb & Gutter -$                  -$                  80,000$            80,000$               
9 South Pressure Zone Booster Pump -$                  -$                  80,000$            80,000$               

10
McCollum Area R Water line, S 

Roberson Sewre Line -$                  -$                  280,000$          280,000$             

11
Craven Street - Water line 

improvements -$                  -$                  85,000$            85,000$               
Total Reimbursable Expenses 500,000$          903,000$          525,000$          1,928,000$          

2023 2024 2025 Total
Net available for Operating  Expenses 
& Debt Service\Improvements

1,052,781$       1,035,850$       595,342$          2,168,342$          

OPERATING EXPENSES
Agency Operating Expenses 10,000$            60,000$            60,000$            130,000$             

Eligibilty Report -$                    
Urban Renewal Plan 50,000$            50,000$            10,000$            110,000$             

-$                    
TOTAL OPERATING EXPENSES 60,000$            110,000$          70,000$            240,000$             

Net Available After Operating 
Expenses 992,781$          925,850$          525,342$          1,928,342$          

DEBT SERVICE\IMPROVEMENTS COSTS -$                    
Available for Debt 

Service\Improvements 992,781$          925,850$          525,342$          1,928,342$          
Debt Service\Improvements 

Obligation 500,000$          903,000$          525,000$          1,928,000$          
TOTAL DEBT 

SERVICE\IMPROVEMENTS 500,000$          903,000$          525,000$          1,928,000$          

Total Use of TIF Funds (Operating 
Costs + debt service\Improvement 

costs)
560,000$          1,013,000$       595,000$          2,168,000$          

Available for Other In-District Projects 492,781$          22,850$            342$                 
Ending Balance 492,781$          22,850$            342$                 342$                    

Buhl Williams St Annexation

Beginning Balance

PROPOSED IMPROVEMENTS

TIF FUNDED IMPROVEMENTS

Table 5: Cash Flow Analysis 



Conclusion 

The analysis demonstrates that the Project Area will generate adequate funds to fund the 

necessary public improvements. The investment in public infrastructure as part of the Williams 

Street Annexation in combination with the other improvements identified in this report will 

benefit the community by addressing the traffic congestion issues generated by the accelerated 

growth in the community as well as extend city services to areas that are currently 

underserved. 

Should development occur at a slower pace than anticipated or partnerships anticipated in this 

analysis do not materialize, the Agency will have to prioritize its investment in the proposed 

public improvements. 

It is possible that the Agency could decide to end the urban renewal plan earlier than the 

twenty-four-year life allowable for this Plan under the Idaho Economic Development Law and 

the Idaho Urban Renewal Act if the tax revenues pay off the cost of the public improvements 

earlier than anticipated. 

Long term, the investment will allow controlled growth in the community and provide 

additional revenues to the taxing entities thus lowering the taxing burden on all taxpayers. 
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Conclusion 
 
The analysis demonstrates that the Project Area will generate adequate funds to fund the 
necessary public improvements.  The investment in public infrastructure as part of the Williams 
Street Annexation in combination with the other improvements identified in this report will 
benefit the community by addressing the traffic congestion issues generated by the accelerated 
growth in the community as well as extend city services to areas that are currently 
underserved.   
 
Should development occur at a slower pace than anticipated or partnerships anticipated in this 
analysis do not materialize, the Agency will have to prioritize its investment in the proposed 
public improvements. 
 
It is possible that the Agency could decide to end the urban renewal plan earlier than the 
twenty-four-year life allowable for this Plan under the Idaho Economic Development Law and 
the Idaho Urban Renewal Act if the tax revenues pay off the cost of the public improvements 
earlier than anticipated.  
 
Long term, the investment will allow controlled growth in the community and provide 
additional revenues to the taxing entities thus lowering the taxing burden on all taxpayers. 
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APPENDIX A 
 

Detailed Fiscal Analysis of the  
 

Original McCollum RAA 
 

and the proposed 
 

Williams St Annexation Area 



T 
ax Revenue Received 

Year 

Projected 

Increment Value 

  

Projected 

Levy Rate 

McCollum Original 

Projected 

Revenues 

Projected Project 

Expenses 

Projected Agency 

Operating Expenses 

  

    
2022 2023 25,790,839 

2023 2024 25,790,839 

2024 2025 25,790,839 
  

Total Incremental Tax 

Revenue 

    
$1,203,823 $ 

  
  

Cash On Hand $ 648,814 
  

Anticipated City In-kind 

Total Funds Available 
  

Comments 

  

Projected expenses are comprised soley of administrative expenses as provided by Buhl URA Staff. Projected 

revenues are solely from the existing McCollum RAA and do not include any projected revenues from the proposed 

Williams St Annexation 

Williams St Annexation ONLY 

  

    

Tax . Projected Projected | Projected Projected Project Projected Agency 
Revenue Received i) 

Year Increment Value | Levy Rate | Revenues Expenses Operating Expenses 

2022 2023 - 0.015663212| S$ - 

2023 2024 1,200,000 |0.015506580| $ 18,608 

2024 2025 2,775,000 | 0.015506580| $ 43,031 

Total Incremental Tax 

Revenue $ 61,639     
  

Cash On Hand 

Anticipated City In-kind 

$ 648,814 

  

Total Funds Available 
  

Comments 

  

Proposed improvements in the Williams St Annexation total $814, 436 with the Agency committing $500,000 

towards the project out of cash on hand plus future revenues. Projected revenues are solely from the anticipated 

increment value in the annexed area exclusive of the original McCollum Addition. Provided the Annexation of the 

Williams Street area is approved, the Cash On Hand shown here will come from the existing RAA into which this 

annexation will be added, thus become available for use within the newly annexed area. 

   
           

  

Projected 

Increment Value 

Combined Original Williams St Annexation 

Projected Project Projected 

Levy Rate 

Projected 

Revenues Expenses    
Projected Agency 

Operating Expenses 

  

  

    

       

2023 | 2024 S 26,960,747 |0.015506580| S 418,069 | $ 903,000 | $ 110,000 

2024 | 2025 S 28,535,747 |0.015506580| S 442,492 | S 525,000 | S 

Total Incremental Tax 

Revenue $1,264,528 | $§ 1,928,000 
  

Cash On Hand 

  
$ 648,814 

    

  

Anticipated City In-kind $ 255,000 
  

Total Funds Available 

Comments 
  

  $2,168,342   

  

Revenue and expense projections are combined for the existing McCollum RAA and the proposed Williams St 

Annexation AND include additional proposed projects within the original McCollum RAA. Projected revenues 

anticipates a $68,000 in-kind contribution from the City of Buhl to leverage proposed improvements of $1,428,000. 
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Anticipated City In-kind 

$ 648,814 

  

Total Funds Available 
  

Comments 

  

Proposed improvements in the Williams St Annexation total $814, 436 with the Agency committing $500,000 

towards the project out of cash on hand plus future revenues. Projected revenues are solely from the anticipated 

increment value in the annexed area exclusive of the original McCollum Addition. Provided the Annexation of the 

Williams Street area is approved, the Cash On Hand shown here will come from the existing RAA into which this 

annexation will be added, thus become available for use within the newly annexed area. 

   
           

  

Projected 

Increment Value 

Combined Original Williams St Annexation 

Projected Project Projected 

Levy Rate 

Projected 

Revenues Expenses    
Projected Agency 

Operating Expenses 

  

  

    

       

2023 | 2024 S 26,960,747 |0.015506580| S 418,069 | $ 903,000 | $ 110,000 

2024 | 2025 S 28,535,747 |0.015506580| S 442,492 | S 525,000 | S 

Total Incremental Tax 

Revenue $1,264,528 | $§ 1,928,000 
  

Cash On Hand 

  
$ 648,814 

    

  

Anticipated City In-kind $ 255,000 
  

Total Funds Available 

Comments 
  

  $2,168,342   

  

Revenue and expense projections are combined for the existing McCollum RAA and the proposed Williams St 

Annexation AND include additional proposed projects within the original McCollum RAA. Projected revenues 

anticipates a $68,000 in-kind contribution from the City of Buhl to leverage proposed improvements of $1,428,000. 
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