LEGAL NOTICE
REQUEST FOR PROPOSALS/
DEVELOPMENT OPPORTUNITY

Solicitation of a purchase and development proposal leading to a disposition and development
agreement (DDA) for: Lots 2-3 (Block 1) within Alturas Technology Park, Phase I, Moscow, ID.

The Moscow Urban Renewal Agency (MURA), the urban renewal agency for the City of Moscow,
Idaho, a public body corporate and politic, invites developers to submit a proposal with
accompanying qualifications for the purpose of disposition and development of lots 2-3 (Block 1)
within Alturas Technology Park, Phase II, Moscow, ID.

The developer selected through this RFP process will enter into an exclusive right agreement and
subsequently, a disposition and development agreement. Interested individuals and firms are
invited to obtain submission instructions from the MURA. Submission packets are available
beginning June 11, 2018. The deadline for responses is 5:00 p.m. on July 11, 2018.

For further information, please contact the Agency’s Broker, Justin Rasmussen at Palouse
Commercial Real Estate at (208) 882-3800. Responses received after the deadline will be
considered during the next award period. The disposition and development opportunity will be
awarded to the firm or firms which, in the sole opinion of MURA, is the best qualified to
successfully develop the project(s). The right is reserved to reject any or all submittals not
conforming to the intent and purpose of this Request for Proposals whenever such action appears
in the best interests of MURA. Submission of a statement of qualifications does not constitute
business terms under an eventual agreement. MURA will not pay costs incurred in responding to
this Request for Proposals. MURA may cancel this process at any time prior to the execution of
any agreement without liability. More specific information as well as terms and conditions will be
forwarded to those individuals and firms seeking to participate in the RFP process.

Publish: June 9, 2018 & June 16, 2018



MOSCOW URBAN RENEWAL AGENCY
REQUEST FOR PROPOSALS:

DISPOSITION AND DEVELOPMENT OF 1-2 LOTS IN
ALTURAS TECHNOLOGY PARK II, MOSCOW, ID

The Moscow Urban Renewal Agency (MURA) is pleased to announce the availability of two (2)
lots for disposition and development in Moscow’s Alturas Technology Park II. The Alturas
Technology Park II is located adjacent to and to the east of Alturas Technology Park I, south of
State Highway 8 and between Blaine Street and Mountain View Road, Moscow, Idaho.

The MURA invites developers to submit proposals for disposition and development of one (1) or
more of the lots in conformance with pertinent zoning restrictions, real estate covenants, conditions
and restrictions, and the Second Amended and Restated City of Moscow, Idaho Research and
Technology Park Urban Renewal/Competitively Disadvantaged Border Community Area Plan
2005 (the Urban Renewal Plan).

This competitive bid process is intended to allow interested developers to respond to development
opportunities in Alturas Technology Park. The MURA will negotiate an agreement with selected
developer(s) for purchase of lot(s) and negotiation of a Disposition and Development Agreement
(DDA).

1. Project Summary: Two (2) lots located in Alturas Technology Park II located near the
intersection of State Highway 8 and Mountain View Road, Moscow, Idaho.

e Legal Description: Lots 2 and 3, Block 1, Alturas Business Park Phase II, Moscow,
Idaho.

e Current Use: Undeveloped lots ready to build. Fully serviced with all utilities. Road
and sidewalks installed.

e Current Zoning: Research, Technology and Office (RTO).

e Ownership: Moscow Urban Renewal Agency.

e Intended Use: Uses in conformance with the Urban Renewal Plan, City of Moscow
RTO Zone and recorded conditions, covenants and restrictions.

e Price: To be negotiated, but in no case less than the fair value for uses in accordance
with the urban renewal plan as determined by a fair use appraisal.

2. Background: In 1996, the Moscow Urban Renewal Agency adopted the City of Moscow,
Idaho Research and Technology Park Urban Renewal/Competitively Disadvantaged Border
Community Area Plan 1996. The plan was designed to promote the location of clean,
technology based businesses in a quality subdivision with other similar businesses. This plan
was approved and Alturas Technology Park I was developed. Alturas I had six (6) commercial
lots and one (1) lot devoted to a public park. Building on the success of Alturas I, the MURA
proceeded with the development of Alturas Technology Park II. Alturas II has seven (7) lots
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of which two (2) are now available for purchase through this disposition and development
process.

3. Project Objective: The MURA is seeking business owners and developers who are prepared
to pay no less than the fair use market price for lots and who are willing to develop those lots
for purposes and uses in conformance with the Second Amended and Restated City of Moscow,
Idaho Research and Technology Park Urban Renewal/Competitively Disadvantaged Border
Community Area Plan 2005. The MURA envisions the development of an esthetically
pleasing and efficient research and technology park including prototype manufacturing and
office uses as allowed by current zoning regulations and real estate covenants, conditions and
restrictions, along with compliance with the Urban Renewal Plan.

4. Development Requirements: The development will conform to the requirements of the real
estate covenants, conditions and restrictions, and all development and zoning regulations along
with the Urban Renewal Plan.

5. Submittal Requirements:

The proposer shall:

e Submit a cover letter which outlines the relevant details of the development proposed to be
constructed on the lot, including, but not limited to: type of business to be conducted,
business plan, size of structure, basic design, including one or two story configuration;

e Identify funding sources;

¢ Identify business partners, principals, etc.;

¢ Be willing to execute a DDA; and

e Execute release documents as attached at time of submission of proposal.

Two (2) copies of the proposal, including the executed release documents, should be submitted
to Moscow Urban Renewal Agency, in care of Bill Belknap, Executive Director, PO Box 9203,
221 East Second Street, Moscow, Idaho, 83843. All proposals shall be clearly marked “Alturas
Lot Proposal”. Project proposals may be received at any time during regular business hours
(8:00 a.m. through 5:00 p.m. Monday through Friday, except holidays). No facsimile or email
delivery will be accepted.

The MURA reserves the right to reject any and all proposals submitted, or to waive any minor
formalities of this request if, in the judgment of the MURA, the best interest of the MURA
would be served.

6. Proposal Selection Criteria: The MURA will select the preferred development proposal
based on the following criteria:

e How the proposed development meets the MURA’s goals and objectives for the Alturas
Technology Park II area as outlined in the Urban Renewal Plan.

e Compliance of the proposed development with pertinent zoning restrictions, real estate
covenants, conditions and restrictions and the Urban Renewal Plan.
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e Probability of the proposed development’s success — based upon the stability of the
developer, market analysis, business plan, and timeline.
e Developer’s expectations of the MURA for the project’s success.

7. Target Dates and Timelines:

Notice published and RFP issued 6/9/2018
Proposals due to MURA 7/11/2018
Review of proposals completed by MURA 7/25/2018
Selection and Execution of Exclusive Negotiation Agreement (ENA) 8/2/2018
Negotiation of Disposition and Development Agreement (DDA) 8/31/2018
Execution of DDA 9/6/2018

8. Other Information: All questions regarding this RFP should be directed to MURA Executive
Director at (208) 883-7011. Only written responses from the MURA will be deemed official
responses.

9. MURA Discretion and Authority: MURA may accept such proposals as it deems to be in
the public interest and furtherance of the purposes of the Idaho Urban Renewal Law, the Urban
Renewal Plan, or it may proceed with further selection processes, or it may reject any and all
submissions. MURA will determine from the information submitted in the responses, the most
qualified developer to meet the stated duties as evaluated under the criteria set forth herein.
Final selection will be made by the MURA Commission.

The issuance of the RFP and the receipt and evaluation of submissions does not obligate the
MURA to select a developer and/or enter into the Exclusive Right to Negotiate Agreement.
Submissions do not constitute business terms under any eventual Exclusive Right to Negotiate
Agreement. The MURA will not pay costs incurred in responding to this RFP. The MURA
may cancel this process at any time prior to the execution of an Exclusive Right to Negotiate
Agreement without liability.
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Process for Selling Lots in Alturas II

The following process will be used in the marketing and sale of lots in the Alturas II
subdivision. The lots in Alturas II are owned by the Moscow Urban Renewal Agenc
(“MURA”) and the disposal of such real property is proscribed by Idaho Code §50-2011,

The following process is specifically intended to meet the requirements of Idaho Code
and to implement the intents and purposes of The Second Amended and Restated City of
Moscow, Idaho Research and Technology Park Urban Renewal/Competitively
Disadvantaged Border Community Area Plan 2005 (the “Plan”) as adopted by the
Moscow Urban Renewal Agency and the City of Moscow.

The Moscow Urban Renewal Agency may retain the services of outside vendors for the
marketing and sale of the lots, including but not limited to, the Latah Economic
Development Council, real estate brokers or agents or other entities.

Step One:  Publish Notice of Request for Proposals

Public notice of the Request for Proposals for development of the real
property must be published in a newspaper of general circulation (Moscow
Pullman Daily News) for thirty days. Such notice shall identify the area, or
portion thereof, and shall state that proposals shall be made by those
interested within thirty (30) days after the date of publication of said
notice, and that such further information as is available may be obtained at
such office as shall be designated in said notice. Responses to the RFP
must be received within the thirty day period announced in the notice.

Step Two:  Requirements of Responses

Proposers must respond within the thirty day period announced in the
notice. The proposal(s) should include a proposal for development and
purchase or lease of the property and statements of qualifications of the
proposer. The proposal must also in an executed Release, Waiver and
Indemnity Agreement (form to be provided by the Urban Renewal
Agency) as well as a letter of preliminary zoning compliance from the
City of Moscow Zoning Administrator.

Step Three: Selection of Proposals

Proposal and qualifications are considered by the MURA Commissioners
during a regular Commission meeting. If multiple proposals are received,
the MURA Commissioners shall consider all such proposals and the
financial and legal ability of the persons making such proposals to carry
them out, and may negotiate with any persons for proposals for the
purchase, lease or other transfer of any real property acquired by the
agency in the urban renewal area. The MURA may accept the proposal as
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Step Four:

Step Five:

Step Six:

Step Seven:

it deems to be in the public interest and in furtherance of the purposes of
Idaho Urban Renewal laws and the Plan.

Negotiation Procedures

After selection of the successful proposal, the MURA shall enter into an
Exclusive Negotiation Agreement (ENA) with the developer. Such ENA
shall define the terms of the negotiation, time period for negotiation,
deposit, development concept, purchase or lease price, requirements of
financial ability to complete the project, identification of process and
participants in the development of the project and other considerations.
The purpose of the ENA is to engage in good-faith negotiations with the
developer in order to assure a project that is designed to meet the intents
and purposes of the Plan.

Appraisal

After the MURA and the developer have executed the ENA, the MURA
shall retain the services of a certified real estate appraiser for the purposes
of appraisal of the property. Such appraisal shall determine the fair value
of the real property. In determining the fair value of real property for uses
in accordance with the Plan, the appraiser and the MURA shall take into
account and give consideration to the uses provided in the Plan; the
restrictions upon, and the covenants, conditions and obligations assumed
by the developer. The appraiser shall consider all matters relevant and
customary to real estate appraisals and shall consider also the objectives of
the Plan and the uses proposed by the developer.

Satisfaction of Exclusive Negotiation Agreement and Acceptance of
Appraisal

Upon successful completion of the requirements of the ENA, the MURA
and the developer shall enter into a Disposition and Development
Agreement which shall contain appropriate assurances that the developer
shall complete the project in accordance with the ENA and the Plan.

Transfer of Title
Upon the successful negotiation and execution of the Disposition and

Development Agreement, the MURA shall, for no less than the fair use
value of such property, transfer the same to the developer.

T 50-2011. DISPOSAL OF PROPERTY IN URBAN RENEWAL AREA. (a) An urban renewal
agency may sell, lease, or otherwise transfer real property or any interest therein acquired by it
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for an urban renewal project, and may enter into contracts with respect thereto, in an urban
renewal area for residential, recreational, commercial, industrial, educational or other uses or for
public use, or may retain such property or interest for public use, in accordance with the urban
renewal plan, subject to such covenants, conditions and restrictions, including covenants running
with the land, as it may deem to be necessary or desirable to assist in preventing the
development or spread of future slums or blighted areas or to otherwise carry out the purposes of
this act: Provided, that such sale, lease, other transfer, or retention, and any agreement relating
thereto, may be made only after the approval of the urban renewal plan by the local governing
body. The purchasers or lessees and their successors and assigns shall be obligated to devote
such real property only to the uses specified in the urban renewal plan, and may be obligated to
comply with such other requirements as the urban renewal agency may determine to be

in the public interest, including the obligation to begin within a reasonable time any improvements
on such real property required by the urban renewal plan. Such real property or interest shall be
sold, leased, otherwise transferred, or retained at not less than its fair value for uses in
accordance with the urban renewal plan except property disposed of by it to the community or
any other public body which property must be disposed of pursuant to the provisions of
subsection (f) of section 50-2015, Idaho Code, even though such fair value may be less than the
cost of acquiring and preparing the property for redevelopment. In determining the fair value of
real property for uses in accordance with the urban renewal plan, an urban renewal agency shall
take into account and give consideration to the uses provided in such plan; the restrictions upon,
and the covenants, conditions and obligations assumed by the purchaser or lessee or by the
urban renewal agency retaining the property; and the objectives of such plan for the prevention of
the recurrence of slum or blighted areas. The urban renewal agency in any instrument of
conveyance to a private purchaser or lessee may provide that such purchaser or lessee shall be
without power to sell, lease or otherwise transfer the real property without the prior written
consent of the urban renewal agency until he has completed the construction of any or all
improvements which he has obligated himself to construct thereon. Real property acquired by an
urban renewal agency which, in accordance with the provisions of the urban renewal plan, is to
be transferred, shall be transferred as rapidly as feasible in the public interest consistent with the
carrying out of the provisions of the urban renewal plan. Any contract for such transfer and the
urban renewal plan (or such part or parts of such contract or plan as the urban renewal agency
may determine) may be recorded in the land records of the county in such manner as to afford
actual or constructive notice thereof.

(b) An urban renewal agency may dispose of real property in an urban renewal area to private
persons only under such reasonable competitive bidding procedures as it shall prescribe or as
hereinafter provided in this subsection. An urban renewal agency may, by public notice by
publication in a newspaper having a general circulation in the community (thirty (30) days prior to
the execution of any contract to sell, lease or otherwise transfer real property and prior to the
delivery of any instrument of conveyance with respect thereto under the provisions of this section)
invite proposals from and make available all pertinent information to private redevelopers or any
persons interested in undertaking to redevelop or rehabilitate an urban renewal area, or any part
thereof. Such notice shall identify the area, or portion thereof, and shall state that proposals shall
be made by those interested within thirty (30) days after the date of publication of said notice, and
that such further information as is available may be obtained at such office as shall be designated
in said notice. The urban renewal agency shall consider all such redevelopment of rehabilitation
proposals and the financial and legal ability of the persons making such proposals to carry them
out, and may negotiate with any persons for proposals for the purchase, lease or other transfer of
any real property acquired by the agency in the urban renewal area. The urban renewal agency
may accept such proposal as it deems to be in the public interest and in furtherance of the
purposes of this act. The agency may execute such contract in accordance with the provisions of
subsection (a) and deliver deeds, leases and other instruments and take all steps necessary to
effectuate such contract.

(c) An urban renewal agency may temporarily operate and maintain real property acquired by
it in an urban renewal area for or in connection with an urban renewal project pending the
disposition of the property as authorized in this act, without regard to the provisions of subsection
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(a) above, for such uses and purposes as may be deemed desirable even though not in
conformity with the urban renewal plan.

(d) Any real property acquired pursuant to section 50-2007(d) may be disposed of without
regard to other provisions of this section if the local governing body has consented to the
disposal.

(e) Notwithstanding any other provisions of this act, and notwithstanding subsection (b) of this
section, land in an urban renewal project area designated under the urban renewal plan for
industrial or commercial uses may be disposed of to any public body or nonprofit corporation for
subsequent disposition as promptly as practicable by the public body or corporation for
redevelopment in accordance with the urban renewal plan, and only the purchaser from or lessee
of the public body or corporation, and their assignees, shall be required to assume the obligation
of beginning the building of improvements within a reasonable time. Any disposition of land to a
nonprofit corporation under this subsection shall be made at its fair value for uses in accordance
with the urban renewal plan. Any disposition of land to a public body under this subsection shall
be made pursuant to the provisions of subsection (f) of section 50-2015, Idaho Code.

(f) Property previously acquired or acquired by an agency for rehabilitation and resale shall be
offered for disposition within three (3) years after completion of rehabilitation, or an annual report
shall be published by the agency in a newspaper of general circulation published in the
community listing any rehabilitated property held by the agency in excess of such three (3) year
period, stating the reasons such property remains unsold
and indicating plans for its disposition.
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RELEASE, WAIVER AND INDEMNITY AGREEMENT
2018

The undersigned has read and fully accepts the discretion and non-liability of Urban Renewal
Agency of Moscow, Idaho (MURA), City of Moscow, Idaho (hereinafter "City") as stipulated
herein.

A. Discretion of City and MURA

MURA reserves the right in its sole discretion and judgment for whatever reasons it deems
appropriate to, at any time:

1. Modify or suspend any and all aspects of the process seeking interested developers for
the lots located in the area known as Alturas Business Park Phase II to the City of
Moscow, Latah County, Idaho, pursuant to the Second Amended and Restated City of
Moscow, Idaho Research and Technology Urban Renewal/Competitively
Disadvantaged Border Community Area Plan 2005 (hereinafter "Project"), herein
referred to as Submissions of Interest ("SOI");

2. Obtain further information from any person, entity, or group, including, but not limited
to, any person, entity, or group responding to MURA’s SOI (any such person, entity,
or group so responding is, for convenience, hereinafter referred to as "Developer"), and
to ascertain the depth of Developer's capability and desire to purchase and/or lease and
develop the property expeditiously, and in any and all other respects, to meet with and
consult with any or any other person, entity, or group;

3. Waive any formalities or defects as to form, procedure, or content with respect to its
SOI and any responses by any Developer thereto;

4. Accept or reject any proposal or statement of interest received in response to the SOI
including any proposal or statement of interest submitted by the undersigned, or select
one Developer over another;

5. Accept or reject all or any part of any materials, drawings, plans, implementation
programs, schedules, phasings, and proposals or statements, including, but not limited

to, the nature and type of development.

B. Non-Liability of City and MURA

The undersigned agrees: (1) that neither City nor MURA shall have any liability whatsoever
of any kind or character, directly or indirectly, by reason of all or any of the following; and (2) that
the undersigned has not and shall not obtain at any time, whether before or after acceptance or
rejection of any statement of interest or proposal, any claim or claims against City, MURA, or any
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of them, or against City property (all as hereinafter defined) or MURA, directly or indirectly, by
reason of all or any of the following:

1. Any aspect of the SOI, including any information or material set forth therein or
referred to therein;

2. Any modification or suspension of the SOI for informalities or defects therein;

3. Any modification of or criteria or selection or defects in the selection procedure of any
act or omission of MURA with respect thereto, including, but not limited to, obtaining
information from any Developer contacts or consultations with Developers who have
submitted statements of interest or proposals as to any matters or any release or
dissemination of any information submitted to MURA;

4.  The rejection of any statement of interest or proposal, including any statement of
interest or proposal by the undersigned, or the selection of one Developer over another;

5. The acceptance by MURA of any statement of interest or proposal;
6.  Entering into and thereafter engaging in exclusive negotiations;
7. The expiration of exclusive negotiations;

8.  Entering into any development agreement, other agreement or lease, relating to the
statement of interest or proposal, or as a result thereof;

9.  Any statement, representations, acts, or omissions of MURA in connection with all or
any of the foregoing;

10. The exercise of MURA discretion and judgment set forth herein or with respect to all
or any of the foregoing; and

11. Any and all other matters arising out of or directly or indirectly connected with all or
any of the foregoing.

The undersigned further, by its execution of this Release, expressly and absolutely waives
any and all claim or claims against MURA and MURA property, or City and City property, directly
or indirectly, arising out of or in any way connected with all or any of the foregoing.

For purposes of this section, the terms "MURA," and "City" include their respective
commissioners, appointed and elected officials, members, officers, employees, agents, selection
committee, volunteers, successors, and assigns; the terms "MURA property," or "City property"
include property which is the subject of the SOI and all other property of MURA and City, real,
personal, or of any other kind or character; the terms "claim or claims" include any and all protests,
rights, remedies, interest, objections, claims, demands, actions, or causes of actions, of every kind
or character whatsoever, in law or equity, for money or otherwise including, but not limited to,
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claims for injury, loss, expense, or damage, claims to property, real or personal, or rights or
interests therein, and claims to contract or development rights or development interests of any kind
or character, in any MURA and/or City property, or claims which might be asserted against to
cloud title to MURA or City property. The words "Developer or Developers" shall include any
person, entity or group responding to MURA's SOI.

C. Hold Harmless and Indemnity

The undersigned shall defend, hold harmless, and indemnify MURA and City, and each of
them, from and against any and all claims, directly or indirectly, arising out of the SOI and the
Undersigned's responses thereto, including, but not limited to, claims, if any, made by Undersigned
or by anyone connected or associated with Undersigned or by anyone claiming directly or
indirectly through Undersigned.

Respondent

By:

Its:

Date:

ACKNOWLEDGMENT
STATE OF IDAHO )
) ss.

COUNTY OF LATAH )
On this day of , 2018, before me, a Notary Public in and for said
State, appeared , known to me to be the person named above and

acknowledged that he executed the foregoing document in his official capacity as
of

Notary Public for the State of Idaho
Residing at
My commission expires
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ALTURAS TECHNOLOGY PARK
DECLARATION OF PROTECTIVE COVENANTS, CONDITIONS AND
RESTRICTIONS

THIS DECLARATION is made this 238D day o@h_&w%, by those
described below as "Declarant" and "Association”.

WITNESSETH:
WHEREAS, Declarant is the owner of real property in the City of Moscow,
Latah County, Idaho, described as Lots 1 through 4, Block 1, Lot 1, Block 2 and
Lot 1, Block 3, Alturas Technology Park as shown by the recorded plat thereof;
and
WHEREAS, Association has been formed to administer and manage the
Project and the Common Area of the Project, as described below, in accordance

with this Declaration:

DECLARATION

NOW THEREFORE, Declarant and Association hereby declare that the
real property described as Lots 1 through 4, Block 1, Lot 1, Block 2 and Lot 1,
Block 3, Alturas Technology Park, City of Moscow, Latah County, Idaho, as
shown by the recorded plat thereof, shall be held, leased, sold and conveyed to
others subject to the following easements, restrictions and covenants which are
for the purpose of protecting the value and desirability of, and which shall run
with, said real property and be binding on all parties having any right, title or
interest in said real property or any part thereof, their heirs, successors and
assigns, and shall inure to the benefit of each owner thereof and further declare
that the Project and Common Area, as defined below, shall be administered and
managed in accordance with this Declaration.

ARTICLE 1
DEFINITIONS
Section 1.1 "Association" shall mean and refer to Alturas Technology
Park, Inc., an Idaho nonprofit corporation.
Section 1.2 "Owner" shall mean and refer to the record owner, whether
one or more persons or entities, of a fee simple title to any part of the Park, as
defined below, including contract sellers, and to contract purchasers of any



interest therein, but excluding those having any interest merely as security for
the performance of an obligation.

Section 1.3 “Park” shall mean and refer to that real property described
as Lots 1 through 4, Block 1, Lot 1, Block 2 and Lot 1, Block 3 Alturas
Technology Park, City of Moscow, Latah County, Idaho, as shown by the
recorded plat thereof, and any additional real property that may hereafter be
made part of the Park and subject to this Declaration.

Section 1.4 "Phase |" shall mean and refer to only that real property
described as Lots 1 through 4, Block 1, Lot 1, Block 2 and Lot 1, Block 3, Alturas
Technology Park, City of Moscow, Latah County, Idaho, as shown by the
recorded plat thereof.

Section 1.5 "Project” shall mean and refer to the development known as
the Alturas Technology Park.

Section 1.6 "Common Area" shall mean: all real property and
improvements thereon owned by the Association for the common use and
enjoyment of the owners, as to which rights and/or easements pass as provided
in Section 2.1; all areas and improvements thereon within or abutting the Park
dedicated to the City of Moscow or other public agency, authority or utility for
public purposes that the City of Moscow or other public agency, authority or
utility and the Association have agreed are Common Area and shall be
maintained, repaired and/or improved by the Association, which may include the
planted areas within medians, land in its natural state, drainage easements,
landscaped areas, linear parkland, and/or other parkland and/or improvements
thereon; and any additional areas and/or improvements thereon if and only if the
owners of two thirds of the acreage comprising the Park determine that such
additional area or areas and/or improvements thereon should be Common Area.

Section 1.7 "Lot" shall mean and refer to each lot as shown by the
recorded subdivision map or plat of real property in the Park with the exception
of Common Area and any other areas dedicated for public purposes.

Section 1.8 "Declarant" shall mean and refer to Thompson Family
Limited Partnership.

Section 1.9 "City zoning ordinances" or "City Code" shall mean and refer
to the provisions of the zoning ordinances and Code of the City of Moscow,
Idaho, as in force and effect as of the date an owner obtains a building permit for
any Lot hereunder.



Section 1.10 "Board of Directors" shall mean and refer to the

Association’'s Board of Directors.
Section 1.11 "EDC” shall mean and refer to the Moscow-Latah County

Economic Development Council or its duly designated representative.

Section 1.12 “Agreement” shall mean and refer to the Agreement entered
into March 6, 1996, between Declarant and EDC.

Section 1,13 “"Marketing Agreement” refers to the Management and
Marketing Agreement entered into November 6, 1996, between Declarant and

EDC.
Section 1.14 "URA" shall mean and refer to Urban Renewal Agency of

the City of Moscow, Idaho.

ARTICLE il
PROPERTY RIGHTS
Section 2.1 Owner's Easements of Enjoyment. Every Owner and such
Owner's lawful tenants, subtenants, concessionaires, assignees and their
invitees shall have a right and easement of enjoyment in and to the Common
Area which shall be appurtenant to and shall pass with the title to every Lot,
subject to the following provisions:

(@) any and all rights of the City of Moscow, or other pubiic agency,
authority or utility;

(b) the right of the Association to suspend the voting rights of an
Owner for any period during which any assessment against his or
her Lot remains unpaid; and for a period not to exceed sixty (60)
days for any infraction of its published rules and regulations;

(c)  the right of the Declarant to dedicate or transfer all or any part of
the Common Area owned by Declarant to any public agency,
authority or utility. At such time as one-half (1/2) of the acreage
comprising the Park's Lots has been conveyed to parties other
than the Declarant, this right to dedicate or transfer easements in
the Common Area shall expire in the Declarant and transfer to the
Association.




ARTICLE Il
AS IATION AN ARD OF DIRECTOR

Section 3.1 _Appointment to Board. The Association shall be governed
by a Board of Directors consisting of one (1) director appointed by each Lot
Owner or Lessee. The right to designate a director shall be appurtenant to and
may not be separated from ownership or the leasing of any Lot. One (1) non-
voting Director representing the University of Idaho shall be appointed by the
President of the University of ldaho or his/her designee, and one (1) non-voting
Director shall be appointed by EDC. Any vacancies on the Beoard of Directors
shail be filled in the same manner in which the director whose position has
become vacant was originally appointed.

Section 3.2 Administration. The Association shall conduct its affairs in
accordance with the Idaho Nonprofit Corporation Act, the Bylaws of the
Association and this Declaration.

Section 3.3 Voting Rights. In all Association matters, a director shall be
entitied to one (1) vote for each Lot such Board member represents by
appointment. No more than one (1) vote can be cast for each Lot.

ARTICLE IV
COVENANT FOR MAINTENANCE ASSESSMENTS

Section 4.1 Creation of the Lien of Assessments. Each Owner of any Lot
by acceptance of a deed therefor, whether or not it shall be so expressed in such
deed, is deemed to covenant and agree to pay to the Association:

(a) annual assessments or charges, and

(b)  special assessments, if any, established and collected as

hereinafter provided.

However, the Association shall not at any time assess any Association
costs or expenses against Declarant arising from Declarant's ownership of
undeveloped Lots within the Property and shall indemnify and hold Declarant
harmless from any such assessments and costs.

The annual and special assessments, together with interest, costs and
reasonable attorney fees, shall be a charge on each Lot and shall be a
continuing lien upon each Lot against which each such assessment is made.

Section 4.2 Purpose of Annual Assessments. The annual assessments
levied by the Association may be used to pay for security, maintenance,




reconstruction and repair of the Common Area and improvements thereon,
insurance, taxes, legal, accounting and other professional expenses, costs and
expenses attributable to Declarant's ownership of any undeveloped Lots as if
Declarant had been assessed as an Owner under Article IV hereof (only to the
extent, if any, funds are not available from section 4.9 receipts), farming and/or
maintenance of the Park and/or land bordering the Park and any other lawful
and reasonably necessary expenses related to the Association's responsibilities
to its members.

Section 4.3 Special Assessments for Capital Improvements. In addition
to the annual assessments authorized above, the Association may levy, in any

assessment year, a special assessment applicable to that year only, for the
purpose of defraying, in whole or in part, the cost of any acquisition, leasing,
construction, reconstruction, repair or repiacement of a capital improvement
upon the Common Area, including improvements, fixtures and personal property
related thereto, provided that any such assessment shall have the written
consent of the Owners of Lots comprising at least two-thirds (2/3rds) of the total
acres situated within the Park. Any such assessment which exceeds Ten
Thousand Dollars ($10,000) in the aggregate shall have the written consent of
the Owners of Lots comprising at least three-quarters (3/4) of the total acres
situated within the Park.

Section 4.4 Uniform Rate of Assessments. Each Lot in the Park shall be
assessed that portion of the aforesaid annual or special assessments bearing
the same ratio to the total thereof as the number of acres comprising said Lot
shall bear to the total number of acres comprising all Lots, excluding all Common
area and/or land dedicated to the City of Moscow or any other public agency,
authority or utility.

Section 4.5 Date of Commencement of Annual Assessments - Due
Dates. The annual assessments provided for herein shall commence at such
time as the Board of Directors shall designate. The Board of Directors shall fix
the amount of the annual assessments against each Lot at least thirty (30) days
in advance of each annual assessment period; provided, however, that the
failure of the Board of Directors to fix the annual assessment as above provided
shall be conclusively deemed to be an election by the Board of Directors to
continue in effect the annual assessments made for the preceding annual
assessment period. Wiritten notice of the annual assessment shall be sent to
every Owner. The due dates shall be established by the Board of Directors.




The Association shall, upon demand, and for a reasonable charge, furnish a
certificate signed by a Director of the Association setting forth whether the
assessments on a specified Lot have been paid.

Section 4.6 Effect of Nonpayment of Assessments - Remedies of the
Association. Any assessments not paid within thirty (30) days after the due date
shall bear interest from the due date at the rate of eighteen percent (18%) per
annum. The Association may bring an action at faw against the Owner or
foreclose the lien against the Lot. Each such Owner, by his acceptance of a
deed to a Lot, hereby expressly vests in the Association, or its agents, the right
and power to bring all actions against such Owner for the collection of such
charges as a debt and to enforce the aforesaid lien by all methods available for
the enforcement of such liens, including judicial foreclosure by an action brought
in the name of the Association in a like manner as a mortgage lien on real
property. The lien provided for in this section shall be in favor of the Association
and shall be for the benefit of all other Lot Owners. No Owner may waive or
otherwise escape liability for the assessments provided for herein by non-use of
the Common Area or abandonment of a Lot.

Section 4.7 Subordination of the Lien to Morigage. The lien of the

assessments provided for herein shall be subordinate to the lien of any first
mortgage. Sale or transfer of any Lot shall not affect the assessment lien.
However, the sale or transfer of any Lot pursuant to mortgage foreclosure or any
proceeding in lieu thereof, shall extinguish the lien of such assessments as to
payments which became due prior to such sale or transfer. No sale or transfer
shall relieve such Lot from liability for any assessments thereafter becoming due

or from the lien thereof.

Section 4.8 Exempt Property.  All real property dedicated to, and
accepted by, a public authority shall be exempt from the assessments created

herein except in respect to any land used for business or proprietary functions.
However, no land or improvements devoted to a business use shall be exempt
from said assessments.

Section 4.9 Collection and Use of Certain Funds Derived from Lot Sales.

So long as EDC meets the sales and/or long-term lease requirements set
forth in the Agreement, from the sale of such Lots, Declarant shall pay to the
Association, at the closing of each Lot sale, the amount (hereinafter referred to
as "Funds”) required by the Agreement and the Marketing Agreement.




Funds shall be used to pay for Association's obligations to EDC under the
Agreement and Marketing Agreement and, in lieu of any assessment against
Declarant, to pay costs and expenses attributable to Declarant's ownership of
any undeveloped Lots as if Declarant had been assessed as an Owner under
Article IV hereof.

Section 4.10 Disposition_of Excess Funds. It is anticipated that the

Association may, from time to time, accumulate Funds in excess of those
reasonably necessary to meet the requirements set forth in Sections 4.9 of this
Agreement and, when such an accumulation occurs and so long as EDC meets
sales and/or long term lease requirements under the Agreement and Marketing
Agreement, the Association must declare there to be an amount of excess
income ("Excess Income”). Upon such declaration, the Association must
immediately transfer the Excess Income to EDC to be held by EDC, in trust, and
used by EDC only for the purposes of planning, marketing and developing any
additional phases of the Project contiguous to Phase | and/or any additional
phases of the Project and/or planning, marketing and developing other business
and/or technology parks or projects within Latah County, Idaho, and/or, if there
is not further development of the Project beyond Phase |, EDC may utilize
Excess Income to develop enhancements and/or improvements to Phase [. If
Association retains Excess Income because EDC has not met sales and/or long
term lease requirements under the Agreement and Marketing Agreement,
Association shall utilize Excess income for the same purposes set forth in this

section.

Section 4.11 _Management and Marketing Services. So long as EDC

meets the sales and/or long-term lease requirements set forth in the Agreement
and Marketing Agreement, EDC shall be under contract with and be paid by the
Association a fee commensurate with services provided to perform the foilowing
management services and activities for the Association:
A Provide staff support to the Association and Board.
B. Monitor all Project development for compliance with the
Declaration.
C. Ensure that development, maintenance and repair activities are
carried out for the Common Areas of the Park.
D. Act as a liaison between Lot owners and all units of government.
Represent the Association's interests during planning and
construction of the Project infrastructure.

m



F. Develop and nurture ties to the University of Idaho.

G. Provide business assistance to Lot owners and tenants of the
Project similar to the business assistance provided to North Central
Idaho Business Technology Incubator tenants.

H. Plan, develop, manage and market Phase I, in accordance with
the Agreement and Management Agreement, and negotiate, plan,
develop and market such additional phases of the Project upon
such terms and conditions as may be agreed among these parties.

l. Act as a liaison between Declarant and the Association and those

persons or entities purchasing or leasing Lots in the Project.

Recruit potential occupants for the Project.

K. Perform general marketing activities related to the Project,
including brochure development.

o

ARTICLE V
DESIGN COMMITTEE

USE RESTRICTIONS

Section 5.1_Architectural Control. In order to ensure proper landscaping
and architectural compatibility, 8 Design Committee shall be established and

shall consist of three (3) persons, two (2) of whom are members or
representatives of members selected by the Board of Directors, and one of
whom shall be the Executive Director of the Moscow-Latah County Economic
Development Council (EDC). These individuals shall serve as the Design
Committee for one year terms, or until their successors are selected. In the
event of resignation or other inability to serve of any member of the Design
Committee, the Board of Directors shall designate a successor committee
member or members.

Section 5.2 Construction of Improvements.
(a) Approval of Plans by Design Committee Required. No

improvements shall be constructed, erected, placed, altered,
maintained or permitted to remain on any Lot by any Owner or
Occupant until final plans and specifications in conformance with
the Declaration and these Design Committee Rules shall have




(b)

been submitted to and approved in writing by the Design

Committee. A basic filing fee, the amount of which shall be set

from time to time by the Design Committee, shall be paid to the

Design Committee in connection with the review of any proposed

plans or specifications or other proposed action. If said filing fee

shall be inadequate to cover the Design Committee's reasonable
expenses (including without limitation a reasonable fee for
professional services rendered by a licensed architect, landscape
architect or civil engineer and a reasonable fee for professional
services rendered by the hazardous materials consultant) in
conducting its review, the Design Committee shall assess, and the
applying Owner or Occupant shall pay, such additional amount as
shail be necessary to cover the reasonable expenses of the Design

Committee.

Content of Plans and Specifications. Prior to the construction or

alteration of any improvements on any Lot, final plans and

specifications shall be submitted in duplicate over the authorized
signature of the Owner or Occupant or both of the Lot or the
authorized agent thereof, to the Design Committee at such address
as may be specified from time to time by the Design Committee
and shall include, without prejudice to the right of the Design

Committee to require otherwise, at least the following:

(1)  Topographical plat showing contour grades (with 1-foot
contour intervals) and showing the location of all
improvements, structures, walks, patios, driveways, fences
and walls. Existing and finished grades shall be shown at
Lot corners and at corners of proposed improvements. Lot
drainage provisions, inciuding provisions for connections to
the City of Moscow drainage system, shall be included as
well as cut-and-fill details if any appreciable change in the
Lot contours is contemplated.

(2) Exterior elevations

(3)  Exterior materials, colors, textures and shapes (including the
submittal of samples where practicable).




(4) Landscaping plan, including walkways, fences and walls,
elevation changes, watering systems, trees, vegetation and
ground cover.

(5) Parking area and driveway plan.

(6) Screening of loading areas, mechanical equipment and
utility equipment, including size, location and method.

(7)  Utility connections, including routing of electrical and
telephone cables.

(8) Exterior illumination, including locations, manufacturer's
fixture number and supporting photometric test data.

(9) Fire protection system.

(10) Facilities and procedures for the containment, storage and
disposal of hazardous materials.

(11) Signs, including size, location, orientation, shape, color,
character and materials.

(12) Outside storage and refuse collection area and related
screening.

(13) Proposed construction schedule.

(14) Proposed use of parcel of land and such other matters as
may be required by the then applicable zoning code of the
City of Moscow.

If plans and specifications are not sufficiently complete or are otherwise
inadequate, the Design Committee may reject them as being inadequate, or may
approve a part thereof conditionally and reject the balance.

One set of the plans and specifications shall be kept by the Design
Committee and retained as part of its permanent files.

()

Basis of Approval. Approval of plans and specifications shall be
based, among other things, upon general adequacy of site
dimensions, landscape design, conformity and harmony of the
exterior design and of location with neighboring sites, compliance
with applicable governmental requirements, and conformity to both
the specific and general intent of the restriction and covenants set
forth in the Declaration and these Design Committee Rules, without
limitation, restrictions and covenants pertaining to Building
Coverage, floor area ratios, adequacy of parking, and landscaping
coverage. The Design Committee shall not arbitrarily or
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unreasonably withhold its approval of any plans and specifications,
and where deemed appropriate, may allow minor deviations from
the restrictions and covenants set forth in the Declaration and
Design Committee Rules. In the event that the Design Committee
shall disapprove of any plans or specifications submitted to it for
approval, it shall notify the person seeking the approval of the
specific reasons for its disapproval. Except as otherwise provided
in this Declaration, the Design Committee shall have the right to
disapprove any plans and specifications submitted hereunder on
any reasonable grounds including, but not limited to, the following:

(1)

(2)

(3)

(4)

(5)

(6)

(7)

(8)

(9)

Failure to comply with any of the restrictions set forth in the
Declaration, or these Design Committee Ruies, including,
without limitation, restrictions pertaining to Building
Coverage, floor area ratios, adequacy of parking and
landscaping coverage, and conformance with the Alturas
Technology Park Master Plan.

Failure to include information in such plans and
specifications as may have been reasonably requested by
the Design Committee.

Objection to the exterior design or the appearance of
materials employed in any structure.

Objection on the ground of incompatibility of any proposed
structure or use with existing structures or uses upon other
lots or other property in the vicinity of Alturas Technology
Park.

Objection to the location of any proposed structure with
reference to other Lots or other property in the vicinity.
Objection to the grading or landscaping plan for any Lot.
Objection to the color scheme, finish, proportions, style or
architecture, height, bulk or appropriateness of any
structure.

Objection to the methods and structures proposed for the
safe handling and storage of hazardous materials.

Objection to the design of the parking area, or the location
or design of loading areas, maneuvering areas, oOr

driveways.

11



(d)

(e)

(f)

(10) Any other matter which, in the judgment of the Design
Committee, would render the proposed improvements or use
inharmonious with the general plan for improvement of
Alturas Technology Park or with improvements located upon
other lots or other property in the vicinity.

Result of Inaction. If the Design committee fails to approve or

disapprove such plans and specifications or to reject them as being

inadequate within 60 days after submittal thereof, the person or
persons applying for said approval shall notify the Design

Committee in writing of its failure to timely approve or disapprove,

and if the Design Committee thereafter fails to send a notice of

disapproval within 30 days after receipt of such written notice, it
shall be conclusively presumed that the Design Committee has
approved such plans and specifications.

Limitation of Liability. The Declarant, the Association and the
Design Committee shall not be liable for any damage, loss or

prejudice suffered or claimed by any person on account of:

(1) The approval or disapproval of any plans, drawings or
specifications, whether or not in any way defective;

(2)  The construction of any improvement, or performance of any
work whether or not pursuant to approved plans, drawings
and specifications; or

(3) The development of any Lot within Alturas Technology Park.

Commencement and Completion of Construction in Timely Manner.

(1)  Upon the initial purchase of any Lot or Lots in the Project
from Declarant, the Owner shall, as soon as practicabie,
present all plans and specifications for improvements to be
constructed, erected or placed, on said Lot or Lots to the
Design Committee for review. If the construction is not
completed within two (2) years from the date of purchase of
said Lot or Lots by any such Owner from Declarant, the
Association may assess against the Owner of said Lot or
Lots, as a lien against said Lot or Lots, as provided under
Article IV hereof, a penalty of five percent (5%) of the
purchase price thereafter for each year or portion thereof
that construction of improvements has not been completed.

12



(2)

(3)

(4)

(5)

Upon receipt of the approval from the Design Committee,
the Owner shall, as soon as practicable, satisfy all
conditions thereof and diligently proceed with the
commencement and completion of all construction,
reconstruction, refinishing, alterations and excavations
pursuant to the approved plans and specifications.

if the Owner shall fail to satisfy all conditions and commence
the construction, reconstruction, refinishing, alteration or
other work pursuant to the approved plans and
specifications within 1 year from the date of such approval,
any approval given by the Design Committee shall be
deemed revoked unless upon the written request of the
Owner made to the Design Committee prior to the expiration
of said 1-year period and upon a finding by the Design
Committee that there has been no change in circumstances,
the time for such commencement is extended in writing by
the Design Committee.

The Owner shall in any event complete the construction,
reconstruction, refinishing or alteration of the foundation and
all exterior surfaces (including the roof, exterior walls,
windows and doors) of any improvement on his Lot within 1
year after commencing construction thereof, except and for
so long as such completion is rendered impossible or would
result in great hardship to the Owner due to strikes, fires,
national emergencies or natural calamities. If the Owner
fails to comply with this paragraph, the Design Committee
shall notify the Association of such failure, and the
Association, at its option, may complete the exterior in
accordance with the approved plans and specifications or
remove the improvement, and the Owner shall reimburse the
Association for all expenses incurred in connection
therewith.

Upon the completion of any construction or reconstruction
of, or the alteration or refinishing of the exterior of, any
improvement, or upon the completion of any other work for
which approved plans and specifications are required
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(6)

hereunder, the Owner shall give notice thereof to the Design
Committee, and within 60 days thereafter the Design
Committee, or its duly authorized representative, may
inspect such improvement to determine whether it was
constructed, reconstructed, altered or refinished in
substantial compliance with the approved plans and
specifications. If the Design Committee finds that such
construction, reconstruction, alteration, or refinishing was
not done in substantial compliance with the approved plans
and specifications, it shall notify the Owner of such
noncompliance within such 60-day period and shall require
the Owner to remedy such noncompliance. If upon the
expiration of 60 days from the date of such notification the
Owner shall have failed to remedy such noncompliance, the
Design committee shall notify the Association of such
failure, and the Association, at its option, may remove the
improvement or remedy the noncompliance, and the Owner
shall reimburse the Association for ail expenses incurred
connection therewith. If for any reason the Design
Committee fails to notify the Owner of any noncompiiance
within 60 days after receipt of said notice of completion
thereof from the Owner, the improvement shall be deemed
to be in accordance with said approved plans and
specification.

Prior to and during construction of improvements, every
Owner shall maintain his/her Lot free of weeds in a sightly,
well maintained and well kept manner. If the Association
determines that a Lot Owner is not in compliance, the
Association will notify the owner of the Lot(s) in writing that
are in violation. If the situation is not remedied within 30
days, the Association shall take the necessary steps to
cause the Lot(s) to be brought back into a well-maintained
state. Any costs incurred by the Association will be
assessed against the Owner of such Lot and become a lien
against such Lot as provided in Article |V hereof.
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(g) Construction Without Approval. If any improvement is constructed,
altered, erected, placed or maintained upon any Lot or any new

use commenced upon any Lot other than with the specific approval
by the Design Committee pursuant to the provisions of the
Declaration and these Design Committee Rules or other than in
accordance with such approved plans and specifications, such
construction, alteration, erection, placement, maintenance or use
shall be deemed to have been undertaken in violation of the
Declaration and these Design Committee Rules, and upon written
notice from the Asscciation or the Declarant, any such
improvement so constructed, altered, erected, placed, maintained
or used upon any Lot in violation of the Declaration or these
Design Committee Rules shall be removed or altered so as to
conform to the Declaration and these Design Committee Rules and
to approved plans and specifications, and any such use shall
cease or be modified so as to conform to the Declaration and these
Design Committee Rules. Should such removal or alteration, or
cessation or modification of use not be accomplished within 30
days after receipt of such notice, then the party in breach of the
Declaration or these Design Committee Rules shall be subject to
the enforcement procedures set forth in Section 6.1 of the

Declaration.

Section 5.3 Development Standards. The following standards are
intended to control the character and intensity of development within the Park.
Although these standards are expressed as minimums or maximums, as
applicable, the precise standards applicable to a given Lot will be determined by
the Design Committee. The Design Committee may require more restrictive
standards but in no case shall the Design Committee permit a standard which is
less restrictive than as set forth herein or in the Declaration or as set by
governmental agencies having jurisdiction over the development of the Park.
This discretionary authority is necessary to provide the flexibility required to
implement the intent of these Design Committee Rules in providing a high quality
character of development. In addition to the development standards set forth
herein or in the Declaration, or otherwise set by the Design Committee, the
development of the Park shall also be subject to all applicable standards set by
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the State of Idaho, Latah County, and City of Moscow, or any other
governmental authority having jurisdiction over the premises, including without
limitation the standards from time to time set forth in the Zoning Ordinance,
Subdivision Ordinance and/or Land Use Ordinance of the City of Moscow, or any
successor or replacement thereof, as applied to the Park, provided, however,
that if the standards set forth in this Declaration are more restrictive than the
standards established by the City of Moscow that the standards set forth in this
Declaration shall control.
(a) Lot Area.

(b)

(d)

(1)  Except as set forth in the Declaration, the Minimum lot Size
for each Lot shall be as designated in the zone and plat
map.

Building_Coverage. The maximum Building Coverage shall not

exceed 25% of the total Lot area.

Height Limitations. The maximum height of all buildings and

structures shall be 65 feet as measured vertically from the ground

elevation at all points to the roof piate of the building; provided,
however, that antennas or towers for the transmission or reception
of telephone, television, microwave or radio signals which exceed
such height may be permitted with the consent of the Design

Committee pursuant to Section 3(h) below.

Setback Requirements. The minimum distance between

improvements and property boundaries shall be as follows:

(1)  From Lot boundaries which abut public streets, the minimum
setback for all buildings and structures shall be twenty-five
feet from any boundary of a Lot adjoining a street or area
designated for roadway use.

(2) For all side and rear Lot boundaries, the setbacks for all
buildings and structures shall be not less than 20 feet,
except when adjacent to R-1, R-2, R-3 or R4 zoned
property in which event side and rear yard setbacks must be
20 feet or equivalent to the height of the building, whichever
is greater.

(3) From Lot boundaries, the setback for bicycle and pedestrian
area, if any, shall be not less than 5 feet.
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(e)

()

Exceptions to the Setback Requirements. The following

improvements, or parts of improvements, are specifically excluded
from the setback requirements set forth in Section 5.1(e) above:

(1)

(2)
(3)

(4)
(5)

(6)

(7

(8)
(%)

Roof overhangs, unenclosed balconies and decks, subject
to the approval in writing from the Design Committee
provided said overhangs, unenclosed balconies and decks
do not extend more than 6 feet into the setback area;

Steps and walkways;

Fences and walls, except that no fence or wall shall be
placed closer than 25 feet from a Lot boundary fronting upon
any public street without the prior written approval of the
Design Committee;

Landscaping and irrigation systems;

Planters, not to exceed 3 feet in height, except that planters
of greater height may be built within the setback area with
the prior written approval of the Design Committee;

Park identification signs, directional signs and signs
identifying the Owner or occupant of a Lot, subject to the
prior written approval of the Design Committee;

Lighting fixtures, subject to the prior written approval of the
Design Committee;

Underground utilities and sewers; and

Driveways, as hereinafter provided, subject to the timitations
on offstreet parking and internal circulation set forth above.

Offstreet Parking Requirements. Except as set forth in this

Declaration, offstreet vehicular parking shall be provided according
to the City of Moscow's Zoning Ordinance.

(1)

Required offstreet parking shall be provided on the Lot
requiring the parking, on a contiguous Lot, or within such
distance from the Lot as the Design Committee deems
reasonable. Where parking is provided other than upon the
Lot concerned, the Association shall be given a certified
copy of a recorded instrument, duly executed and
acknowledged by the person or persons hoiding title to the
lot or other property upon which the parking area is located,
stipulating to the permanent reservation of the use of the lot
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(9)

or other property for such parking area. In no case shall the
provisions of parking on another Lot result in an inadequate
number of parking spaces being provided to serve the uses
and operations on that other Lot, in accordance with the
parking requirements of these Design Committee Rules.

(2)  Parking areas shall be paved so as to provide dust-free, all-
weather surfaces and shall be curbed and guttered with
concrete. Each parking space provided shall be designated
by lines painted upon the paved surface.

(3) In all parking areas, the parking spaces, driveways and
space for the movement of vehicles shall be designed in
accordance with the City of Moscow Zoning Ordinance, as
the same may be amended from time to time.

(4)  From Lot boundaries, the setback for offstreet parking areas
shall be not less than 5 feet.

Loading and Maneuvering. Adequate area shall be provided on

each Lot for all loading and maneuvering of trucks and other

vehicles in order that such operations will not be carried out in the
streets. Such areas shall be located and screened as follows:

(1)  No loading docks or areas shall face the street or be placed
on the sides of a building less than 50 feet from the front
property boundary. If loading docks or areas are located on
the sides of a building, they shall be screened from public
view. Such screening shall be of design and material which
is compatible with and complementary to the building design
and material used in building construction or landscaping,
and shall be located so that no loading areas are visible
from any Lot lines which abut a public street or from any
adjacent Lots.

(2) Al truck loading, unloading and circulation areas shall be
separated from automobile circulation and parking areas,
particularly guest parking, to the extent reasonably possible.

(3)  All loading areas shall be designated in accordance with the
City of Moscow Zoning Ordinance, as the same may be
amended from time, and shall be subject to approval of the
Design Committee.
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(h)

(i)

Driveways. On each Lot driveways shall be provided as follows:

(1)

(2)
(3)

Each Lot shall be permitted to have 2 curb cuts on a public
street upon which the lot fronts. Additional curb cuts shall
be permitted with the approval of the Design Committee, but
at a rate no less than 1 curb cut per 100 feet of street
frontage (after 200 feet for the first 2 cuts.) The location of
curb cuts to the main entrance to each Lot shall correspond
to breaks in the center median, if any, of public streets, to
the extent reasonably possible.

Driveway width shall be a maximum of 30 feet.

Driveways shall be paved with asphalt or concrete and
generally curbed and guttered, uniess otherwise approved
by the Design Committee in writing.

Landscaping and Screening. The landscaping and screening

requirements for each Lot shall be as follows:

(1)

)

(3)

(4)

()

All portions of a Lot not used for parking, circulation,
buildings or storage shall be permanently landscaped.

All required setback areas, exclusive of permitted offstreet
parking areas and private drives for ingress, egress or
circulation, shall be landscaped.

A minimum of 4 feet of iandscaping shall be provided
between the exterior walls of all buildings and detached or
uncovered parking areas or internal circulation areas.

All portions of a Lot not fronting on a street and not used for
parking, circulation, buildings or storage shall be planted
with species appropriate to the building design and
environmental condition. This includes areas held for future
development or future expansion of parking areas.

All required setback areas fronting the street shall be
landscaped and maintained in good order and condition by
the Owner or occupant of any Lot whose property line fronts
onto the street.

Landscape treatment of the Lot shall be in the form of grass
lawns, shrubs, and ground covers, shade trees in parking
area, street trees, and plantings in areas used as dividers
and in any areas of limited use. Landscaping shail be used
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(7)

(10)

(11)

to mark entrance points and parking areas. It shall be used
to enhance building scale and form. Landscape treatment
shall not interfere with sight line requirements at street or
driveway intersections.

Areas used for parking shall be screened from view from
adjacent streets and highways by plant materials, berms, or
attractive fencing. Such screening shall extend a minimum
of 42 inches above pavement in said parking area. Plant
materials used for this purpose shall consist of lineal or
grouped masses of shrubs and trees. Berms shall have
slope of 1:4 or less.

All parking areas shall be planted with trees (spreading
shade trees preferred) at close regular intervals, with 1 tree
per 8 parking spaces in double-loaded aisles and 1 tree per
4 parking spaces in single-loaded aisles.

The use of landscaping for climate control shall be
encouraged, particularly the use of large canopy trees for
shade. Use of diverse and colorful plant materials indicative
of the Lot's intrinsic character shall also be encouraged.
Landscaping in accordance with the plans submitted and
approved by the Design Committee must be installed prior to
the occupancy of the building, except that in case of bad
weather conditions, the landscaping may be installed
following occupancy, provided a security bond (naming the
Association as obligee) equal to the cost of the landscaping
is submitted to the Design Committee prior to occupancy.
Landscape irrigation systems are required. All landscaped
areas shall be maintained. Lots shall not be allowed to
become weed-infested or grass, shrubs and trees to become
overgrown and unsightly. If the Association finds such a
condition to exist, the Association will notify the Owner of
the Lot(s) in writing that they are in violation and if the
situation is not remedied within 30 days, the Association
shall take the necessary steps to cause the Lot to be
brought back into a well-maintained state. Any costs
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Section 5.4

incurred by the Association will be charged to the Owner of
the Lot.

Building and Site Design. The objective in building

standards is to obtain consistency and quality in architectural design in order to
protect and enhance the well planned campus image of the Park. In order to
maintain consistency, yet permit interest and variety and the use of new
materials as they develop, all architectural designs, including those for
alterations, additions or remodeling, are subject to review and approval of the
Design Committee. The design requirements specified below are intended to
convey a general tone and ambiance desired for the Park. The design
requirements are deliberately general in nature in order to permit some flexibility

in design.

(a)

Building Design. The general design character expressed on each
Lot shall be in keeping with the campus-like setting of the Park.
The building theme shall reflect the Lot's intrinsic character.
Building architecture shall be of high quality but natural appearing,
emphasizing the outdoor environment, and shall comply with the

following provisions.

(1)

(3)

(4)

The architecture should make use of design details which
express a campus-like image and could include such
elements as steeply pitched roofs, strong horizontal
features, the use of terraces, wide overhangs, louvers,
trellises and other design details.

Building appearance should express the structural system of
the building. Expression of the roofline, the baseline of
buildings and the main building entry should be emphasized
features. Door and window openings, including service
doors, should be integrated into the building appearance
through modular organization and/or scoring systems.
Where more than 1 building is constructed on a Lot, all
buildings shall reflect the same design expression, finish
materials and colors.

Building materials shall be of high quality, and
craftsmanship should be emphasized.
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(b)

(€)

(5) Exterior walls shall be finished in concrete stucco, wood,
brick, metal, block, stone, glass, or combinations thereof.
Metal buildings will be permitted provided their compatibility
with the intent of these guidelines can be satisfactorily
demonstrated.

(6) Use of color-tinted glazing is encouraged in all buildings.
Reflective glazing will be permitted provided that glare will
not adversely affect surrounding properties or be a traffic
hazard.

(7)  Roofing materials visible from adjacent lots shall be metal or
tile. Other materials may be permitted if the building design
is enhanced and the character of Alturas Technology Park is
maintained, except that pitch and gravel shall not be
permitted.

(8) The color tones of all building finishes should be subtle.
Color contrast for accent and articulation of building
appearance features should be moderate, not severe. Color
schemes will be consistent throughout the exterior of the
building. Super graphics and decorative painting that do not
relate to architectural features will not be permitted.

(9)  For nonbuilding improvements, high quality, soft-textured
materials which complement the building and convey a
campus-like image should be used where possible; textured
concrete or tile, gravel pathways, natural stone walls,
textured concrete block, wooden decks and benches, and
craftsmanship should be emphasized.

Grading_and Drainage. Each Lot shall have its own onsite

drainage system to collect and channel all storm runoff generated

on site to designated drainage laterals in the Park overall drainage
system. All surface drainage, including roof drainage of buildings,
shall be designed to conform to the overall drainage of the Park.

Site grading shall conform with requirements of the grading

ordinance of the City of Moscow.

Excavation. No excavation shall be made except in conjunction

with construction of an improvement. When such improvement is
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completed, ali exposed openings shall be back-filled, graded and
returned to original landscaped condition.

(d) Outside Storage and Refuse Collection Areas. Outside storage
and refuse collection areas shall only be permitted as provided

below.

(1)

(2)

(e)  Signs.

No materials, supplies or equipment including storage tanks,
shall be stored upon a Lot except inside an enclosed
building or enclosed area.

Trucks or other motor vehicles may be stored outside,
provided the storage area for such vehicles is located or
screened so as not to be visible from adjacent lots or from
the Lot boundary abutting a public street. Any storage
areas screened by visual barriers shall be located in the
rear portions of a Lot, and no storage area may extend into
a setback area.

Outdoor refuse collection areas shall be screened from
public view by a minimum of a 6-foot high wall constructed
of material and detail consistent with the architecture of the
structures on the Lot, or by landscaping. The refuse
collection area shall not be located between a public street
and the front of the building. The refuse storage area
should not be visible from adjacent properties and streets.
The refuse enclosure shall be set in a landscaped planting
area and softened with shrub or vine plantings.

The placement and erection of signs shall be permitted

only as provided below.

(1)

All signs require prior approval by the Design Committee at
the time of approval of plans and specifications therefor. No
sign shall be approved other than industrial park
identification signs, directional and parking signs, signs
identifying the name, business and products of the Owner or
occupant of a Lot, and signs offering the lot for sale or
lease. Only 1 identification sign shall be permitted for each
occupant. All signs must conform to the requirements of the
sign ordinances of the City of Moscow. Ne roof signs will be
permitted.
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(f)

(9)

h)

(2)

(3)

(4)

(5)

Signs shall be of a design and material consistent with the
buildings and should be incorporated into the building
architecture.

Multi-tenant buildings shall have all tenant identification
placed on 1 sign.

llluminated signs shall be lighted using indirect lighting.
Flashing or moving character signs shall not be installed.

No billboards or advertising signs other than those
identifying the occupants and the nature of the business
and/or products shall be permitted.

Mechanical Equipment. All mechanical equipment, utility meters,

storage tanks, air-conditioning equipment, solar panels and simitar
items shall be screened or located in such a manner so as not to
be visible from adjacent Lots.

Exterior [llumination. All fighting fixtures for buildings, parking
areas, paths and other outdoor areas shall be permitted only as

provided below or public streets.

(1)

(3)

(4)

(5)

All exterior lighting shall be designed, erected, altered and
maintained in accordance with plans and specifications
submitted to and approved in writing by the Design
Committee.

All exterior illumination shall be from non-apparent sources
and shall be hooded and cast light internally and shall be
directed away from adjacent sites and public streets.
Lighting shall be consistent and harmonious throughout the
Park and shall be in keeping with the specific functions and
building types served. lllumination will be encouraged on all
exterior walls facing public streets or proposed public streets
and for all parking areas.

All lighting fixtures in parking areas of any Lot should not
detrimentally impact any other Lot.

All signs, if lighted, will be indirectly illuminated by ground-
located fixtures.

Utilities_and Antennas. The instailation of utilities and antennas
shall be only undertaken as provided herein.
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(1)

(2)

(3)

(4)

All utilities and utility connections on each Lot, including
electrical and telephone cables and wires, shall be located
underground.

Transformers, electric, gas or other meters of any type,
utility boxes, signal control boxes or other apparatus shall
be located within the required landscaped area, screened
from street view with shrubs and placed underground to the
extent practical.

No antenna or tower for the transmission or reception of
telephone, television, microwave or radio signals shall be
placed upon any portion of the Park or on any building or
other improvement within the Park uniess: (a) such antenna
or tower shal! be so located that it cannot be seen from any
point at the ground level of the Park; or (b) the consent of
the Design Committee shall first be obtained.

The erection or use of temporary power or telephone
facilities incidental to the construction or repair of buildings
in the Park shall be permitted.
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Section 5.5 DISCLAIMER. ANY APPROVAL OF PLANS AND
SPECIFICATIONS BY THE DESIGN COMMITTEE DOES NOT AND WILL NOT
CONSTITUTE A WARRANTY OR REPRESENTATION REGARDING THE
LEGALITY, SAFETY, DURABILITY OR ECONOMY OF ANY IMPROVEMENT
CONSTRUCTED PURSUANT TO THE APPROVED PLANS AND
SPECIFICATIONS. FURTHER, THESE DESIGN COMMITTEE RULES ARE
EXPRESSLY SUBJECT TO THE TERMS AND PROVISIONS OF THE
DECLARATION, AND IN THE EVENT OF ANY CONFLICT BETWEEN THE
PROVISIONS CONTAINED IN THESE DESIGN COMMITTEE RULES AND THE
TERMS AND PROVISIONS OF THE DECLARATION, THE LATTER SHALL

CONTROL.

ARTICLE VI
OTHER PROVISIONS

Section 6.1 Enforcement: The Declarant, Association, URA, the Design
Committee or any Owner, shall have the right to enforce, by a proceeding at law
or in equity, all restrictions, conditions, covenants, reservations liens and
charges now or hereafter imposed by the provisions of this Declaration. Failure
by the Declarant, Association, URA, the Design Committee or by any Owner to
enforce any covenant or restrictions herein contained shall in no way be deemed
a waiver of the right to do so thereafter. Declarant, for itself, its successors or
assigns, reserves the right to enforce these restrictive covenants, though it may
have previously soid and conveyed all subdivided lots in the subdivision,
controlled by these covenants. The reservation of this right of enforcement shall
not create an obligation of any kind to enforce same.

Section 6.2 Severability: Invalidation of any one of these covenants or
restrictions by judgment or court order shall in no way affect any other provisions
which shall remain in full force and effect.

Section 6.3 Expansion of the Park: Additional real property may
hereafter be made part of the Park and subject to this Declaration by the proper
filing by Declarant or its successor in interest of a plat of such real property,
acknowledged and accepted by the Association, which states thereon that such
platted property is a part of, and subject to all covenants, conditions, restrictions,
reservations and easements applicable to the Park, as set forth in this
Declaration.
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Section 6.4 Amendment: This Declaration may be amended, modified or
changed, in whole or in part, by a three-quarter (3/4) vote of the then Owners of
Lots in the Park and any such amendment, modification or change shall bind all
Owners in the Park, provided, however, that notwithstanding anything to the
contrary provided herein or in any such amendment, modification or change
hereof, it is understood and agreed that (i) no such amendment, modification or
change shall prohibit any Owner from doing any act or thing that such Owner
was entitled to hereunder at the time such amendment, modification or change
was executed unless such Owner consents in writing to such amendment,
modification, or change; (ii) no such amendment, modification, or change shall
deprive any Owner of the use or benefit of any Common Area or easement
which is provided hereunder for the use and benefit of such Owner’s Lot uniess
such Owner consents in writing to same; (i) no such amendment, modification,
or change shall increase the obligations or liabilities of, or impose any additional
or new obligations or liabilities upon any Owner who owns a Lot at the time such
amendment, modification, or change is executed unless such Owner consents in

writing to same.

Section 6.5 Attorney Fees: Notwithstanding anything herein contained to
the contrary, in the event of litigation arising out of the interpretation or
enforcement of the rights or obligations under this Declaration, the prevailing
party shall be entitled to recover its costs and expenses in connection with such
litigation, including but not limited to reasonable attorneys’ fees, which may be
awarded by the Court before whom such litigation is brought.

Section 6.6 Term: The foregoing covenants are made and adopted to
run with the land, and shall be binding upon the undersigned and all parties and
persons claiming through and under them until December 31, 2026, at which
time said covenants will be automatically extended for successive periods of 10
years, unless an instrument signed by a majority of the then record Owners of
the Lots has been recorded prior to that date, or of any extended date 10 years
successively thereafter, agreeing to change said covenants in whole or in part.

IN WITNESS WHEREOQF, the undersigned, being the Declarant and
Association herein, have hereunto set their hands and seals this Z3gp _  day

of DexenpsR , 1996,
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Declarant: Thompson Family Limited Partnership
By: sxs8ac [TV ER
Authorized Representative

Association: Alturas Technology Park, Inc., an idaho
nonprofjt corporation
A Y

O Viee Presipent

Authgrized Repredentative
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STATE OF IDAHO )
) ss

County of Latah )

On this _23% day of _Decemboe , 1996, before me, the

undersigned, a Notary Public in and for said State, personally appeared

v Hm,){m-g , known to me to be the |[1¢¢, pms',,ﬂgﬂ: of
Alturas Technology Park, Inc. who executed the instrument on behalf of said

corporation, and acknowledged to me that such corporation executed the same.

IN WITNESS WHEREOF, | have hereunto set my hand and notarial seal

on the date last above written.

NOTARY PUBLIC FOR IDAHO .
Residing at: m bAt g

My Commission Expires: /0~3-%~ 5

STATE OF IDAHO )
) ss
County of Latah )

On this 22,4 day of J)fc. e ey, 1996, before me, the

undersigned, a Notary Public in and for said State, personally appeared

UIPHE $/n_, known to me to be Authorized Representative of
Thomﬁson Family Limited Partnership, who executed the instrument on behalf of
the partnership, and acknowledged to me that said partnership executed the

same.
IN WITNESS WHEREOF, | have hereunto set my hand and notarial seal

on the date last above written.
NOTARY PUBLIC FORPIDATO
Residing at: ﬁm

My Commission Expires: /&84 7¢
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- ALTURAS BUSINESS PARK, PHASE II
DECLARATION OF PROTECTIVE COVENANTS, CONDITIONS
AND RESTRICTIONS (CC&R)

THIS DECLARATION is made and approved this 10™ day of November, 2005, by those
described below as “Declarant” and “Association”, and signed the _2.5%day of January, 2007.

WITNESSETH:

WHEREAS, Declarant, Urban Renewal Agency of the City of Moscow, Idaho, is the current
owner of real property in the City of Moscow, Latah County, Idaho described as Lots 1 through
3, Block 1; and Lots 1 through 4, Block 2, Alturas Business Park, Phase II as shown by the
recorded plat thereof; and

WHEREAS, Association has been formed to administer and manage the Project as described
below, in accordance with this Declaration:

DECLARATION

NOW THEREFORE, Declarant and Association hereby declare that the real property described
as Lots 1 through 3, Block 1; and Lots 1 through 4, Block 2, Alturas Business Park, Phase II,
City of Moscow, Latah County, Idaho, as shown by the recorded plat thereof, shall be held,
leased, sold and conveyed to others subject to the following easements, conditions, restrictions
and covenants which are imposed for the purpose of protecting the value and desirability of, and
which shall run with, said real property and shall be binding on all parties having any right, title
or interest in said real property or any part thereof, their heirs, successors and assigns, and shall
inure to the benefit of each owner thereof and further declare that the Project, as defined below,
shall be administered and managed in accordance with this Declaration.

ARTICLE I
DEFINITIONS

Section 1.1  “Association” shall mean and refer to Alturas Business Park, Inc., an Idaho
nonprofit corporation.

Section 1.2 “Owner” shall mean and refer to the record owner, whether one or more persons
or entities, of a fee simple title to any part of the Park, as defined below, including contract
sellers, and to contract purchasers of any interest therein, but excluding those having any interest
merely as security for the performance of an obligation.

Section 1.3  “Park” shall mean and refer to that real property described as Lots 1 through 4,

Block 1, Lot 1, Block 2 and Lot 1, Block 3 Alturas Technology Park, City of Moscow, Latah
County, Idaho, and Lots 1 through 3, Block 1, and Lots 1 through 4, Block 2, Alturas Business
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Park, Phase II, City of Moscow, Latah County, Idaho as shown by the respective recorded plats
thereof, and any additional real property that may hereafter be made part of the Park and subject
to this Declaration.

Section 1.4  “Phase I” shall mean and refer to only that real property described as Lots 1
through 4, Block 1, Lot 1, Block 2 and Lot 1, Block 3 Alturas Technology Park, City of
Moscow, Latah County Idaho, as shown by the recorded plat thereof.

Section 1.5  “Phase II” shall mean and refer to only that real property described as Lots 1
through 3, Block 1; and Lots 1 through 4, Block 2, Alturas Business Park, Phase II, City of
Moscow, Latah County, Idaho, as shown by the recorded plat thereof.

Section 1.6  “Project” shall mean and refer to the development known as the Alturas Business
Park, Phase II.

Section 1.7 “Lot” shall mean and refer to each lot as shown by the recorded subdivision map
or plat of real property in the Park.

Section 1.8 “Declarant” shall mean and refer to Urban Renewal Agency of the City of
Moscow, Idaho.

Section 1.9 “City zoning ordinances” or “City Code” shall mean and refer to the pfovisions of
the zoning ordinances and the Code of the City of Moscow, Idaho, as in force and effect as of the
date an owner obtains a building permit for any Lot hereunder.

Section 1.10 “Board of Directors” shall mean and refer to the Association’s Board of Directors.

Section 1.11 “LEDC” shall mean and refer to the Moscow-Latah County Economic
Development Council or its duly designated representative.

Section 1.12  “Agreement” shall mean and refer to the Agreement entered into between
Declarant and LEDC related to development, marketing and management of Phase II.

Section 1.13  “URA” shall mean and refer to Urban Renewal Agency of the City of Moscow,
Idaho.

ARTICLE II
ASSOCIATION AND BOARD OF DIRECTORS

Section 2.1  Appointment to Board, Administration, and Voting Rights. In order to avoid
duplication and in order to promote efficiency, rules related to appointment to the Board of
Directors, administration of the Association, and voting rights of members of the Association
shall be governed by the provisions 3.1 — 3.3 of Alturas Technology Park Declaration of
Protective Covenants, Conditions, and Restrictions, dated the 23™ of December 1996. Each Lot
Owner or lessee in Phase II shall become a member of the Association established for Phase I
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and shall have all rights, duties and obligations in the same manner and to the same extent as all
Association members of the Association for Phase 1.

ARTICLE III
COVENANT FOR MAINTENANCE ASSESSMENTS

Section 3.1  Creation of the Lien of Assessments.

Each Owner of any Lot by acceptance of a deed therefor, whether or not it shall be so expressed
in such deed, is deemed to covenant and agree to pay to the Association:

A. annual assessments or charges as established by the Association, and

B. special assessments, if any, established and collected by the Association and as hereinafter
provided.

However, the Association shall not at any time assess any Association costs or expenses against
Declarant arising from Declarant’s ownership of undeveloped Lots within the Property and shall
indemnify and hold Declarant harmless from any such assessments and costs.

Annual and special assessments, together with interest, costs and reasonable attorney fees, shall
be a charge on each Lot and shall be a continuing lien upon each Lot against which each such
assessment is made.

Section 3.2  Disposition of Excess Funds.

It is anticipated that the Association may, from time to time, accumulate funds in excess of those
reasonably necessary to meet the requirements for which such are collected and, when such a
accumulation occurs, the Association may utilize such excess funds to develop enhancements
and/or improvements to Phase I or Phase II, as determined by the Board of Directors.

ARTICLE IV
LAND USE RESTRICTION

Section4.1  Land Use Restriction.

All land use restrictions whenever contained in Alturas Technology Park Declaration of
Protective Covenants, Conditions, and Restrictions, dated the 23™ day of December, 1996, shall
apply to all property in Phase II and are hereby adopted in their entirety, the same as if fully
copied and transcribed herein.

Section4.2  Additional Land Use Restrictions.
In order to ensure and to preserve the character of the Alturas Business Park Project (Phase I and
Phase II), each and every one of the following uses shall be prohibited in Phase II:

A.  Any business and/or use not specifically allowed in the Research Technology Office (RTO)
Zoning District as provided by Moscow City Code.

B.  Offices of professionals such as doctors, lawyers, accountants, tax consultants, counselors,
architects and engineers except those engaged primarily in research and development;
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insurance and business consultant offices; administrator’s offices, beauty and barber shops,
and graphic and photographic studios.

Group day care facilities and small day care facilities.

Churches, convents, monasteries, synagogues and mosques;

Financial institutions;

Retail sales and personal services which are not directly and integrally related to research
and/or technology;

Commercial eating and drinking establishments.

Ownership by any property tax-exempt entity unless such entity executes an agreement
wherein such entity agrees to pay to such applicable taxing districts, as long as such
property tax entity owns such property, a fee in lieu of and equal to the property tax which,
but for such entity’s tax-exempt status, would be assessed upon the property and
improvements.

mmoa

T Q)

Section4.3  All land use restrictions herein shall apply without exception for the first twelve
(12) years following the date of the execution of this Declaration, after which such may be
changed only by the majority of Phase II Owners, provided that the provisions of section 4.2.A.
shall continue as long as a property tax-exempt entity owns any property in Phase II.

ARTICLE V
DESIGN COMMITTEE
USE RESTRICTIONS

In order to promote and to preserve consistency between Phase I and Phase II, all provisions of
Article V. Design Committee Use Restrictions contained in Alturas Technology Park Declaration
of Protective Covenants, Conditions and Restrictions dated 23% day of December 1996 are
hereby adopted in their entirety the same as if fully copied and transcribed herein.

ARTICIE VI
OTHER PROVISIONS

Section 6.1  Enforcement.

The Declarant, Association, URA, the Design Committee or any Owner, shall have the right to
enforce, by a proceeding at law or in equity, all restrictions, conditions, covenants, reservations
liens and charges now or hereafter imposed by the provisions of this Declaration. Failure by the
Declarant, Association, URA, the Design Committee or by any Owner to enforce any covenant
or restrictions herein contained shall in no way be deemed a waiver of the right to do so
thereafter. Declarant, for itself, its successors or assigns, reserves the right to enforce these
restrictive covenants, though it may have previously sold and conveyed all subdivided lots in the
subdivision, controlled by these covenants. The reservation of this right of enforcement shall not
create an obligation of any kind to enforce same.
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Section 6.2  Severability. Invalidation of any one of these covenants, conditions, or
restrictions by judgment or court order shall in no way affect any other provisions, all of which
shall remain in full force and effect.

Section 6.3  Expansion of the Park. Additional real property purchased hereafter may be made
part of the Park and shall be subject to this Declaration by the proper filing by Declarant or its
successor in interest of a plat of such real property, acknowledged and accepted by the
Association, which states thereon that such platted property is a part of, and subject to all
covenants, conditions, restrictions, reservations and easements applicable to the Park, as set forth
in this Declaration.

Section 6.4 Amendment. Except as limited by Section 4.3 of this Declaration, this
Declaration may be amended, modified or changed, in whole or in part, by a three-quarter (3/4)
vote of the then Owners of Lots in Phase I and Phase II of the Park and any such amendment,
modification or change shall bind all Owners in Phase I and Phase II of the Park, provided,
however, that notwithstanding anything to the contrary provided herein or in any such
amendment, modification or change hereof, it is understood and agreed that (i) no such
amendment, modification or change shall prohibit any Owner from doing any act or thing that
such Owner was entitled to hereunder at the time such amendment, modification or change was
executed unless such Owner consents in writing to such amendment, modification, or change;
(i) no such amendment, modification, or change shall deprive any Owner of the use or benefit
which is provided hereunder for the use and benefit of such Owner’s Lot unless such Owner
consents in writing to same; (iii) no such amendment, modification, or change shall increase the
obligations or liabilities of, or impose any additional or new obligations or liabilities upon any
Owner who owns a Lot at the time such amendment, modification, or change is executed unless
such Owner consents in writing to same.

Section 6.5  Attorney Fees, Jurisdiction and Venue. Notwithstanding anything herein
contained to the contrary, in the event of litigation arising out of the interpretation or
enforcement of the rights or obligations under this Declaration, the prevailing party shall be
entitled to recover its costs and expenses in connection with such litigation, including, but not
limited to, reasonable attorneys’ fees, which may be awarded by the court before whom such
litigation is brought. All parties agree that this Declaration shall be governed and interpreted by
the laws of the State of Idaho with venue in the Second Judicial District, County of Latah, State
of Idaho.

Section 6.6  Term. Except as limited by Section 4.3 of this Declaration, the foregoing
protective Covenants, Conditions, and Restrictions are made and adopted to run with the land,
and shall be binding upon the undersigned and all parties and persons claiming through and
under them until December 31, 2035, at which time said Covenants, Conditions, and Restrictions
will be automatically extended for a successive period of ten (10) years, unless an instrument
signed by a majority of the then record Owners of the Lots in Phase II has been recorded prior to
that date, or of any extended date ten (10) years successively thereafter, agreeing to change said
Covenants, Conditions, and Restrictions in whole or in part.
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(—\ IN WITNESS WHEREOF, the undersigned, being the Declarant and Association herein, have

hereunto set their hands and seals this 1% day of Q@% 2007.

Declarant: Urban Renewal Agency of the
City of Moscow, Idaho

b Tp el

Yohn McCabe, Chair

ATTEST:

:/l‘n-cd/"

Jim/Gress, Treasurer

Association: A H’uf Qs Buﬁiﬂlﬁgg( K[(/L{L

Billd

Authorized Repl:(;sentative

./..-‘ A

STATE OF IDAHO )
) ss
County of Latah )

On this Q;Sf_iﬁay of%m me, the undersigned, a Notary Public in and for said
State, personally appeared known to me to be the Cligay~ of Urban Renewal
Agency of the City of Moscow, Idaho, Inc. who executed the instrument on behalf of said
corporation, and acknowledged to me that such corporation executed the same.

IN WITNESS WHEREOF, I have hereunto set my hand and notarial seal on the date last above

o %—QM
AL LES

N lic fogthe State boz.tijo O
Residing at s /
My Commission Expires: S |3 ( ’ l{
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STATE OF IDAHO )

) s§
County of Latah )
On this ﬂé‘*cfay of: , 2007, befw me, the undersigned, a Notary Public in and for said
State, personally appeared Re oods , known to me to be the duly

authorized representative of Alturas Business Park, Inc. who executed the instrument on behalf
of said corporation, and acknowledged to me that such corporation executed the same.

IN WITNESS WHEREOF, I have hereunto set my hand and notarial seal on the date last above
written.

Nofary
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THE SECOND AMENDED AND RESTATED CITY OF MOSCOW
RESEARCH AND TECHNOLOGY PARK
URBAN RENEWAL/COMPETITIVELY DISADVANTAGED BORDER
COMMUNITY AREA PLAN

SECTION 1: INTRODUCTION

The City of Moscow is located in Northern Idaho and within Latah County. The City
boundary is adjacent to the Idaho-Washington State border and about 8 miles from
Pullman, Washington. Both Moscow and Pullman are the homes of two significant
universities, the University of Idaho and Washington State University, respectively. The
economies of both communities are based on those educational institutions and the
surrounding agricultural industries.

Economic growth in both communities has been tied to the universities. Both
communities have developed Research and Technology Parks to foster and
accommodate the growth resulting from university-related business development.
However, growth in Pullman has also been enhanced by several distinctive advantages
regarding the creation of ports, property tax advantages, and lower business and
personal costs.

The City of Moscow and the University of ldaho desire to make use of the success of
the business incubator and provide additional space for the growth and development of
new companies. These companies will provide employment, investment and tax
revenue generation capability to maintain and improve the economy and community of
Moscow. However, to accommodate and foster this new growth, it is necessary to
provide public infrastructure of water, sewer, streets and parks within the project area.
Without these public improvements, the project will not go forward and new growth and
business development will occur in a more suitable location; likely to be Pullman,
Washington. These improvements are necessary to accommodate the growth and
development of new jobs and our economy.

The City of Moscow has caused two studies to be performed to measure Moscow's
economic disadvantages and blighted area needs. An economic feasibility study has
also been prepared which includes a fiscal impact statement showing the impact of a
"revenue allocation area" on the City and all other affected taxing entities (see Appendix
D). Itis the intention of the City Council that much of the cost of effecting the Research
and Technology Park Urban Renewal/Competitively Disadvantaged Border Community
Area Plan (hereafter, "Research Park Plan") be funded by revenue allocation financing
with bonds or other obligations. It is the expectation that all bonds or other obligations
incurred will be paid off and the property will be returned to the tax rolls at full market
value by the end of the Research Park Plan term.
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This Research Park Plan establishes a program to mitigate some of the disadvantages
identified and to improve the capability of providing new jobs in Moscow. It also
describes the project, the project area and the improvements resulting therefrom. The
Research Park Plan also outlines the powers, duties and obligations of the City of
Moscow Urban Renewal Agency (hereafter, “Agency”) and demonstrates how that
project will be funded. In the event of a conflict between this Research Park Plan and
any of the appendices supplementary to it, the provisions of this Research Park Plan
control.

SECTION 2: PURPOSE AND GOALS
The purpose and major goals of the Research Park Plan are as follows:

1. To stimulate commercial and industrial development within the project area;

2. Enhance the-expansion potential for all commercial and industrial sites within
the Revenue Allocation Area;

3. Enhance the public infrastructure and amenities within the project area,;

4. Enhance and improve access routes to the City's commercial and industrial
areas;

5. Increase the development of housing facilities in areas surrounding the

project area; and

Improve and make more attractive one of the entrances to the City.

The elimination of environmental deficiencies in the Project Area, including,

among others, obsolete and aged building types, substandard streets, and

deteriorated and inadequate public improvements; including certain streets,
improvements to public utilities, removal, burying, or relocation of overhead
utilities, and roadways.

8. The re-planning, redesign, and development of undeveloped or
underdeveloped areas which are stagnant or improperly utilized because of
fragmented ownerships, and other site conditions.

9. The clean-up and redevelopment of properties adjacent to Highway 8 right-of-
way.

10. The provision of adequate land for parks, open spaces, street rights-of-way,
public parking facilities, and storm drain/retention ponds with inter-connecting
paths and landscape areas.

11. The strengthening of the tax base by encouraging private development, thus
increasing the assessed valuation of properties within the Revenue Allocation
Area and the Project Area as a whole, and benefiting the various taxing
districts in which the Urban Renewal Area is located.

12. Acquisition of certain properties for private redevelopment.

N o

SECTION 3: CONFORMANCE WITH STATE AND LOCAL REQUIREMENTS

The Agency is a public body, corporate and politic, as defined and described under
Idaho Code Title 50, Chapter 20 (hereinafter “the Law”) and ldaho Code Title 50,
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Chapter 29 (hereinafter “the Act”). The Agency is also governed by its bylaws as
authorized by the Law and adopted by the Agency. Under the Law, the Agency is
governed by the Idaho open meeting law, the Public Records Act, the Ethics in
Government Act, financial reporting requirements, and the competitive bidding
requirements under Idaho Code Section 50-341.

Generally, the Agency shall conduct all meetings in open session and allow meaningful
public input as mandated by the issue considered or by any statutory or regulatory
provision. Whenever in this Plan it is stated that the Agency may modify, change, or
adopt certain policy statements or contents of this Plan not requiring a formal
amendment to the Plan as required by the Law or the Act, it shall be deemed to mean a
consideration by the Board of such policy or procedure, duly noticed upon the Agency
meeting agenda and considered by the Agency at an open public meeting and adopted
by a majority of the members present, constituting a quorum, unless any provision
herein provides otherwise.

The proposed redevelopment as described in the original Research Park Plan conforms
to the Comprehensive Plan for the City of Moscow as adopted by the City Council on
October 7, 1985, Resolution 85-15. This First Amended and Restated Research Park
Plan was reviewed by the City of Moscow Planning and Zoning Commission and was
found to be in conformity with the City of Moscow Comprehensive Plan.

The laws of the State of Idaho require that a Plan be prepared by the Agency for an
area certified as a Competitively Disadvantaged Border Community Area by the City
Council. The Competitively Disadvantaged Border Community Area and the original
Research Park Plan was established by City Council Ordinance No. 96-12, which was
passed on July 1, 1996.

By City Council Resolution dated November 6, 1995, the Council and Mayor appointed
the members of the Agency. The Agency was also authorized to confirm the finding of
the City of Moscow's qualification as a competitively disadvantaged area as set forth
under the Act. By the submittal of the original Research Park Plan, the Agency
recommended that the City Council find and declare the City of Moscow as a
competitively disadvantaged area as qualified by the Act, and approve the use of
revenue allocation financing for the public improvements associated with the Research
and Technology Park. The City did find and declare the City of Moscow as a
competitively disadvantaged area as qualified by the Act, and approved the use of
revenue allocation financing for the public improvements associated with the Research
and Technology Park.

The City of Moscow will continue to conduct and administer its programs in
conformance with Title VII of the Civil Rights Act of 1964 and the Fair Housing Act, and
will affirmatively further fair housing, (Title VIII of the Civil Rights Act of 1968); and

City of Moscow has adopted and will continue to enforce a policy prohibiting the use of
excessive force by law enforcement agencies within its jurisdiction against any
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individuals engaged in nonviolent civil rights demonstrations; and has adopted and
implemented a policy of enforcing applicable State and local laws against physically
barring entrance to or exit from a facility or location which is the subject of such
nonviolent civil rights demonstration within its jurisdiction, in accordance with Section
104(1) of the Title 1 of the Housing and Community Development Act of 1974, as
amended.

SECTION 4: POSSIBLE UNDERTAKINGS AND ACTIVITIES.

Any “Project” undertaken by the Agency may include undertakings and activities of a
municipality in an urban renewal area for the elimination of deteriorated or deteriorating
areas, and for the prevention of the development or spread of slums and blight,
achieving the objectives of overcoming the City’s competitive disadvantage status in
compliance with the Law and the Act, and may involve slum clearance and
redevelopment in an urban renewal area, or rehabilitation or conservation in an urban
renewal area, or any combination or part thereof in accordance with an urban renewal
plan. Such undertakings and activities may include:

1. acquisition of a deteriorated area or a deteriorating area or portion thereof;

2. demolition and removal of buildings and improvements;

3. installation, construction, or reconstruction of streets, utilities, parks,
playgrounds, off-street parking facilities, public facilities or buildings and other
improvements necessary for carrying out in the urban renewal area the urban
renewal objectives of this chapter in accordance with the urban renewal plan;

4. disposition of any property acquired in the urban renewal area, including sale,
initial leasing or retention by the agency itself, at its fair value for uses in
accordance with the urban renewal plan except for disposition of property to
another public body;

5. carrying out plans for a program of voluntary or compulsory repair and
rehabilitation of buildings or other improvements in accordance with the urban
renewal plan;

6. acquisition of real property in the urban renewal area which, under the urban
renewal plan, is to be repaired or rehabilitated for dwelling use or related
facilities, repair or rehabilitation of the structures for guidance purposes, and
resale of the property;

7. acquisition of any other real property in the urban renewal area where
necessary to eliminate unhealthful, unsanitary or unsafe conditions, lessen
density, eliminate obsolete or other uses detrimental to the public welfare, or
otherwise to remove or to prevent the spread of blight or deterioration, or to
provide land for needed public facilities;

8. acquisition of any other real property in the urban renewal area to facilitate
the growth and development of the community in accordance with sound
planning standards to hold, improve, renovate or rehabilitate real property and
facilities or where such acquisition will facilitate the long-term growth of the
tax base and encourage investment to accomplish the purposes for which the
City of Moscow passed its Disadvantaged Border Community Ordinance;
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9. lending or investing federal funds;
10. construction of foundations, platforms and other like structural forms; and
11. any other undertaking and activity provided by law.

SECTION 5: HISTORY AND CURRENT CONDITIONS OF THE AREA

Since the adoption of the City of Moscow Research and Technology Park Urban
Renewal/Competitively Disadvantaged Border Community Area Plan in 1996, the
Moscow Urban Renewal Agency has invested over six hundred fifty thousand dollars
($650,000) in public improvements consisting of, inter alia, Alturas Drive, Alturas
Parkway and all public infrastructure contained within the public right-of-way in such
streets, i.e., water and sewer transmission lines, storm sewer, sidewalks, and other
public improvements. Additionally, the Agency has caused to be constructed Alturas
Park, which is a public recreational facility located in the Project Area. Within the
Project Area private development, including increases in assessments has totaled two
million six hundred fifty six thousand ninety six dollars ($2,656,096). Within the
Revenue Allocation Area, private development (including the Project Area), including
increases in assessments has totaled seven million seven hundred eighty four thousand
two hundred fifty one dollars ($7,784,251). The objectives of the Plan remain to be
achieved, including:

1. Stimulate commercial and industrial development within the Project Area,;

2. Enhance the expansion potential for all commercial and industrial sites within
the Revenue Allocation Area;

3.  Enhance the public infrastructure and amenities within the Project Area;

4. Enhance and improve access route to the City’'s commercial and industrial
areas;

5. Increase the development and housing facilities in areas surrounding the
Project Area; and

6. Improve and make more attractive one of the entrances to the City.

The First Amended and Restated Plan provides the authority of the Agency to use its
revenue allocation funds within the Research and Technology Park, Phase 2. No
modifications were proposed to the description or geographic area of the Revenue
Allocation Area as described in the 1996 Plan. However, the 1996 Plan limited use of
Agency funds to the Phase 1 area of the Research and Technology Park. This
amendment will allow the Agency to fund improvements within the Phase 2 area. This
amendment also updates the financial plan of the Agency and incorporates certain
amendments to the Law and Act which have been adopted since 1996.

This Second Amended and Restated Plan provides the authority for the Agency to
utilize revenue allocation funds for the acquisition of property within the Research and
Technology Park and for the private redevelopment of those properties. No other major
modifications are proposed with this Second Amended and Restated Plan. The
financial plan of the Agency has been updated.
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SECTION 6: DESCRIPTION OF THE PROJECT AREA

The legal description of the Project Area is described in Appendix A1 and A2. The
boundaries are also depicted in the “Proposed Revenue Allocation Financing District
Boundaries” map which is attached as Appendix A3.

The Project Area has been determined by the Moscow City Council to be within the
area described as being a “Competitively Disadvantaged Border Community Area” as
defined by Section 50-2903, Idaho Code, due, primarily, to the following reasons:

« Relatively high property taxes (which adversely impact both businesses and
residents);

e The disparity in food costs (due to sales tax variations) which results in Idaho
shoppers traveling across the border to Washington for major food purchases;

e Higher business expenses due to the corporate and personal income tax
methods used in Idaho. This is applicable to most businesses including drug
stores, hotels, real estate developments, manufacturing companies and general
merchandise stores, but is particularly impactive on wholesale distribution
businesses with out of State sales; and

e Higher personal taxes due to the State income tax and higher local property
taxes.

The specific Project Area has also been determined to lack adequate infrastructure to
accommodate new industrial development. Streets, water, and sewer are non-existent
in locations which can be developed for industrial purposes. Also, existing infrastructure
improvements are needed to foster additional commercial growth within the Project
Area.

The term "Project” is used herein to describe the overall activities defined in this, the
amended Research Park Plan. Reference is specifically made to Idaho Code Section
50-2018(j) for the various activities contemplated by the term “Project.” Such activities
include both private and public development of property within the Project. The term
“Project” is not meant to refer to any specific activity or development scheme.

SECTION 7: REDEVELOPMENT ACTIONS

The Agency proposes to mitigate the competitive disadvantages in the Project Area
through the following:

. Installation and construction of water, sewer and streets in the project area;

. Development of a public park;
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. Issuance of bonds or other debt in order to finance all or any part of the
project;

. Acquisition of property for redevelopment.

In the accomplishment of these purposes and activities, and in the implementation and
furtherance of this, the Second Amended and Restated Research Park Plan, the
Agency is authorized to use all power provided in the Second Amended and Restated
Research Park Plan and all powers now or hereafter permitted by law.

SECTION 8: PROPERTY ACQUISITION, RELOCATION, AND DISPOSITION

As specifically authorized herein, the Agency may acquire, but is not required to
acquire, real property located within the Project Area the Agency has deemed
necessary for or in connection with the Project and related activities, in order to facilitate
the long-term growth of the tax base and encourage investment, to accomplish the
purposes for which the City of Moscow passed its disadvantaged border community
ordinance, for the following purposes appropriate to facilitate the proper growth and
development of the community in accordance with sound planning standards, to hold,
improve, renovate or rehabilitate real property and facilities or where it is determined
that the property is needed for construction of public improvements and as otherwise
allowed by law. Such acquisition shall be by any means authorized by law (including,
but not limited to, the Idaho Urban Renewal Law, the Local Economic Development
Law, and the Uniform Relocation Assistance and Real Property Acquisition Policies Act
of 1970, all as amended, as applicable). The Agency is authorized to acquire either the
entire fee or any other interest in real property less than fee, including structures and
fixtures upon the real property.

The Agency is authorized by this, the Second Amended and Restated Research Park
Plan to acquire properties within the Research Park for the purposes of holding,
improving, marketing and selling for redevelopment, in addition to acquiring properties
for the purpose of gaining easements for utilities, streets, public rights of way and park
sites. Such acquisitions are contemplated by sale of the properties by the owners
thereof to the Agency for such purposes, or dedication of the same.

The Agency hereby authorizes the purchase of real property within the Project Area for
the total purchase price of Seven Hundred Thousand Dollars ($700,000) in order to
accomplish the goals of the Plan. Additional real property purchases may be authorized
by the Agency in accordance with law.

In order to achieve overall objectives established by the Agency in the disposition of
property, the Agency contemplates that the disposition process will follow those
processes contained in Idaho Code 8 50-2011, as amended. The Agency may sell,
lease or otherwise transfer real property acquired by it for an Urban Renewal project or
any interest therein and may enter into contracts with respect to those properties for
residential, recreational, commercial, industrial, educational or other uses or for public
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use, or the Agency may retain the property or interest for public use in accordance with
an approved plan subject to any covenants, conditions and restrictions including
covenants running with the land, as the Agency may deem to be necessary or desirable
in order to assist the prevention of development or the spread of future slum or blighted
areas or which would otherwise carry out the purposes of the Act and/or Law, as
applicable. Such disposition may only occur after the purchasers or lessees and their
successors and assigns agree to devote such real property only to the use as specified
in the Plan and only after they agree to be obligated to comply with any other
requirements the Agency may determine to be in the public interest.

If the Agency determines that the disposition of real property in a Plan Area is to be
disposed to private persons, such disposition shall be pursuant to reasonable,
competitive bidding procedures and public notice prescribed in Idaho Code
§ 50-2011(b), as amended. The Agency may dispose property to private persons as
long as such disposition promotes the purposes and goals described in SECTION 2
herein or is reasonably expected to enhance the property adjacent to a Project Area or
is generally expected to increase the economic viability of a plan project and will not
adversely affect a plan or project and is deemed by the Agency to be in the best interest
of the Agency. The properties proposed for acquisition are described in Appendix AA
as attached hereto.

If the Agency receives federal funds for real estate acquisition and relocation, the
Agency shall comply with 24 C.F.R. Part 42, implementing the Uniform Relocation
Assistance and Real Property Acquisition Policies Act of 1970, as amended. The
Agency may also undertake relocation activities for those not entitled to benefit under
federal law as the Agency may deem appropriate for which funds are available. In the
event the Agency’s activities directly result in the displacement of families within the
area, the Agency shall relocate such displaced families into decent, safe, and sanitary
dwelling accommodations without undue hardship to such families. For any other
activity, the Agency will comply with the provisions of the ldaho Urban Renewal Law
regarding relocation.

Generally, the Agency intends to acquire any real property through voluntary or
consensual gift, devise, exchange, or purchase. Such acquisition of property may be
for the development of the public improvements identified in this Plan, or for the
assembly of properties for the redevelopment of those properties to achieve the
objectives of this Plan. Such properties may include properties owned by private parties
or public entities. This Plan does not anticipate the Agency’s widespread use of its
resources for property acquisition, except for the construction of public improvements
and any ability to engage in certain demonstration projects, such as enhancement
opportunities and other major objectives outlined in this Plan and entries to the City and
in limited circumstances for assembly of properties for enhanced redevelopment.

It is in the public interest and is necessary in order to eliminate the conditions requiring
redevelopment and in order to execute this Plan for the power of eminent domain to be
employed by the Agency to acquire real property in the Project Area which cannot be
acquired by gift, devise, exchange, purchase, or any other lawful method.
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The purpose of this section is to allow the Agency to use its eminent domain authority to
acquire properties necessary for the construction of public improvements, for acquisition
of those sites that are deteriorated or deteriorating as described above, or for assembly
of parcels for greater development.

Under the provisions of the Act, the Urban Renewal Plan “shall be sufficiently complete
to indicate such land acquisition, demolition and removal of structures, redevelopment,
improvements, and rehabilitation as may be proposed to be carried out in the urban
renewal area.” Idaho Code 8§ 50-2018(l). The Agency has identified a project for the
construction of public improvements. Those improvements are contained within
Appendix B. The Agency reserves the right to determine the specific location.

SECTION 9:
A. Land Uses Permitted In The Project Area
1. Comprehensive And Urban Renewal/Competitive Disadvantage Plans

The primary objectives for the Agency are to improve the quality of life, bring
economic vitality and improve the aesthetics of the City of Moscow. The
Comprehensive Plan establishes growth controls and designates appropriate
uses for specific parcels of land within the City of Moscow. This, the Second
Amended and Restated Research Park Plan seeks to accomplish the
objectives of the Agency while conforming to the requirements of the
Comprehensive Plan.

2. Designated Land Uses Of The Comprehensive Plan

The Second Amended and Restated Research Park Plan is consistent with
the Generalized Land Use Map of the City of Moscow Comprehensive Plan.
If the necessary resources are available, the Agency will assist any project
which desires support, but that project must be consistent with this, the
Second Amended and Restated Research Park Plan and the comprehensive
plan of the City. The following is a list of the land uses in the Second
Amended and Restated Research Park Plan Area as they are described in
the comprehensive plan. All proposed uses must comply with the appropriate
land use designation in which it will be located.

3. Extensive Commercial

Extensive commercial areas are motor vehicle oriented businesses and
businesses requiring a large amount of land area in relation to the productive
floor area. Land for this use is located along primary arterial streets where
there will be little interruption of local circulation patterns. Parcels buffered
from residential land uses by natural features, major streets, certain
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institutional uses and similar manmade divisions are appropriate for this use.
Additional limited areas of extensive commercial land may be needed at
interchanges of Highway 8 and 95 bypasses of the City, but their designation
should be delayed until the alignment for these arterial roads is firmly
established to avoid scattered commercial development.

4. Public

Public uses in the project area include the cemetery and the future park.
These areas are designated for public purposes and are under the
management of public entities.

5. Public Land Uses; Public Rights Of Way

Except for improvements previously constructed and developed by the
Agency, street infrastructure on the project site is non-existent. Development
plans for the project will designate public rights of way consistent with the
requirements of the Comprehensive Plan and the Zoning Ordinance and all
construction will be completed in conformance with acceptable standards.

6. Interim Uses

There may be a need for temporary use of vacant properties and/or structures
within the Project Area. If these uses are to be supported and/or assisted by
the Agency, they shall be compatible with the current zoning and land use
designations of the comprehensive plan.

7. Non-Conforming Uses

Uses which do not conform to the amended Research Park Plan and/or the
City of Moscow Comprehensive Plan are not eligible for support or assistance
from the Agency.

8. Parks

Alturas Park, completed as a part of Phase 1, is an important component to
the attraction of commercial and industrial uses to the Project Area and its
surrounds. Development of this use is compatible with the current zoning
and land use designations of the comprehensive plan. The Park has
enhanced the Project Area and is utilized by patrons and citizens at large.

9. General Controls And Limitations Construction
All construction will be required to meet all applicable city and State

specifications. In addition, each project must meet any requirements made
by the Agency as a condition for assistance. Such requirements may be in
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the form of additional performance and development standards. Construction
may be by the Agency independently, or in conjunction with any other public
agency.

10. Parking And Loading

Where possible public parking facilities may be provided in order to
accommodate a portion of any required on site parking provisions as may be
required by city ordinances. Public parking facilities may never be used for
loading and/or unloading of any commaodities or goods.

11. Open Spaces, Landscaping And Streetscaping

The developer shall provide and maintain landscaping within the public right-
of-way adjacent to the site, within the setback areas, parking lot and all
undeveloped portions of the project site. Landscaping plans shall be
prepared by a professional landscape architect. The developer shall submit
to the Agency and City for their approval preliminary and final landscape
plans. Outdoor storage of materials or equipment is prohibited excepting
behind walls or landscaped enclosures which fully screens materials and
equipment from the general public and from adjacent property owners view.
If requested by the developer, the Agency may provide specific streetscaping
improvements but the developer would be responsible for maintaining any
streetscaping provided by this arrangement.

12. Signs

Signs shall be limited in size, subdued and otherwise designed to contribute
positively to the environment. Signs identifying the building use and tenant
are permitted, but their height, size, location, color, lighting and design will be
subject to the Agency and City approval. Animated signs or signs which
extend above the roof parapet are prohibited. One free standing sign on each
parcel of land may be permitted at a location acceptable to the Agency and
the developer and approved by the City. The developer shall submit a
comprehensive sign program to the Agency and the City Planning and Zoning
Commission.

13. Vehicular Access

The placement of vehicular driveways shall be coordinated with the needs of
proper street traffic flow. In the interest of minimizing traffic congestion, the
Agency will control the number and location of curb breaks and signage for
access to the site for off street parking and truck loading. All access
driveways shall require written approval of the Agency.
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14. Loading

Loading spaces shall be located in such a manner as to avoid interference
with the public use of sidewalks and streets and shall be constructed in such
a manner that storm and surface water will not drain across public sidewalks.
Loading spaces visible from the street and other public areas shall be
designed to prevent an unsightly or barren appearance. All loading spaces
shall be located in a manner which is sensitive to impacts being imposed
upon adjacent uses and properties.

B. Development Design, Participation Agreements And Development By The
Agency

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

The Agency shall enter into an owner participation agreement with any existing or
future owner of property, in the event the property owner seeks and/or receives
assistance from the Agency in the redevelopment of the property and the Agency
determines such participation is in the best interests of the Agency and the public.
In that event, the Agency may allow for an existing or future owner of property to
remove his property and/or structure from future Agency acquisition subject to
entering into an owner participation agreement.

Each structure and building in the Project Area to be rehabilitated or to be
constructed as a condition of the owner participation agreement between the
Agency and the owner pursuant to this, the Second Amended and Restated
Research Park Plan will be considered to be satisfactorily rehabilitated and
constructed, and the Agency will so certify, if the rehabilitated or new structure
meets the following standards:

1. Executed owner participation agreement to meet conditions described below.

2. Any such property within the Project shall be required to conform to all
applicable provisions, requirements, and regulations of this, the Second
Amended and Restated Research Park Plan. The owner participation
agreement may require as a condition of financial participation by the Agency
a commitment by the property owner to meet the greater objectives of the
land use elements imposed by the Agency. Upon completion of any
rehabilitation each structure must be safe and sound in all physical respects
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and be refurbished and altered to bring the property to an upgraded
marketable condition which will continue throughout an estimated useful life
for a minimum of twenty (20) years.

3. All such buildings or portions of buildings which are to remain within the
project Area shall be rehabilitated in conformity with all applicable codes and
ordinances of the City of Moscow, including any mandated federal authority.

4. Any new construction shall also conform to all applicable provisions,
requirements, and regulations of this, the Second Amended and Restated
Research Park Plan.

5.  Any new construction shall also conform to all applicable codes and
ordinances of the City of Moscow.

In such participation agreements, participants who retain real property shall be
required to join in the recordation of such documents as may be necessary to
make the provisions of this, the Second Amended and Restated Research Park
Plan applicable to their properties.

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

No new improvement shall be constructed, and no existing improvement shall be
substantially modified, altered, repaired, or rehabilitated except in accordance with
this Research Park Plan. The provisions of this, the Second Amended and
Restated Research Park Plan are applicable to all public and private property in
the Project Area recognizing the need for flexibility in interpretation and
implementation of the Second Amended and Restated Research Park Plan and
the Urban Design Plan design guidelines and the ability of the Agency to grant
variations as allowed by Section 13 of this Research Park Plan.

All development under this section shall also comply with all applicable City zoning
and building ordinances.

Under an owner participation agreement the Agency may impose additional design
guidelines and land use elements subject to a negotiated agreement between the
Agency and the developer or property owner.

Under those agreements, the architectural, landscape, and site plans shall be

submitted to the Agency and approved in writing by the Agency. In such
agreements, the Agency may impose additional design controls. One of the
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objectives of this, the Second Amended and Restated Research Park Plan is to
create an attractive environment in the Project Area. Therefore, such plans shall
give consideration to good design and amenities to enhance the aesthetic quality
of the Project Area. These additional design standards or controls will be
implemented through the provisions of any owner participation agreement or by
appropriate covenants appended to the land and instruments of conveyance
executed pursuant thereto. These controls are in addition to any standard and
provisions of any applicable City building or zoning ordinances; provided, however,
each and every development shall comply with all applicable City zoning and
building ordinances.

To the extent now or hereafter permitted by law, the Agency is authorized to pay
for, develop, or construct any publicly-owned building, facility, structure, or other
improvement within the Project Area for itself or for any public body or entity, which
buildings, facilities, structures, or other improvements are or would be of benefit to
the Project Area. Specifically, the Agency may pay for, install, or construct the
buildings, facilities, structures, and other improvements identified in Attachment B,
attached hereto and incorporated herein by reference, and may acquire or pay for
the land required therefor.

The Agency may also prepare properties for development by renovation or other
means as allowed by law. The Agency may also, as allowed by law, assist in the
development of private projects.

In addition to the public improvements authorized under Idaho Code Section 50-
2007, 50-2018(j), and 50-2903(9), (13), and (14), the Agency is authorized to
install and construct, or to cause to be installed and constructed, within the Project
Area for itself or for any public body or entity, public improvements and public
facilities, including, but not limited to, the following: (1) utilities; (2)
telecommunications (including fiber-optic) facilities; (3) parks and pedestrian paths;
(4) landscaped areas; (5) street improvements; (6) sanitary sewers; (7) flood
control facilities and storm drains; (8) water mains.

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

The Agency seeks to coordinate special streets, parks, and urban open spaces
within the Project Area. A network of well-developed pedestrian environments,
landscaped front yards and proposed new urban open spaces contribute to the
public realm. A series of intersections where one enters or leaves the Project Area
serve as potential nodes for enhanced design treatment. When completed, the
framework of civic places and corridors will extend the amenities of the core to the
Project Area. Open spaces may include a water feature that would enrich the
space in each season, perhaps providing skating in winter, sound and movement
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in warmer weather, and light at night. The open space may have a family of
furnishings that is compatible with other street furnishings. Ample seating would
be provided along any promenade. Enhanced lighting would be provided for
safety. This open space would be programmed, designed, and promoted to
accommodate active day, night and seasonal uses.

The Agency may enter into contracts, leases, and agreement with the City or other
public body or private entity pursuant to this section, and the obligation of the
Agency under such contract, lease, or agreement shall constitute an indebtedness
of the Agency as described in Idaho Code Section 50-2909 which may be made
payable out of the taxes levied in the Project Area and allocated to the Agency
under subdivision (2)(b) of Section 50-2908 of the Local Economic Development
Act and Section 13 to this, the Second Amended and Restated Research Park
Plan or out of any other available funds.

Any disposition of Agency property for redevelopment will require the same
obligations as under an owner participation agreement.

SECTION 10: PUBLIC LAND USE

A.

Rights-Of-Way

The major public streets within the project area are Blaine Street, Highway 8,
Mountain View Drive and unnamed access streets on the project site. Any
changes in the existing layout of public right-of-way shall be in accordance with the
objectives of this, the Second Amended and Restated Research Park Plan and the
City’s design standards. Such changes shall be effected in the manner prescribed
by State and local law and shall be guided by the following criteria:

1. A balancing of the needs of proposed and potential new developments for
adequate pedestrian and vehicular access, vehicular parking and delivery
facilities with the similar needs of any existing developments permitted to
remain. Such balancing shall take into consideration the rights of existing
owners and tenants;

2. The requirements related to such factors as topography, traffic safety and
esthetics;

3. The potential need to serve not only the project area and new or existing
developments, but also areas outside the project by proving convenient and
efficient vehicular, pedestrian, and bike access and movement; and

4. The public rights of way may be used for vehicular and/or bicycle and/or
pedestrian traffic, as well as for public improvements, landscaping, public and
private utilities, and activities typically found in urban areas.
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B. Other Public, Institutional And Non-Profit Uses

The Agency is also authorized to permit the maintenance, establishment or
enlargement of public, institutional, or non-profit uses, including park and
recreational facilities; educational and fraternal facilities; philanthropic, religious
and charitable institutions; utilities; government facilities; and facilities of other
organizations or associations consistent with normal uses in a commercial or
industrial project area.

General Controls And Limitations

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

SECTION 11: CONSTRUCTION

All construction in the project area shall comply with all applicable State and local laws
and codes in effect from time to time. In addition to applicable codes, ordinances or
other requirements governing development in the project area, additional specific
performance and development standards may be adopted by the Agency to control and
direct redevelopment activities in the project area in the event of a disposition
development agreement or owner participation agreement. Construction may be
completed by the Agency independently, or in concert with the City, Latah County, the
Latah County Free Library, the North Latah Highway District, the Moscow Cemetery
District, School District 281, the University of Idaho or the State of Idaho.

SECTION 12: OPEN SPACE LANDSCAPING, LIGHT, AIR AND PRIVACY

Provisions for open space, landscaping, light, air and privacy shall be governed by
applicable laws and ordinances and such additional restrictions which may be legally
imposed by the Agency.

SECTION 13: METHODS OF FINANCING THE PROJECT

The Agency is authorized to finance this Project with financial assistance from the City,
State of ldaho, federal government, interest income, Agency bonds, donations, loans
from private financial institutions, the lease or sale of Agency-owned property, public
parking revenue, revenue allocation funds as allowed by the Act, or any other available
source, public or private, including assistance from any taxing district or any public
entity.

The Agency is also authorized to obtain advances, borrow funds, and create
indebtedness in carrying out this, the Second Amended and Restated Research Park
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Plan. The principal and interest on such advances, funds, and indebtedness may be
paid from any other funds available to the Agency. The City, as it is able, may also
supply additional assistance through City loans and grants for various public facilities.

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

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

Any other loans, grants, guarantees, or financial assistance from the United States, the
State of Idaho, or any other public or private source will be utilized if available.

The Agency hereby adopts revenue allocation financing provisions as authorized by
Title 50, Chapter 29, Idaho Code (the “Act”), effective retroactively to January 1, 1996.
These revenue allocation provisions shall apply to all taxing districts in which the
Revenue Allocation Area is located and described on attachments to this, the Second
Amended and Restated Research Park Plan. The Agency shall take all actions
necessary or convenient to implement these revenue allocation financing provisions.
The Agency specifically finds that the equalized assessed valuation of property within
the Revenue Allocation Area is likely to increase as a result of the initiation of the Urban
Renewal/Competitive Disadvantage Project.

The Agency, acting by one or more resolutions adopted by its Board of Commissioners,
is hereby authorized to apply all or any portion of the revenues allocated to the Agency
pursuant to the Act to pay such costs as are incurred or to pledge all or any portion of
such revenues to the repayment of any moneys borrowed, indebtedness incurred, or
bonds issued by the Agency to finance or to refinance the Project Costs (as defined in
Idaho Code Section 50-2903[14]) of one or more Urban Renewal/Competitive
Disadvantage projects.

Upon enactment of an ordinance by the governing body of the City of Moscow, Idaho,
finally adopting these revenue allocation financing provisions and defining the Revenue
Allocation Area described herein as part of the Second Amended and Restated
Research Park Plan, there shall hereby be created a special fund of the Agency into
which the County Treasurer shall deposit allocated revenues as provided in Idaho Code
Section 50-2908. The Agency shall use such funds solely in accordance with Idaho
Code Section 50-2909 and solely for the purpose of providing funds to pay the Project
Costs, including any incidental costs, of such Urban Renewal/Competitive Disadvantage
projects as the Agency may determine by resolution or resolutions of its Board of
Directors.

A statement listing proposed public improvements and facilities, an economic feasibility
study, estimated project costs, fiscal impact upon other taxing districts, methods of
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financing project costs, termination date, and disposition or retention of agency assets
upon the termination date required by Idaho Code Section 59-2905 is included in the
feasibility study to this, the Second Amended and Restated Research Park Plan. This
study necessarily incorporates estimates and projections based on the Agency’s
present knowledge and expectations. The Agency is hereby authorized to modify the
presently anticipated Urban Renewal/Competitive Disadvantage projects and use of
revenue allocation financing of the related Project Costs if the Board of Commissioners
of the Agency deems such modification necessary or convenient to effectuate the
general objectives of the Second Amended and Restated Research Park Plan.

The Agency may also appropriate funds consisting of revenue allocation proceeds on
an annual basis without the issuance of bonds. The Agency has also provided for
obtaining advances or loans from the City or private entity in order to immediately
commence construction of certain of the public improvements. Revenues will continue
to be allocated to the Agency until the improvements identified are completely
constructed or until any obligation to the City or other public entity or private entity is
fulfilled. The feasibility study incorporates estimates and projections based on the
Agency’s present knowledge and expectations concerning the length of time to
complete the improvements. The activity may take longer depending on the
significance and timeliness of development. Alternatively the activity may be completed
earlier if revenue allocation proceeds are greater or the Agency obtains additional
funds.

Property tax revenue has been based upon modest increases in value on existing
properties, without consideration of new major development. It is expected, however,
that with the construction of the improvements identified, new development in Phase 2
will generate additional tax increment which could hasten the repayment of all Agency
obligations.

The Agency intends to fund the estimated Two Hundred Ninety Thousand Four
Hundred Sixty Eight Dollars ($290,468) of public improvements through available
Agency funds as shown in the attached Urban Renewal Agency Financial Analysis
within Appendix D.2. Improvements would be constructed during 2005.

The Agency intends to fund the estimated Seven Hundred Thousand Dollars ($700,000)
of real property acquisition from the revenues generated from the revenue allocation
financing currently in effect for the Project.

The Agency expects to repay the Series 2000B Revenue Allocation Bonds until 2015.
After the completion of the public improvements in 2005, the Agency expects to expend
funds on the modest administrative expenses for professional fees, administrative fees,
audit fees, and insurance through January 2016.

The revenue allocation proceeds are hereby irrevocably pledged for the payment of the

principal and interest on the advance of moneys or making of loans or the incurring of
any indebtedness such as bonds, notes, and other obligations (whether funded,
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refunded, assumed, or otherwise) by the Agency to finance or refinance the Project in
whole or in part.

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

Under the Local Economic Development Act, the base assessed valuation for all
revenue allocation areas cannot exceed ten percent (10%) of the assessed valuation for
the entire City. The base assessment roll for the Revenue Allocation Area under this,
the Second Amended and Restated Research Park Plan is six million four hundred
seventy eight thousand seven hundred twenty three dollars ($6,478,723); the total
assessed value for the City as of the date of adoption of the 1996 Plan was four
hundred eighty million nine hundred thirty six thousand two hundred sixty eight dollars
($480,936,268). The Revenue Allocation Area, as established in 1996, which included
what is now Phase 1 and Phase 2 of the Research Park, had a base assessment rate of
six million five hundred thousand dollars ($6,500,000).

The application of revenue to area-wide improvements over an extensive term is not a
precise exercise. A number of assumptions and allowances have been made in the
preparation of quantities and costs and the exact location and timing of the
improvements.

The feasibility study includes a specific delineation of tax dollars generated by the
revenue allocation upon each taxing district. However, since the passage of House Bill
156 in 1995, taxing entities are constrained in establishing levy rates by a function of the
amount each budget of each taxing district can increase on an annual basis. Therefore,
the actual impact of revenue allocation is more of a product of the imposition of House
Bill 156. In addition, without the revenue allocation district and its ability to pay for
public improvements and the site preparation costs, substantial improvement within the
Revenue Allocation Area would be expected over a much longer period of time, hence
there could be much smaller increases in assessed valuation to be used by the other
taxing entities.

The financing description of the Second Amended and Restated Research Park Plan
activities shows that the equalized assessed valuation of the Revenue Allocation Area is
likely to increase as a result of the initiation and completion of Urban
Renewal/Competitive Disadvantage projects pursuant to this, the Second Amended and
Restated Research Park Plan. Further, since projected revenues exceed estimated
costs, the conclusion is that the Project is economically feasible.

The estimated Project costs as shown on Appendix B are for the estimated Phase 2
costs only because Phase 1 Project improvements were completed by the Agency prior
to adoption of this, the Second Amended and Restated Research Park Plan.

In any year during which the Agency receives revenue allocation proceeds, the Agency,
as allowed by law, is authorized (but not required) to return or rebate to the other taxing
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entities identified in the feasibility study any revenue allocation funds previously pledged
or committed for the purposes identified in the Second Amended and Restated
Research Park Plan. Under the Act, the Agency must first apply all such revenues for
the payment of the projected costs of the Urban Renewal/Competitive Disadvantage
project identified and repayment of principal and interest on any moneys borrowed,
indebtedness incurred, or bonds issued by the Agency and maintain any required
reserve for payments of such obligation or indebtedness. Only to the extent revenues
of the Agency exceed these obligations shall the Agency consider any rebate or return
of revenue allocation funds to the other taxing entities. The Agency shall rebate such
funds in a manner that corresponds to each taxing entity’s relative share of the revenue
allocation proceeds.

The feasibility study describes the Agency’s financing plan for the Project. The Project
will be financed, in part, through tax increment financing, using revenue allocation funds
as allowed by the Act. The Agency anticipates that on an annual basis, tax increment
and other funds may be sufficient to satisfy the obligations incurred by the Agency, even
though the entire amount of revenue allocation funds must be pledged for the term of
any bonds or other debts incurred by the Agency. Therefore, on an annual basis, the
Agency will consider the rebate of funds.

SECTION 14: ACTIONS BY THE CITY

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

A. Institution and completion of proceedings necessary for changes and
improvements in private and publicly owned utilities within or affecting the project
area;

B. Revising of zoning or other standards (if necessary) within the project area to
permit the development authorized by this, the Second Amended and Restated
Research Park Plan.

C. Imposition, wherever necessary, through the use of special use permits or other
means of appropriate controls within the limits of this, the Second Amended and
Restated Research Park Plan upon parcels in the project area to ensure their
proper development and use;

D. Provision for administrative enforcement of this, the Second Amended and
Restated Research Park Plan by the City after development. The City and the
Agency may develop and provide for enforcement of a program for continued
maintenance by owners of all real property, both public and private, within the
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project area throughout the duration of this, the Second Amended and Restated
Research Park Plan.

E. Preservation of historical sites shall have a high priority in achieving development
objectives.

F. Performance of the above actions and all other functions and services relating to
public health, safety, and physical development normally rendered in accordance
with the schedule which will permit the redevelopment of the project area to be
commenced and carried to completion without unnecessary delays.

G. Institution and completion of proceedings necessary for the establishment of a
Local Improvement District, or Districts, under Chapter 17, Title 50, Idaho Code;

H. The undertaking and completing of any other proceedings necessary to carry out
the project;

I.  Administration of community Development Block Grant and other State and
Federal funds that may be available for this project; and

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

K. Imposition, whenever necessary (by conditional use permits or other means as
appropriate), of controls within the limits of this Plan upon parcels in the Project
Area to ensure their proper development and use.

SECTION 15: ENFORCEMENT

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

The provision of this, the Second Amended and Restated Research Park Plan or other
documents entered into pursuant to it may also be enforced by court litigation instituted
by either the Agency or the City. Such remedies may include, but are not limited to,
specific performance, damages, re-entry, injunctions and any other remedies
appropriate to the purposes of this, the Second Amended and Restated Research Park
Plan. In addition, any recorded provisions which are expressly for the benefit of owners
of property in the project may be enforced by such owners.

Under exceptional circumstances, the Agency is authorized to permit a variation from
the limits, restrictions, and controls established by this, the Second Amended and
Restated Research Park Plan. In order to permit such variation, the Agency must
determine that:
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A. The application of certain provisions of this, the Second Amended and Restated
Research Park Plan would result in practical difficulties or unnecessary hardships
inconsistent with its general purpose and intent;

B. There are exceptional circumstances or conditions applicable to the property or to
the intended development of the property which do not apply generally to other
properties having the same standards, restrictions, and controls;

C. Permitting a variation will not be materially detrimental to the public welfare or
injurious to property or improvements in the area; and

D. Permitting a variation will not be contrary to the objectives of this, the Second
Amended and Restated Research Park Plan or the Comprehensive Plan.

No variation shall be granted which changes a basic land use or which permits other
than a minor departure from the provisions of this, the Second Amended and Restated
Research Park Plan, without amendment of this, the Second Amended and Restated
Research Park Plan. In permitting any such variation, the Agency shall impose such
conditions as are necessary to protect the public peace, health, safety, or welfare and to
assure compliance with the purposes of this, the Second Amended and Restated
Research Park Plan. Any variation permitted by the Agency hereunder shall not
supersede any other approval required under City Codes and ordinances.

SECTION 16: DURATION OF THE RESEARCH PARK PLAN

Except for the non-discrimination and non-segregation provisions, which shall run in
perpetuity, the provisions of this, the Second Amended and Restated Research Park
Plan shall be effective, and the provisions of other documents formulated pursuant to it,
may be effective for a period of twenty years from the original date of adoption of this,
the Second Amended and Restated Research Park Plan by the City Council. It is
expected that revenue allocation financing shall be in effect for taxing years up to and
including 2015

This Plan shall terminate no later than December 31, 2015, except for revenues which
may be received in January 2016 or otherwise, if the Agency determines an earlier
terminate date:

A. When the revenue allocation area plan budget estimates that all financial
obligations have been provided for, the principal of an 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 Section 50-2908,
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Idaho Code, shall thereupon cease; any moneys in such fund or funds in excess of
the amount necessary to pay such principal and interest shall be distributed to the
affected taxing districts in which the revenue allocation area is located in the same
manner and proportion as the most recent distribution to the affected taxing
districts of the taxes on the taxable property located within the revenue allocation
area; and the powers granted to the Urban Renewal Agency under Section 50-
2909, Idaho Code, shall thereupon terminate.

B. In determining the termination date, the Plan shall recognize that the Agency shall
receive allocation of revenue in the calendar year following the last year of the
revenue allocation provision described in the urban renewal plan.

C. For the fiscal year that immediately predates the terminate 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
Section 50-2909(4), Idaho Code. 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 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 Section 50-2909, Idaho Code,
should a surplus be determined to exist. The Agency shall cause the ordinance to
be filed with the office of the Latah County recorder and the Idaho State Tax
Commission as provided in Section 63-215, Idaho Code.

SECTION 17: PROCEDURES FOR AMENDMENT

The Second Amended and Restated Research Park Plan may be further modified at
any time by the Moscow Agency, provided that the modification, if made after
disposition of real property by the Agency in the project area, must be consented to by
the developer or developers (or successor of interest) of such real property if their
interest is substantially affected by the proposed modification. Where the proposed
modification will substantially change the Second Amended and Restated Research
Park Plan, the modifications must be approved by the Planning and Zoning Commission
and/or the City Council in the same manner as the original plan. Substantial changes
for Council approval proposes shall include revisions in the project boundaries, land
uses permitted, land acquisition, and other changes which will violate or substantially
alter the objectives of the Second Amended and Restated Research Park Plan.

SECTION 18: SEVERABILITY
If any one or more of the provisions contained in this, the Second Amended and

Restated Research Park Plan to be performed on the part of the Agency shall be
declared by any court of competent jurisdiction to be contrary to law, then such
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provision or provisions shall be null and void and shall be deemed severed from the
remaining provisions of this, the Second Amended and Restated Research Park Plan
and in no way shall affect the validity of other provisions of this, the Second Amended
and Restated Research Park Plan.

SECTION 19: PERFORMANCE REVIEW

Under the Idaho Urban Renewal Law, the Agency is required to file with the City, on or
before March 31 of each year, a report of the Agency’s activities for the preceding
calendar year, which report shall include a complete financial statement setting forth its
assets, liabilities, income, and operating expenses as of the end of such calendar year.

SECTION 20: CONCLUSION

Moscow faces a significant problem in keeping its locally developed businesses and
industries within Moscow. There are many competitive disadvantages which result from
location close to the Washington State border. As a result, and without local
intervention, jobs and investment will be lost to other areas. This, the Second Amended
and Restated Research Park Plan is designed to address these disadvantages and
provide public services which will foster and enhance the economic development of
Moscow.
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Appendix A.2

Revenue Allocation Legal
Description



EXHIBIT 3

Description for Moscow Research Park Revenue Allocation Area

A parcel of land located in the southeast quarter of Section 17, Towz.éhip 39 North, Range §
* West, Boise Meridian, Latah County, Idaho, and being miore particularly described as follows:

Beginning at the southeast comer of said southeast quarter, of Section 17; thence N0°53°45"E
969.03 feet along the east line of said southeast quarter to the TRUE POINT OF
BEGINNING; thence N89°06°15"W 321.63 feet; thence westerly 308.18 feet, along a ciirve
concave fo the north, said curve having a radius of 1441 41 feet, a central angle of 12°15°00",
and a chotd bearing N82°58'45"W 307.59 feet; thence N76°51'15"W 178.16 feet; thence
- westerly 139.00 feet along a curve concave to the south, said curve having a radius of 744 05
feet, a central angle of 10°42°14”, and a chord bearing N82°12°22"W 138.80 feet;. thence -
§02°26'31"W 30.00 feet radially from said curve, thence westerly 147.01 feet along a curve
concave to the south, said curve having a radius of 714.05 feet, a central angle of 11°47°46",
and a chord bearing S86°32°38"W 146.75 feet; thence S80°38°45"W 392.99 feet to 3 point on
the easterly right-of-way line of Blaine Street extended; thence N09°22°25"W 280.0]1 feet

alongsaid-mamdedﬁght-oﬁwaylmetothesoudmastwmerofﬂmhﬁianlﬁﬂsFmﬁ: -'

.. Addition to the City of Moscow as shown o0 Instrument No.389444 on file with the
Recorder’s office of said Latah County; thence continuing N09°22'25"W 190,90 feet along
- the easterly right-of-way line of Blaine Street; thence northerly 299.50 feet along said right-of-

way Iine and along a curve concave 1o the east, said curve having a radius of 547.95 feet, a
central angle of 31°19°00”, and a chord bearing N0O6°17°05"E 295.78 feet, thence N21° -
36'35"E 132.40 feet along said right-of-way line to the south right-of-way line of Travois Way
as shown on said plat; thence N23°05'39"E 60.00 feet along said Blaine Street right-of-way
line to 2 point on the northerly right-of-way line of said Travois Way; thence N23°05°39"E

.190.63 feet to the intersection point of the northerly right-of-way line of State Highway 8:-and. .. .- -~
the casterly right-of-way line of Blaine Street;- thence N66°54'15™W 1329.30-foot-along said -

northerly highway right-of-way line to the southwest comer of Lot 9, Block 1 of the Arrowhead
Addition No.1 to the City of Moscow as shown on the recorded plat thereof, said point also °
being on the southerly right-of:-way line of White Avenue; thence northeasterly along: seid
White Avenue right-of-way line, along a curve concave to the southeast, said curve having a
radius of 160.00 feet, a central angle of 47°23°08”, and a chord bearing N67°07°36"E 128.59 B
feet, thence S89°10°S0°E 2464.23 feet along said southerly right-of way line o the westerly
 right-of-way line of Mountain View Road: thence S0°53°45"W 1302.07 feet along said
westerly right-of-way line of Mountain View Road, said right-of way fine being parallel o and
.36.00 feet westerly of (as measured perpendicularly) the easterly Iine of said Section 17,108 -
poh:tmthesouﬂ:eﬂyﬁg!n@f-myﬁneof&aeBmiingmnNorﬂiem.Raﬂmad; thence -
southeasterly 37.40 feet along said railroad right-of-way line, along a curve concave fo the
northeast, said curve having a radius of 1954.88 feet, a central angle of 01°05°46", and a chord
bearing $73°22°13"E 37.40 feet to the point of intersection with said easterly line of Section
17, thence $0°53°45"W 334.86 feet along said eastesly line to the TRUE POINT OF
~ BEGINNING. o .

Said parcel contains 62.1 acrés, more of less.



Appendix A.3

Moscow Research and Technology
Park Legal Description
(Phase 1)



Mascow og Pa,rk -

Legal Desmgi:wn (Phase i}

A parcel of land located in the SEV4 of Section 17, T39N R5W, BM, and bemg
more particularly described as follows:

ing at the southeast corner of said Section 17; thence N 0°07'50" W,

383» 89 feet to a point on the southerly right-of-way. of the Burlington Northern
Railroad; thence along said south nght-of—way 238.23 feet on a curve to the right,
' h vmg Eadms =1954.88 feet, Delta=6°58"56", Chord=238.08 feet, and chord

aring N 71927 14" W; thence continuing along said right-of-way N 67°57° 46"
W 157 '72 ft to ﬁxe'I'RﬁEPO}NI’ OF BEGNNING

’I'henee S 22"02’ W, 2?590 ft;
ThenCEN67°57'46”::- 23.00 1t
ceS2 °92’14"W 23 37'ﬁ;




Appendix A.4

Moscow Research and Technology
Park Legal Description
(Phase 2)



January 25, 2005
Revised (3-24-05)

Legal Description of Alturas Phase Il Plat, By Hodge & Associates,
Inc.

A legal description for a parcel of land located in the E¥ SEY4 of Section 17 and the W2 SW¥%4
of Section 16, T39N, R5W, BM and being more particularly described as follows:

Beginning at the southeast corner of the SEY4 of Sec 17, thence N 0°07'50” W, 838.38 feet,
along the east line of said SEY4; thence N 89°52'12" E, 7.75 feet to the TRUE POINT OF
BEGINNING.

Thence S 89°52'12” W, 230.90 feet;

Thence N 69°14'51” W, 486.90 feet to the southeast corner of Lot 2, Block 1 of the
Alturas Business Park Plat;

Thence N 21°51'40” E, 235.77 feet to the northeast corner of said Lot 2;

Thence S 67°57'46” E, 124.00 feet along the southerly right-of-way of Alturas Drive;
Thence N 21°51'40” E, 276.00 feet, along the east line of the Alturas Business Park Plat,
to a point on the south right-of-way line of former railroad property;

Thence S 67°57'46" E, 157.72 feet, along said former railroad right-of-way, to a point of
curve to the left;

Thence 242.92 feet, along said curve having a Delta = 7°07’'11”, Radius = 1954.88,
Chord = 242.76 and Chord Bearing = S 71°31'21" E, to a point in the centerline of Mt.
View Road;

Thence S 00°31'34" E, 464.35 feet, along said centerline, to the TRUE POINT OF
BEGINNING.

Said parcel contains 6.34 acres.

M:\Administration\Public\URA\URA Amended Plan 2005\Phase Il Plat Final 1-25-05.doc
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Appendix AA

Reference by Lot and Plat the
Properties to be Acquired



Appendix AA.1

Block 1, Lot 2 of Alturas
Technology Park
of the City of Moscow,
Latah County, ldaho



Appendix AA.2

Block 1, Lots 1, 2 and 3 and
Block 2, Lots 1, 2, 3and 4
of Proposed Plat of
Alturas Technology Park
Phase |l of the
City of Moscow,
Latah County, Idaho



Appendix B

Improvements and Probable Costs



ALTURAS TECHNOLOGY PARK

PHASE il
Project Cost Estimate

_Contingency@10%

_ Technology Drive

. ....;..Geogexﬁfe Fabﬂc

Agg gate Base Course (6") (38‘ X 500‘) -
T B

~ Concrete Walks

~ Water Line
' 87 PVC €900 Pipe o
_'Fire Hydrant Assembly wicor
& Gatevalve

" Asphalt Concrete Paving (4") (35' x 500’) SN

"A000
2000
2,000
1,000
620
2,000

$290,468.00

$23,688.00)
$179,880.00.

oy 40000.00

sY 150 "3000.06

12000.00

17050.00

~18000.00

4000.00

180000

"-'Samtary Sewer

‘Sanitary Manholes’

- 'HDPE Pipe
P HOPE Roof Drains

Catch Basing

. rE@r;chis_ﬁ_ Utilitles

M AVaew Rd W:dening

" Grading

) _:__Geotextiie Fabric
nggregaie Base Course (10%) (10' X 440‘) o
b

""'1'Concrete Walks o
" Asphalt Concrete Paving (4%) (8 x 4407)
Asphalt Prelevel (Overiay)
___iWa_ter Line
& PVCCO00Ppe

8% 8" cross
8" Gate Valve

* engineering

APV Service Ccnnectnons T 3 P

400
o sy U

CUA00TTSY 10800

gy ‘ ‘
B e o
365 TON

450" 1

...8680.00]
_2880.00

2000.00
~16060.00

... 8000.00
| 12500.00

| ... $57,000.00
60000
. 4000.00
f000 T 40

" 6050.00
3500.00
... 18250.00

EA 400.00;

'16200.00
. 400.00
..3200.00

.5 2980000

Prapared by Hodge & Associates, inc.
March 1, 2004

Revised March 22, 2005
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Appendix C

Competitive Disadvantages of
Moscow, ldaho as a Border
Community
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Competitive Disadvantages of Moscow, Idaho as a Border
Community

Executive Summary

The Idaho State Legislature has adopted House Bill No. 966 which recognizes that
communities which are close to state borders can be adversely impact by differences in
tax structure, population characteristics and even geographic features. This report
looks at the City of Moscow as a border community. Disadvantages of being located
adjacent to the Washington State border have been identified and quantified.

The law is very specific in the criteria which can be used to determine if a community is
disadvantaged. The following paragraph is taken from the law which describes a
competitively disadvantaged border community.

“(6) “Competitively disadvantaged border community area” means a parcel of
land consisting of at least forty (40) acres which is situated with the boundaries of an
incorporated city and within twenty-five (25) miles of a state or international border,
which the governing body of such incorporated city has determined by ordinance is
disadvantaged in its ability to attract business, private investment, or commercial
development, as a result of a competitive advantage in the adjacent state or nation
resulting from inequities or disparities in comparative sales taxes, income taxes,
property taxes, population or unique geographic features.”

The most significant disadvantages, as allowed in the law, of Moscow are:

Relatively high property taxes (which adversely impact both businesses and
residents); '

The disparity in food costs (due to sales tax variations) which results in
ldaho shoppers traveling across the border to Washington for major food
purchases;

Higher business expenses due to the corporate and personal income tax
methods used in Idaho. This is applicable to most businesses including drug
stores, hotels, real estate developments, manufacturing companies and
general merchandise stores, but is particularly impactive on wholesale
distribution businesses with out of state sales;

Higher personal taxes due to the state income tax and higher local property
taxes; and

Disadvantage for providing industrial infrastructure via formation of a port
district.




Introduction

Moscow, Idaho is located along the Washington-Idaho State border. Washington State,
with its border only minutes to the west, has a completely different tax structure.
Washington doesn’t have a state corporate or personal income tax. Property taxes are
lower. Sales tax is higher but it is not applicable to food and prescriptions. Washington

State has a B&O tax (charged against gross sales) which effects some businesses more
than others.

These differences, beyond the control of Moscow, effect the ability of Moscow to grow,

to attract jobs and income for its people, and to keep money earned in Moscow in the
city.

The purpose of this report is to investigate the differences between Pullman,
Washington and Moscow, Idaho as those differences relate to growth and development.
We will seek to answer the question “What disadvantages does Moscow experience
because of its proximity to the Washington State border?”. In addition, we will measure
those differences and determine if there are urban renewal strategies which can off-set
some of these disadvantages.

Since all of the disadvantages identified in this report pertain to the entire city, it is
recommended that the reader consider the entire city as being disadvantaged. In
addition, annexation areas, because they will come under the City’s tax code, would be
similarly effected.




 Methodology

Measurement of the differences in tax structure cannot be made by merely describing
the various methods of taxation. Each state’s method causes different results. So,
besides describing the two tax structures, comparisons were made using hypothetical
businesses and resident home owner scenarios. These scenarios were prepared by
taking information about certain types of businesses from the book “Almanac of
Business and Industrial Financial Ratios”, 1994 Editien, Published by Leo Troy and
Prentice Hall Publishers, New Jersey. Gross sales, owner compensation, operating costs
and net profit were obtained. These figures have been derived by surveying thousands
of companies and publishing the aggregate results. Then, using hypothetical estimates
of employee numbers and wages, real estate investment, hours worked per employee
and percentages of in-state and out of state sales, an example company was created.

This provided an even playing field upon which to evaluate the different taxing
structures.

With a common company description, other specific information was required. Owners
Income tax rates were determined by taking the assumption regarding owners
compensation and applying it to the 1993 Form 40 tax tables. This provided a fairly
accurate measure of income tax payments although each individual taxpayer would
have different deductions (subtractions).

Industrial insurance rates for specific classes of employees who work in these types of
businesses were obtained from the Coeur d’Alene office of the State Insurance Fund.
For Washington State, the publication “Rates ‘94" from the Department of Labor and
Industries was used. Allocation of insurance rates were determined by the author

based on his best judgment regarding the description of the rate and the appropriate
business category. :

Business and Occupation tax rates were obtained from the Washington State Business
and Occupation Tax Worksheet, 1994, Again, tax classification determinations were
made by the author based on the business type and the classification description.

Property tax rates were obtained from the Latah County Assessor and the Whitman
County Assessor. A publication entitled “Code Area Taxing Districts; Percent Levies
for the Year 1994” was provided by the Latah assessor. It included all tax code areas
within Latah County, including the City of Moscow. For Whitman County, a copy of
the levy rate sheet for all Tax Code Areas in the county was provided. From this list,
the tax code area for the City of Pullman and the surrounding area was obtained,

Sales tax rates were obtained from the Idaho State Tax Commuission in its publication
“Annual Report, 1993” and from the Washington State Department of Revenue report
“Location Codes- Local Sales Tax Rates, Effective July 1, 1994”.

Every effort has been made to present an unbiased and accurate representation of the
disadvantages of Moscow as a border community.




Findings

Property Taxes

Property Tax Rates

The gap between property tax rates for the City of Moscow and Whitman County create
a disadvantage for Moscow. Also, because this tax disparity is felt equally across all
types of development, residents as well as businesses are adversely effected.

To determine the extent of the impact of this disadvantage, property tax rates for
Moscow were compared to rates in the Pullman and the highest and lowest tax code
areas in Latah and Whitman Counties. The following table shows the range of property
tax rates for several areas in both counties.

Table 1
Rates (Per $1,000 of Market Value) -

. Range of Property Tax L

24.991995
21.167123 84.7%
13.936501 55.8%
15.380100 61.5%
_ 16.494400 78.0%
i e Ares . 12.790200 51.2%
Source: Latah County and Whitman County Assessors

Moscow had the highest property tax rate in both of the counties. Since this kind of
taxation effects business and residents alike, a further analysis of the impact of property
taxes was conducted as part of a larger study of overall taxes. Several types of
businesses were evaluated to determine how specific taxes effected the cost of doing
business in a particular location. A complete evaluation is provided in Appendix A.
We will merely summarize the findings relative to property tax, here. The reader is
invited to review the impact of property taxes in the context of overall tax rates by a
review of the information contained in that appendix.

Several types of businesses were considered in this evaluation. Each business type is
effected by different taxes in different ways. Businesses which are investment intensive
will pay more property tax in Moscow than in bordering areas of Washington State.
The following table shows how property tax differences cause a disadvantage for
Moscow as a border community.




Table 2

Summary of Property Tax Costs fo:' Se!ecteci Eusmesses and o
Resndents . S i P '
: R :5:_. R :MOSCOW;_'_-- sp{)kaﬂe,
Company Type - Market Value . ' idaho” Washmgton
1,000,000 24902 15,390
750,000 18,744 11,543
1,250,000 31240 18238
2,000,000 48,984 30,780
1,500,000 37.468 23,085
3,000,000 74,976 46,170
2,500,000 62,480 38,475
120 000 2,704 2,125

Sozzrce Business Piamung Consu.ltants Inc.

Note: The property iax rate is for Moscow Tax Code Area 1-00. in Washington, the City of Pullman tax code azea 13 was
used.

This table shows that property taxes are higher in Moscow, Idaho for all classes of
business and for residents, too. Any property developed in Idaho must weigh the
added property tax against the other amenities which draw residents and businesses to
this area. Property tax rates therefore cause the City of Moscow to have a disadvantage
for the development of all structures; those with the most investment have the most
disadvantage. Capital intensive businesses such as manufacturing, hotels, office and
industrial park developments and large retail stores would be most effected by the
property tax disadvantage.

Sales Tax

The sales tax rate for ldaho State is 5.0%. This is a statewide tax and there are no local
option tax capabilities for cities or counties. Some communities have been classified as
resort communities and have some taxing capability. However, neither Moscow, nor
any other city in North Idaho, has been classified as a resort community. Therefore, its
sales tax is a straight 5.0%. No exemptions are made for food. The only exemptions are
for gasoline which has an excise tax of 22% and prescription drugs.

Washington State has a base sales tax of 6.5%. Then, local option taxes are added onto
that base. Whitman County has a sales tax rate of 7.5% as does the City of Pullman.

While it would appear that [daho does not have a disadvantage regarding sales tax
rates, it does when consideration is made concerning which items are taxed. Food is
not subject to sales tax in Washington State. Therefore, sale of food items in Idaho State
have a 5.0% disadvantage. This advantage for shoppers in Washington State may be
enough to warrant Idaho residents to take the trip to Washington for major food
purchases. It would not likely greatly effect convenience stores.




Sales tax costs are not borne by the grocery store. These taxes are passed on directly to
the customers. Therefore, from a perspective of the grocery retailer, the sales tax is
transparent and other tax factors make Moscow a good location. However, when a
grocery store considers the cost impact on customers, location in Idaho is a
disadvantage because it raises the overall cost of a food bill.

Income Taxes

Idaho State has an individual income tax which varies from 0 to 8.2%. The amount of
tax varies according to the size of income and the deductions which are taken. The
Idaho Income Tax Return (Form 40), follows the Federal income tax rules and provides
for deductions for all the categories recognized by the Internal Revenue Service. After

deductions, a taxable income is determined and taxes are paid based on a variable
schedule.

Individual income tax is a consideration when locating a company or a home. If an
area’s taxes are high compared to other areas, a disadvantage occurs for locating homes,
and businesses.

To determine the impact of income taxes on business owners, officers compensation
was determined for various types of businesses. Assumptions were made regarding
the amount of deductions (called “subtractions” in the Idaho State forms) and an
amount of taxable income was determined. This provides an equitable amount upon
which to base the level of personal income tax. The following table shows the amount
of individual tax which would be owed in the State of Idaho if the income was reported
in the 1993 tax year.

No comparable tax exists in Washington State.

Table 3
Summary of idaho State Personal %ncome Tax osts fol
. TaxRate Tax Du
7.7% 7,754
8.0% 17,093
7.9% 14,426
7.8% 8,924
7.9% 14,305
8.1% 29,245
7.6% 6,830
102,396 7.7% 7,880
35,000 6.8% 2,387

Source: Business Planning Consultants, Inc.




This demonstrates that even very high incomes do not pay the full 8.2% income tax.
However, rates for average business owners will run from 7% to 8% and average
income earners will pay about 6.8%.

Since there is not a comparable tax in Washington State, Moscow, 1daho residents are
definitely at a disadvantage. A proportionately larger share of individual’s direct
income will go to state taxes in Idaho than in Washington. Washington collects its taxes
in less direct ways. This can cause business owners to be reluctant to locate a business
in Idaho or, if their business is located close to the Washington border, reluctant to
locate their private residence in Idaho State.

Corporate Income and Business and Occupation Tax

While there is no equivalent in Washington for the Idaho State Personal Income Tax,
there is a comparable tax for corporations. Idaho has a corporate income tax and
Washington State has enacted a Business and Occupation Tax (B&O Tax). Since each
tax impacts different businesses in different ways, we determined the best way to create
a test which would equitably compare the two taxes was to evaluate different
businesses in each state with exactly the same sales, operating costs and profits and
determine the cost of each tax. Please keep in mind that this tax is not transparent to
the business; the B&O and corporate income taxes cannot be paid as a line item by
customers like sales tax. Rather, it is part of the cost of doing businesses and must be
calculated in the price of goods and services.

Idaho State Corporate Income Tax

Idaho corporation’s taxable income is taxed at the rate of 8%. This is a flat rate and is
applied the same as the federal government’s corporate income tax. Multi-state
corporations must apportion their income using an equally weighted three-factor
formula comprised of property, payroll and sales. .

To develop accurate scenarios for companies financial positions, the 1994 edition of the
Almanac of Business and Industrial Financial Ratios was used. These studies
surmumarize annual financial statements for thousands of corporations in specific lines of
business. Ratios are determined to show the relationship between gross sales, gross
profit, officer’s wages, operating costs and net profit. The average volume of sales for
each type of business is also provided. Using this information, hypothetical companies
have been created for specific types of businesses. Then, using identical information for
both Idaho and Washington corporations, tax burdens can be determined for each
respective state taxing structure.

Before the results of our analysis are described, the readers should gain an
understanding of the difference between a corporate income tax and the Washington
State equivalent, the B&O Tax.




Business and Occupation Tax in Washington State

Washington State does not have an income tax but does tax businesses on their gross
sales. Therefore, tax is applied regardless of whether the business has a profit. For
startup companies or companies with a low profit margin, it is generally a disadvantage
to be located in Washington State. Unlike Idaho companies, there are no deductions for
business expenses or tax payments when determining the taxable amount.

In Washington State, the B&O tax rates vary according to the type of business. The
following schedule shows the tax rates for each of the business sectors identified in
Washington’s tax code.

Table 4
Extracting” o T o 0 T 0516%
Slaughter 0 : ‘ 0.147%
Mfg. Food Products o : 0.147%
Travel Agent 0 T B ; 0.293%
fntl. Charter A S 0.387%
insurance Agents . : o o _ 1.172%
Mfg. Fresh Frujt and Vegetablefs R - 0.351%
Printing and Publ 3shmg I S ) 0.515%
Manufacturing =~ ' ' T 0.515%
Wholesaling Dry Grains ; 0.012%;
internal Distribution -0 . : : 0.515%
Wholesaling =~ i = 0.515%
Warehousmg. Radio and}’v Sl - 0.515%
Public Road Construcﬁon SR : 0.515%
Public Hospitals " . -:;-;3 R ' 0.750%
Selected Business Services o 2 500%
Financial Busmess Sewsces _ N 1.700%
Service ' o 2.130%
Retailing of interstate Transp Equapment . 0.515%
Retailing ' 0.471%

Source: Washington State Department of Revenue

As shown in the table, tax rates vary considerably depending upon the type of business
conducted. A general rule is that high volume, low margin business sales (Wholesale
Dry Grains) are taxed at a the lowest rates and low volume, high margin sales (Selected
Business Services) are taxed highest.

Idaho Income Tax and Washington B&O Tax Comparisons

The reader is again referred to Appendix A for a complete description of each business
scenario and evaluations of overall tax impacts. In this section we will evaluate the tax
impact of earnings in both states.




Table 5 shows the variation in tax payments for companies with exactly the same
financial status. It shows that high volume, low margin businesses like a grocery store,
pay a significantly larger amount of corporate tax in Washington than in Idaho. Using
this example, a grocery store with sales of $13.9 million and a net profit of only $192,000
would pay only $15,361 in Idaho income tax but would pay $65,445 in B&O tax.
Therefore, high volume stores with low margins would fare better in Idaho than in
Washington.

Stores with higher margins and greater net profit, however, do better in Washington
from the Income tax/B&QO tax perspective. General Merchandise stores, for instance,
pay less in State tax under the B&O tax method than do those subject to Corporate
Income Tax.

Table 5
Summary ef lciaho State income Tax and Washmgton State B&O Tax
£ Coon Seiected Compantes - o
Company Type Gross Saies Net Profit ' _ ldaho s Washington's
: : B Income Tax - B&O . Tax
2 343 000 247 513 19,801 11,036
3,252,000 46,828 3,746 16,748
3,252,000 352 518 28,201 16,748
1,855,000 234,750 18,780 46,375
13,895,000 162,015 15,361 65,445
6,719,000 224,082 17,927 31,646
1,864,000 288,040 23,043 38,703
1,832,000 672,684 53,815 41,152

Source: Business Planning Consultants, Inc.

The conclusion to this evaluation is not clear cut; the amount of income/B&O tax will
vary considerable depending upon the particular characteristics of a business as
demonstrated by the above example. Determination of whether a particular company is
disadvantaged by locating in Idaho can only be determined upon examination of that
companies sales and income characteristics. However, it can be generally stated that
high volume, low margin businesses will do better in Idaho than in Washington.

Conversely, low volume, high margin businesses pay a proportionately higher tax in
ldaho.

One notable exception to this rule is distribution warehouses which are located in
Washington but sell to customers outside the state. In those cases, B&O tax is not
charged on out of state sales. To demonstrate this, the example of a Wholesale Trade
Company was used with all statistics remaining the same except for the percentage of
out of state sales. For purposes of demonstrating the distinct advantage of companies
located in Washington which fit this category, we have used an assumption of 75% of
sales out of state.



The following table, Table 6, shows the comparison between an ldaho company and a
Washington State company using both 100% in state and 75% out of state sales. The
B&O Tax is substantially reduced for this type of business and creates an even greater
disadvantage for Moscow.

Table 6
Comparison of Wholesale Trade Companies with In-State and Out of State Sales

Tax o ldahol - Washington AR
0% Out of-State Sales  75% Out of State Sales

3,748

17,003
3,812 6,053 6,053
1,680 1,840 1,840
16,748 4,187
16,802 13,284 13,284
43,333 38,025 25,464

Source: Business Planning Consultants, Inc.

Industrial Insurance Rates

Idaho State has an industrial insurance rate which is based on the gross payroll for an
individual. This rate varies according to the experience rating of each profession and
for each business. To obtain a comparison for employment costs between the two
states, it is necessary to create a specific example and determine what insurance costs
would result. For our example, we used a clerical position, full time, which pays a

gross salary of $8.35 per hour ($17,368 per year). In Idaho State, the industrial
insurance costs would be $85.10.

Washington State’s industrial insurance system is based on the number of hours
worked and a risk class rating for the type of job related activities. For instance, a
clerical worker in Washington State is charged for insurance at the rate of $.0837 per
hour. lf an average full time year of 1,920 hours (2,080 hours less vacation, holidays
and sick days) was worked, this would equate to an industrial insurance cost of $160.70.

A similar evaluation was prepared for our selected businesses. The following table,
Table 7, shows the difference in Industrial Insurance costs for similar type employees in
both Washington and Idaho States.

10




Table 7

~ Summary of Industrial Insurance Costs for idaho and Was_b_ingt_pn.s_ta;es_ 5

Company Type #Employees . Employee " ' idaho Washington
Dl Lo e Classification i
10 in-store Sales 5,380 6,384

4 Warehouse Workers 3,012 6,053

4 Machine Operators 5,860 4,804

20 Accountants 2,940 3,479

30 Grocery Clerks 24,120 29,658

15 Pharmacist 7.320 5,325

10 Hotel Workers 11,820 10,620

3 In-house Reaitors 690 729

Source: 1daho State Insurance Fund and Washington State Department of Labor and Industries.

This comparison shows that, as a general rule, Washington State has higher industrial
insurance rates. However, for specific companies such as manufacturing, pharmacists
and hotel workers, Idaho’s rates are higher. As with the income tax/B&O tax
comparison, the question of disadvantage for Moscow will depend upon the rate
classification of employees for each company. Rather than using industrial insurance as

a sole determinant of disadvantage or advantage, it should be considered as only a part
of the broader tax picture.

State Unemployment Compensation Tax

Idaho State Unemployment Compensation Tax is levied at a rate of 2.1% on the first
$20,400 of wages paid per employee. The maximum rate per employee (assuming an
experience rating has not been established) would be $428.40.

The Washington State rate is 2.5% but is based on the first $19,900 per employee.
Therefore, the maximum cost per employee would be $497.50.

By applying our company scenarios to determine comparable State Unemployment

Compensation tax rates, we can obtain a fair relationship of cost between the two states.
See Table 8.
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Table 8

1 Saiary Level # Empleyees : idaho Wash:ngton

20,000 10 4,200 4,850

20,000 4 1,680 1,840

20,000 4 1,680 1,840

30,600 20 6,300 8,700

20,000 30 12,600 14,550

20,000 15 6,300 7,275

15,000 10 3,150 3,750

t 25,000 3 5,250 1,455

Source: Business Planning Consuliants, Inc.

This table demonstrates that Washington State’s workmen’s compensation costs are
consistently greater than ldaho’s. Therefore, Moscow, Idaho does not have a
disadvantage regarding this tax.

Other Taxes

Each state has many other taxes which can effect the overall tax picture for businesses
and residents. The following taxes have been identified to provide an example of some
of these taxes and the impact they can have on business and residential development.

Hotel/Motel Tax

The Idaho State Hotel-Motel tax is 2% of gross revenues. Washington State is also 2%
of gross revenue but is not assessed in Whitman County. Both rates are added to the
existing sales tax rate charged to customers. Therefore, the overall sales tax for Idaho
hotel patrons is 7% and the Whitman County rate is the normal 7.5%. Therefore, Idaho,
and Moscow, have a 1/2% advantage in this area.

Business License Fees

No business license fees are charged in Moscow, Idaho or in Pullman, Washmgton
Therefore, Moscow does not have a disadvantage in this area of taxation.
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Fuels Tax

Idaho State imposes fuel taxes at the following rates:

Gasoline $.21/gallon
Diesel $.21/gallon
Propane $.152/gallon
Natural Gas $.165/therm
Aviation Fuel $.05/gallon
Jet Fuel $.04/gallon

Washington State fuel tax is $.23/gallon for gasoline.
This indicates that Idaho does not have a disadvantage regarding fuel taxes.

Electricity Tax

Electricity generated in Idaho is taxed at 1/2 mill per kilowatt hour. In Washington, a
PUD Tax is charged which is 2.14% of gross revenue plus 5.35% of 1st 4 mills per KWH.
Since the impact of these tax rates will vary considerably for each type of business
depending upon their power consumption patterns and volume, no effort has been
made to determine the impact of the cost between Moscow and Pullman.

Cigarette, Tobacco Tax

Cigarettes sold in Idaho are taxed at $.18 per pack of 20 cigarettes. Washington is $.54
per pack of 20 cigarettes.

Other tobacco products sold in Idaho are taxed at 35% of wholesale price. In
Washington State, tobacco products are taxed at 74.9% of wholesale price.

These taxes, while not significant for determining location of a business or the relative
advantage or disadvantage of being in a particular area, indicate general taxation
structure in both states. As previously mentioned, Washington State generates its tax
revenues in ways different from ldaho State. The higher tax rates in these categories of
taxes indicated where the revenues are generated.

Port District Formation Disadvantage

The City of Moscow has a disadvantage in the creation and operation of a port district.
This disadvantage has very direct tax impacts for Moscow. In Washington State, a
taxing district can be formed covering an entire county which can initiate economic
development projects. The district can incur debt to finance development projects and
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stimulate the economy. This is evident by the success of the Port of Whitman County.
The Port of Whitman County Industrial Park in Pullman, Washington, has many
buildings and an extensive base of infrastructure improvements. The industrial park
has given Washington a great advantage in atiracting businesses to their state.

In Idaho, however, the opportunity to create a port district is much more limited. Ports
can only be formed where there is a water transportation system potential and only in
relatively small areas. Ports cannot incur indebtedness. Because of these limitations,
the opportunity to obtain tax revenue to develop industrial infrastructure (and atiract
industrial development to Moscow) using a port district organization, is significantly
less than in Whitman County, Washington.

Overall Tax Impacts on Selected Businesses

To obtain a clearer picture of the overall tax impact on businesses and the advantage or
disadvantage by being located in the State of Idaho, tax costs have been added together
(for the selected business scenarios) for the following categories of tax:

Corporate Income Tax;
Owner’s Income Tax;
Industrial Insurance;
State Unemployment;
State B&O Tax; and
Property Tax.

Sales tax, because it is passed on directly to customers, is not included.

Tabie 9 shows the total tax paid by our selected businesses. Generally, businesses paid
more tax in Idaho than in Washington. Adding the total tax for the selected eight
businesses resulted in total taxes paid in Moscow, Idaho at $660,476 and $594,009 in
Pullman, Washington. This is an 11.2% greater amount of tax paid in Moscow, Idaho
compared to Pullman, Washington.

This general level of taxation demonstrates that overall, most businesses located in
Moscow are at a disadvantage.
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Table 9

CompanyType
_ _ - iMoscow, idaho
82,127
45,175

81,107

36,944

116,370

98,280

119,819

130,124

Summary of Overall Tax Comparisons for Selected
-Businesses - '

“Total Tax
Puliman, Washington
37,660
36,284
42 830
59,554
140,434
67,332
100,243
81,811

Source: Business Planning Consultants, Inc,

The overall tax impact on businesses is different if viewed from the perspective of the
customer. The customer pays sales tax in addition to absorbing the costs of doing
business which are included in the price charged for the goods or services. The next
table, Table 10, shows the total tax paid by the business and the customers.

Table 10
- -Summary of Overall Tax Comparisons for Selected = -
~ Businesses with State Sales Tax Added =
Company Type . Total Tax .

' tdaho . -Washington
179,277 213,385

45,175 36,284

243,707 286,730

36,944 59,554

811,120 140,434

333,445 420,043

250,299 240,043

130,124 81,811

Source: Business Planning Consultants, Inc.

5o, impact on the customers is greater in Washington than in Idaho. The glaring
exception is grocery stores because no sales tax is added to food items in Washington

State.
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Overall Tax Impacts on Home Owners

—

Resident home owners are also disadvantaged in Moscow, Idaho. Since Idaho State has
a personal income tax, and a comparable tax on individuals in Washington State does
not exist, ldaho home owners pay more taxes,

To obtain an understanding of how much difference there is in total tax payments by
home owners, three “typical” scenarios were prepared for comparison. Assumptions
were made for annual income, taxable income, food expenditures, consumer goods
expenditures and an estimate of the market value of their home. Then, each
individual’s averall tax payments were measured. The results are shown on Table 11.
Also, more detailed information for each scenario is provided in Appendix A.

Table 11

Annual income _ L f'--__:: :-;1;5_0;090 S 80,000 .-'f-;é{),DOQ

Taxablelncome i 0110000 © . . 35000 . 18,000

Food Expenditures. .. .. 5000 4800 4
40000 - ...20,000

250,000 . 0 0420,000

Consumer Goods Expenditures -

8,513 2,387 1,057
2,250 1,240 700
£248 2,098 1,868
17,011 6,622 3,756
3,200 1,600 750
4,428 2,128 1,231
7,628 3,725 1,981

Source: Business Planning Consultants, Inc.
Note 1: Tax is determined from the 1993 Tax Table, Form 40, Married Fiting Jointhy.
Note 2: Source is the Idaho State Tax Comunission.
Note 3: Tax Code Area 1-00, City of Moscow.
Note 4: Source is the Washington State Department of Revenue.
Note 5: Tax Code Area 13, Pullman, Washington

This evaluation demonstrates that home owners ( and all residents) have a tax
disadvantage in Moscow, Idaho compared to Pullman, Washington.
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Conclusions

Areas of Significant Disadvantage

The City of Moscow is at significant disadvantage as a border community because of
taxing methods and levels. These disadvantages include:

Higher property taxes than bordering areas in Washington State effects both
residential and business development in Moscow;

The corporate income tax method of taxation causes overall business taxes to
be greater than in bordering areas in Washington;

Personal income taxes create a burden on all individuals, whether business
owners or employees, which is not borne by people in Washington State.
This adversely effects location decisions when Pullman, Washington and
Moscow, Idaho are compared;

Moscow has a disadvantage regarding the potential for development of a
Port District to finance economic development. Also, the existence of the
Port of Whitman County causes a disadvantage in Moscow’s ability to
attract and develop an industrial economic base.

Companies which distribute products outside this area would find
particularly strong incentives to be located in Washington rather than Idaho
because the B&Q tax is not applicable to out of state sales; and

Overall taxation of individual home owners in Idaho is greater than in
Washington. When state income tax, annual sales tax payments and
property taxes are added for an hypothetical home owner, Idaho State taxes
are significantly higher.

Areas of Minor Disadvantages

Different types of businesses are effected by taxes in different ways. Many businesses
are slightly disadvantaged by locating in Moscow compared to Pullman, Washington
because of these tax differences. In our evaluation we found that wholesale trade
companies, drug stores, hotels, real estate developers, manufacturing companies and
general merchandise stores are all taxed heavier in Idaho than in Washington. The
degree of difference will vary depending upon the specific business. However, all of

the above listed businesses are disadvantaged when located {or considering locating) in
idaho.
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Impact on Urban Renewal Projects

Urban renewal projects in the City of Moscow may assist in neutralizing, to some
extent, the disadvantages of being located close to the Washington State border. Some
of the types of projects which can help to overcome these disadvantages include:

Projects which can positively impact the community by reducing overall
property tax burdens of Moscow residents;

Projects which reduce property tax payment of commercial and industrial
properties,

Projects to provide incentives to locate grocery stores within Moscow;

Projects to provide incentives to manufacturers to reduce the personal and
corporate income tax and industrial insurance tax burdens;

Projects which can provide an infrastructure base for the development of
industrial businesses;

Projects to overcome the disadvantages for wholesale distribution
businesses; and

Projects to reduce the combination of a state income tax and proportionately
higher property taxes for individual homeowners.

The entire city is impacted by the disadvantages identified in this report. Therefore,
any location within the city will share equally in the impact. If new areas are annexed
into the city, those areas will also share these disadvantages since they will be included
in the City of Moscow code area taxing districts 1-00 or 1-01. Therefore, it is
recommended that the entire city, and it's area of city impact be included in any
considerations for designation as areas impacted by proximity to the border.

These are a few of the potential projects which can be justified by the disadvantaged
border community status of the City of Moscow. However, using this information
contained in this report, it may be possible to identify other projects which can have a
similar effect of mitigating the impact of being located close to the Washington State
border.
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Appendix A Pullman, Washington and Moscow,
Idaho Tax Comparisons



Moscow, [daho and Putiman, Washington Tax Comparisons

Tax Comparison for Wholesale Trade Companies

Assumptions Rate/Amount Amoynt
Sales (Note 1) 3,267,000
In-State Sales % (wow 2) 100%
Ot of State Sales % (Mote 37 0%
Cost of Goods Sold (vore 43 65.8% 2,139,816
Gross Profit 1,112,184

Employee Wages (Mats 5

4 empioyees @ $20,000

80,000 4,820 hrsiyfempioyee

Owner's Wages (Nole ) 6.6% 214,832
Cther Operating Costs (Note?) 23.7% 770,724
Tota! Operating Costs 1,065,358
Net Profit 46,828
Property Market Vaiue 750,000

Tota! Tax 45175

Sales Tax Paid by Cusiomers
Moscow, idaho (Note 17} 0.0% -

Puliman, Washington (vote 78} 0.0% -
income Tax for each employee

Moscow, idaho (Nos 13y 61% 1,220

Pullman, Washington 0.0% -

Note 1 - Source is Almanac of Business and industrial Financial Ratios, $IC 5180 Wholesate Trade
Note 2 - Assumption of in-state sales will vary to demonstrate the impact of B&O taxes.
Note 3 - Assumptions of out of state sales will vary to demonstrate the impact of B&O taxes.
Naote 4 - Source in Almanac of Business and Industrial Financial Ratios, Whoiesale Trade, SIC 5190, 740 to 6/51
Note § - Employee wages are estimated at $10.00 per hour. 4,920 hours is the State of Washingior's
estimate of full time hours after vacation, sick time and holidays.
Note 6 - Source in Aimanac of Business and Industral Financial Ratios, Wholesale Trade, SIC 5180, 7/80 to 6/91
Note 7 - Source i Almanac of Business and Industrial Financial Ratios, Wholesale Trade, SIC 5190, 7/90 to 6/91
Note 8 - Assumes a maximum fax rate. Source is the ldaho State Tax Commission
Note § - Agsumes a maximum tax rate. Source is the Klahe State Tax Commission
Note 10 - This is the Igahe Wholesale Trade rate of $4.89 per $100 of payrol
Note 11 - Source is the Washington State Departrent of Labor and industries, class 2102, Warehouses
Note 12 - 2.1% on the first $20,400 per emiployee.
Note 13 - 2.5% on the first $18,990 per employee.
Note 14 - BRO Tax is based on the retailing rate effiective in 1994,
Note 15 - The Property Tax rate is for the City of Moscow Tax Code Ares 1-00.
Note 18 - City of Puliman Tax Cocde 13.
Noie 17 - Source is the idaho State Tax Commission
Note 18 - Source is the Washington State Department of Revenue
Note 18 - Maximum tax rate & 8.2%. Employees are assumed 10 pay @ lesser rate of 6 1%.




Moscow, idaho and Puliman, Washington Tax Compatrisons

Tax Comparison for Manufacturing Companies

Assumptions

Sales (Now 1}
In-Slaie Sales % ¢Note 2
Qut of State Sales % o 3
Cost of Goods Soid (Vo 4)
Gross Profit

Employee Wages (Now 5)
Qwner's \Wages (Vo &/
Cther Operating Costs (o7}
Totat Operaiing Costs

Net Profit

Property Market Vaiue

Totat Tax

Sales Tax Paid by Customers

Moscow, tdaho vois #7)
Pulirmian, Washington (Vo 18)

Income Tax for each empioyee

Moscow, ldaho wose 1)
Pulitman, Washington

RatefAmount Amount
3,252,000

100%

0%
£5.6% 2,133,312
1,118,688
4 employees @ $20,000 80,000
5 6% 182,112
15.5% 504 080
766,172
352518
1,250,000

5.0%
7.5%

61%
0.0%

1,920 hrslyrfemployee

81,107

162,600

1,220

243,800

hote 1 - Source is Almanac of Business and industrial Financial Ratios, SIC 3560, Manufacturing Generai Industry Machinery
Note 2 - Assumption of i-state saies wili vary to demonstrate the impact of BE&O taxes.
Note 3 - Assumptions of out of state sales will vary to demonstrate the imnpact of B&O taxes.

Note £ - Source is Almanas of Business and industrial Financial Ratios, S1C 3560, Manufacturing General Industry Machinery
Note 5 - Employee wages are estimated at $10.00 per hovr. 1,620 hours is the State of Washington's

estimate of full fime hours after vacation, sick time and holidays.

Note § - Source is Almanac of Business and industrial Financial Ratios, SIC 3560, Manufecturing General Indusiry Machinery
Note 7 - Source is Aimanac of Business and Industrial Financial Ratios, SIC 3560, Manufacturing General Industry Machinery
Note § - Assumes a maximum tax rate. Scurce is the idahe State Tax Commission
Note 8 - Assumes a maximum tax rate. Source is the idaho State Tax Commission
Note 10 - This is the ldaho Heavy Equipment Manufacturing rate of $6.95 per $100 of payrolt

Note 11 - Source is the Washington State Department of Labor ani industries, class 5108 Heavy Machinery Manufacturing
hote 12 - 2.1% oa the Tirst $20,400 per empioyee.
Note 13 - 2.5% on the first $15,900 per employee.
Note 14 - B&O Tax is based on the Manufacturing - Other rate effective in 1594,
Note 15 - The Property Tax sate is for she City of Moscow Tax Code Area 1-00.
tate 16 - City of Pullman Tax Code 13

Note 17 - Bource is the Idaho State Tax Commission

Nate 1B - Source 18 the Washington Siate Department of Revenue

Note 18 - Maamum tax rate is 8.2%. Employees are assumed o pay 2 lesser rate of 6.1%.




Moscow, ldaho and Puliman, Washington Tax Comparisons

Tax Comparison for Business Services, Except Advertising

Assumplions Rate/Amount Amount
Saies ¢Nofe 1) 1,855,000
in-State Sales % Vot 2 100%
Qut of State Sales % (vote 3) 0%
Cast of Goods Sold vore #) 0.0% -
Gross Profit 1,855,000
Employee Wages (Note 5} 20 employees @ $30.000 800,000 1,920 hrslyrfemployee
Owner's Wages Note 8) 6.2% 115,010
Other Operating Costs vote?) 48.8% 905,240
Total Operating Costs 1,620,250
Net Profit 234,750

-ldaho

FYolaf Tax 36,944 539,554
Sales Tax Paid by Cusfomers

Moscow, idaho (Nate 157 0.0% -

Pultman, Washington (wote 76) 0.0% .
income Tax for each employee

Moscow, Idaho more 17) 6.1% 1,830

Puliman, Washington 0.0% -

Note 1 - Source isAlmanac of Business and Industriat Financial Ratios, SI1C 7389, Business Services, Except Advertising
Note 2 - Assumption of in-state sales will vary to demonstrate the impact of B&O taxes.
Note 3 - Assumptions of out of state sales will vary to demonstrate the impact of B&0 taxes,

Note 4 - Bource is Almanac of Business and Industrial Financial Ratios, SIC 7389, Business Services, Except Advertising
Note 5 - Empioyee wages are estimated at $14.50 per hour. 1,820 hours is the State of Washington's
estimate of full time hours after vacation, sick time and holidays,
Note 6 - Source is Almanac of Business and Industrial Financial Ratios, SIC 7388, Business Services, Except Advertising
Note 7 - Source is Almanac of Business and Industriat Financial Ratios, SIC 7389, Business Services, Except Advertising
Note 8 - Assumes a maximum tax rate. Source is the (daho State Tax Commission
Note @ - Assimes a manimum tax rate. Source is the idaho State Tax Commission
Note 10 - This is the idako Business Service (Accountant) rate of §.49 per §100 of payroll.
Note 11 - Source is the Washington State Dapartment of Labor and Industries, class 5301, Accounting Firms
Note 12 - 2.91% on the first $20,400 per employes.
Note 13 - 2.5% on the first $19,800 per employee.
Note 14 - B&O Tax is based on the Selected Business Setvices rate effective in 1884.
Note 15 - Source is the ldaho State Tax Commission
Note 16 - Source is the Washington State Departrment of Revenue
Note 17 - Maximurn tax rate is 8.2%. Empiloyees are assumed to pay a lesser rate of 6.1%.




Moscow, ldaho and Pullman, Washington Tax Comparisons

Tax Comparison for Grocery Stotes

Assumplions RatefAmoynt Araoutt
Sales (vow 1} 13,885,000
in-Slate Sales % (Now 2 100%
Qut of State Sales % (vow 3 0%
Cost of Goods Sold (vow #) 78.6% 10,921,470
Giross Profit 2,873,530
Employee Wages (Now 5) 30 employees @ $20,000 600,000 1,920 hrslyriempioyee
Owner's Wages (Note 6} 1.3% 180,635
Other Operating Costs (Wom?} 14.4% 2,000 880
Tolal Operating Costs . 2,781,515
Net Profit 192,015
Property Market Value 2,006,060

ifddaho
%

Total Tax ' 116,370 140,434
Sales Tax Paid by Customers

Moeseow, ldaho fveie 17} 5.0% 694,750

Pullman, Washington (Vo 18} C.0% -

Income Tax for each employee
Moscow, idaho (vow 19; 6.1% 1,220
Puliman, Washington G.0% -

Note 1 - Source is Almanac of Business and Industrial Financial Ratios, SIC 5410, Grovery Stores

Note 2 - Assumption of in-state sales will vary to demonstrate the impact of B&O taxes.

Note 3 - Assumptions of out of state sales wi vary 1o demonstraie the impact of BRO taxes.

Note 4 - Source is Almanac of Business and Industral Financial Ratios, SIC 5410, Grogery Siores

Note § - Empiovee wages are estimated at $10.60 per howr. 1,820 hours is the State of Washingion's
estirnate of full time hours afler vacation, sick time and holidays.

Note § - Source is Almanac of Business and Industrial Financial Ratios, SIC 5410, Grocery Siores

Note 7 - Source is Almanac of Business and Industrial Financial Ratios, SIC 5410, Grogery Slores

Note 8 - Assumes a maximum tax rate. Source is the idaho State Tax Commission

hote 8 - Assumes & rmaximum tax rate. Source s the idaho State Tax Commission

Note 1G - This is the idaho Grocery Store fate of $4.02 per $100 of payrofl,

Note 11 - Source is the Washington State Department of Labor and ingustries, class 6402, Supermarkels

Note 12 - 2.1% on the first $20,400 per employee.

Note 13 - 2.5% on the first $18,800 per employes.

Note 14 - BEO Tax ¢ based on the refaling rate effective in 1894,

Note 15 ~ The Property Tax rate is for the City of Moscow Tax Code Area 1-00

Note 16 - City of Puliman Tax Code 13,

Note 17 - Source i the ldaho State Tax Commission

Mote 18 - Source is the Washinglon State Department of Revenue

Note 18 - Maximum tax rate is 8. 2% Employees are assumed (o pay a lesser rate of 6.1%




Moscow, idaho and Pullman, Washington Tax Comparisons

Tax Comparison for Drug Stores

Assumptions Rate/Amount Arnount
Sales (nvow 1) 6,718,000
Prescription % (wvote 2) 0%
Non-prescription % (Now 3/ To%
Cost of Goods Sold (vota 1) 71.6% 4,810,804
Gross Profit 1,808,186

Emplayee Wages (Now 5 15 empiovees @ 520,000 300,000 1,920 nsiytlempioyee
Owner's Wages (vote 67 5.4% 362,826
Other Operating Cosis (vow7) 15.2% 1,021,268
Tatal Cperating Costs 1,684,114
Net Profit 224,082
Property Market Value 1,500,000

Total Tax 88,280 67,332
Salas Tax Paid by Customers

Moscow, laho (Now 17) 5.0% 235,165

Pyliman, Washington (wots 18} 7.5% 352,748
Inceme Tax for each employee

Moscow, {daho (Noke 197 6.1% 1,220

Puliman, Washingtan 0.0% -

Note 1 - Source is Almanac of Business and Industrial Financia Ratios, SIC 5912, Daug Siores

Note 2 - Assumption the % of prescription sales is arbitrasy to demonsirate sales tax impact.

Note3 - Assumnption the % of non-prescription sales is arbitrary to demonstrate sales tex impact.

Note 4 - Source is Annual Statement Studies, SIC 5912, Drug Stores

Note 5 - Employes wages are estimated at $10.00 per hour. 1,820 hours is the State of Washington's
estimate of full time hours after vacation, sick time and holidays.

Notg 8 - Bowree is Almanac of Business and Industrial Financiat Ratics, SIC 5512, Drug Stores

Note 7 - Source is Aimanac of Business anhd industrial Financial Ratios, SIC 5912, Drug Stores

Note 8 « Assumes a maximum tax rate. Source is the ldaho State Tax Commission

Note O - Assumies a maximum tax rate. Source is the idaho State Tax Commission

Note 10 - This is the Idaho Drug Store rate of $2.44 per $100 of payroll.

Note 11 - Source is the Washington State Department of Labor and Industries, class 6408, Retail Stores NOC.

Note 12 - 2.1% on the first $20,400 per empioyee.

Note 13 - 2 5% on the firgl $19,900 per employee

Note 14 - B&O Tax is based on the retafiing rate effective in 1594,

Note 15 - The Propenay Tax rate is for the City of Moscow Tax Code Area 1-00.

hote 16 - City of Pudiman Tax Code 13

Note 17 - Source is the ldaho State Tax Commission

Note 18 - Source is the Washington State Deparment of Revenue

Mote 18 - Maximum tax rale is 8 2% Employees are assumed to pay a kesser rate of 6.1%.




Moscow, ldaho and Puliman, Washington Tax Comparisons

Tax Comparison for Hoteis and Other Lodging Places

Assumptions Rate/Amount Amount
Sales (Voiw 1) 1,864,060
In-State Sales % (Nowe 2/ 106%
Ot of Siate Sales % vow 3 0%
Cost of Goods Sold (vows 4} 27 6% 514 464
Gross Profit 1,348,538
Employee Wages (voie 57 10 employees @ $15.000 150,600 1,820 wwsiyriemployee
COwner's Wages (Now §) 4 8% 89,472
Crther Operating Costs voted 44 1% 822024
Totat Operating Costs 1,061,486
Net Profit 288,040
Property Market Value 3,000,000

Total Tax 119,816 160,243
Sales Tax Paid by Cuslomers

Moscow, idaho (Nots 17) 70% 130,480

Pullman, Washingten vote 1) 7.5% 139,800
income Tax for each employee

Moscow, {daho /o 19) 20% 300

Puiiman, Washington 0.0% -

Note 1 - Source is Almanac of Business and Industriat Financial Ratios, SIC 7000, Hotels and Other Lodging Places
Note 2 - Assurnpbion of in-state sales wilf vary to demonstraie the imnpact of B&O taxes.

Note 3 - Assumplions of out of state sales will vary to demonsirate the impact of B&O taxes.

Note 4 - Source is Aimanac of Business and Industfiaf Financial Ratios, SIC 7000, Hotels and Other Lodging Places
Note 5 - Employes wages are estimated at $0.00 per hour. 1,820 hours is the State of Washington's

estimate of fulf time hours after vacation, sick time and holidays.

Note & - Bource is Aimanas of Business and indusiniat Finangiat Raties, 8IC 7000, Hotels and Other Lodging Places
Note 7 - Bource i Almanac of Business and Industriat Financial Ratios, $IC 7000, Hotels ang Other Lodging Places
Note B - Assumes a maximum tax rate. Source is the ldaho State Tax Commission
Note 9 - Assmes a maximum tax rate. Source is the Idaho State Tax Commissice
Note 10 - This is the Idaho Motel rate of $7.88 per $100 of payrofi
Note 11 - Source is the Washington State Department of Labor and industnes, class 4905, Motels
Note 12 - 2.1% on the first $20,400 per employee
Mot 13 - 2.5% on the first $15,900 per employee
Note 14 - B&O Tax is based on the Service & Cther Activities rate effective in 1994,

Note 15 - The Property Tax rate is for the City of Moscow Tax Code Area 1-00

Note 16 « City of Puliman Tax Code 13,
Naote 17 - Scurce is the ldaho State Tax Commission

Note 18 - Source is the Washingten State Dapartment of Revenue
Note 16 « Maximum tax rate 1s 8.2%. Employees are assumed io pay a iesser rate of 2 0%




Moscow, idaho and Puliman, Washington Tax Comparisans

Tax Comparison for Real Estate Operators and Lessors of Buildings

Assumptions Rate/Amount Amount
Bales (Note 11 1,832,000
In-State Sales % Nots 2) 100%
Cut of State Sales % Now 3 0%
Cost of Goods Sold vote 1) 14.4% 278,208
Gross Profit 1,653,782
Empiloyee Wages (Note 5) 3 employees @ $25 000 75,000 1,820 hrsfyrlfemployee
Cwrner's Wages (Vo 5} 8 3% 102,396
Crther Operating Costs (Mewe?) 41.6% BO3 712
Total Operating Costs 881,108
Net Profit 672,684
Praperty Market Value 2,500,000

Tolal Tax 130,124 81,811
Sales Tax Paid by Customers

Mascow, ldaho o 17} 0.0% -

Puliman, Washington (vore 18) 0.8%

{ncome Tax for each employee

Moscow, [daho (voe 19} 8.1% 1,528

Puliman, Vashington 0.0%

Note 3 - Souwrce Is Almanac of Business and industrial Financiat Ratics, S1C 6511, Real Estate Operators and Lessors of Buildings
Note 2 - Assumption of in-state sales wilt vary to demonstrate the impact of B&O taxes.
Mote 3 - Assumnptions of out of siate sales will vary 1o demonstrate the impact of B&O taxes.
Note 4 - Source is Aimanac of Business and Industrial Financiat Ratios, SiC 6511, Real Estate Operaiors and Lessors of Buildings
Note 8 - Employes wages are estimated at $12.00 per hour. 1,020 hours is-the $tate of Washington's
estimate of full time hours after vacation, sick time ard holidays.
Note § - Bource is Aimanac of Business and industrial Financial Ratios, 8iC 8511, Real Estate Operators and Lessors of Buildings
Naote 7 - Source is Aimanac of Business and Industrial Financial Ratios, SiC 8511, Real Estate Operalors and Lessors of Buildings
MNete § - Assumes & maxdrnum tax rate. Sowrce is the idaha State Tax Commission
Naote 9 - Assumes 3 maximum tax fate. Source is the idaho State Tax Commission
Nate 10 - This is the idabo Reallor rate of § per $100 of payroll.
Nate 11 - Source is the Washington State Depasiment of Labor and Industries, class 7202, Reat Estate Agencies
Note 12 - 2.1% on fhe first $20,400 per employee.
Note 13 - 2.5% on the first $18,900 per employee.
Note 14 - B&O Tax i based on the Service & Other Activities rate effective in 1894,
Note 15 - The Property Tax rate is jor the City of Mosoow Tax Code Area 1-00.
Naote 16 - City of Puliman Tax Code 13.
Naote 17 - Source is the idaho State Tax Commission
tote 18 - Source is the Washinglon Stete Department of Revenue
Note 18 - Maxirnurn tax rate s 8.2%. Employees are assumed 1o pay a iesser rate of 6.1%




Moscow, idaho and Pullman, Washington Tax Comparisons

Tax Comparison for Resident Home Owners

Assumptions Rate/Amount Amount
Annual Income 150,000
Taxable Income 110,000
Food Expenditures 5,600
Consumer Goods Expenditures 40,000
Home Value 250,000

Sidahos g

Total Tax 17,011 6,848

Note 1: Tax is determined from the 1993 Tax Table, Form 40, Married filing jointly.
Note 2: Source is the Idaho State Tax Commission

Note 3: Source is the Washington State Department of Revenue

Note 4: City of Moscow Tax Code Area 1-00

Note 5: City of Puliman Tax Code Area 13




Moscow, Idaho and Pullman, Washington Tax Comparisons

Tax Comparison for Resident Home Owners

Assumptions Rate/Amount

Amount
Annual income 60,000
Taxable income 35,000
Food Expenditures 4,800
Consumer Goods Expenditures 20,000
Home Value 120,000

Total Tax

6,622

Note 1: Tax is determined from the 1993 Tax Table, Form 40, Married filing jointly.

Note 2: Source is the ldaho State Tax Commission

Note 3: Source is the Washington State Department of Revenue
Note 4. City of Moscow Tax Code Area 1-00

Note 5: City of Puliman Tax Code Area 13



Moscow, ldaho and Puliman, Washington Tax Comparisons

Tax Comparison for Resident Home Owners

Assumptions Rate/Amount Amount
Annual Income 30,000
Taxable Income 18,000
Food Expenditures 4,000
Consumer Goods Expenditures 10,000
Home Value 80,000

Total Tax 3,756 1,881

Note 1: Tax is determined from the 1993 Tax Table, Form 40, Married filing jointly.
Note 2: Source is the idaho State Tax Commission

Note 3: Source is the Washington State Depariment of Revenue

Note 4: City of Moscow Tax Code Area 1-00

Note 5: City of Puliman Tax Code Area 13
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CITY OF MOSCOW, IDAHO
THE FEASIBILITY OF USING
TAX ALLOCATION FINANCING
FOR THE
RESEARCH AND TECHNOLOGY PARK

ASSUMPTIONS

PROJECT SITE

The project site encompasses an 16.25 acre area adjacent to Highivay 8, across the road from the

Eastside Marketplace and immediately east of the Tidyman's store. The site is divided into two phases
with the first phase consisting of about 7.25 acres divided into 7 lots. One of the lots is dedicated to be
used as the “Village Green” park. This provides 6 developable lots ranging in size from 30,000 sf to
43,800 sf. The percent of lot coverage for buildings is 30%.

TAX ALLOCATION DISTRICT ASSUMPTION

The tax allocation district includes the project site, Tidyman's, Parker Ford, the Eastside Marketplace,
the commercial land on the block east of Blaine, the Les Schwab site, and the apartment and cemetery
sites located adjacent to the Eastside Marketplace. This area has been chosen as the tax allocation
district because it will be the area benefited by the improvements in infrastructure and the activity
associated with development of the project site.

The table in Appendix A shows the tax parcels within the Tax Allocation District and the assumed 1995
assessed valuation. A map of the District is provided in Appendix D.

PROJECT GROWTH AND ABSORPTION

Industrial land and building absorption information has been obtained from the Moscow-Latah County
Economic Development Council. The absorption rate assumptions take into account both current
activity at the North Central Idaho Business and Technology Incubator and historical growth rates. Itis
assumed that the project will be prepared for building development in 1996. The following schedule
shows the amount of square feet (by occupancy date) projected to be constructed during the first phase
of the project.

TABLE1

33,705
21,600 72,006 1.65
30,600 102,00¢ 2.34
29,600 132,006 3.03}
001 43,200 164,000 3.76
20020 62,340 207,809 4.77

Source; Business Planning Consultants, Inc.
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AREA COMMERCIAL GROWTH AND ABSORPTION

Estimates of commercial building development were prepared which include the commercial areas in
the tax allocation districts. Please note that growth in the commercial areas is projected Lo occur with or
without the project. However, it is likely that some commercial growth will occur due to the increased
investment and activity on the site. This assumption is made to make the projection as conservative as
possible. The following commercial building growth is assumed:

TABLE 2
COMMERCIAL DEVELOPMENT ASSUMPTIONS

2,130,478

2000 5,367 783,581

2001 23,333 3,551,750

2002 16,667 2,638,4H3

2003 16,667 2,743,981
90,306

Source: Business Planning Consultants, Inc.

CONSTRUCTION COSTS AND INFLATION

PROJECT INFRASTRUCTURE DEVELOPMENT

The first phase of the project will require infrastructure development of about $523,000. The following
table demonstrates the allocation of costs for each element of construction. Costs are assumed to occur
in 1996.

TABLE 3
PROJECT INFRASTRUCTURE

sewer, sidewalks; 280,000
120,00C

30,000

25,000]

£8,250

523,250}

Source: Business Planning Consultants, inc.

INDUSTRIAL BUILDINGS

Building construction costs are estimated at $100.00 per square foot for industrial building s in 1995.
Inflation is expected to increase this cost by 4% each year. By 1996 the cost of industrial construction is
projected to be about $104 and then $108 by 1997 when the first building is completed.

INDUSTRIAL INFRASTRUCTURE

Construction of on-site utilities, parking and landscaping is expected to cost about $1.00 per square foot
of site developed. Buildings are assumed to require a site 3 times the size of the building footprint.

2




COMMERCIAL BUILDINGS

Commercial buildings are expected to cost $120 per square foot in 1995 and increase at a cost of 4% each
year to $125 in 1996 and $130 in 1997.

COMMERCIAL INFRASTRUCTURE

Commercial infrastructure on the site is anticipated to cost about $.10 per square foot of building space.
Again, the cost is inflated 4% each year.

ASSESSED VALUE PROJECTIONS OF THE TAX ALLOCATION DISTRICT

The assessed value of the Tax Allocation District includes several elements. First, existing development
will appreciate. For our projections, an appreciation rate of 1% per year was used.

Second, new commercial growth will occur on vacant land. There are several commercial lots within the
Tax Allocation District which are likely to be developed in the future. We have assumed that these lots
will be developed. A schedule of these developments is provided in Appendix A.

Third, buildings will be constructed on the project site. Information about absorption of industrial
space has been obtained from the Moscow-Latah County Economic Development Council.

Assessed value of the Tax Allocation District is shown in Appendix B and is summarized in the
following table. The district would be formed in 1996 but the first assessment would occur in 1997.

Table 4
Tax Allocation District Assessed Value Projection
6,543,510 0 6,543,510
6,608,945 1.017,740 7,626,685
6,675,035 4,008,061 10,683,095
6,741,783 7,158,550 13,900,335
6,809,203 9,034,843 15,844,046
7,156,541 31,543,763 28,700,303
7,521,539 22,642,711 30,164,307
U201 7,908,273 24,035,694 32,020,020
SLO20XY 8,308,522 25,011,640 33,320,161

Source: Business Pianning Consultants

PrROPERTY TAX LEVY RATES

Property tax rates have recently remained steady or, in some cases, have slightly decreased. Therefore,
the property tax levy rate is assumed to remain stable for the term of the bond. This is a conservative
estimate; an increase in tax levy rates will accelerate the pay back of the bonds.




Table 5

Property Tax Levy Rate Assumptions

1996

0.005481475)

0.800025927
0.000333435
0.000131234
0.001800764
0.00004 3417}
0.000235172

0.004771741

0.000358308
0.001504733
0.000181362

0.0035101 20
0.007350431
0.0001 79594}
(.001007863

0.012454116] -

0.024951995

Source: Latah County Assessor and Business Pianning Consultants




FINDINGS

BASELINE PROJECTION

The Baseline Projection demonstrates the tax revenues which would be obtained from the Tax
Allocation District properties assuming there would be no project and no creation of the Tax Allocation
District. Growth for the Baseline Projection is assumed the be the same for all properties off the project
site as for the project scenario. The major difference in growth assumptions is that the project site is
assumed not to be developed and no investiment in the property is made during the projection period.
A detailed Baseline Projection can be found in Appendix B.

Table 6
Projection of Baseline Revenues from the Tax Allocation District
1995 to 2020

L1988 111999 20004

39046 40,346 40,749

34089 34430 M4 35122 35473
1275 4,317 14,361 4,404 418
10,750 10,857 10966 11,075 11,189
1,297 1,310 1,323 1,336 1,358
88,971 89860 90,759 91,667 92,383
178,540 180,325 183120 183,050 185,759

201 2020

43,012 47,308 49,722

37,282 39,184 41,183 43,284
1,673 4,914 3,164 3,428
11,757 12,358 12,987 13,649
1,419 1,491 1,567 1,647
97,304 102,270 107,486 112,969
193,266 203,227 215,696 226,698

Source: Business Planning Consultants

PROJECTION OF TAX ALLOCATION DISTRICT REVENUES

The following projections have been prepared for each of the taxing districts with jurisdiction in the Tax
Allocation Area. The projections are summarized with a comparison between revenue generated as a
result of the project and the baseline. Thus, it demonstrates the difference in revenues with and without
the project. Detail projections are provided in Appendix C.




ToTrAaL TAX ALLOCATION DISTRICT REVENUES

Revenues collected from the Tax Allocation District are used for the following purposes:

First, to provide revenue to the taxing districts at the level of assessed valuation when the Tax
Allocation District was formed. For this projection, this is assumed to be 1996;

Second, to pay additional tax revenues to the School District, according to the Tax Allocation law;
e Third, to pay back the bonds for the Tax Allocation Project; and then

Fourth, if there are any excess revenues, to pay those revenues back to the various taxing districts.
This occurs in the year 2003 in this projection. In that year, tax revenue generation is in excess of
that required to pay the base level of taxes to the districts, the school district increase and the final
payment on the bonds. The excess revenues are distributed to the taxing districts on a pro-rated
basis according to their proportion of total tax revenue collected.

After the bonds have been paid, all revenue from the Tax Allocation District is distributed to the taxing
districts according to the normal distribution formula. The following chart shows the total revenue
collected with the project and what the “baseline” revenue would have been if there had been no Tax
Allocation project. By the year 2010, cumulative revenues obtained by the taxing districts is projected to
be about $800,000 niore than if the project had not been built. However, less revenue would accrue to
the taxing districts through the year 2005 if growth outside the project is the same as with the project.

Chart 1
Projected Baseline and Tax Allocation Revenues
‘ for the
Entire Tax Allocation District
Moscow, Idaho
1997-2010

800000 -
700.000 -
600,000 -
503,000 -
400,600 -
300,000 4
200,000
100,000

Tax Revenues in §

Project
Baseline Without

Revenue With the
the Project

Source: Business Planning Consultants




CiTYy OF MOSsScow

The City of Moscow’s revenue trend is very similar to the overall district. The following chart shows
the projected revenue for the City of Moscow.

Chart 2
Projected Baseline and Tax Alocation Revenues
for the
City of Moscow, Idaho
1997-2005

160,000
140,000 §
120.000 -
100.000

Tax Revenues in $

Revenue )

Withthe Baseline 5

Project  Without -
fhe
Project

Source: Business Planning Consultants

During the bond pay back period, the City of Moscow would receive tax revenue in the amount of
$63,000 in 2002 but would then receive about $35,000 more each year thereafter. By 2020, the City of
Moscow would have received about $532,000 more in tax revenue with the project than without.




LATAH COUNTY

Latah County has many individual taxing purposes. The detail for each taxing activity is provided in
Appendix C. For this overview, only the total Latah County revenues will be used.

Chart 3
Projected Baseline and Tax Allocation Revenues
for
Latah County, Idaho
1997-2005

140,000 -
120000 7
100,000 4

80,000
80,000 -
40000 17

Tax Revenuesin §

20,600 1

Revenue -
Withthe DBasetine &
Project  Without =
the
Project

Source: Business Planning Consultants

As with the other taxing entities, Latah County would receive less revenue than would otherwise be
received during the pay back period of the bonds. However, cumulative revenue increases with the
project are about $483,000 by the year 2020,




LATAH COUNTY FREE LIBRARY

The Latah County Free Library would receive about $13,000 more revenue by the year 2010 than it
would receive if the project was not constructed. The amount compounds each year and by the year
2020, cumulative revenues are in excess of $58,000 and annual revenues are $4,600 greater. However,
during the time when the bonds are being paid, the Library would receive less revenue. The next year,

2003, after payment of the bond, the Library would receive about $3,900 more than it would otherwise
get.

Chart 4
Projected Baseline and Tax Allocation Revenues
for the
Latah County Free Library
1997-2005

18,000 -
16,000 4
14,000
12,000 A
10,000
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Year

Revenue

Withthe Baseline [

Project  Without b
the
Project

Source: Business Planning Consuitants




NORTH LataH HIGHWAY DISTRICT

The North Latah Highway District will increase its revenue by about $$34,000 by the year 2010 and
$148,000 by 2020 with the project. Again, revenue would not grow during the term of bond repayment

Chart 5
Projected Baseline and Tax Allocation Revenues
for the
North Latah Highway District
1997-2005
40,000 i
w 35000 b
£ 30000 +7
g 2so00 |7
S 20000
& -
E 16,000

13,000
5,000

g - @
Revenue - 3’03
With the Baseline
Broject  Without «
the
Project

Source: Businass Planning Consultants
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Moscow CEMETERY DISTRICT

The Moscow Cemetery District increases its revenue by $4,000 by the year 2010 as a result of the project.
During the bond payback period revenue would not grow. After 2003, when the bonds are retired, the

district receives an increase in revenue each year.

Chart 6
Projected Baseline and Tax Allocation Revenues
for the

Moscow Cemetery District
1997-2005

Tax Revenues in $

Revenue

Withthe  Baseline

Project  Without 2
the
Praject

Source; Business Pianning Consultants
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SCHOOL DISTRICT 281

Tax Allocation financing distributes 36% of annual increases in revenues to school districts during the
bond pay back period. Therefore, school districts receive more tax revenues during the bond pay back
period than other districts. For School District 281, these retained tax revenues are about $83,000 in
2002. By the year 2010, School District 281 will have received about $530,000 more in tax revenue as a
result of the project than it would otherwise have received.

Chart 7
Projected Baseline and Tax Allocation Revenues
for
School District 251
1997-2005

Tax Revenues in §

Revenus

Withthe Baseiine &

Project  Without =
the
Project

Source: Business Flanning Consultants
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APPENDICES

Appendix A. Tax Allocation District Assessed Value Assumptions, 1995
Appendix B. Baseline Projection of Tax Revenues, 1995 to 2020

Appendix C. Detailed Tax Allocation District Revenue Projections, 1995 to 2020
Appendix D. Tax Allocation District Map




APPENDIX A. TAX ALLOCATION DISTRICT ASSESSED VALUE ASSUMPTIONS, 1995
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APPENDIX D. TAX ALLOCATION DISTRICT MAP
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Appendix D.1

Urban Renewal Agency
Financial Analysis



MOSCOW URBAN RENEWAL AGENCY BUDGET AND FINANCIAL PLAN

Appendix D.2
URA Revenue
2005 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015
Adopted Estimated

Account Number  Account Description Budget Actual Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast
890-000-00-410-00 PROPERTY TAXES $179,000 $174,436 $179,670 $185,060 $286,611 $230,725 $237,647 $244,776 $252,119 $259,683 $267,474 $275,498

Total Taxes 179,000 174,436 179,670 185,060 286,611 230,725 237,647 244,776 252,119 259,683 267,474 275,498
890-000-00-471-00  INVESTMENT EARNINGS 0 2,800 741 573 389 2,100 2,584 3,058 3,510 3,927 4,290 4,578

Total Miscellaneous Income 0 2,800 741 573 389 2,100 2,584 3,058 3,510 3,927 4,290 4,578

Total Revenue 179,000 177,236 180,410 185,633 287,000 232,825 240,230 247,834 255,630 263,610 271,763 280,075
890-000-00-900-00  Beginning Fund Unrestricted 0 196,118 (105,788) (118,854) (133,247) (53,420) (35,608) (19,030) (4,406) 7,395 15,338 45,205
890-000-00-900-01  Beginning Fund Balance Restricted 220,130 89,553 142,829 147,515 152,685 158,412 164,789 171,922 179,927 188,948 199,140 183,672

Total Carryover 220,130 285,671 37,041 28,661 19,438 104,992 129,181 152,892 175,521 196,343 214,478 228,877

TOTALS FOR REVENUE $399,130 $462,907 $217,451 $214,294 $306,438 $337,817 $369,411 $400,726 $431,151 $459,953 $486,241 $508,952

URA Expenses

2005 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015
Adopted Estimated

Account Number Account Description Budget Actual Budget Budget Budget Budget Budget Budget Budget Budget Budget Budget
890-890-10-642-10  Administrative Fee 5,000 5,000 $20,000 $20,600 $21,218 $21,855 $22,510 $23,185 $23,881 $24,597 $25,335 $26,095
890-890-10-642-10  Professional Fees 10,000 15,000 10,000 $10,300 $10,609 $10,927 $11,255 $11,593 $11,941 $12,299 $12,668 $13,048
890-890-10-668-10  Liability Insureance 3,100 3,100 $3,162 $3,257 $3,355 $3,455 $3,559 $3,666 $3,776 $3,889 $4,006 $4,126
890-890-10-669-10  Miscellaneous Expenses 10,000 10,000 10,000 $10,300 $10,609 $10,927 $11,255 $11,593 $11,941 $12,299 $12,668 $13,048
890-890-10-642-20  Audit Expense 3,000 2,745 $2,800 $2,884 $2,970 $3,060 $3,151 $3,246 $3,343 $3,444 $3,547 $3,653
890-890-10-699-99  Depreciation Expense

Capital Outlay 262,165 290,468

Total Expenses 293,265 326,313 45,962 47,341 48,761 50,224 51,731 53,282 54,881 56,527 58,223 59,970

Contract w/ Thompsons $10,000 $88,190 $88,190 $88,190 $88,190 $88,190 $88,190 $88,190 $88,190 $88,190 $64,620
890-890-10-790-01  Bond Principal 70,053 60,053 23,864 28,397 33,794 40,214 47,854 56,948 67,766 80,643 95,964 110,746
890-890-10-791-01  Bond Interest 35,812 29,500 30,775 30,928 30,701 30,008 28,745 26,784 23,971 20,115 14,986 8,306

Total Debt Service 105,865 99,553 142,829 147,515 152,685 158,412 164,789 171,922 179,927 188,948 199,140 183,672
890-890-10-900-00  Ending Fund Unrestricted 0 0 0 0 0 0 0 0 0 0
890-890-10-900-01  Ending Fund Balance Restricted 37,041 28,661 19,438 104,992 129,181 152,892 175521 196,343 214478 228,877 265,310

Total Ending Fund Balance 37,041 28,661 19,438 104,992 129,181 152,892 175,521 196,343 214,478 228,877 265,310

TOTALS EXPENDITURES $399,130 $462,907 $217,452 $214,294 $306,438 $337,817 $369,412 $400,726 $431,150 $459,953 $486,241 $508,952

$0 $0 ($0) $0 $0 (30) (30) $0 $0 ($0) $0 $0

Notes: Purchase Parcel A for $624,145 and Phase | lot for $66,821. Terms are $10,000 down payment and balance over ten years @ 5%
Pmt equals $88,190 each successive yeal

PREPARED ON : 04/29/05
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RESOLUTION No. __95-08

A RESOLUTION OF THE CITY OF MOSCOW, A MUNICIPAL CORFORATION CF
IDAHO; FINDING THAT THE CITY 1S A COMPETITIVELY DISADVANTAGED
BORDER COMMUNITY; CREATING AND EMPOWERING THE MOSCOW URBAN
RENEWAL AGENCY; DESCRIBING THE MOSCOW URBAN RENEWAL AGENCY;
MAKING FINDINGS OF FACT AND DECLARATIONS OF NECESSITY
REGARDING THE NEED FOR THE URBAN RENEWAL AGENCY; PROVIDING

FOR THIS RESOLUTION TO BE EFFECTIVE UPON ITS PASSAGE AND
APPROVAL.

WHEREAS, the City of Moscow desires to implement and empower the Urban

Renewal Agency which was created by the Idaho Urban Renewal Law of 1965
(codified as Chapter 20, Title 50, Idaho Code); and

WHEREAS, the City anticipates that the Urban Renewal Agency will prepare
an Urban Renewal Plan containing a revenue allocation financing provision, pursuant

to the local Economic Development Act (codified as Chapter 29, Title 50, Idaho Code);
and

WHEREAS, the City recognizes that there are certain factual prerequisites to
the empowerment of the Agency and the ultimate adoption of an Urban Renewal
Plan containing revenue allocation financing provisions;

NOW THEREFORE BE IT RESOLVED BY THE MAYOR AND CITY
COUNCIL AS FOLLOWS:

SECTION 1. That the City of Moscow is in its entirety a “competitively

disadvantaged border community area” as defined by Idaho Code § 50-2903(6) and a
“deteriorated area” as defined by Idaho Code § 50-2903(7e).

SECTION 2. That the City Council hereby makes the following findings and

declarations of necessity:

a. The City’s competitive disadvantage as a border community hinders its
ability to engender a diversified economy through promotion of locally
originated businesses based on emerging technologies.

b.. This competitive disadvantage impairs the City’s ability to nurture and
manage its potential for growth.

c. Diversification of the local economy and the orderly management of
growth are essential undertakings in the promotion of the public welfare.

d. Through its proven ability to generate viable high-technology businesses,
the North Central Idaho Business Technology Incubator (NCIBTI)
constitutes a valuable tool for economic diversification and orderly growth.

e. Retaining locally originated businesses such as those generated by the
NCIBTI is conducive to the public welfare of the City of Moscow;




RESOLUTION NO. 95-__ 13

A RESOLUTION OF THE CITY OF MOSCOW, A MUNICIPAL CORPORATION OF
IDAHO, AMENDING AND RESTATING RESOLUTION NO. 95-08, ADOPTED BY
THE MAYOR AND CITY COUNCIL ON JUNE 19, 1995, DECLARING THE
EXISTENCE OF DETERIORATED AREAS WITHIN THE SAID CITY AND THE
NEED FOR THE EXISTENCE AND BENEFIT OF AN URBAN RENEWAL
AGENCY IN SAID CITY AS PROVIDED BY THE LAWS OF THE STATE OF
IDAHO, IMPLEMENTING THE STATUTORY CRITERIA OF EMPOWERING THE
MOSCOW URBAN RENEWAL AGENCY, MAKING CERTAIN FINDINGS OF
FACT AND DECLARATIONS OF NECESSITY REGARDING THE NEED FOR THE
URBAN RENEWAL AGENCY; PROVIDING FOR THIS RESOLUTION TO BE
EFFECTIVE UPON ITS PASSAGE AND APPROVAL.

WHEREAS, on June 19, 1995, the City Council and Mayor approved Resolution
No. 95-08, finding that the City is a competitively disadvantaged border community,
creating and empowering the Moscow Urban Renewal Agency, describing the Moscow
Urban Renewal Agency, making Findings of Fact and Declarations of Necessity regarding

the need for the Urban Renewal Agency, providing for the resolution to be effective upon
its passage and approval;

WHEREAS, since June 19, 1995, the City has embarked on continued analysis of
the Idaho Urban Renewal Law, Ch. 20, Title 50, Idaho Code (the "Law"), and the Local
Economic Development Act, Ch. 29, Title 50, ldaho Code (the "Act"), which, by passage

of House Bill 966 in 1994 provides for the designation of a competitively disadvantaged
border community;

WHEREAS, the City Council deems it necessary to amend and restate the
provisions of Resolution 95-08;

WHEREAS, by virtue of the Law, the Idaho State Legislature has created in the

City of Moscow an independent public body corporate and politic known as the "Urban
Renewal Agency of the City of Moscow";

WHEREAS, the City of Moscow desires to implement and empower the Urban

Renewal Agency by making those certain Findings necessary under Idaho Code, Section
50-2005;

WHEREAS, the City recognizes that there are certain factual prerequisites to the
empowerment of the Agency:

RESOLUTION
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WHEREAS, it is the desire of the Mayor and City Council of the City of Moscow,
Idaho, to appoint a Board of Commissioners of the Urban Renewal Agency for the
municipality aad to empower such agency to transact business and exercise powers
granted by the Act and the Law and it is the desire of the City of Moscow, ldaho, to
exercise the authority conferred upon it by the Act and the Law;

WHEREAS, the City has obtained an Eligibility Report from Harlan Mann which
has examined areas within the City of Moscow and determined that there are areas within
the City of Moscow which are deteriorating or deteriorated as defined by Idaho Code

Sections 50-2018(i) and 50-2903(7)(b); a copy of that report is attached hereto as Exhibit
L

WHEREAS, under Section 50-2903(7)(e) a deteriorated area includes any area
which by reason of its proximity to the border of an adjacent state is competitively
disadvantaged in its ability to attract private investment, business or commercial
development which would promote the purposes of the Act;

WHEREAS, the City of Moscow has received a report from Business Planning
Consultants, Inc. (a2 copy attached hereto as Exhibit 2}, which report makes certain
Findings concerning the-competitive disadvantage of the City of Moscow;

NOW, THEREFORE, BE IT RESOLVED BY THE MAYOR AND COUNCIL
OF THE CITY OF MOSCOW AS FOLLOWS:

Section 1. That there are one or more areas within the City of Moscow which
are deteriorating or deteriorated areas as defined by Idzho Code, Sections 50-2018(i) and
50-2903(6) and (7b).

Section 2. That the rehabilitation, conservation, and redevelopment, or a
combination thereof, of such area or areas are necessary in the interest of the public health,
safety, and welfare of the residents of the City.

Section 3. That there is a need for an Urbap Renewal Agency to function
the City.

Section 4. That the City Council hereby makes the following findings and
declarations of necessity:

a. The City's competitive disadvantage as a border community hinders its ability
to engender a diversified economy through promotion of locally originated
businesses based on emerging technologies.

RESOLUTION

Page 2




b. This competitive disadvantage impairs the City's abilify to nurture and manage
its potential for growth.

c. Diversification of the local economy and the orderly management of growth
are essential undertakings in the promotion of the public welfare.

d. Through its proven ability to generate viable high-technology businesses, the
North Central Idaho Business Technology Incubator ("NCIBTI") constitutes a
valuable tool for economic diversification and orderly growth.

e. Retaining locally originated businesses such as those generated by the NCIBTI
is conducive to the public welfare of the city of Moscow; competing with other
municipalities for business originated elsewhere generally is not.

f. The City of Moscow is compromised in its ability to retain locally originated,
business technology-based companies, in particular those which have

graduated from the NCIBTI, by the non-existence of available developed
properties.

g. The City of Moscow requires a means by which it may promote development
of properties suitable for the permanent. location of locally originated
companies. This need is made more acute by Moscow's proximity to the Idaho
border, which facilitates competitive offers to those companies from other
locations outside Idaho. Revenue allocation financing is the only tool available
to the City for the promotion of such development.

Section 5. That City staff and the Urban Renewal Agency are hereby directed
to present a recommendation as to what area or areas of the City of Moscow (including
the designation of the entire City) should be identified as a "competitively disadvantaged
border community,” what criteria should be used to designate an area for use of revenue
allocation financing within a competitively disadvantaged border community, whether
those areas should be of a specific size or zoning classification and other criteria the City
staff and the Urban Renewal Agency deem necessary.

Section 6. That such recommendation shall be presented to the City for

consideration of a City Ordinance in compliance with the Act within sixty (60) days of the
effective date of this Resolution.

Section 7. That the Moscow Urban Renewal Agency is hereby authorized and
the Mayor shall appoint three (3) commissioners for said district as provided by Idaho
Code Section 50-2006. The Moscow City Supervisor is directed to cause City staff to
assist in carrying out the Agency's work.

RESOLUTION
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Section 8. That this Resolution shall be in full force and effect immediatcly
upon its adoption and approval.

RESOLVED by the City Council and APPROVED by the Mayor this :_6th
day of November, 1995,

7 o D

Paul C. Agidius, Mayof

ATTEST:

Elaine Russell, CityClerk
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RESOLUTION NO. URA 96-02

A RESOLUTION OF THE MOSCOW URBAN RENEWAL
AGENCY, THE URBAN RENEWAL AGENCY OF THE CITY OF
MOSCOW, IDAHO, RECOMMENDING AND ADOPTING THE
RESEARCH AND TECHNOLOGY PARK URBAN
RENEWAL/COMPETITIVELY DISADVANTAGED BORDER
COMMUNITY AREA PLAN, WHICH PLAN INCLUDES
REVENUE ALLOCATION FINANCING PROVISIONS;
AUTHORIZING THE ADMINISTRATOR AND THE SECRETARY
OF THE AGENCY TO TAKE APPROPRIATE ACTION; AND
PROVIDING FOR THIS RESOLUTION TO BE EFFECTIVE UPON
ITS PASSAGE AND APPROVAL.

THIS RESOLUTION, made on the date hereinafter set forth by the Moscow
Urban Renewal Agency, an independent public body corporate and politic, authorized
under the authority of the Idaho Urban Renewal Law of 1965, as amended, Chapter 20,
Title 50, Idaho Code (hereinafier the "Law"), a duly created and functioning urban
renewal Agency for Moscow, Idaho, hereinafter referred to as the "Agency."

WHEREAS, on or about November 6, 1995, the City of Moscow, through its
Mayor and City Council, passed its City Council Resolution creating an Urban Renewal
Agency, pursuant to Chapter 20, Title 50, Idaho Code, finding one or more areas within
the City of Moscow to be "deteriorated” or "deteriorating areas” as defined by Idaho Code
Sections 50-2018(h)(i) and 50-2903(b) making additional findings regarding the
characteristics of the area, making the necessary findings as required by Idaho Code
Section 50-2008(a) and authorizing the Mayor to appoint three Commissioners for the
Agency; and

WHEREAS, the legislature of the State of Idaho has enacted the Local Economic
Development Act, Chapter 29, Title 50, Idaho Code referred to herein as the "Act,"
authorizing certain urban renewal agencies (including the Agency), to adopt revenue
allocation financing provisions as part of their urban renewal plans; and

WHEREAS, under the Act, a competitively disadvantaged border community area
means a parcel of land consisting of at least forty acres which is situated within the
boundaries of an incorporated city and within twenty-five miles of state border, which the
City Council has determined by ordinance is disadvantaged in its ability to attract business,
private investment or commercial development, as a result of a competitive advantage in
the adjacent state resulting from inequities or disparities in comparative sales taxes,
income taxes, property taxes, population or unique geographic features; and

-
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WHEREAS, under the Act a deteriorated area means any area which by reason of
its proximity to the border of an adjacent state is competitively disadvantaged in its ability
to attract private investment, business or commercial development which would promote
the purposes of the Act; and

WHEREAS, the Act allows the creation of a revenue allocation area for that
portion of a competitively disadvantaged border community area; the equalized assessed
valuation of which the City Council has determined as a part of an urban
renewal/competitively disadvantaged border community area plan is likely to increase as a
result of an urban renewal project or a competitively disadvantaged border community
area; and

WHEREAS, the Agency has retained Business Planning Consultants for the
preparation of a Plan; and

WHEREAS, the Agency has embarked upon the preparation of the Plan to comply
with the provisions of the Law and Act and premised upon a study by Business Planning
Consultants which has found that the City of Moscow possessed those characteristics of a
competitively disadvantaged border community area; and

WHEREAS, a proposed Research and Technology Park Urban
Renewal/Competitively Disadvantaged Border Community Area Plan for 2 competitively
disadvantaged area (hereinafter the "Plan") has been submitted to the Board for its
consideration; and

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

WHEREAS, in order to implement the provisions of the Act, the Agency shall
prepare and adopt a plan for each revenue allocation area and submit the plan and
recommendation for approval thereof to the City Council; and

WHEREAS, as required by the Act, the Agency has reviewed the information
within the Plan concerning use of revenue allocation funds and approved such information;
and

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

WHEREAS, under the Act, the Plan shall include a statement listing: (1) the kind,
number and location of all proposed public works or improvements within the revenue
allocation area; (2) an economic feasibility study; (3) a detailed list of estimated project
costs; (4) a fiscal impact statement showing the impact of the revenue allocation area, both
until and after the bonds are repaid, upon all taxing districts levying taxes upon property in
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the revenue allocation area; and (5) a description of the methods of financing all estimated
project costs and the time when related costs or monetary obligations are to be incurred;
and

WHEREAS, it is necessary, and in the best interest of the citizens of the City of
Moscow, Idaho, to recommend approval of the Plan and to adopt, as part of the Plan,
revenue allocation financing provisions that will help finance urban renewal and
competitively disadvantaged border community area projects to be completed in
accordance with the Plan (as now or hereafter amended), in order: to encourage private
development in competitively disadvantaged border community areas; to encourage taxing
districts to cooperate in the allocation of future tax revenues arising in the Moscow Plan
Area in order to facilitate the long-term growth of their common tax base; to encourage
the long-term growth of their common tax base; to encourage private investment within
the City of Moscow and to further the public purposes of the Moscow Urban Renewal
Agency; and

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

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF
COMMISSIONERS OF THE MOSCOW URBAN RENEWAL AGENCY, MOSCOW,
IDAHO:

Section 1: That the Board proposes and recommends that the Research and
Technology Park Urban Renewal/Competitively Disadvantaged Border Community Area
Plan, a copy of which is attached hereto as Exhibit 1 and incorporated herein by
reference, be adopted by the Moscow City Council.

Section 2: That the Board recommends the City Council find the City of
Moscow as a competitively disadvantaged border community area based upon the
information and studies contained in the Plan and determine to use the authority under the
Act for revenue allocation financing for that portion of the City of Moscow which is
identified within the Plan.

Section 3: That this Resolution constitutes the necessary action of the Agency
under the Act, Section 50-2905, recommending approval by the City Council and that the
Plan includes a statement listing: (1) the kind, number, and location of all proposed public
works or improvements within the revenue allocation area; (2) an economic feasibility
study; (3) a detailed list of estimated project costs; (4) a fiscal impact statement showing
the impact of the revenue allocation area, both until and after the bonds are repaid, upon
all taxing districts levying taxes upon property in the revenue allocation area; and (5) a
description of the methods of financing all estimated project costs and the time when
related costs or monetary obligations are to be incurred, that the Plan includes a revenue
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RESOLUTION NO. 2004 - 04

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE CITY OF MOSCow
URBAN RENEWAL AGENCY OF THE CITY OF MOSCOW, IDAHO, RECOMMENDING
ADOPTION OF THE FIRST AMENDED AND RESTATED CITY OF MOSCOW, IDAHO
RESEARCH AND TECHNOLOGY PARK URBAN RENEWAL/COMPETITIVELY
DISADVANTAGED BORDER COMMUNITY AREA PLAN, WHICH PLAN INCLUDES
REVENUE ALLOCATION FINANCING PROVISIONS; AUTHORIZING THE CHAIR AND
SECRETARY TO TAKE APPROPRIATE ACTION; PROVIDING FOR THE RESOLUTION TO
BE EFFECTIVE UPON ITS PASSAGE AND APPROVAL, :

THIS RESOLUTION, made on the date hereinafter set forth by the City of Moscow Urban
Renewal Agency of the City. of Moscow, Idaho, an independent public body, corporate and
politic, authorized under the authority of the ldaho Urban Renewal Law of 1965, as amended,
Chapter 20, Title 50, Idaho Code, a duly created and functioning urban renewal agency for
Moscow, Idahe, hereinafter referred to as the “Agency.” : : o

WHEREAS, on or about the 19" day of June, 1995, the Council and Mayor of the City of
Moscow, Idaho created an urban renewal agency, pursuant to Chapter 47, Title 50, Idaho Code
(now codified as Chapter 20, Title 50, Idaho Code), authorizing it to transact business and
exercise the powers granted by the Idaho Urban Renewal Law of 1965, being Idaho Code, Title
50, Chapter 20, as amended (the “Law”), and the Local Economic Development Act, the same
being Idaho Code, Title 50, Chapter 29, as amended {the "Act”), upon making the findings of
necessity required for creating said Urban Renewal Agency; and - o _

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

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

WHEREAS, the Council of the City of Moscow, Idaho ("City”), on July 1, 1996, after notice duly
published; conducted a public hearing on the City of Moscow, idaho Research and Technology
Park Urban Renewal/Competitively Disadvantaged Border Community Area Plan of 1996 (the -
“Urban Renewal Plan™); and

WHEREAS, following said public hearing, City adopted. its Ordinance No. 9612 on July 1, 1996,
approving the Urban Renewal Plan and making certain findings; and

WHEREAS, Agenicy ‘Staff and consultants have previously considered changes to the City of
Moscow, Idaho Research and Technology Park Urban Renewal/Competitively Disadvantaged
Border Community Area Plan of 1996 to allow for the extension and inclusion of another phase
of the Project as described in the attachment hereto; and ' '

WHEREAS, the City of Moscow, Idaho Research and Technology Park Urban
Renewal/Competitively Disadvantaged Border Community Area Plan originally encompassed a
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WHEREAS, under the Act, the First Amended and Restated Plan. includes a statement listing:
(1) the kind, number and location of all proposed pubic works or improvements within the
revenue allocation area; (2 an economic feasibility study; (3) a detailed list of estimated project
costs; (4) a fiscal impact statement showing the impact of the revenue allocation area, both until
and after the bonds are repaid, upon all taxing districts levying taxes upon property in the
revenue allocation area; and (5) a description of the methods of financing all estimated project
costs and when related costs or monetary obligations are to be incurred; and

WHEREAS, it is necessary, and in the best interests of the citizens of the City of Moscow,
Idaho, to recommend approval of First Amended. and Restated Plan and to adopt, as part of the
Amended and Restated Plan, revenue aliocation_financing provisions that: wil heip finance
urban renewal projects to be completed in accordance with the Fi irst Amended. and Restated
Plan (as now or hereafter amended), in order to (1) encourage private development in the
urban renewal area; (2) to prevent and arrest decay of the First Amended and Restated Plan
area due to the inability of existing financing methods to provide needed public improvements;
(3) to-encourage taxing districts to cooperate in the allocation of future tax revenues. arising in
the First Amended and Restated Plan in order to facilitate the long-term growth of their
common tax base; (4) to encourage private investment within the. City .of Moscow. and 5) to
further the public purposes of the City of Moscow Urban Renewal Agency; and P

WHEREAS, the Board of Commissioners of the Agency finds that the equalized assessed
valuation of the taxabie property in the revenue allocation area described in Attachment "A” of
the First Amended and Restated Plan is fikely to increase as a result of initiation: of urban

renewal projects in accordance with the First Amended and Restated Plan; and . -

WHEREAS, under the Law and At any such Plan should provide for (1) a feasible method for
the location of families who will be displaced from the urban renewal area in decent, safe and

whole; (3) the urban renewal plan should give due consideration to the provision of adequate
park and recreational areas and facilities that may be desirable for neighborhood improvement,
with special consideration for the health, safety and weifare of the children residing in the
general vicinity of the site covered by the plan; and (4) the urban renewal plan should afford
maximum opportunity, consistent with' the sound needs of the municipality: as a whole, for the
rehabilitation or redevelopment of the urban renewal area by private -enterprise; and

WHEREAS, if the urban renewal area consists of an area of open land to be acquired by the
urban renewal-agency, such area shall not be so acquired unless (1) if it is to be developed for
residential uses, the local govemning body shail determine that a shortage of housing of sound
standards and design which is decent, safe and sanitary exists in the municipality; that the need
for housing accommodations has been or will be increased as a result of the clearance of slums
in other areas; that the -conditions ‘of blight in the area and the shortage of decent, safe and
sanitary housing cause or contribute to an increase in and spread of disease and crime and
constitute a menace to the public health, safety, morals, or welfare; and that the acquisition of
the area for residential uses is an integral part of and essential to the program of the
municipality, or (2) if it is to be developed for nonresidential uses, the local governing body shall
determine that such nonresidential uses are necessary and appropriate to facilitate the proper
growthr and development of the community in accordance with sound planning standards and
local community objectives, which acquisition may require the exercise of governmental action,
as provided in the Law, because of defective or unusual conditions of title, diversity of
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and non-residential uses. Provided, however, that if portions of the Project Area and
Revenue Allocation Area are deemed “open land” the criteria set forth in the Law and Act
have been met.

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

F.  The base assessment roll of the First Amended and Restated Plan does not exceed ten
percent (10%) of the assessed value of the City of Moscow.

Section 5. The Chair and the Secretary of the Agency are hereby authorized and directed to
take all steps necessary and convenient to submit the proposed First Amended and Restated
Plan for approval by the Council of the City of Moscow, idaho, including but not limited to, the
preparation of the notice of public hearing on adoption of the revenue allocation financing
provisions by the City Council and submittal of the First Amended and Restated Plan to the
various taxing entities as required by idaho Code Section 50-2906.

Section 6. That this Resolution shall be in full force and effect immediately upon its adoption
and approval. '

PASSED by the City of Moscow Urban Renewal) Agency of Moscow, Idaho on March 12, 2004.
Signed by the Chair of the Board of Commissioners on March 19, 2004, and attested by the
Secretary to the Board of Commissioners on March 19, 2004.

CITY OF MOSCOW URBAN RENEWAL AGENCY

dowo o

Johh Weber, Chair

ATTEST:

Cob, b

{dohn McCabe, Secretary

ResolutiontURA-IdahoResearch&TechnologyParkipm
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Lomprehensive Plan Land Use Map
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