LEGAL NOTICE
REQUEST FOR PROPOSALS/
DEVELOPMENT OPPORTUNITY
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 for the
redevelopment offering for two undeveloped parcels of land located at the southwest corner of the
intersection of Sixth Street and Jackson Street in Moscow, Idaho.
All redevelopment proposals offered for consideration shall be in conformance with pertinent
zoning regulations, Legacy Crossing Overlay District Design Guidelines and the Legacy Crossing
Urban Renewal District Redevelopment Plan of June 2, 2008 (Legacy Crossing Plan).
The developer(s) selected through this RFP process will enter into an Exclusive Negotiation
Agreement(s) leading to potential a Disposition and Development Agreement(s) in compliance
with the Legacy Crossing Urban Renewal Plan. Interested individuals and firms are invited to
obtain submission instructions from the MURA. Submission packets are available beginning
Monday, September 10, 2018. The deadline for responses is 5:00 p.m. local time on December 21,
2018.
The disposition and development opportunity will be awarded to the firm or firms which, in the
sole opinion of MURA, proposes a project that will help the MURA achieve the intents and
purposes of the Legacy Crossing Plan and can demonstrate project viability and likelihood of
success. MURA reserves the right 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.
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 of this Request for Proposals can be found on the
MURA website at http://moscowura.com/ or from the MURA Clerk’s office located at 221 E.
Second Street, Moscow, Idaho.
Publish:

Saturday, September 8, 2018
Saturday, September 15, 2018
Saturday, September 22, 2018

MOSCOW URBAN RENEWAL AGENCY
REQUEST FOR PROPOSAL (RFP)
The Moscow Urban Renewal Agency (MURA) is pleased to announce the redevelopment offering
of two (2) undeveloped parcels (Parcels) located at the southwest corner of the intersection of Sixth
Street and Jackson Street in Moscow, Idaho.
The MURA invites developers to submit redevelopment proposals for disposition and
development of one (1) or more of the Parcels in conformance with pertinent zoning regulations,
Legacy Crossing Overlay District Design Guidelines and the Legacy Crossing Urban Renewal
District Redevelopment Plan of June 2, 2008 (Legacy Crossing Plan).
This competitive proposal process is intended to allow interested developers to respond to publicowned development opportunities. The MURA will negotiate an Exclusive Negotiation
Agreement (ENA) agreement with the selected developer(s) to guide discussions leading to the
preparation of a Disposition and Development Agreement (DDA).
Project Summary:
Property Description: The Parcels are generally located at the Southwest corner of the
intersection of Sixth Street and Jackson Street within the City of Moscow, Idaho.
North Parcel
The North Parcel is approximately sixteen thousand two hundred forty nine square feet (16,249
sf) in size and fronts on Sixth Street, with the Parcel location and dimensions generally shown
and described in Exhibit A.
South Parcel
The South Parcel is approximately eleven thousand and twelve square feet (11,012 sf) in size
and fronts on Jackson Street, with the Parcel location and dimensions also generally shown
and described in Exhibit A.
Both Parcels are adjacent to property to be retained by the MURA and intended to be developed
as a pedestrian walkway. An electronic copy of the Parcel boundaries is available on the
MURA website at www.moscowura.com for use in the preparation of responses to this RFP.
The Parcels are subject to the Special Conditions noted below.
Special Conditions: The Parcels underwent recent environmental remediation pertaining to
agricultural fertilizer contamination pursuant to the Voluntary Remediation Agreement
between the MURA and the Idaho Department of Environmental Quality, dated May 21, 2014.
The Agency was issued a Certificate of Completion and Covenant Not to Sue in April of 2017.
The final closeout report and Covenant Not to Sue are available for review on the MURA
website at www.moscowura.com. The MURA intends to retain responsibility for the
maintenance and operation of the existing groundwater treatment system on the property until
compliance is reached, unless otherwise negotiated with the successful respondent(s) to this
Request for Proposals.
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Following the selection of a developer, MURA and the selected developer(s) shall enter into
an agreement to negotiate exclusively the terms of the sale of the Parcel(s).
Current Use:

Undeveloped

Current Zoning:

Urban Mixed Commercial Zone/Legacy Crossing Overlay District

Ownership:

Moscow Urban Renewal Agency

Intended Use:

Uses in conformance with the Urban Mixed Commercial zone,
Legacy Crossing Overlay District, Legacy Crossing Plan, Legacy
Crossing Overlay District Design Guidelines and other applicable
regulations.

Development Timeline:

Construction of improvements must be commenced within 6 months
of closing and competed within 18 months of closing.

Price:

To be negotiated, but in no case less than the fair value for uses in
accordance with the Legacy Crossing Plan as determined by a fair
use appraisal.

Background: In 2008 the City of Moscow adopted the Legacy Crossing Plan. The Plan was
designed to address economic underdevelopment and physical deterioration and to promote
the redevelopment of properties within the Legacy Crossing area which are underserved by a
lack of public improvements and deteriorating public improvements, including, but not limited
to, streets, sidewalks, pedestrian paths, and water and sewer utilities. The Legacy Crossing
Plan, specifically within the Legacy Crossing Overlay District, is intended to provide an
improved environment for new commercial and mixed use-developments, eliminate unsafe
and hazardous conditions, improve multi-modal transit and multi-modal parking opportunities,
prevent the extension of blight and deterioration, promote sustainable development intended
to minimize environmental impacts, and promote wise use of natural resources, including
water resources.
The redevelopment of the Legacy Crossing area, specifically in the Legacy Crossing Overlay
District, is generally anticipated to include a wide range of mixed uses, including retail, artist
studios, eating and drinking establishments, limited light manufacturing where appropriate,
professional office space and residential dwelling units. Pedestrian connectivity is also a
priority because of the unique location of the Legacy Crossing area lying between the
University of Idaho Campus and Moscow’s downtown and Central Business District.
Project Objective: The MURA is seeking developers who are prepared to pay no less than
the fair re-use amount for the Parcel(s) and who are willing to develop the Parcels(s) for
purposes and uses in conformance with the Legacy Crossing Plan, Urban Mixed Commercial
Zone, Legacy Crossing Overlay District and Legacy Crossing Overlay District Design
Guidelines. The MURA envisions urban development of an esthetically pleasing and efficient
mixed-use project that complements downtown and incorporates the intent of the Legacy
Crossing Plan and Legacy Crossing Overlay District Design Guidelines. The subject property
is a keystone location and key focal point linking the downtown area with the University of
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Idaho campus. Proposed developments are encouraged to take advantage of this unique site
and incorporated entertainment and/or eating and drinking establishments and residential
and/or hospitality uses that will create energy and excitement and activate this key location.
Development Requirements: The development will conform to the requirements of all
development and zoning regulations, including the Urban Mixed Commercial zone, Legacy
Crossing Overlay zone, Legacy Crossing Overlay Zone Design Guidelines and the Legacy
Crossing Plan.
Submittal Requirements
All responses to this RFP shall include the following items:
1. Cover letter introducing the respondent, development partners, design team and
other relevant development team members including a brief description of the
experience of the respondent and development team members with similar
successful mixed use development projects;
2. Preliminary development concept package including detailed description of
proposed project, total square footage of proposed uses, the number and type of
residential units (ownership, rental, bedrooms, etc.) for any proposed residential
uses, parking plan, concept site plan, concept floor plans and building elevations,
and any proposed project phasing including proposed phasing timelines;
3. Preliminary project pro-forma demonstrating project viability including project
funding sources, project revenue estimates, and relevant financial and market
assumptions;
4. Statement that Respondent is willing and able to execute a Disposition and
Development Agreement (DDA) upon selection; and
5. Executed release documents.
One printed and one digital copy of the proposal, including the executed release documents,
should be submitted to the MURA in care of Bill Belknap, Executive Director, 221 East Second
Street, Moscow, Idaho, 83843. All proposals shall be clearly marked “Legacy Crossing 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 e-mail
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 Board of Commissioners, the
interest of the MURA would be served.
MURA Selection Criteria: The MURA will select the preferred development proposal based
on the following criteria:
1. How the proposed development meets the MURA’s goals and objectives for the
Legacy Crossing area as outlined in the Legacy Crossing Plan.
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2. Compliance of the proposed development with the Urban Mixed Commercial
zoning regulations, Legacy Crossing Overlay District, Legacy Crossing
Overlay District Design Guidelines and the Legacy Crossing Plan.
3. Probability of the proposed development’s success – based upon the stability of
the developer, market analysis, business plan, and timeline.
4. Developer’s expectations of the MURA for the project’s success.
Target Dates and Timelines:
o RFP issued
o Notice published

o
o
o
o

9-8-2018
9-8-2018
9-15-2018
9-22-2018
Proposals due to MURA by 5:00 PM Local Time
12-21-2018
Review of proposals completed by MURA (est.)
1-18-2019
Execution of Exclusive Negotiation Agreement (ENA) Agreement (est.) 2-21-2019
Execution of DDA Agreement (est.)
3-21-2019

•

Other Information: All questions regarding this RFP should be directed to the Executive
Director. Only written responses from the MURA will be deemed official responses.

•

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
Legacy Crossing 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 developer(s) most qualified to meet the stated duties as evaluated under the
criteria set forth herein. Final selection will be made by the MURA Board.
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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RELEASE, WAIVER AND INDEMNITY AGREEMENT

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 for the Request for Proposals
(hereinafter “RFP”) seeking interested developers for the two (2) undeveloped parcels
(Parcels) located at the southwest corner of the intersection of Sixth Street and Jackson
Street in Moscow, Idaho, pursuant to the Legacy Crossing Urban Renewal District
Redevelopment Plan of June 2, 2008 (hereinafter "Project")

B.

2.

Obtain further information from any person, entity, or group, including, but not
limited to, any person, entity, or group responding to MURA’s RFP (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
RFP and any responses by any Developer thereto, herein referred to as Submissions
of Interest ("SOI");

4.

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

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.

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 of them, or against City property (all as hereinafter defined) or MURA, directly or indirectly,
by reason of all or any of the following:
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1.

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

2.

Any modification or suspension of the RFP 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 RFP 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, 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 RFP.
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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 Undersigned's
responses to the RFP, 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.

__________________________________________
Interested Developer

Date: _____________________________________
ACKNOWLEDGMENT
STATE OF IDAHO
COUNTY OF LATAH

)
) ss.
)

On this ____ day of __________________, 2018, before me,
______________________________, a Notary Public in and for said State, personally appeared
______________________________, known or identified to me (or proved to me on the oath of
________________) to be the ___________________ of ___________________, an
________________________________, the entity that executed the instrument or the person
who executed the instrument on behalf of said entity and acknowledged to me that such entity
executed the same.
____________________________________
Notary Public for the State of Idaho
Residing at___________________________
My commission expires_________________
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Legacy Crossing Urban Renewal District
Redevelopment Plan
Moscow, Idaho

Section 100: 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 is about 8 miles from
Pullman, Washington. Moscow and Pullman, Washington are homes to the University of
Idaho, and Washington State University, respectively. The economies of both cities have
historically been based on these educational institutions and on the surrounding region’s
agricultural industries.
The City of Moscow’s first urban renewal district, Alturas Technology Park, is an Urban
Renewal/Competitively Disadvantaged Border Community Area. Its redevelopment plan
has fostered economic growth through diversification by establishing a research and
technology park for location of appropriate businesses.
The Plan proposes that the Moscow Urban Renewal Agency, and the Mayor and City
Council, desire to eliminate conditions impeding the City’s economic growth in an area
located between Moscow’s historic downtown and the University of Idaho campus, an area
designated as Legacy Crossing. The Agency will pro-actively address issues creating
static economic conditions for the last decade or more, by taking actions targeted toward
improvement of both underdeveloped properties and those properties in transition. Such
actions are intended to spur more rapid land use transition of properties from former
agricultural and/or industrial uses to new uses, to create more cohesive zoning
arrangements, to add to the General Business and Residential/Office mixed uses zones,
and thereby transform the area from its current economic liability toward economic
vibrancy. This transition will add to the quality of civic life and improve the public safety of
citizens and visitors.
What follows are details on the Legacy Crossing Urban Renewal District Redevelopment
Plan (the "Plan") for the Legacy Crossing Plan Area (the "Project"), as managed by the
Moscow Urban Renewal Agency (the “Agency”), in the City of Moscow (the "City"), Latah
County, state of Idaho. This plan consists of the text contained herein and the following
attachments:
 Maps of the Project Area Boundary (Attachment 1) which is the same as the
Revenue Allocation Area Boundary. “Revenue Allocation Area” means that portion
of an urban renewal area which the local governing body has determined is likely to
increase in equalized assessed valuation as a result of the initiation of an urban
renewal project. These maps show the area’s current zoning (Attachment 3) and
land uses and the proposed zoning (Attachment 4) and land uses in the same
Project Area;
 Legal description of the Legacy Crossing Urban Renewal District Revenue
Allocation Area (Attachment 2);
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 Infrastructure needs for improvements within the Project Area, together with
descriptions and 2007 costs estimates (Attachment 5);
 Index of redevelopment likelihood identified by parcel within the Revenue
Allocation Area & Legacy Crossing Project Area (Attachment 6) as well as a
map of the redevelopment area (Attachment 7);
 Economic Feasibility Study for the Legacy Crossing District (Attachment 8)
which identifies the fiscal impact upon all taxing entities (including the City) of
allocating tax increment resulting from increased valuations within the Project
Area to the Agency for the life of the Plan, and which addresses the potential
that the Agency may finance various improvements with bonds or other
obligations;
 A listing of private properties which may be acquired by the agency
(Attachment 9).
The term "Project" is used herein to describe the overall activities defined in this Plan, and the
project conforms to the statutory definition of "urban renewal project." Reference is
specifically made to Idaho Code § 50-2018(j) for the various activities contemplated by the
term "Project." Such activities include both private and public development of property
within the Legacy Crossing Project Area. The term "Project" is not meant to refer to a
specific activity or development scheme.
This Plan was prepared by consultants & staff of the Moscow Urban Renewal Agency (the
“Agency”). The Plan was reviewed and recommended by the Agency Commission
members, pursuant to the State of Idaho Urban Renewal Law, Chapter 20, Title 50, Idaho
Code (the "Law"); the Local Economic Development Act, Chapter 20, Title 50, Idaho Code
(the "Act"); and all applicable local laws and ordinances. The proposed redevelopment of
the Legacy Crossing Project Area as described in this Plan conforms to the Comprehensive
Plan of the City of Moscow, as adopted by the City Council.
The Agency may create several planning documents over time that generally describe the
overall Legacy Crossing Project and may identify certain specific public and private capital
improvement projects. Because of the changing nature of the Project, these documents, by
necessity, must be dynamic and flexible. These documents will be modified as economic
circumstances and market conditions warrant. These modifications shall not be deemed as
an amendment of this Plan or its intent. No modification will be deemed effective if it is in
conflict with this Plan. The planning documents are purposely flexible and do not constitute
specific portions of the Plan.
Prior to the adoption of any planning document or proposed modification to any planning
document, the Agency shall notify the City and publish a public notice of such proposed
modification at least thirty (30) days prior to the consideration of such proposed modification,
thus providing the City and any other interested person or entity an opportunity to comment
on said proposed modification. The Agency Commission shall consider any such comments
and determine whether to adopt the modification. The planning documents apply to
redevelopment activity within the Legacy Crossing Project Area as described herein. In the
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event of any conflict between this Plan and the appended documents, the provisions of this
Plan shall control. The Agency intends to rely heavily on any applicable City design standards
which may cover all or part of the Legacy Crossing Project Area.
This Plan provides the Agency with powers, duties, and obligations designed to facilitate
implementation of the Plan and to further the program generally formulated in this Plan for the
redevelopment, rehabilitation, and revitalization of the area within the boundaries of the
Legacy Crossing Urban Renewal District Plan/the Project Area. The Agency retains all
powers allowed by the Law and Act. Because of the long-term nature of this Plan and the
need to retain in the Agency the flexibility to respond to market and economic conditions,
property owner and developer interests, and opportunities from time to time presented for
redevelopment, this Plan does not present a precise plan or establish specific projects for the
redevelopment, rehabilitation, and revitalization of any area within the Project Area, nor does
this Plan present specific proposals in an attempt to solve or alleviate the concerns and
problems of the community relating to the Project Area.
Instead, this Plan presents a process and a basic framework within which specific plans will
be presented, specific projects will be established and specific solutions will be proposed.
Such process will identify tools provided to the Agency to fashion, develop, and proceed with
such specific plans, projects, and solutions. Implementation of this Plan will require public
co-investment to help stimulate desired private development. Typically, the public will fund
enhanced public facilities such as streets, sidewalks, parking facilities, parks, public
buildings, utilities, cultural facilities, and playgrounds or plazas which, in turn will create an
attractive setting for adjacent private investment.
The Agency realizes that accomodating new civic and cultural uses in Legacy Crossing will
require investment in appointments of parks and public spaces. The Agency intends to
allocate a certain percentage of its annual district revenues toward funding such appointments
as:
• Landscape development & open space development, including street trees
• Pedestrian scale lighting
• Signage and way-finding amenities
• Street furniture
and other appointments and investments it deems supportive of the Legacy Crossing Plan
goals. In addition, in keeping with the Moscow community’s designation as “Heart of the Arts”
and recognizing the unique economic impacts of art in the community, the Agency will
allocate a minimum of 1% of its annual Legacy Crossing Urban Renewal District increment
revenues to public art projects.
The particular projects or redevelopment projects by private entities described herein are
not intended to be an exclusive or exhaustive list of potential redevelopment activity.
Allowed projects are those activities which comply with the Law and the Act and which
meet the overall objectives of the Plan. The purposes of the Law and Act that will be
attained through and with the major goals of this Plan are:
a) The elimination of deficiencies in the Legacy Crossing Project Area,
including, but not limited to, deteriorating or deteriorated, or inadequate
public improvements and facilities;
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b) The assembly of land into parcels suitable for modern development in the
Legacy Crossing Project Area, with appropriate setbacks, parking,
pedestrian safety, and vehicular circulation;
c) The re-planning, redesign, and development of undeveloped, or
underdeveloped areas which may be stagnant or improperly utilized or
which are in transition from one use to another;
d) The strengthening of the economic base of the Legacy Crossing Project
Area and the community, by the installation of needed public improvements
and/or upgrading of facilities to accommodate or to stimulate new
commercial expansion which supports environmentally sustainable projects
and practices intended to promote minimum impact on the environment
(including impacts on energy, transportation and water resources); and to
stimulate employment and economic growth, and to enhance the variety of
available residential housing options;
e) The establishment and implementation of performance criteria to assure
appropriate site design standards, including environmental quality and other
design elements which provide unity and integrity to the entire Legacy
Crossing Project Area;
f) The strengthening of the tax base of the City and other taxing districts 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 Legacy
Crossing Project Area is located; and
g) The creating of public spaces, public art, parks, trails and bike paths, and
assorted green infrastructure.
Section 101: General Procedures of the Agency
The Agency is a public body, corporate and politic, as defined and described under the Law
and the Act. 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 under
Idaho Code § 67-450B, and the competitive bidding requirements under Chapter 28, Title 67.
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 it is stated in the Plan that the Agency may modify, change, or adopt certain policy
statements or contents of the Plan not requiring a formal amendment to the Legacy Crossing
Plan as required by the Law or the Act, it shall be deemed to mean a consideration by the
Commission 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 a quorum of
the members present, unless any provision herein provides otherwise.
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Section 102: Provisions Necessary to Meet State & Local Requirements
Section 102.1: Conformance with State of Idaho Urban Renewal Law of 1965, amended
The Law allows for an urban renewal plan to be submitted by any interested person or entity
in an area certified as an Urban Renewal Area by the Moscow City Council. On September
17, 2007, by Resolution 2007-24, the Moscow City Council determined the Legacy
Crossing Project Area to be deteriorated or deteriorating.
On February 19, 2008, by Resolution 2008-05, the Moscow City Council determined an
additional area to be deteriorated or deteriorating. Such area has been identified as an
addendum to the Greater Downtown Moscow Area Eligibility Report dated August 7, 2007.
With the adoption of Resolutions 2007-24 and 2008-05 the preparation of an urban renewal
plan was authorized.
In accordance with the Idaho Urban Renewal Law of 1965, the Plan was submitted to the
Moscow Planning and Zoning Commission (“P&Z Commission”) at a public meeting held on
April 9, 2008. After consideration of the Plan, the P&Z Commission filed its recommendation
with the City Council stating that the Plan is in conformity with the Comprehensive Plan of the
City of Moscow on April 29, 2008.
Pursuant to the Law and the Act, the City Council having published due notice thereof, a
public hearing was held on this Plan. Notice of the hearing was duly published in a
newspaper having general circulation. The City Council adopted the Legacy Crossing Urban
Renewal Plan on June 2, 2008, by Ordinance Number 2008-10.

Section 103: History & Current Conditions
The Legacy Crossing Project Area is considered to be deteriorated or deteriorating because
of the presence of various conditions, most of which are related to public infrastructure.
(These conditions are referred to with more specificity on Attachment 5.) Whether the
infrastructure is older and needs to be replaced or upgraded, or such infrastructure has
been determined to be grossly inadequate to serve planned new development, the result is
the same: existing development is often discouraged from upgrading and expanding, and new
development is often slowed or thwarted because of the inadequacy of necessary public
infrastructure such as road connectivity or sewer capacity.
The preparation and approval of the Plan, including a revenue allocation financing provision,
provides additional resources to solve the public infrastructure problems in this area. Revenue
allocation financing, also known as tax increment financing, should help to improve the
situation. In effect, property taxes generated by new developments within the area may be
used by the Agency to finance a variety of needed public improvements and facilities. Finally,
some of the new development in the Project Area may also generate new jobs in Moscow that
would, in turn, benefit area residents and businesses.
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Section 104: Purposes of Activities
The description of activities, public improvements, and the estimated costs of those items are
intended to create an outside limit of the Agency’s activity as it is now contemplated. The
Agency reserves the right to change amounts from one category to another, as long as the
overall total amount estimated is not substantially exceeded.
The items and amounts are not intended to relate to any one particular development,
developer, or owner. Rather, the Agency intends to discuss and negotiate with any party,
owner or developer who seeks Agency assistance in developing property according to the
Plan. During such negotiation, the Agency will determine, on an individual basis, the eligibility of
the activities sought for Agency funding, and the amount the Agency may fund by way of
percentage or other criteria. The Agency will take into account the amount of revenue allocation
proceeds (increment) estimated to be generated from a developer's activities. The Agency also
reserves the right to establish, by way of policy, its funding percentage or participation, which
would apply to all parties, owners and developers.
The activities listed in Attachment 5 are generally segregated by type and amounts
funded, but not by year of funding, as funding depends to some extent on market forces.
As required by the Law and Act, the Agency will adopt more specific budgets annually.
Agency reserves the right to prioritize the several projects described in this Plan, and the
Agency reserves the right to retain its flexibility in funding the various activities.
Throughout this Plan there are references to Agency activities, Agency funding, and the
acquisition, development, and contribution of public improvements. Such references do
not necessarily constitute a full, final, and formal commitment by the Agency but, rather,
grant to the Agency the discretion to participate as stated subject to achieving the
objectives of this Plan and provided such activity is deemed eligible under the Law and
the Act. In some respects the activities listed in Attachment 5 are concepts which will be
determined or prioritized as the overall Project Area develops.
The Agency reserves the right to prioritize the projects described in this Plan. The
Agency also reserves the right to retain its flexibility in funding the various activities. The
Agency also reserves its discretion and flexibility in deciding which improvements should
be funded and at what level, whether using its own funds or funds generated by other
sources.

Section 200: Descriptions of Project Area
The boundaries of the Legacy Crossing Project Area and of the Revenue Allocation
Area are synonymous, and are shown in Attachment 1 and described in Attachment 2,
which are attached hereto and incorporated herein by reference. The Area starts at
Henley Street and Highway 8 on the South, continues northwesterly along the eastern
boundary of the University of Idaho to South Line Street, at which point the boundary
doubles back along West Pullman Road to South Lieuallen Street, where it goes north
to West A Street, then east to the alley between Jackson and Main, then south along
the alley, circumventing the Moscow Hotel, then south to West 8th Street, then
southeasterly to Highway 8, east on White Place to Lynn Street, south to Paradise
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Creek, and finally northwesterly along the south side of Paradise Creek to Henley. For
purposes of boundary descriptions and use of proceeds for payment of improvements,
the boundary shall be deemed to extend to the other boundary of rights-of-way or other
natural boundary.

Section 300: Proposed Redevelopment Actions

Section 301: General Overview
The Agency proposes to eliminate and prevent the spread of deterioration in the Legacy
Crossing Project Area, as well as add to its economic vitality, by a variety of means. Among
those means legally available to the Agency according to the Law and the Act are:
1.

The acquisition of certain real property together with any improvements thereon;

2.

The demolition or removal of certain buildings and improvements for public rights-ofway for streets, utilities, walkways, and other improvements, to eliminate unhealthful,
unsanitary, or unsafe conditions, improve density, eliminate obsolete or other uses
detrimental to the public welfare, or otherwise to remove or to prevent the spread of
blight or deterioration;

3.

The provision for participation by property owners within the Project Area;

4.

The provision for relocation assistance to displaced Project occupants, if any is
needed, as required by law;

5.

The installation, construction, widening, alignment or reconstruction of streets,
redesigning of intersections, improving signalization and pedestrian access;

6.

The improvement of utilities including water and sewer systems, electrical distribution
and transmission lines in underground configuration, if needed to encourage new
developments, multi-modal transportation and parking facilities, and other public
improvements related to green infrastructure and waterway improvements,
including, but not limited to, irrigation and drainage laterals and ditches, storm drain
systems, as well as walkways, street lighting, parks and public open spaces, and
improvements to railroad tracks and property;

7.

The disposition of property for uses in accordance with the Plan;

8.

The redevelopment of land by private enterprise or public agencies for uses in
accordance with the Plan, especially development which is sensitive to and
respectful of existing natural resources including streams and vegetation;

9.

The rehabilitation of structures and improvements by present owners, their
successors, the City and the Agency;
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10.

The preparation and assembly of adequate sites for development & construction of
facilities for commercial, mixed-use residential, office, appropriate retail and other
ancillary uses;

11.

To the extent allowed by law, to lend or invest federal and/or Agency funds to
facilitate redevelopment;

12.

The construction of foundations, platforms, and other like structural forms necessary
as sites for buildings to be used for mixed use commercial and other uses
contemplated by the Plan;

13.

To provide utilities to the several development sites.

In the other accomplishment of these purposes and activities and in the implementation and
furtherance of this Plan, the Agency is authorized to use all the powers provided in this Plan
and all the powers now or hereafter permitted by law. Primarily, the Agency intends to
provide connectivity improvements for pedestrian and vehicular traffic, to install or improve
public infrastructure, to improve and add to open space, to seek more cohesive zoning
arrangements, and to encourage development of mixed-use projects consisting of residential,
office, and supporting commercial and retail, with the goals of adding to the City’s economic
development and viability.

Section 302: Urban Renewal Plan Objectives
Urban renewal action is necessary in the Legacy Crossing Project Area to combat problems
of physical deterioration and economic underdevelopment.
The Legacy Crossing Project Area consists of approximately 163 gross acres, with boundaries
described in Section 200.
Conditions of properties located within the boundaries of the Legacy Crossing Project Area
reveal a history of a slow-growing tax base primarily attributed to the lack of public
improvements or deteriorating public improvements; inadequate facilities such as sewer
capacity; sub-standard street conditions, including lack of pedestrian walkways and bike paths,
curbs, gutters and the like; incomplete road connections resulting in congestion and
compromised safety; undeveloped and underdeveloped properties; the change in use from
agricultural or industrial to commercial, retail and mixed uses; and other factors. The area has
a history of a slow-growing tax base primarily attributed to inadequate street and utility
improvements, inadequate public park areas, undeveloped properties, and other deteriorating
areas. In addition, portions of the Project Area have recently been found to contain
contaminated soil and groundwater, requiring remediation.
In its location, this Project Area environment contrasts sharply with the growing economic and
cultural strength of Moscow and the Latah County region.
Accordingly, the Plan under consideration for the Legacy Crossing Project Area is a
proposal for public improvements and facilities to:
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Provide an improved environment for new commercial and mixed-use developments



Eliminate unsafe and hazardous conditions



Assist potential owners and other developers to create appropriate development sites
through aggregation of existing small parcels and, where necessary, through
acquisition, demolition, and disposition activities



Improve multi-modal transit and multi-modal parking opportunities throughout the
Project Area



Otherwise prevent the extension of blight and deterioration and reverse the
deteriorating characteristics of the area



Promote sustainable development intended to minimize environmental impacts and
promote wise use of natural resources, including water resources.

The Agency may participate in the cost of removal of extraordinary site conditions. Any
streets or other rights-of-way to be vacated or relocated will create additional building area
for mixed-uses or public use. Any such vacations or relocations must be requested from and
approved by the City of Moscow or any other agency having jurisdiction over the particular
public right-of-way.
Acquisition of any interest in real property may be utilized by the Agency when and if the
Agency deems it necessary to promote redevelopment in accordance with the objectives of the
Legacy Crossing Plan. A further objective of the Plan is to provide for the acquisition of
property to be used for public facilities. Off-street parking facilities may be developed or
improved to serve new commercial uses within the Project Area. Over the life of the Plan,
land use in the Legacy Crossing Project Area will be modified to the extent that buildings or
land currently vacant or underdeveloped may be converted to mixed-uses, to public and
private parking, and to public or semi-public uses. The provisions of this Plan are applicable
to all public and private property in the Legacy Crossing Project Area.
The provisions of the Legacy Crossing Urban Renewal District 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 abdicating the rights and privileges of the property
owners which are vested in the present and future zoning classifications of the properties. All
development under an owner participation agreement shall conform to those standards
specified in Section 303.1 of this Plan.
This Plan must be practical in order to succeed. Particular attention has been paid to how
and when the Plan can be implemented, given the changing nature of market conditions.
Transforming the Legacy Crossing Project Area into a vital, thriving part of the community
requires an assertive strategy. The following list represents the key elements of that effort:
1. Initiate simultaneous projects designed to revitalize the Project Area. From sewer
improvements, to aggregating parcel ownership, to significant new development,
the Agency plans to play a key role in creating and facilitating conditions to encourage
the necessary momentum.
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2. Develop new mixed-use projects to attract, encourage and assist the development
of new businesses within the Project Area.
3. Pursue development across a variety of land-use sectors simultaneously.
4. Secure certain public open space in critical areas. This public open space will
increase property values adjacent to it and, with amenities investments and with
public art integrated, greatly contribute to a new sense of place ("placemaking").
Without direct public intervention, much of the Legacy Crossing Project Area could
conceivably remain unchanged for the next several years. Success will come through
numerous public-private partnerships. The Plan creates the necessary flexible framework
for the Legacy Crossing Project Area to expand Moscow’s economic vitality.

Section 303: Participation Opportunities & Agreements
Section 303.1: Participation Agreements
If the Agency determines that it is in the best interests of the Agency and the public in
furtherance of the Plan, the Agency may enter into owner participation agreements with any
existing or future owner of property, in the event the property owner seeks and/or receives
assistance from the Agency in the redevelopment of the property. 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 Legacy Crossing Project Area to be rehabilitated or new
projects to be constructed as a condition of the owner participation agreement between the
Agency and the owner pursuant to this Plan will be considered to be satisfactorily
rehabilitated and constructed, and the Agency may, in conjunction with the City, so certify, if
the executed owner participation agreements meet the following conditions and rehabilitated or
new structures meet the following standards:
1. Any such property within the Legacy Crossing Project Area shall be required to
conform to all applicable provisions, requirements, and regulations of this Plan.
Upon completion of any rehabilitation or new development, each structure must be
safe and sound in all physical respects and be refurbished and altered to bring the
property to an upgraded marketable condition which will continue throughout an
estimated useful life for a minimum of twenty four (24) years.
2. 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 and any other regulatory agency having jurisdiction.
3. Any new construction shall conform to all applicable provisions, requirements and
regulations of this Plan.
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4. Any new construction shall also conform to all applicable codes and ordinances of the
City of Moscow and any other regulatory Agency having jurisdiction.
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
Plan applicable to their properties. The provisions of this Plan are applicable to all public and
private property in the Legacy Crossing Project Area.
In the event a participant under a participation agreement fails or refuses to rehabilitate,
develop, use, and maintain its real property pursuant to this Plan and a participation
agreement, the real property or any interest therein may be acquired by the Agency in
accordance with Section 307 of this Plan, and sold or leased for rehabilitation or development
in accordance with this Plan.
Owner participation agreements may be used to implement the following objectives:
1. Encourage property owners or tenants to revitalize deteriorated and/or deteriorating
areas of their parcels and to incorporate elements of the Plan.
2. Subject to the limitations of the Law and the Act, provide incentives to existing
property owners or tenants to encourage continued utilization and expansion of
existing permitted uses to prevent Legacy Crossing properties from falling into
disuse, or proliferation of vacant and deteriorated parcels.
3. Allow existing nonconforming uses to continue in accordance with City
regulations and to accommodate improvements and expansions allowed by City
regulations.
4. Subject to the limitations of the Act, provide incentives to improve nonconforming
Legacy Crossing properties so they implement the design guidelines recommended
by this Plan to the extent possible, and encourage an orderly transition from
nonconforming to conforming uses over the planning horizon.
All such agreements will address phasing issues, justification, and eligibility projection costs
and achievement of the objectives of the Plan. The Agency shall retain its discretion in the
funding level of its participation.
Section 304: Cooperation with Public Bodies
Certain public bodies are authorized by state law to aid and cooperate, with or without
consideration, in the planning, undertaking, construction, or operation of this Project. The
Agency shall seek the aid and cooperation of such public bodies and shall attempt to
coordinate the Plan with the activities of such public bodies in order to accomplish the purposes
of redevelopment and the highest public good.
The Agency may impose on all public bodies the planning and design controls contained in the
Plan to insure that present uses and any future development by public bodies will conform to
the requirements of the Plan. Additionally, consideration will be given to such PUD overlay
zone design requirements as may be in effect at the time projects are brought before the
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Agency. The Agency is authorized to financially (and otherwise) assist any public entity in
the cost of public land, buildings, facilities, structures, or other improvements within the Legacy
Crossing Project Area. Emphasis will be made on items including, but not limited to, site
access issues, view-shed preservation, streetscape and building mass standards, pedestrian
connectivity, integration of community spaces, green spaces, and open spaces, vehicular
storage, and sustainable development practices.
The Agency specifically intends to cooperate to the extent allowable by law with the City of
Moscow, Latah County, and the state of Idaho for the construction and reconstruction of
public improvements and facilities, including water and sewer systems and street
improvements. Specifically, the Agency intends to address public safety, traffic and
connectivity issues in the Legacy Crossing Project Area with the City. The Agency
seeks to provide input, guidance, and financial assistance, if appropriate, to improve traffic
flow, connectivity and roadway and access improvements, streetscapes, and related traffic
issues. The Agency also intends to cooperate with local transit authorities to improve transit
and other transportation opportunities in the Project Area.
The Agency, by law, is not authorized to acquire real property owned by public bodies without
the consent of such public bodies. However, the Agency will seek the cooperation of all public
bodies that own or intend to acquire property in the Legacy Crossing Project Area. Any public
body that owns or leases property in the Project Area will be afforded all the privileges of an
owner participant if such public body is willing to enter into a participation agreement with the
Agency. All plans for development of property in the Project Area by a public body shall
comply with the provisions of the Plan.
In the event the Agency is participating with a public entity in a public development by way of
financial incentive or otherwise, the public entity shall enter into a participation agreement
with the Agency and then said public entity shall be bound by the Plan and other land use
elements and shall conform to those standards specified in Section 304 of this Plan.
Section 305: Property Acquisition
Section 305.1: Real Property

Only as specifically authorized herein, the Agency may acquire, through the voluntary
measures described below, but is not required to acquire, any real property located in the
Project Area where it is determined that the property is needed for construction of public
improvements, required to eliminate or mitigate the deteriorated or deteriorating conditions,
and as otherwise allowed by law. The acquisition shall be by any means authorized by law,
including, but not limited to, the Law, the Act, and the Uniform Relocation Assistance and
Real Property Acquisition Policies Act of 1970, as amended, but shall not include the right to
invoke eminent domain authority except as authorized herein. The Agency is authorized to
acquire either the entire fee or any other interest in real property less than a fee, including
structures and fixtures upon the real property, without acquiring the land upon which those
structures and fixtures are located.
The Agency shall not acquire real property to be retained by an owner pursuant to a
participation agreement if the owner fully performed under the agreement.
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The Agency intends to acquire any real property through voluntary or consensual gift, devise,
exchange, or purchase. Such acquisition of property may be for the development of the
public improvements identified in this Plan 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 and other major objectives outlined in this Plan and to assemble certain critical or
strategic parcels to dispose to the private sector to assist in the redevelopment of the Project
Area.
In the event the Agency identifies certain property which should be acquired to develop
certain public improvements intended to be constructed under the provisions of this Plan, the
Agency shall coordinate such property acquisition with any other public entity (e.g., without
limitation, the City, the State of Idaho, or any of its authorized agencies), including the
assistance of the Agency of funds to acquire said property either through a voluntary
acquisition or the public entity’s invoking of its eminent domain authority without an express
amendment to this Plan, properly approved by the City Council.
Under the provisions of the Act, the urban renewal plan “shall be sufficiently complete to
indicate such land acquisition, demolition, and removal of structures, redevelopment,
improvements, and rehabilitation as may be proposed to be carried out in the urban renewal
area” Idaho Code § 50-2018(12). The Agency has not identified any particular parcel for
acquisition for the construction of public improvements. These activities are generally
described in Attachment 5. The Agency may also acquire property for the purpose of
developing public parking facilities, providing public open space, and enhancing the
opportunity for other uses. At the present time, the Agency cannot specifically identify which
parcels may be necessary for acquisition. The Agency reserves the right to determine which
properties, if any, should be acquired. Generally, the Agency will invoke its acquisition
authority only for the elimination or mitigation of deteriorated or deteriorating buildings,
structures, or properties in order to enhance public open space in the Project Area or to
assist or participate in site reclamation, remediation, or elimination of blighted or deteriorated
areas, and then only by voluntary means. However, the Agency’s authority to invoke eminent
domain to acquire real property for disposition to private parties for economic development is
limited by Idaho Code § 7-701A.
Section 305.2: Personal Property
Generally, personal property shall not be acquired. However, where necessary in the
execution of the Plan and where allowed by law, the Agency is authorized to acquire personal
property in the Legacy Crossing Project Area by any lawful means, including eminent
domain. For purposes of the Plan, acquisition of certain permanent fixtures or improvements
upon real property shall be governed by this section.
The Agency retains the right to purchase those fixtures or improvements (including buildings)
for the purpose of eliminating certain deteriorated or deteriorating structures or to facilitate the
redevelopment of the real property upon which the buildings and structures are located. Such
acquisition shall be based upon appraised value of the structures and negotiation with the
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owner of the structures. The Agency shall take into account, before committing to such
acquisition, any environmental or other liability present or potentially present in such
structures.
In the event the Agency determines to acquire such property, it shall do so upon the
successful negotiation of an owner participation agreement in compliance with the terms of
Section 303.1 of the Plan. In addition, such owner shall commit to the redevelopment of the
real property and to maintain the real property in a safe and clean manner. The Agency shall
acquire such property by way of any acceptable conveyance.

Section 306: Property Management
During such time such property, if any, in the Legacy Crossing Project Area is owned by the
Agency, such property shall be under the management and control of the Agency. Such
property may be rented or leased by the Agency pending its disposition for redevelopment,
and such rental or lease shall be pursuant to such policies as the Agency may adopt.

Section 307: Relocation of Persons (including Individuals and Families), Business Concerns,
and Others Displaced by the Legacy Crossing Project
If the Agency receives federal funds for real estate acquisition and relocation, the Agency shall
comply with 24 C.F.R. Part 42, implementing the Uniform Relocation Assistance and Real
Property Acquisition Policies Act of 1970, as amended. The Agency may also undertake
relocation activities for those not entitled to benefit under federal law as the Agency may deem
appropriate and for which funds are available. In the event the Agency's direct activities
result in displacement of families within the Legacy Crossing Project Area, the Agency shall
compensate such residents by providing reasonable moving expenses into decent, safe, and
sanitary dwelling accommodations within their means and without undue hardship to such
families. For any other activity, the Agency will comply with the provisions of the Idaho Urban
Renewal Law regarding relocation.
The Agency reserves the right to extend benefits for relocation to those not otherwise entitled
to relocation benefits as a matter of state law under the Act or the Law. The Agency may or
may not determine to use as a reference the relocation benefits and guidelines promulgated
by the federal government, the state government or local government.
The intent of this section is to allow the Agency sufficient flexibility to award relocation benefits
on some rational basis, or by payment of some lump sum per-case basis. The Agency may
also consider the analysis of replacement value for the compensation awarded to either owner
occupants or businesses displaced by the Agency to achieve the objectives of the Plan. The
Agency may adopt relocation guidelines which would define the extent of relocation assistance
in non-federally-assisted projects and which relocation assistance to the extent feasible would
be uniform. The Agency may adopt relocation guidelines which would define the extent of
relocation assistance in non-federally-assisted projects and which relocation assistance to the
greatest extent feasible would be uniform. For displacement of families, the Agency shall
comply with, at a minimum, the standards set forth in the Law. The Agency shall also comply
with all applicable state laws concerning relocation benefits.
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Section 308: Demolition, Clearance, and Building Site Preparation
Section 308.1: Demolition and Clearance
The Agency is authorized (but not required) to demolish and clear buildings, structures, and
other improvements from any real property in the Legacy Crossing Project Area as necessary
to carry out the purposes of the Plan.
Section 308.2: Preparation of Building Sites
The Agency is authorized (but not required) to prepare or cause to be prepared as building
sites, any real property in the Legacy Crossing Project Area owned by the Agency. In
connection therewith, the Agency may cause, provide for, or undertake the installation or
construction of streets, utilities, parks, pedestrian walkways, traffic signals, drainage facilities,
and other public improvements necessary to carry out the Plan.
The Agency is also authorized (but not required) to construct foundations, platforms, and
other structural forms necessary for the provision or utilization of air rights sites for buildings to
be used for commercial, private, public, and other uses provided in the Plan. To the extent
allowed by the Law and Act, the Agency may assist in the preparation of building sites by way
of reclamation, remediation, or elimination of deteriorated or deteriorating conditions. The
Agency is also authorized, but not required, to purchase certain site or building improvements
for purposes of site preparation and development.
Section 309: Property Disposition and Development
Section 309.1: Real Property Disposition and Development
Section 309.1 (A): General
For the purposes of the Plan, the Agency is authorized to sell, lease, exchange, subdivide,
transfer, assign, pledge, encumber by mortgage or deed of trust, or otherwise dispose of any
interest in real property under the reuse provisions set forth in Idaho Code § 50-2011 and as
otherwise allowed by law. To the extent permitted by law, the Agency is authorized to dispose
of real property by negotiated lease, sale, or transfer without public bidding. All purchasers or
lessees of property acquired from the Agency shall be obligated to use the property for the
purposes designated in the Plan, to begin and complete development of the property within a
period of time which the Agency fixes as reasonable, and to comply with other conditions which
the Agency deems necessary to carry out the purposes of the Plan.
Where determined by the Agency to be beneficial to the Legacy Crossing Project Area and in
the public good, real property acquired by the Agency may be conveyed by the Agency without
charge to any public body as allowed by law. All real property acquired by the Agency in the
Project Area shall be sold or leased to public or private persons or entities for development
for the uses permitted in the Plan.
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Section 309.1 (B): Disposition and Development Documents
To provide adequate safeguards to ensure that the provisions of the Plan will be carried out
and to prevent the recurrence of blight, all real property sold, leased, or conveyed by the Agency,
as well as all property subject to participation agreements
is subject to the provisions of the Plan.
The Agency shall reserve such powers and controls in the disposition and development
documents as may be necessary to prevent transfer, retention, or use of property for
speculative purposes and to ensure that development is carried out pursuant to the Plan.
Leases, deeds, contracts, agreements, and declarations of the Agency may contain
restrictions, covenants, covenants running with the land, rights of reverter, conditions
subsequent, equitable servitudes, or any other provisions necessary to carry out the Plan.
Where appropriate, as determined by the Agency, such documents, or portions thereof, shall
be recorded in the office of the Recorder of Latah County.
All property in the Legacy Crossing Project Area is hereby subject to the restriction that there
shall be no discrimination or segregation based upon race, color, creed, religion, sex, age,
handicap, national origin, or ancestry in the sale, lease, sublease, transfer, use, occupancy,
tenure, or enjoyment of property. All property sold, leased, conveyed, or subject to a
participation agreement shall be expressly subject by appropriate documents to the restriction
that all deeds, leases, or contracts for the sale, lease, sublease, or other transfer of land in the
Legacy Crossing Project Area shall contain such nondiscrimination and non-segregation
clauses as required by law. The Developers (including owner/participants) will be required by
the contractual agreement to observe the Land Use and Building Requirements provision of the
Plan, and to submit a Redevelopment Schedule satisfactory to the Agency. Schedule revisions
will be made only at the option of the Agency.
As required by law or as determined in the Agency's discretion to be in the best interest of the
Agency and the public, the following requirements and obligations may be included in the
agreement:
1. A plan and time schedule for the proposed development shall be submitted to the
Agency.
2. The purchase or lease of the land, subterranean rights, and/or air rights is for the
purpose of redevelopment and not for speculation.
3. The building of improvements will be commenced and completed as jointly scheduled and
determined by the Agency and the developer(s).
4. There will be no discrimination against any person or group of persons because of
handicap, age, race, sex, creed, color, national origin or ancestry in the sale, lease,
sublease, transfer, use, occupancy, tenure, or enjoyment of the premises or any
improvements erected or to be erected thereon or therein conveyed, nor will the
developer himself or any person claiming under or through him establish or permit any
such practice or practices of discrimination or segregation with reference to the
selection, location, number, use, or occupancy of tenants, lessees, sub-lessees, or
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vendees in the premises or any improvements therein conveyed. The above
provision will be perpetual and will be appended to the land disposed of within the
Legacy Crossing Urban Renewal Project Area by the Agency.
5. The site and construction plans will be submitted to the Agency for review as to
conformity with the provisions and purposes of this Plan.
6. At the discretion of the Agency, a bond or other surety will be provided acceptable to the
Agency to ensure performance under the contract of the sale.
7. Rehabilitation of any existing structure must assure that the structure is safe and sound
in all physical aspects 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 four (24) years.
8. All such buildings or portions of the buildings which are to remain within the Project
Area shall be reconstructed in conformity with all applicable codes and ordinances of the
City of Moscow or Latah County, if applicable.
9. All new construction shall have a minimum estimated life of no less than twenty four (24)
years.
10. All disposition and development documents and owner participation agreements shall be
governed by the provisions of Section 405.2 of the Plan.
11. All such buildings or portions of the buildings which are to remain within the Legacy
Crossing Project Area shall be reconstructed in conformity with all applicable codes and
ordinances of the City of Moscow or Latah County, if applicable. All disposition and
development documents shall be governed by the provisions of Section 420 of the
Plan.
The Agency also reserves the right to determine the extent of its participation based upon
the objectives of this Plan.
Section 309.1 ( C ) Development by the Agency
To the extent now or hereafter permitted by the Law or Act, the Agency is authorized to pay
for, develop, or construct any publicly-owned building, facility, structure, or other improvement
within the Legacy Crossing 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 described in Attachment 5, attached hereto and
incorporated herein by reference, and may acquire or pay for the land required therefore.
The Agency may also prepare properties for development by renovation or other means as
allowed by the Law or Act. The Agency may also as allowed by the Law or Act assist in the
development of private projects.
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In addition to the public improvements authorized under Idaho Code § 50-2007, the Agency is
authorized to install and construct, or to cause to be installed and constructed, within the
Legacy Crossing Project Area or outside the Project Area, for improvements or facilities that
are needed to support new development in 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) pedestrian paths; (3) traffic signals; (4) landscaped areas; (5)
street improvements, including new access roads and streets; (6) sanitary sewers; (7) flood
control facilities and storm drains; (8) water mains, pumps, and reservoirs; (9) parks and
recreation facilities; (10) improved railroad property use; and (11) civic plazas or the like.
Where appropriate, the Agency seeks to coordinate special streets, parks, and urban
open spaces within the Legacy Crossing Project Area to enhance connectivity.
Any public facility ultimately owned by the Agency shall be operated and managed in such a
manner as to preserve the public purpose nature of the facility. Any lease agreement with a
private entity or management contract agreement shall include all necessary provisions
sufficient to protect the public interest and public purpose.
The Agency may enter into contracts, leases, and agreements with the City, or other public body
or private entity, pursuant to this section, and the obligation of the Agency under such contract,
lease, or agreement shall constitute an indebtedness of the Agency as described in Idaho Code
§ 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 Act and Section 504 to this
Plan or out of any other available funds.
Section 309.1 (D) Development Plans
All development plans, whether public or private, prepared pursuant to disposition and
development or owner participation agreements shall be submitted to the Agency for review.
All development in the Legacy Crossing Project Area must conform to those standards
specified in Section 404, infra.

Section 310: Personal Property Disposition
For the purposes of this Plan, the Agency is authorized to lease, sell, exchange, transfer,
assign, pledge, encumber, or otherwise dispose of personal property which is acquired by the
Agency.

Section 311: Rehabilitation and Conservation
The Agency is authorized to rehabilitate, renovate, and conserve or to cause to be
rehabilitated, renovated, and conserved, any building or structure in the Legacy Crossing
Project Area owned by the Agency for preparation of redevelopment and disposition. The
Agency is also authorized and directed to advise, encourage, and assist in the
rehabilitation and conservation of property in the Project Area not owned by the Agency.
The Agency is authorized, though not required, to acquire, restore, rehabilitate, move,
and conserve buildings of historic or architectural significance.
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Section 312: Participation with Private or Public Development
Under the Idaho Urban Renewal Law, the Agency has the authority to lend or invest funds
obtained from the federal government for the purposes of the Law if allowable under federal
laws or regulations. The federal funds that may be available to the Agency are governed by
regulations promulgated by the Department of Housing and Urban Development for the
Community Development Block Grant Program and other applicable federal programs.
Under those regulations, the Agency may participate with the private sector in the
development and financing of those private projects which will attain certain federal objectives.
The Agency may, therefore, use the federal funds for the provision of assistance to private,
for-profit business, including, but not limited to, grants, loans, loan guarantees, interest
supplements, technical assistance, and other forms of support, or any other activity
necessary or appropriate to carry out an economic development project. The Agency may
also use funds from any other sources for any purpose set forth under the Law.
The Agency may enter into contracts, leases, and agreements with the City or other public
body or private entity pursuant to this section, and the obligation of the Agency under such
contract, lease, or agreement shall constitute an indebtedness of the Agency as described in
Idaho Code § 50-2909 which may be made payable out of the taxes levied in the Project Area
and allocated to the Agency under subdivision (2)(b) of Section 50-2908 of the Act and
Section 504 of the Plan, or out of any other available funds.

Section 313: Conforming Owners
The Agency may, at the Agency’s sole and absolute discretion, determine that certain real
property within the Legacy Crossing Project Area presently meets the requirements of the Plan,
and the owner of such property will be permitted to remain as a conforming owner without a
participation agreement with the Agency, provided such owner continues to operate, use, and
maintain the real property within the requirements of the Plan.

Section 314: Art Funding
The Agency will consider funding public art and cultural amenities which add value to the
community, through joint ventures with private developers and in cooperation with the City of
Moscow. In its implementation of this Plan, the Agency encourages development which
integrates public art and culture in the development.

Section 315: Multi-Modal Transportation
The Agency recognizes the need to promote multi-modal transportation in the
Legacy Crossing Urban Renewal District, and encourages development which
supports and cooperates with the City of Moscow, the University of Idaho and
other partners in providing opportunities for multi-modal transportation.
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Section 400: Uses Permitted in the Project Area

Section 401: Redevelopment Plan Map & Development Strategy
The Map of the Legacy Crossing Project Area and Revenue Allocation Area Boundary is
attached hereto as Attachment 1 and its Description attached hereto as Attachment 2;
both are incorporated by reference and describe the location and the boundaries of the
Project Area. The proposed land uses to be permitted in the Legacy Crossing Project
Area for all land, public and private, as currently proposed, are depicted in Attachment 4.
Redevelopment of specific parcels are, to the extent now feasible, forecast from most to
least likely, on Attachment 6. Specific future redevelopment activities of individual parcels
will of course depend on market forces; Attachment 6 represents a conceptual framework
for discussion and planning purposes.

Section 402: Designated Land Uses
The Agency intends to rely upon the overall land use designations and zoning requirements
of the City of Moscow and where applicable, of Latah County.
Section 402.1: Commercial Uses
The areas designated in Attachments 1, 2 & 4 for commercial uses shall be for
commercial uses as set forth and described in the City of Moscow’s Zoning Ordinance.
Section 402.2: Residential Uses
The areas designated in Attachments 1, 2 & 4 for residential uses shall be for the
residential uses as set forth and described in the Zoning Ordinance for the City of Moscow.
Section 402.3: Industrial Uses
Although industrial uses are not contemplated as a primary component of this Plan, should
an industrial use of any property designated in Attachments 1, 2 & 4 be considered, such
industrial uses shall be as set forth and described in the Zoning Ordinance for the City of
Moscow. Any industrial uses shall be evaluated in consideration of impacts to adjoining and
adjacent land uses in the Legacy Crossing Urban Renewal Area and the objectives of this
Plan.
Section 403: Other Land Uses
Section 403.1: Public Rights-of-Way
The Legacy Crossing Project Area includes several major public streets, including but not
limited to, Jackson Street, A Street, Third Street, Sixth Street, College Street, and Troy
Road/State Highway 8. These and other major rights-of-way may be further developed in
the Project Area. Additional public streets, alleys, and easements may be created in the
Legacy Crossing Project Area as needed for connectivity and proper development.
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Existing streets, alleys and easements may be abandoned, closed, expanded, or modified
as necessary for proper development of the Legacy Crossing Project in conjunction with any
applicable policies and standards of the City of Moscow or the Idaho Department of
Transportation as may be applicable regarding changes to dedicated rights-of-way.
Any changes in the existing interior or exterior street layout shall be in accordance with the
objectives of this Plan and the design standards of the City of Moscow or the Idaho Department
of Transportation, as may be applicable; shall be effectuated 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 loading
docks with the similar needs of any existing developments permitted to remain;
such balancing taking into consideration the rights of existing owners and tenants
under the rules for owner and tenant participation adopted by the Agency for the
Legacy Crossing Project Area and any participation agreements executed
hereunder.
2. The requirements imposed by such factors as topography, traffic safety, and
aesthetics;
3. The potential need to serve not only the Legacy Crossing Project Area and
new or existing developments but also to serve areas outside the Project Area
by providing convenient and efficient vehicular and pedestrian access and
movement.
The public rights-of-way may be used for vehicular and/or pedestrian traffic, as well as for
public improvements, public, franchise and private utilities, and activities typically
occurring within public rights-of-way.
Section 403.2: Other Public, Semi-Public, Institutional and Nonprofit Uses
The Agency is also authorized to permit the maintenance, establishment, or enlargement of
public, semi-public, institutional, or nonprofit uses. All such uses shall, to the extent possible,
conform to the provisions of the Plan applicable to the uses in the specific area involved. The
Agency may impose such other reasonable requirements and/or restrictions as may be
necessary to protect the development and use of the Legacy Crossing Project Area.
Section 403.3: Interim Uses
Pending the ultimate development of land by developers and participants, the Agency is
authorized to use or permit the use of any land in the Legacy Crossing Project Area for
interim uses that are not in conformity with the uses permitted in the Plan. However, any
interim use must comply with applicable codes and regulations of the City of Moscow.

Section 404: General Controls and Limitations
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All real property in the Legacy Crossing 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 the Plan. No such real property shall be developed,
rehabilitated, or otherwise changed after the date of the adoption of the Plan, except in
conformance with the provisions of the Plan.
Section 404.1:

Construction

All development and construction in the Legacy Crossing Project Area shall comply with all
applicable state and local laws and codes in effect at the time such development or
construction occurs. 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 Legacy Crossing Project Area in the event of a disposition and development agreement or
owner participation agreement. Such performance and development standards may include
requirements for sustainable development, such as green building codes and other
sustainable development practices.
Section 404.2:

Rehabilitation and Retention of Properties

Any existing structure within the Legacy Crossing Project Area subject to either a disposition
and development agreement or owner participation agreement approved by the Agency for
retention and rehabilitation shall be repaired, altered, reconstructed, or rehabilitated in such a
manner that it will be safe and sound in all physical respects and be attractive in appearance
and not detrimental to surrounding uses.
Section 404.3:

Limitation on Type, Size and Height of Building

Except as set forth in other sections of this Plan, the type, size, and height of buildings shall
be as limited by applicable federal, state, and local statutes, ordinances and regulations.
Section 404.4:

Open Spaces, Landscaping, Light, Air and Privacy

The approximate amount of open space to be provided in the Legacy Crossing Project Area
is the total of all areas which will be public ground, the space around buildings, and all other
outdoor areas not permitted to be covered by buildings. Landscaping shall be developed in
the Legacy Crossing Project Area to ensure optimum use of living plant material. Sufficient
space shall be maintained between buildings in all areas to provide adequate light, air, and
privacy.
Section 404.5:

Signs

All signs shall conform to City of Moscow’s sign ordinances as they now exist or are hereafter
amended. .
Section 404.6:

Utilities

The Agency shall require that all utilities within the Legacy Crossing Project Area be placed
underground whenever physically and economically feasible.
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Section 404.7:

Incompatible Uses

No use or structure which by reason of appearance, traffic, smoke, glare, noise, odor, or similar
factors which would be incompatible with the surrounding areas or structures shall be
permitted in any part of the Legacy Crossing Project Area.
Section 404.8:

Nondiscrimination and Nonsegregation

There shall be no discrimination or segregation based upon age, race, color, creed, religion,
sex, marital status, national origin, handicap, or ancestry permitted in the sale, lease,
sublease, transfer, use, occupancy, tenure, or enjoyment of property in the Legacy Crossing
Project Area.
Section 404.9:

Subdivision of Parcels

Any parcel in the Legacy Crossing Project Area shall be subdivided only in compliance with the
City of Moscow Subdivision Ordinance. Additionally, consideration will be given to such
PUD overlay zone design requirements as may be in effect at the time projects are brought
before the Agency.
Section 404.10:

Minor Variations

Under exceptional circumstances, the Agency is authorized to permit a variation from the
limits, restrictions, and controls established by this Plan. In order to permit such variation, the
Agency must determine that:
1. The application of certain provisions of the Plan would result in practical difficulties
or unnecessary hardships inconsistent with the general purpose and intent of the
Plan;
2. 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;
3. Permitting a variation will not be materially detrimental to the public welfare or
injurious to property or improvements in the area; and
4. Permitting a variation will not be contrary to the objectives of the Plan.
No variation shall be granted which changes a basic land use or which permits other than a
minor departure from the provisions of the Plan, without amendment of the 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 the
Plan. Any variation permitted by the Agency hereunder shall not supersede any other
approval required under City codes and ordinances.
Section 404.11: Off-Street Loading
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All development and construction in the Legacy Crossing Project Area shall provide for offstreet loading as required by the City ordinances as they now exist or are hereafter amended.
Section 404.12: Off-Street Parking
All development and construction in the Legacy Crossing Project Area shall provide off-street
parking as required by the City ordinances or PUD overlay requirements as they now exist or
are hereafter amended.

Section 405: Design for Development
Section 405.1:

Design Guidelines for Development

Within the limits, restrictions, and controls established in the Plan and to the extent allowed by
law, the Agency is authorized to establish heights of buildings, land coverage, setback
requirements, design criteria, traffic circulation, traffic access, and other development and
design controls necessary for proper development of both private and public areas within the
Legacy Crossing Project Area. The Agency intends to rely on City standards including any
particular standards which the City may impose over the Legacy Crossing Project Area, such
as a PUD overlay zone. Any development must also comply with the City of Moscow’s
Zoning & Subdivision Ordinances regarding heights, setbacks, and other like standards.
In the case of property which is the subject of a disposition and development or owner
participation agreement with the Agency, no new development or improvement shall be
constructed and no existing improvement shall be substantially modified, altered, repaired, or
rehabilitated except in accordance with the Plan. Under those agreements the
architectural, landscape, and site plans shall be submitted to the Agency and approved in
writing by the Agency. One of the objectives of the Plan is to create an attractive and
pleasant environment in the Legacy Crossing Project Area. Therefore, such plans shall give
consideration to good design and other amenities to enhance the aesthetic quality of the
Legacy Crossing Project Area. The Agency shall not approve any plans that do not comply
with the Plan.
In the event the Agency adopts design standards or controls, those provisions will thereafter
apply to each site or portion thereof in the Legacy Crossing Project Area. Those controls and
standards will be implemented through the provisions of any disposition and development
agreement or 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 standards and provisions of any applicable City building or zoning ordinances;
provided, however, each and every development shall comply with all applicable City zoning and
building ordinances. Absent the Agency developing and promulgating specific design standards
or controls, the Agency shall review all projects by applying and/or deferring to the usual
approval process imposed by the City.
Section 405.2:

Design Guidelines for Development under a Disposition and Development
Agreement or Owner Participation Agreement
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Under an owner participation agreement or a disposition and development agreement, the
design guidelines and land use elements as imposed shall be achieved to the greatest extent
feasible, though the Agency retains the authority to grant minor variations under Section
404.10 of the Plan and subject to a negotiated agreement between the Agency and the
developer or property owner.
Under those agreements, the architectural, landscape, and site plans shall be submitted to the
Agency and approved in writing by the Agency. In such agreements, the Agency or the
City may impose additional design controls, or require that consideration be given to
certain design preferences. One of the objectives of the Plan is to create an attractive
environment in the Legacy Crossing 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 disposition and development agreement or 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 provision of any applicable
City building or zoning ordinance; provided, however, each and every development shall
comply with all applicable City zoning and building ordinances, including any adopted City
design standards or overlay zones.

Section 500: Methods of Financing the Project
Section 501: General Description of the Proposed Financing Methods
As allowed by the Law and the Act, the Agency is authorized to finance this Project with
financial assistance from the City, State of Idaho, federal government, interest income, Agency
bonds, donations, loans from private financial institutions, the lease or sale of Agency-owned
property, revenue allocation funds, 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 Plan. The principal and interest on such advances, funds, and indebtedness
may be paid from any funds available to the Agency. The City, as it is able, may also supply
additional assistance through City loans and grants for various public facilities.
The City or any other public entity may expend money to assist the Agency in carrying out
this Project.
The Agency may also provide certain grants or loans to property owners, business owners,
or others as may be allowed by law.

Section 502: Revenue Bond Funds
As allowed by the Law and the Act 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
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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.

Section 503: Other Loans and Grants
As allowed by the Law and the Act, 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. Neither the members of the Agency nor any persons
executing such loans or grants shall be liable on the loans or grants by reason of their
issuance.

Section 504: Revenue Allocation Financing Provisions
The Agency hereby adopts revenue allocation financing provisions as authorized by the
Act, Chapter 29, Title 50, Idaho Code, effective retroactively to January 1, 2008. These
revenue allocation provisions shall apply to all taxing districts in which the Legacy Crossing
Revenue Allocation Area is located and described on Attachment 1 and Attachment 2 to the
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 implementation of the Plan.
The Agency, acting by one or more properly adopted motions, policies or 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 § 50-2903(14) ) of one or more redevelopment projects.
Upon enactment of an ordinance by the governing body of the City finally adopting these
revenue allocation financing provisions and defining the Revenue Allocation Area described
herein as part of the Plan, there shall hereby be created a special fund of the Agency into
which the County Treasurer shall deposit allocated revenues as provided in Idaho Code § 502908. The Agency shall use such funds solely in accordance with Idaho Code § 50-2909 and
solely for the purpose of providing funds to pay the project costs, including any incidental
costs, of such redevelopment projects as the Agency may determine by motion, policy or
resolution of its board of commissioners.
A statement listing proposed public improvements and facilities, estimated project cost
ranges as they are currently known, an economic feasibility study, fiscal impact upon taxing
districts, and methods of financing project costs required by Idaho Code § 50-2905 is included
in Attachment 5 and Attachment 8 to the Plan. This statement necessarily incorporates
estimates and projections based upon the Agency's present knowledge and expectations.
The Agency is hereby authorized to modify the presently anticipated redevelopment projects
and use of revenue allocation financing of the related Project costs if the board of
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commissioners of the Agency deems such modification necessary or convenient to effectuate
the general objectives of the Plan.
The Agency may provide for expenditure of revenue allocation proceeds on an annual basis
without the issuance of bonds. The Agency may also provide for obtaining advances or loans
from the City, private entities, or other sources 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 in Attachment 5 are completely constructed or until any
obligation to the City or other public entity or private entity are fulfilled.
Attachment 5 incorporates estimates and projections based on Agency's present knowledge
and expectations concerning the infrastructure and other improvements needed, and the
cost estimates of such infrastructure and improvements. The activity may cost more or
less depending on the significance, and the timeliness of development is presently
unknown. Activity may be completed earlier if revenue allocation proceeds are greater or the
Agency obtains additional funds; or later as the delayed receipt of proceeds requires.
The revenue allocation proceeds are hereby irrevocably pledged for the payment of the
principal and interest on the advance of monies or making of loans or the incurring of any
indebtedness such as bonds, notes, and other obligations (whether funded, refunded,
assumed, or otherwise) by the Agency to finance or refinance the Project in whole or in part,
as well as payment for costs incurred for activities of the Project.
The Agency is authorized to make such pledges as to specific advances, loans, and
indebtedness as appropriate in carrying out the Project.
The Agency reserves the right to either pay for Project costs from available revenue or
borrow funds by incurring debt through notes or other obligations.
The Agency is authorized to make such pledges as to specific advances, loans, and
indebtedness as appropriate in carrying out the Project.
Revenue allocation proceeds are deemed to be only a part of the proposed funding sources
for the payment of public improvements and other project improvements. Additionally, project
funding is proposed to be phased for the improvements, allowing various sources of funds to
be accumulated for use.
The assumptions concerning revenue allocation proceeds are based upon certain assessed
value increases and assumed tax levy rates.
Section 504.1:

Economic Feasibility Study

Attachment 8 consists of the economic feasibility study for the Legacy Crossing Project Area
under current consideration, which was prepared by Business Planning Associates. The
feasibility study constitutes the financial analysis required by the Act. Additional analyses
may be undertaken by the Agency at its discretion.
The assumptions set forth in the Study are based upon the best information available to the
Agency through public sources or discussions with property owners, developers, and others.
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The information has been analyzed by the Agency and its consultants in order to provide an
analysis that meets the requirements set forth under the Law and Act. At the point in time
when the Agency may seek a loan from lenders or others, a more detailed and then-current
financial pro forma will be presented to those lenders or underwriters for analysis to
determine the borrowing capacity of the Agency. As set forth below, the Agency reserves the
right to fund the Project on a “pay as you go” basis. The Agency Board will prioritize the
activities set forth in this Plan and determine what funds are available and what activities can
be funded. The Agency will establish those priorities through its mandated annual budgetary
process.
Section 504.2: Assumptions and Conditions/Economic Feasibility Statements
The current information contained in Attachment 8 assumes certain completed and projected
actions. Under the provisions of the Act, the revenue allocation shall continue until any bond
debt or other obligation is satisfied. All debt is projected to be repaid no later than the
duration period of the Plan. The total amount of indebtedness and the amount of revenue
generated by revenue allocation is dependent upon the extent and timing of private
development. Should all of the development take place as projected, indebtedness could be
extinguished earlier, dependent upon the bond sale documents or other legal obligations.
Should private development take longer to materialize, or should the private development be
substantially less than projected, then the amount of revenue generated will be substantially
reduced and those obligations may continue for their full term.
The Plan and Attachments under current consideration incorporate estimates and
projections based on the Agency’s present knowledge and expectations. The Agency may
modify the Project if the board of commissioners of the Agency deems such modifications
necessary to effectuate the Plan. The Plan proposes certain public improvements, including
utility improvements, streetscapes, street improvements, property acquisition, and relocation
costs, which will facilitate development in the Legacy Crossing Project Area.
The assumptions set forth in the Study are based upon the best information available to
the Agency through public sources or discussions with property owners, developers, and
others. The information has been analyzed by the Agency and its consultants in order to
provide an analysis that meets the requirements set forth under the Law and Act. At the
point in time when the Agency may seek a loan from lenders or others, a more detailed
and then-current financial pro forma will be presented to those lenders or underwriters for
analysis to determine the borrowing capacity of the Agency. As set forth below, the
Agency reserves the right to fund the Project on a “pay as you go” basis. The Agency
Board will prioritize the activities set forth in this Plan and determine what funds are
available and what activities can be funded. The Agency will establish those priorities
through its mandated annual budgetary process.
Section 504.3:

Ten Percent Limitation

Under the Act the base assessed valuation for all revenue allocation areas cannot exceed
gross/net ten percent (10%) of the current assessed valuation for the entire City of
Moscow. The base assessment roll, not including utilities and less any homeowner's
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exemption, for the Legacy Crossing Project Area under current consideration is $50,511,505
based on January 1, 2008, values.
The total assessed value for the City of Moscow as of January 1, 2008, less homeowner's
exemptions, is $949,341,480. The base assessment roll, not including utilities and less any
homeowner's exemptions for the other Agency District Revenue Allocation Area, known as
Alturas Technology Park, as of 1996 was $6,478,723. Therefore, the combined base
assessment roll for all Agency Revenue Allocation Areas does not exceed ten percent (10%)
of the assessed value for the City of Moscow.1
Section 504.4:

Financial Limitation

Several capital improvement projects are contemplated in the Legacy Crossing Project
Area. Use of any particular financing source for any particular purpose is not assured or
identified. Use of the funding source shall be conditioned on any limiting authority. For
example, the Agency may consider participation with owners or developers for facade
improvements, partial contribution by the Agency, or encouraging certain demonstration
projects such as affordable housing projects. Use of revenue allocation funds for that
purpose will be limited by the authority of the Act. If revenue allocation funds are unavailable,
then the Agency will need to utilize a different funding source for that improvement, including
grant funds. In that situation, the feasibility studies will examine the potential of grant funding.
The amount of funds available to the Agency from revenue allocation financing is directly
related to the assessed value of new improvements within the Legacy Crossing Revenue
Allocation Area. Under the Act, the Agency is allowed the revenue allocation generated from
inflationary increases and new development value. The feasibility studies have assumed
certain annual increases over the term of the Plan based on historical analysis and other
circumstances.
Various estimates and projections constitute an economic feasibility study. Costs and
revenues are analyzed, and the analysis shows the need for public capital funds during the
Project. Multiple financing sources including proposed revenue allocation notes and bonds,
annual revenue allocations, developer contributions, and other funds are shown. The
feasibility studies identify the kind, number, and location of all proposed or contemplated public
works or improvements, a list of estimated project costs, a description of the methods of
financing illustrating project costs, and the time when related costs or monetary obligations
are to be incurred. (See Idaho Code § 50-2905.) Based on these funding sources, the
conclusion is that the Project is feasible.
The information contained in the feasibility studies assumes certain projected actions. First,
the Agency has projected the possibility of bond terms and note issues. Should this or a
similar financing mechanism be considered, the bond term will be finally determined by the
marketability of the notes. Under the provisions of the Act, the revenue allocation may
continue until the end of the Plan term. Second, the total amount of indebtedness and the
amount of revenue generated by revenue allocation is dependent upon the extent and timing
of private development. Should all of the development take place as projected, indebtedness
1

The values used in this Plan and estimates are stated in 2007 assessed values. The 2008 values, which are not available
until mid 2008, should not change the ten percent finding.
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would be extinguished earlier, dependent upon the bond sale documents and legal obligations
therein. Should private development take longer to materialize or should the private
development be substantially less than projected, then the amount of revenue generated will
be substantially reduced and bonds may continue for their full term.
The proposed timing for the public improvements may very well have to be modified
depending upon the availability of some of the funds and the Agency's ability to sell an initial
issue of notes or bonds.
The Plan has shown that the equalized valuation of the Legacy Crossing Revenue Allocation
Area as defined in the Plan is likely to increase as a result of the initiation and completion of
urban renewal projects pursuant to the Plan.
Section 504.5:

Rebate of Revenue Allocation Funds

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 entities
identified in Attachment 8 of this Plan any revenue allocation funds not previously pledged or
committed for the purposes identified in the Plan. Under the Act, the Agency must first apply
all such revenues for the payment of the Agency’s administrative fees, repayment of principal
and interest on any monies borrowed, indebtedness incurred, or bonds issued by the Agency,
projected costs of the redevelopment projects identified, 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 or on the basis of
extraordinary service requirements generated by the Project. All other taxing entities shall first
receive any such rebate before such rebate shall be disbursed to the City.
Attachment 8 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, which funds may not be revenue allocation funds, but other funds available to the
Agency.
The Agency also reserves the right to provide a tax increment rebate to any particular taxing
entity which may be entitled to a levy rate increase by virtue of an approved levy election,
which may increase levies, beyond the levy rates as of Tax Year 2007.

Section 504.6:

Participation with Local Improvement Districts and Business Improvements
Districts

Under the Idaho Local Improvement District Code, Chapter 17, Title 50, Idaho Code, the City
has the authority to establish local improvement districts for various public facilities, including,
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but not limited to, streets, curbs, gutters, sidewalks, storm drains, landscaping, and other like
facilities. To the extent allowed by the Law and the Act, the Agency reserves the authority to
participate in the funding of local improvement district facilities. This participation may
include either direct funding to reduce the overall cost of the LID or to participate as an
assessed entity to finance the LID project.
Under the Business Improvement District Code (BID), Chapter 26, Title 50, Idaho Code, the
City has the authority to establish business improvement districts for the acquisition,
construction, and maintenance of parking facilities, promotion of public events, general
promotion of retail trade in the district, and physical improvement and decoration of any
public space in the district. To the extent allowed by the Law and Act, the Agency reserves
the authority to participate in the funding of the business improvement district activities. The
participation may include either direct funding to reduce the overall cost of the BID or to
participate as an assessed entity, should the Agency own any property subject to
assessment.
Section 504.7:

Issuance of Debt and Debt Limitation

Any debt incurred by the Agency as allowed by the Law and Act shall be secured by
revenues identified in the debt resolution or revenue allocation funds as allowed by the Act. All
such debt shall be repaid within the duration of this Plan.
Section 504.8:

Impact on Other Taxing Districts and Levy Rate

A specific delineation of tax dollars generated by revenue allocation upon each taxing district
has not been prepared. The overall impact of the Legacy Crossing Project Area on revenue
allocation is shown in the economic feasibility study (see Attachment 8). Since the passage
of Idaho Code § 63-802 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.
The amounts set forth in the economic feasibility study would constitute the amounts
distributed to other taxing entities from the Legacy Crossing Revenue Allocation Area if there
were no urban renewal project. Each individual district's share of that amount would be
determined by its particular levy rate as compared to the other districts in any given year.
Therefore, the impact of revenue allocation is more of a product of the imposition of Idaho
Code § 63-802. In addition, without the revenue allocation district and its ability to pay for
public improvements and public facilities, fewer substantial improvements within the Legacy
Crossing Project Area would be expected in the next five to ten years, hence there would be
lower increases in assessed valuation to be used by the other taxing entities.
If the overall levy rate is less than assumed, the Agency will receive fewer funds from revenue
allocation. The assessed value for each property in a revenue allocation area consists of a
base value and an increment value. The base value is the assessed value as of January 1 of
the year in which a revenue allocation area is approved by a municipality, with periodic
adjustments allowed by Idaho State Code. The increment value is the difference between the
base assessed value and current assessed value in any given year while the property is in a
revenue allocation area. Under Idaho Code § 63-802, taxing entities are constrained in
establishing levy rates by the amount each budget of each taxing district can increase on an

Legacy Crossing Urban Renewal District Plan

31

annual basis. Taxing entities submit proposed budgets to the County Board of Commissioners,
which budgets are required to comply with the limitations set forth in Idaho Code § 63-802.
The County Board of Commissioners calculates the levy rate required to produce the proposed
budget amount for each taxing entity using the assessed values which are subject to each
taxing entity’s levy rate. Assessed values in urban renewal districts which are subject to
revenue allocation (incremental values) are not included in this calculation. The combined levy
rate for the taxing entities is applied to the incremental property values in a revenue allocation
area to determine the amount of property tax revenue which is allocated to an urban renewal
agency. The property taxes generated by the property values in the urban renewal districts that
are not subject to revenue allocation and by properties outside revenue allocation areas are
distributed to the other taxing entities. Properties in revenue allocation areas are subject to the
same levy rate as they would be outside a revenue allocation area. The difference is how the
revenue is distributed.
In addition, without the Revenue Allocation Area and its ability to pay for public improvements
and public facilities, fewer substantial improvements within the Revenue Allocation Area would
be expected in the next five to ten years; hence, there would be lower increases in assessed
valuation to be used by the other taxing entities. If the overall levy rate is less than as assumed,
the Agency shall receive fewer funds from revenue allocation.
One result of Idaho Code § 63-802 (1995) and Idaho Code § 63-301A (2007) is the likely
reduction of the levy rate as assessed values increase for property within each taxing entity’s
jurisdiction. If the overall levy rate is less than as assumed, the Agency shall receive fewer
funds from revenue allocation. Idaho Code § 63-301A became effective retroactively to
January 1, 2007, upon Governor Otter’s signature on March 21, 2007. Idaho Code § 63-301A
prohibits taxing entities from including, as part of the new construction roll, the increased value
related to new construction within a revenue allocation area until the revenue allocation authority
is terminated. Any new construction within the Project Area will no longer be available for
inclusion by the taxing entities to increase their budgets. Less tax revenue will be available to
those taxing entities. Generally, the impact on the taxing entities would be to determine the
Agency’s projected revenue and disburse those funds in the same ratio as the respective levy
rates in the Revenue Allocation Area of each taxing district. For Tax Year 2007, those districts
and rates are as follows
Latah County
City of Moscow
School District No. 281
Latah County Library District
Moscow Cemetery District
North Latah Highway District

.4000070
.4429299
.6690096
.0510132
.0155821
.1213460

Additionally, the economic feasibility study has utilized a 2007 tax levy rate, and presumed
2007 levy rates will remain in effect throughout the term of the Plan. One result of Idaho Code
§ 63-802 is the likely reduction of the levy rate as assessed values increase for property
within each taxing entity's jurisdiction. If the overall levy rate is less than as assumed, the
Agency shall receive fewer funds from revenue allocation.
Section 504.9:

Phasing and Other Fund Sources
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The Agency anticipates funding only a portion of the entire costs of the public improvements
shown on Attachment 8. Other sources of funds shall include developer contributions,
federal and state funds, foundation funds, grants, and City of Moscow participation. Agency
participation shall be determined by the amount of revenue allocation funds generated.
Section 504.10: Lease Revenue Bonds
One other potential source of financing is lease revenue bonds from the user of a public
facility. For example, a lease base revenue bond may be a way to finance certain public
buildings without the use or obligation of revenue allocation proceeds.
Section 504.11: Lease Revenue, Parking Revenue, and Bonds
Under the Law, the Agency is authorized to issue revenue bonds to finance certain public
improvements identified in the Urban Renewal Plan. Under that type of financing, a public
entity would pay the Agency a lease payment annually which provides certain funds to the
Agency to retire the bond debt. Another variation of this type of financing is sometimes
referred to as conduit financing, which provides a mechanism where the Agency uses its
bonding authority for the Project, with the end user making payments to the Agency to
retire the bond debt. These sources of revenues are not related to revenue allocation
funds and may not be particularly noted in the Study, because of the “pass through”
aspects of the financing. Under the Act, the economic feasibility study focuses on the
revenue allocation aspects of the Agency’s financial model.
These financing models typically are for a longer period of time than the 24-year period set
forth in the Act. However, these financing models do not involve revenue allowed by Idaho
Code § 50-2905(7) as those resources involve funds not related to revenue allocation
funds.

Section 600: Actions by the City of Moscow
The City of Moscow shall aid and cooperate with the Agency in carrying out the Plan and shall
take all actions necessary to ensure the continued fulfillment of the purposes of the Plan
and to prevent the recurrence or spread of deteriorated or deteriorating conditions in the
Legacy Crossing Project Area. Actions by the City may include, but not be limited to, the
following:
1.

Institution and completion of proceedings necessary for changes and
improvements in private and publicly-owned property, rights-of-way, or public
utilities within or affecting the Legacy Crossing Project Area;

2.

Revision of zoning, if necessary, within the Legacy Crossing Project Area to
permit the land uses and development authorized by the Plan;
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3.

Imposition, wherever necessary, by conditional use permits or other means of
appropriate controls within the limits of this Plan upon parcels in the Legacy
Crossing Project Area to ensure their proper development and use;

4.

Provision for administrative enforcement of the Plan by the City after development,
wherein 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 Legacy Crossing Project Area throughout the duration of the
Plan;

5.

Building code enforcement;

6.

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

7.

Institutional and completion of proceedings necessary for the establishment of a
LID under Chapter 17, Title 50, Idaho Code, or a BID under Chapter 26, Title 50,
Idaho Code;

8.

The undertaking and completing of any other proceedings necessary to carry out
the Legacy Crossing Project;

9.

Administration of Community Development Block Grants and other state and
federal grant funds that may be made available for the Legacy Crossing Project;

10. Appropriate agreements with the Agency for administration, supporting services,
funding sources, and the like;
11. The imposition, whenever necessary (by conditional use permits or overlay
zones or other means as appropriate) of controls within the limits of the Plan
upon parcels in the Legacy Crossing Project Area to ensure their proper
development and use.
Any of the foregoing actions taken by the City shall not constitute any commitment for
financial outlays by the City.
Section 601: Maintenance of Public Improvements
The Agency has not identified any commitment or obligation for long-term maintenance of the
public improvements identified. The Agency will need to address this issue with the
appropriate entity, public or private, who has benefited from or is involved in the ongoing
preservation of the public improvement.
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Section 700: Enforcement
The administration and enforcement of the Plan, including the preparation and execution of
any documents implementing the Plan, shall be performed by the Agency and/or the City, as
per adopted procedures and policies.
The provisions of the Plan or other documents entered into pursuant to the Plan 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, reentry, injunctions, or any
other remedies appropriate to the purposes of the Plan. In addition, any recorded
provisions which are expressly for the benefit of owners of property in the Legacy Crossing
Project Area may be enforced by such owners.

Section 800: Duration of This Plan
Except for the nondiscrimination and non-segregation provisions, which shall run in
perpetuity, the provisions of the Plan shall be effective, and the provisions of other documents
formulated pursuant to the Plan shall be effective for twenty-four (24) years from the date of
adoption of the Plan under current consideration by the City Council in 2008, which period
shall expire on December 31, 2032, except for any revenue allocation proceeds received in
calendar year 2033.
This Plan shall terminate no later than 2032, except for revenues which may be received in
2033. Either on January 1, 2033 or if the Agency determines an earlier terminate date:
1. When the Revenue Allocation Area plan budget estimates that all financial obligations
have been provided for, the principal of and interest on such moneys, indebtedness,
and bonds have been paid in full or when deposits in the special fund or funds created
under this chapter are sufficient to pay such principal and interest as they come due, and
to fund reserves, if any, or any other obligations of the Agency funded through revenue
allocation proceeds shall be satisfied and the Agency has determined no additional
project costs need be funded through revenue allocation financing, the allocation of
revenues under Idaho Code § 50-2908 shall thereupon cease; any moneys in such fund
or funds in excess of the amount necessary to pay such principal and interest shall be
distributed to the affected taxing districts in which the Revenue Allocation Area is
located in the same manner and proportion as the most recent distribution to the affected
taxing districts of the taxes on the taxable property located within the Revenue Allocation
Area; and the powers granted to the Agency under Idaho Code § 50-2909 shall thereupon
terminate.
2. In determining the termination date, the Plan shall recognize that the Agency shall
receive allocation of revenues in the calendar year following the last year of the revenue
allocation provision described in the Plan.
3. For the fiscal year that immediately predates the termination date, the Agency shall
adopt and publish a budget specifically for the projected revenues and expenses of the
Plan and make a determination as to whether the Revenue Allocation Area can be
terminated before January 1 of the termination year pursuant to the terms of Idaho
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Code § 50-2909(4). In the event that the Agency determines that current tax year
revenues are sufficient to cover all estimated expenses for the current year and all
future years, by September 1, the Agency shall adopt a resolution advising and
notifying the local governing body, the county auditor, and the Idaho State Tax
Commission, recommending the adoption of an ordinance for termination of the
Revenue Allocation Area by December 31 of the current year, and declaring a surplus
to be distributed as described in Idaho Code § 50-2909, should a surplus be
determined to exist. The Agency shall cause the ordinance to be filed with the office
of the Latah County recorder and the Idaho State Tax Commission as provided in
Idaho Code § 63-215.
Upon termination of the revenue allocation authority of the Plan, to the extent the Agency
owns or possesses any assets, the Agency shall dispose of any remaining assets by granting or
conveying or dedicating such assets to the City of Moscow.

Section 900: Procedures for Amendment
The Plan may be further modified at any time by the Agency, provided that, if modified after
disposition of real property in the Legacy Crossing Project Area or after execution of an owner
participation agreement, the modifications must be consented to by the developer or
developers or their successor or successors of such real property whose interest is
substantially affected by the proposed modification. Where the proposed modification will
substantially change the Plan, the modifications must be approved by the Moscow City
Council in the same manner as the original Plan. Substantial changes for Moscow City
Council approval purposes shall be defined as revisions in project boundaries, land
acquisition, and other changes which will violate the objectives of the Plan.

Section 1000: Severability
If any one or more of the provisions contained in the Plan to be performed on the part of the
Agency shall be declared by any court of competent jurisdiction to be contrary to law, then such
provision or provisions shall be null and void, shall be deemed separable from the remaining
provisions in the Plan, and shall in no way affect the validity of the other provisions of the Plan.

Section 1100: Annual Report
Under the Law, the Agency is required to file with the City, on or before March 31 of each
year, a report of the Agency's activities for the preceding calendar year, which report shall
include a complete financial statement setting forth its assets, liabilities, income, and operating
expenses as of the end of such calendar year.
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Legacy Crossing Urban Renewal District
Redevelopment Plan

Attachment 1 – Area Map

Legacy Crossing Urban Renewal District
Redevelopment Plan

Attachment 2 – Legal Description of Area

DESCRIPTION OF URBAN RENEWAL AGENCY BOUNDARY
LEGACY CROSSING – CITY OF MOSCOW, IDAHO
January 11, 2008
R. Crumley

An Urban Renewal Agency boundary located in the City of Moscow, Latah County,
Idaho, and being more particularly described as follows:
Commencing at the south quarter corner of Section 7, Township 39 North, Range
5 West, Boise Meridian; thence N00°59’25”E 892.37 feet, along the longitudinal
centerline of said Section 7, to a point on the south right-of-way line of Third
Street; thence along said south right-of-way line N89°31’48”W 19.48 feet to the
point of intersection with the west right-of-way line of Line Street and the TRUE
POINT OF BEGINNING of this description;
Thence along said west right-of-way line of Line Street, N00°15’37”E 358.94 feet
to the south right-of-way line of State Highway 8; thence N01°32’40”W 134.61
feet to the intersection of the west right-of-way line of Line Street and the north
right-of-way line of State Highway 8; thence N85°36’04”E 65.28 feet to the
intersection of the east right-of-way line of Line Street and the north right-of-way
line of State Highway 8; thence along said north right-of-way line the following
courses: S59°49’01”E 24.47 feet, N82°03’47”E 46.54 feet, N82°20’49”E 33.01
feet, N82°20’35”E 30.34 feet, N74°41’56”E 38.83 feet, and N89°44’38”E 241.33
feet to a point of curvature; thence continuing along said north right-of-way line,
159.38 feet along a curve to the right having a radius of 696.62 feet, a central
angle of 13°06’31”, and a chord bearing of S71°09’06”E 159.03 feet; thence
continuing along said right-of-way line S00°28’41”W 16.58 feet to a point of
curvature; thence along said right-of-way line, 84.52 feet along a curve to the
right having a radius of 681.62 feet, a central angle of 07°06’16” and a chord
bearing of S60°27’27”E 84.47 feet; thence continuing along said right-of-way line
the following courses: S57°31’48”E 46.74 feet, S49°02’42”E 160.50 feet,
S47°54’19”E 10.39, and S51°24’33”E 188.50 feet to the west right-of-way line of
Lieuallen Street; thence along said west right-of-way line, N00°33’44”E 728.76
feet to the north right-of-way line of ‘A’ Street; thence along said north right-ofway line, S89°31’48”E 1513.00 feet to the east right-of-way line of a 20 foot wide
platted alley located between Jackson Street and Main Street; thence along said
alley right-of-way line, S00°19’27”W 980.00 feet; thence along the south right-ofway of a dedicated 15 foot wide alley, N89°31’48”W 145.00 feet; thence along
the east right-of-way line of Jackson Street, S00°19’27”W 65.00 feet; thence
along the north right-of-way line of Fourth Street, S89°31’48”E 145.00 feet;
thence along the east right-of-way line of said 20 foot wide alley, S00°19’27”W

612.50 feet; thence S10°11’37”W 40.90 feet to the intersection of the south rightof-way line of Sixth Street and the east right-of-way line of a platted 20 foot wide
alley located between Jackson Street and Main Street; thence along said east
right-of-way line, S00°55’56”W 669.50 feet; thence along the north right-of-way
line of Eighth Street, S89°04’04”E 125.00 feet to the west right-of-way line of
Main Street; thence S88°13’17”E 86.51 feet to the intersection of the east rightof-way line of Main Street and the north right-of way line of Eighth Street
(vacated); thence along the east right-of-way of Main Street, S00°55’56”W
323.00 feet; thence along a dedicated right-of-way, S34°12’54”E 69.48 feet;
thence along the north right-of-way line of Lewis Street, S89°20’02”E 161.00 feet;
thence along a dedicated right-of-way, N63°10’13”E 77.97 feet; thence
S65°03’43”E 87.57 feet to the intersection of the north right-of-way line of Lewis
Street and the east right-of-way line of Washington Street; thence along said
east right-of-way line of Washington Street, S00°55’56”W 345.00 feet; thence
along a dedicated right-of-way, S43°02’47”E 20.75 feet; thence along the north
right-of-way line of Spotswood Street, S89°20’02”E 495.60 feet to the east rightof-way line of a 20 foot wide platted alley between Jefferson Street and Adams
Street; thence along said alley right-of-way line, S00°55’56”W 360.00 feet;
thence along the north right-of-way line of Veatch Street, S89°20’02”E 220.00
feet; thence along the east right-of-way line of Adams Street, S00°55’56”W
240.00 feet; thence along the northerly right-of-way line of State Highway 8,
S64°17’39”E 1228.98 feet; thence along the north right-of-way line of White
Avenue (currently White Place), S89°20’33”E 441.00 feet; thence along the east
right-of-way line of Lynn Avenue, S00°42’04”W 60.07 feet to a point on the
latitudinal centerline of Section 17, Township 39 North, Range 5 West, Boise
Meridian; thence S02°00’25”E 143.78 feet to the intersection of the northerly
right-of-way line of State Highway 8 and the south right-of-way line of White
Avenue; thence S10°48’04”W 194.47 feet to the intersection of the latitudinal
centerline of said Section 17 and the former southerly right-of-way line of the
Burlington Northern Railway; thence along said southerly right-of-way line,
N66°53’37”W 188.68 feet; thence continuing along said former right-of-way line,
442.65 feet along a curve to the left having a radius of 2814.90 feet, a central
angle of 09°00’36”, and a chord bearing of N71°23’55”W 442.20 feet; thence
continuing along said former right-of-way line, N75°54’14”W 88.62 feet; thence
leaving said former right-of-way line, S70°00’30”W 156.64 feet, along the
southeasterly boundary of Lot 1, Block 3 of the Deerfield Addition; thence along
the southerly boundary of the City of Moscow pathway property the following
courses: S00°57’44”W 19.85 feet, N89°15’51”W 105.00 feet, N63°45’59”W 72.01
feet, thence N50°26’38”W 111.66 feet; thence N81°44’31”W 94.69 feet,
N60°04’09”W 77.90 feet, and N82°42’25”W 87.18 feet to the east boundary line
of Berman Park; thence N69°48’55”W 357.76 feet to the west boundary line of
Berman Park; thence N23°18’04”W 140.84 feet along the City of Moscow
property to the former southerly right-of-way of the Burlington Northern Railway;
thence along said former right-of-way line, 270.28 feet along a curve to the right
with a radius of 2342.00 feet, a central angle of 06°36’44”, and a chord bearing of
N57°44’43”W 270.13 feet; thence continuing along said former right-of-way line,

N54°25’34”W 119.12 feet; thence S00°54’07”W 104.23 feet to the southeast
corner of the Henley Street right-of-way; thence along the south right-of-way line
of Henley Street, N89°20’34”W 638.67 feet to the west right-of-way line of U.S.
Highway 95; thence along said west right-of-way line, N00°46’31”E 339.25 feet;
thence along the southerly right-of-way line of Sweet Avenue, N73°22’49”W
1051.40 feet; thence along the west right-of-way line of Railroad Street,
N00°56’25”E 966.93 feet to the north end of said right-of-way; thence along the
north line of said right-of-way (extended), S88°54’42”E 105.84 feet to the former
southwesterly right-of-way line of the Burlington Northern Railway; thence along
said former right-of-way line, N36°37’11”W 652.31 feet; thence N00°51’41”E
87.68 feet along the east right-of-way line of Deakin Avenue; thence along the
south right-of-way line of Sixth Street, S88°01’17”W 590.26 feet; thence along
the southwest boundary of the West Park School tract (extended), N49°54’43”W
429.85 feet to the east right-of-way line of Home Street; thence N63°26’56”W
66.67 feet to a point on the west right-of-way line of Home Street; thence along a
dedicated right-of-way, N55°28’13”W 58.41 feet; thence continuing along said
right-of-way, N31°18’37”E 95.31 feet; thence along the west right-of-way line of
Home Street, N00°42’17”E 472.75 feet; thence along the south right-of-way line
of Third Street, N89°31’48”W 363.03 to the west right-of-way line of Line Street
and the TRUE POINT OF BEGINNING.
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Attachment 5 – Infrastructure Needs Assessment Cost Estimates

Legacy Crossing Infrastructure Needs Assessment Cost Estimates

REDEV.
NUMBER

PROJECT

LOCATION

FROM

TO

LENGTH /
QUANTITY

DESCRIPTION

ESTIMATED
COST*

URA PARTICIPATION
Estimated
Percentage
Cost

ESTIMATED
UNIT COST

NOTES

STREET FACILITIES
1

Asbury Street Extension

Asbury Street

Sixth Street

1

College Street Realignment

College Street

Paradise Creek

1

College Street Bridge Replacement

College Street at
Paradise Creek

1

Paradise Path

Trail Alignment in
College Street
old RR Right of Way

1

Sidewalk Improvements

Throughout URA
area

1

Henley Street Improvements

Henley Street

Construction of new public street including paving,
S. Terminus
curbs, gutters, sidewalks, and stormwater facilities to
1900 LF
near Main Street serve URA redevelopment area. Requires acquisition
of new Right of Way.
Reconstruction and realignment of street and
intersection with Jackson Street (US95) to improve
Main Street
560 LF
sight distance, turning movements, general traffic
flow, and overall intersection safety.
Replacement of Functionally Obsolete structure which
has insufficient lane widths and no pedestrian
1 LS
facilities.
Sixth Street

US95 (Main
Street)

East Terminus

Asbury Street

1

First Street Extension

First Street

Lilly Street

1

Asbury/Almon Alley Extension

Alley between
Asbury St. and
Almon St.

Terminus north of
A Street
Third Street

2

Third St./Lieuallen St/SH8
Intersection Reconstruction

Third St./Lieuallen
St/SH8 Intersection

2

Lieuallen Street Improvements

Lieuallen Street

A Street

Third Street

2

First Street Improvements

First Street

Lieuallen Street

Lilly Street

3

Fifth Street Improvements

Fifth Street

Lilly Street

Asbury Street

3

Harrison Street Pedestrian Bridge

Harrison Street at
Paradise Creek

3

Lilly/Asbury Alley Extension

Alley between
Terminus south of
Asbury St. and Lilly
Sixth Street
Fifth Street
St.

*2007 Construction Cost Estimates
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Work includes paving, curbs, gutters, sidewalk, and
storm drainage improvements. Requires acquisition
of Right of Way.
Work includes paving, curbs, gutters, sidewalk, and
storm drainage improvements. Requires acquisition
of Right of Way.

100%

$60,000

100%

$148,400 Street @ $265/LF

$450,000

100%

$450,000 Bridge @ $450,000/LS

$42,000

100%

2500 SY

$137,500

100%

$137,500 Sidewalk @ $55/SY

500 LF

$162,500

100%

$162,500 Right of Way @

$103,475

100%

Extension of public alley to remove deadend situation
and provide access to rear of all lots within the block. 450 LF
Requires acquisition of new Right of Way.

$86,250

100%

$103,475

$30,000
Street @ $265/LF
Right of Way @
$20,000
Alley @ $125/LF

$86,250 Right of Way @
$30,000

250 LF

$75,000

100%

740 LF

$236,100

100%

$236,100 Right of Way @
$40,000

295 LF

$78,175

100%

$78,175 Street @ $265/LF

285 LF

$75,525

100%

$75,525 Street @ $265/LF

340 LF/Path Ped.
Bridge

$83,600

100%

$83,600 Ped Bridge @

STREETS SUBTOTAL

Estimated @ 4.5' wide
to cover residential or
arterial construction
Square Footage of
R/W Unknown
Square Footage of
R/W Unknown
Square Footage of
R/W Unknown

$75,000 Street @ $300/LF
Street @ $265/LF

Extension of public alley to remove deadend situation
and provide access to rear of all lots within the block. 280 LF
Requires acquisition of new Right of Way.

Square Footage of
R/W Unknown

$42,000 Path @ $40/LF

Street @ $265/LF

315 LF

Reconstruction and realignment of intersection to
improve sight distance, merging issues, turning
movements, and general traffic flow.
Work includes paving, curbs, gutters, sidewalk, and
storm drainage improvements. Requires acquisition
of Right of Way.
Work includes paving, curbs, gutters, sidewalk, and
storm drainage improvements.
Work includes paving, curbs, gutters, sidewalk, and
storm drainage improvements.
New Pedestrian Bridge from south end of Harrison
Street Right of Way to south bank of Paradise Creek
and intersection with Paradise Path.

$503,500 Right of Way @

$148,400

Construction of permanent Paradise Path segment to
1050 LF/Path
complete system within City core.
Installation of 5,000 l.f. of sidewalk where currently
missing.

Street @ $265/LF

$503,500

Square Footage of
R/W Unknown

Path @ $40/LF
$70,000/LS
Alley @ $125/LF

$55,000

100%

$55,000 Right of Way @
$20,000

$2,237,025

Square Footage of
R/W Unknown

$2,237,025

2/21/2008
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Legacy Crossing Infrastructure Needs Assessment Cost Estimates
REDEV.
NUMBER

PROJECT

LOCATION

FROM

TO

LENGTH /
QUANTITY

DESCRIPTION

ESTIMATED
COST*

Percentage

Estimated
Cost

ESTIMATED
UNIT COST

NOTES

STORM SEWER FACILITIES
Sixth Street Storm Main
Improvements

Sixth Street

1

Asbury Street Culvert Project

Asbury Street

First Street

A Street

1

First Street Culvert Project

First Street

Asbury Street

Lilly Street

2

Almon Storm Main Replacement

Almon Street

North Terminus

Sixth Street

3

Asbury Storm Main Replacement

Asbury Street

North Terminus

Sixth Street

1

4

Hog Creek Culvert Project

Hog Creek
Alignment

Jackson Street

A Street

Paradise Creek

Line Street

970'/36" PVC
11/CB 6/MH

$170,650

Completion of Hog Creek enclosure. Supportive of
property redevelopment

205'/6'X6' Box
Culvert 2/CB
65'/8" PVC

$218,025

100%

100%

$170,650 CB @ $650/EA

$218,025

MH @$3000/EA
Box Culvert @
$1,035/LF (Installed)
CB @ $650/EA
8" PVC @ $70/LF

Installation of new culvert to replace open ditch
section. Supportive of Street improvements and
drainage.
Replacement of failing main with root intrusion
problems.

270'/18" PVC
3/CB

$42,450

100%

$42,450 CB @ $650/EA

650'/8" PVC
4/CB

$48,100

100%

$48,100 CB @ $650/EA

Replacement of failing main with root intrusion
problems.

560'/8" PVC
4/CB
1/MH

$44,800

100%

$44,800 CB @ $650/EA

Installation of second Hog Creek culvert to address
1950'/6'X6' Box
additional capacity needs and enhanced protection of Culvert
URD area.
9/CB 1/MH

STORM SEWER SUBTOTAL

*2007 Construction Cost Estimates

36" PVC @ $150/LF

Increase size of existing storm main to address
localized flooding during high intensity events

Wilbert Precast Quote
@ $345/LF Delivered
(Dec.07)

18" PVC @ $150/LF
8" PVC @ $70/LF
8" PVC @ $70/LF

$2,027,100

25%

$2,551,125

$506,775

MH @ $3000/EA
Box Culvert @
$1,035/LF (Installed)
CB @ $650/EA
MH @$3000/EA

Wilbert Precast Quote
@ $345/LF Delivered
(Dec.07)

$1,030,800

SANITARY SEWER FACILITIES
1

URA Primary Sewer Main

Railroad Corridor

E. of US95

Sixth Street

Provision of a sewer main accessible to the URA
development.

2250'/30" PVC
8/MH

$249,000

100%

$249,000 MH @$3000/EA

1

Southwest Trunk Line Project

Railroad Corridor

College Street

Sixth Street

Part of large diameter trunk system to improve
capacity for new development within & outside URD.

1000'/30" PVC
4/MH

$112,000

15%

$16,800 MH @ $3000/EA

1

Southwest Trunk Line Project

Railroad Corridor

Sixth Street

Third Street

Part of large diameter trunk system to improve
capacity for new development within & outside URD.

1150'/36" PVC
5/MH

$130,000

15%

$19,500 MH @$3000/EA

1

Southwest Trunk Line Project

Railroad Corridor

Third Street

Line Street

Part of large diameter trunk system to improve
capacity for new development within & outside URD.

850'/36" PVC
3/MH

$94,000

15%

$14,100 MH @$3000/EA

1

Sanitary Sewer Manhole
Replacements

Throughout URA
area

50% of manholes

$180,000

40%

$72,000 MH @ $3000/EA

1

Clay Sewer Mains Replacement High Priority Areas

Throughout URA
area

95% of mains

$1,205,400

40%

$482,160 8" PVC @ $70/LF

2

Lilly/Asbury Sewer Main
Replacement

Alley between Lilly
Third Street
and Asbury Streets

$68,000

100%

$68,000 MH @ $3000/EA

$1,205,400

40%

$482,160 8" PVC @ $70/LF

3

Clay Sewer Mains Replacement - Throughout URA
Moderate Priority Areas
area
*2007 Construction Cost Estimates

95% of mains

Sixth Street

Replacement of aged brick or block sewer manholes
with new precast manholes to reduce amount of
infiltration and inflow.
Replacement of clay sewer mains in excess of 50
years old.
Repair/Replacement of deteriorating main with flat
grade, roots, and location under building. Includes
realignment to avoid structures.
Replacement of clay sewer mains in excess of 50
years old.

60/MH
17,220'/8" PVC
800'/8" PVC
4/MH
34,440'/8" PVC

SANITARY SEWER SUBTOTAL

$3,243,800

36" PVC @ $100/LF
30" PVC @ $100/LF

36" PVC @ $100/LF

36" PVC @ $100/LF

8" PVC @ $70/LF

$1,403,720

PARKING FACILITIES
1

Parking Facilities

Single or Multiple
sites

*2007 Construction Cost Estimates
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URA participation in construction or renovation of
structured and surface parking facilities.

Varies

PARKING FACILITIES SUBTOTAL

$2,000,000
$2,000,000

100%

$2,000,000
$2,000,000

2/21/2008
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Legacy Crossing Infrastructure Needs Assessment Cost Estimates
REDEV.
NUMBER

PROJECT

LOCATION

FROM

TO

LENGTH /
QUANTITY

DESCRIPTION

ESTIMATED
COST*

Percentage

Estimated
Cost

ESTIMATED
UNIT COST

NOTES

WATER FACILITIES
1

Railroad Corridor Trunk Line
Project

Railroad Corridor

College Street

US95 (Main
Street)

New large diameter water main to provide
conveyance to eastern reservoirs and adequate fire
flow to URA developments.

1100'/12" Water
Main
5/GV
4/FH

$111,000

100%

$111,000

1

Railroad Corridor Trunk Line
Project

Railroad Corridor

Sixth Street

College Street

New large diameter water main to provide
conveyance to eastern reservoirs and adequate fire
flow to URA developments.

1100'/12" Water
Main
5/GV
4/FH

$111,000

100%

$111,000

1

Railroad Corridor Trunk Line
Project

Railroad Corridor

Third Street

Sixth Street

New large diameter water main to provide
conveyance to eastern reservoirs and adequate fire
flow to URA developments.

1100'/12" Water
Main
5/GV
4/FH

$111,000

100%

$111,000

1

Sweet Avenue Extension
Watermain

US95 (Main
Street)

E. terminus of
Henley Street

750'/8"
Water Main
3/GV

$54,600

100%

$54,600

1

New Fire Hydrants Installation

Installation of watermain to provide service to URA
area east of US95 and to improve water quality on
Henley Street.
Installation of new fire hydrants in areas currently
lacking in adequate fire protection.
Installation of new 12" water main to provide sufficient
fire flow to URA area and conveyance to storage
facilities.

10 FH

$35,000

100%

$35,000

$109,750

20%

$21,950

$51,100

100%

$51,100

$36,400

100%

$36,400

Sweet Avenue
Extension east of
US95
Throughout URA
area

1

A Street Watermain

A Street

Lieuallen Street

1

College Street Watermain

College Street

Railroad Avenue Jackson Street

Replacement of existing lead joint pipe.

1

Railroad Steet Watermain

Railroad Street

College Street

Deakin Street

Replacement of existing 4" diameter water main with
8" diameter main.

Styner Avenue

New large diameter water main to provide
conveyance to eastern reservoirs and adequate fire
flow to URA developments. Includes connection to
Styner watermain.

2600'/12" Water
Main
15/GV
13/FH
700'/8"
Water Main

$326,000

30%

$97,800

Replacement of fire hydrants in excess of 50 years
old.

30 FH

$105,000

100%

$105,000

750'/8"
Water Main
2/GV

$53,900

100%

$53,900

$10,000

100%

$10,000 GV @ $1000/EA

3

SH8 Trunk Line Project

SH8

US95 (Main
Street)

3

Fire Hydrants Replacement

Throughout URA
area

60% of Fire
Hydrants

Jackson Street

1250'/12"
Water Main
5/GV
700'/6"
Water Main
3/GV
500'/8"
Water Main
2/GV

12" Water Main @
$85/LF
FH @ $3500/EA
GV @ $700/EA
12" Water Main @
$85/LF
FH @ $3500/EA
GV @ $700/EA
12" Water Main @
$85/LF
FH @ $3500/EA
GV @ $700/EA
8" Water Main @
$70/LF
GV @ $700/EA
Fire Hydrants @
$3500/EA
12" Water Main @
$85/LF
GV @ $700/EA
6" Water Main @
$70/LF
GV @ $700/EA
8" Water Main @
$70/LF
GV @ $700/EA
12" Water Main @
$85/LF
FH
@ $3500/EA
GV @ $700/EA
8" Water Main @
$70/LF
Fire Hydrants @
$3500/EA
8" Water Main @
$70/LF
GV @ $700/EA

4

Lilly Street Watermain

Lilly Street

A Street

Third Street

Replacement of existing 4" diameter water main with
8" diameter main.

4

Water Valve Installation

Spotswood/Veatch
Area

SH8

URA Boundary

Installation of additional water valves where lacking in
10/GV
existing system.

*2007 Construction Cost Estimates

WATER SUBTOTAL

$1,114,750

$798,750

LEGACY CROSSING INFRASTRUCTURE NEEDS - COST ESTIMATE TOTAL $11,146,700
URA PARTICIPATION - COST ESTIMATE TOTAL
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$7,470,295

2/21/2008
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Legacy Crossing Urban Renewal District
Redevelopment Plan

Attachment 6 – Proposed Redevelopment Matrix

Development Site Characterization
Area

Site ID Number

Redev. Index

Redev. Phase

Projected Site Redevelopment Build-out

Site Area

DUA

Total FAR

Res. FAR

Non-Res. FAR

Residential Sq. ft.

Current Site Valuations

Commercial Sq. ft.

Total Sq ft.

Land Value

Improvement Value

Projected Increment Valuation

Projected Site Redevelopment Valuation
Total Value

Residential Valuation ($73.26/sq ft.)

Commercial Valuation ($88.83/ sq ft.)

Total Valuation

D

D-GB-06

1 A

54128.73

0.00

0.88

0.44

0.44

23817

23817

47633 $

-

$

392,400.00

$

392,400.00

$

1,744,807.13

$

2,115,632.24

$

3,860,439.37

$

3,468,039.37

D

D-GB-08

1 A

183177.09

0.00

0.88

0.44

0.44

80598

80598

161196 $

-

$

287,149.00

$

287,149.00

$

5,904,603.59

$

7,159,513.20

$

13,064,116.79

$

12,776,967.79

B

B-CB-12

2 A

4046.88

0.00

0.88

0.44

0.44

241,352.70

1781
106,195.19

1781
106,195.19

3561 $
212,390.38

28,160.00

$

90,125.00

$

118,285.00

$

130,448.75

$

158,173.11

$

288,621.86

$

198,496.86

$

28,160.00

$

769,674.00

$

797,834.00

$

7,779,859.47

$

9,433,318.55

$

17,213,178.02

$

16,443,504.02

$

37,026.00

$

181,318.50

$

219,854.25

$

401,172.75

$

401,172.75

$

108,436.00

$

159,340.50

$

19,986.75

$

179,327.25

$

136,891.25
1,661,576.34

$
A

A-CB-08

1 B

5625.00

0.00

0.88

0.44

0.44

2475

2475

4950 $

37,026.00

$

A

A-RO-01

1 B

7500.00

12.00

0.32

0.29

0.03

2175

225

2400 $

66,000.00

$

42,436.00

A

A-RO-05

1 B

82460.00

12.00

0.32

0.29

0.03

23913

2474

26387 $

$

310,067.00

B

B-CB-07

1 B

10061.11

0.00

0.88

0.44

0.44

4427

4427

8854 $

99,220.00

$

C

C-CB-01

1 B

68574.19

0.00

0.88

0.44

0.44

30173

30173

60345 $

251,641.00

$

42,618.00
345,074.00

-

D

D-CB-02

1 B

80932.72

0.00

0.88

0.44

0.44

35610

35610

71221 $

260,250.00

$

D

D-GB-09

1 B

136894.30

0.00

0.88

0.44

0.44

60233

60233

120467 $

558,300.00

$

-

-

-

-

$

310,067.00

$

1,751,895.68

$

219,747.65

$

1,971,643.34

$

$

99,220.00

$

324,313.84

$

393,240.50

$

717,554.34

$

717,554.34

$

294,259.00

$

2,210,447.87

$

2,680,235.93

$

4,890,683.80

$

4,848,065.80

$

605,324.00

$

2,608,817.67

$

3,163,271.55

$

5,772,089.22

$

5,427,015.22

$

558,300.00

$

4,412,705.62

$

5,350,541.09

$

9,763,246.72

$

9,763,246.72

137,939.32

D

D-R4-01

1 B

5883.98

12.00

0.32

0.32

0.00

1883

0

1883 $

22,748.00

$

3,600.00

$

26,348.00

$

A

A-MB-01

2 B

13500.69

0.00

0.28

0.00

0.28

0

3780

3780 $

115,192.00

$

176,300.00

$

291,492.00

$

-

$
$

335,794.56

A

A-R4-12

2 B

10000.00

12.00

0.32

0.32

0.00

3200

0

3200 $

44,000.00

$

94,310.00

$

138,310.00

$

234,432.00

$

B

B-CB-15

2 B

11381.89

0.00

0.88

0.44

0.44

5008

5008

10016 $

77,400.00

$

39,900.00

$

117,300.00

$

366,888.40

$

444,863.45

137,939.32

$

134,339.32

335,794.56

$

159,494.56

$

234,432.00

$

140,122.00

$

811,751.84

$

771,851.84

B

B-GB-01

2 B

15000.00

0.00

0.38

0.00

0.38

0

5700

5700 $

98,494.00

$

146,500.00

$

244,994.00

$

$

506,331.00

$

506,331.00

$

359,831.00

B

B-RO-06

2 B

10000.00

0.00

0.32

0.29

0.03

2900

300

3200 $

55,000.00

$

131,757.00

$

186,757.00

$

212,454.00

$

26,649.00

$

239,103.00

$

107,346.00

1,685,271.00

$

1,332,562.00

$

3,017,833.00

$

12,600,553.41

$

13,360,515.73

$

25,961,069.14

$

24,628,507.14
1,035,794.00

457,813.88

171,997.73

150,405.45

322,403.17

$

-

-

$
$

$

-

B

B-CB-02

1 C

15000.00

0.00

0.88

0.44

0.44

6600

6600

13200 $

119,900.00

$

34,000.00

$

153,900.00

$

483,516.00

$

586,278.00

$

1,069,794.00

$

B

B-CB-05

1 C

13284.44

0.00

0.88

0.44

0.44

5845

5845

11690 $

129,349.00

$

19,660.00

$

149,009.00

$

428,215.95

$

519,224.99

$

947,440.95

$

927,780.95

D

D-CB-05

1 C

35904.34

0.00

0.88

0.44

0.44

15798

15798

31596 $

$

42,850.00

$

42,850.00

$

1,157,354.86

$

1,403,328.31

$

2,560,683.17

$

2,517,833.17

40,750.00

$

60,473.00

$

1,365,821.81

$

1,656,100.90

$

3,021,922.71

$

2,981,172.71

$

181,258.00

$

3,233,374.64

$

3,920,566.06

$

7,153,940.70

$

7,153,940.70

$

858,124.00

$

5,358,857.79

$

6,497,779.66

$

11,856,637.45

$

10,998,513.45

11,588,583.57

21,145,936.18

-

D

D-GB-03

1 C

42371.56

0.00

0.88

0.44

0.44

18643

18643

37287 $

19,723.00

$

D

D-GB-04

1 C

100308.20

0.00

0.88

0.44

0.44

44136
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-

$
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$

$
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$
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0

7039 $

117,634.00

$
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$
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$
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$
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-
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$
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$

$
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$
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$
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$

860,212.00
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$
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$
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$
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$
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$
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$
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$
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$
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$
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$

22,906,055.78

$
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$
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$
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$

-

B

B-RO-07

1 D
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$
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$
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$
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348,843.00

$

572,600.00

$

921,443.00

$

$

3,196,418.53

$
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$
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0
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$
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$
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$
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$

-
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$
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$
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$

$
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$
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$

45,831.00

$
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$
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$
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$
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$
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$
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$
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$
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$
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$
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$
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$
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$
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$
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$
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$
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$
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$
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0
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$
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$
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$
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$
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$
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$
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$
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265,402.42
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-

-

$
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$

1,375,640.97

$
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$

1,291,894.34

$

1,291,894.34

$
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$

33,290.54

$
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$
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$
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$
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$
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$
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$
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$
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$

-
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$
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$
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$
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$
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$
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$
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$
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$
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$

1,004,518.25
216,854.00
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0
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$
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$
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$
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$
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0
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$
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$
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$
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$
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0
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$
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$
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$
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0
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$
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$
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$
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$

-

$
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$
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0
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$
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$
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$
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$

-

$
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3
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5200

0
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$
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$
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$
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-

$
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$
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A

A-R4-13

3

12635.00
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0
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$
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$
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$
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$

-

$
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$
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$
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$
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$
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$
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$
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$
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$
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$
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$
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$
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$
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$
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$
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$
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3
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$
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$
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$
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$
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$
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$
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B

B-GB-02

3

12500.00
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$
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$
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$
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$
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$
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$

159,340.50

$

19,986.75

$

179,327.25

$

A

A-RO-06

4

47955.00

12.00

0.32

0.29

0.03

13907

1439

15346 $

284,075.00

$

1,132,373.00

$

1,416,448.00

$

1,018,823.16

$

127,795.28

$

1,146,618.44

$

14,245.44

B

B-CB-01

4

15000.00

0.00

0.88

0.44

0.44

6600

6600

13200 $

145,617.00

$

266,695.00

$

412,312.00

$

483,516.00

$

586,278.00

$

1,069,794.00

$

803,099.00

B

B-CB-08

4

10058.57

0.00

0.88

0.44

0.44

4426

4426

8852 $

43,850.00

$

42,840.00

$

86,690.00

$

324,231.97

$

393,141.22

$

717,373.19

$

674,533.19

B

B-CB-14

4

18777.15

0.00

0.88

0.44

0.44

8262

8262

16524 $

177,749.00

$

457,100.00

$

634,849.00

$

605,270.16

$

733,908.66

$

1,339,178.83

$

882,078.83
211,954.54

B

B-GB-03

4

10968.75

0.00

0.38

0.00

0.38

0
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4168 $

111,430.00

$
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$

269,730.00

$

-
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370,254.54

$
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-

$
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4
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0.00

0.28

0
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87,604.00

$
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$

180,704.00

$

-

$

291,865.68

$

291,865.68

$

198,765.68
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12.00

0.32

0.32

0.00
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0
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$
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$

122,531.00

$

351,648.00

$

-

$

351,648.00

$

256,617.00
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4
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0.00
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0

6400 $

105,754.00

$

575,500.00

$

681,254.00

$

468,864.00

$

-

$

468,864.00

$

(106,636.00)
(99,137.00)

B

B-R4-05

4
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12.00

0.32
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0.00

3200

0

3200 $

66,000.00

$

333,569.00

$

399,569.00

$

234,432.00

$

-

$

234,432.00

$

B
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37500.00

12.00

0.32

0.32

0.00

12000

0

12000 $

217,371.00

$
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$

1,002,304.00

$

879,120.00

$

-

$
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$

94,187.00
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4
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12.00

0.32
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0.00

5940

0

5940 $

83,300.00

$

302,169.00

$

385,469.00

$

435,164.40

$

-

$

435,164.40

$

132,995.40
(298,436.00)

B

B-R4-10

4

20000.00

12.00

0.32

0.32

0.00

6400

0

6400 $

117,854.00

$

767,300.00

$

885,154.00

$

468,864.00

$

$

468,864.00

$

B
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4

6250.00

0.00

0.32

0.29
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1813
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2000 $

54,305.00

$

181,500.00

$

235,805.00

$

132,783.75

$

16,655.63

$

149,439.38

$

(32,060.63)

D

D-GB-07

4
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0.00

0.38

0.00

0.38

0

13216

13216 $

183,678.00

$

519,300.00

$

702,978.00

$

$

1,173,965.89

$

1,173,965.89

$

654,665.89

-

-

A

A-CB-01

5

27500.00

0.00

0.88

0.44

0.44

12100

12100

24200 $

214,041.00

$

961,360.00

$

1,175,401.00

$

886,446.00

$

1,074,843.00

$

1,961,289.00

$

999,929.00

A

A-CB-02

5

27500.00

0.00

0.88

0.44

0.44

12100

12100

24200 $

241,987.00

$

725,100.00

$

967,087.00

$

886,446.00

$

1,074,843.00

$

1,961,289.00

$

1,236,189.00

A

A-CB-03

5

27628.52

0.00

0.88

0.44

0.44

12157

12157

24313 $

98,494.00

$

43,200.00

$

141,694.00

$

890,588.77

$

1,079,866.23

$

1,970,454.99

$

1,927,254.99

A

A-CB-05

5

15650.55

0.00

0.88

0.44

0.44
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13772 $

-

$

-

$

-

$

504,486.09

$

611,704.88

$

1,116,190.97

$

1,116,190.97

B

B-CB-09

5

45133.10

0.00

0.88

0.44

0.44

19859

19859

39717 $

-

$

-

$

-

$

1,454,838.40

$

1,764,036.24

$

3,218,874.64

$

3,218,874.64

B

B-CB-13

5

7956.62

0.00

0.88

0.44

0.44

3501

3501

7002 $

$

256,476.87

$

310,986.08

$

567,462.96

$

463,562.96

C

C-R4-01

5

479112.02

12.00

0.32

0.32

0.00

153316

0

153316 $

$

11,231,918.91

$

$

11,231,918.91

$

11,231,918.91

D

D-CB-03

5

25479.62

0.00

0.88

0.44

0.44

11211

11211

22422 $

221,142.00

$

821,320.26

1,817,196.31

D

D-GB-01

5

55970.96

0.00

0.38

0.00

0.38

0

21269

21269 $

286,275.00

$

D

D-GB-03B

5

142155.50

0.00

0.88

0.44

0.44

62548

62548

125097 $

37,026.00
-

-

$
$

$

103,900.00
905,550.00
-

$
$

140,926.00
-

$

221,142.00

$

$

1,191,825.00

$

$

-

$

4,582,297.25

-

$

995,876.04

$

1,817,196.31

$

$

1,889,322.14

$

1,889,322.14

$

983,772.14

$

5,556,176.15

$

10,138,473.40

$

10,138,473.40

974,294.60

$

974,294.60

$

974,294.60

D

D-GB-10

5

28863.37

0.00

0.38

0.00

0.38

0

10968

10968 $

-

$

-

$

-

$

-

$

D

D-U-01

5

29863.12

0.00

0.00

0.00

0.00

0

0

0 $

-

$

-

$

-

$

-

$

-

$

-

$

-

D

D-U-02

5

470274.53

0.00

0.00

0.00

0.00

0

0

0 $

-

$

-

$

-

$

-

$

-

$

-

$

-

E

E-MB-02

5

31661.17

0.00

0.28

0.00

0.28

0

8865

8865 $

-

$

-

$

-

$

E

E-R4-02

5

64420.97

12.00

0.32

0.32

0.00

20615

0

20615 $

-

$

-

$

-

$

1,510,233.68

$

$

44,243,856.61

$

2,977,147.44

603,929.25

492,489.00

1,096,418.25

$

8,459,806.00

$

25,202,414.00

$

33,662,220.00

-

$

787,489.28
43,747,798.10

$

787,489.28

$

787,489.28

$

1,510,233.68

$

1,510,233.68

$

87,991,654.71

$

62,789,240.71
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INTRODUCTION
Business Planning Consultants is an Idaho Corporation incorporated in 1982. BPC has been
providing Tax Increment Financing (TIF) Feasibility Studies since the legislation was enacted.
The following is a list of BPC’s TIF analysis projects:
• East Post Falls TIF – Post Falls
• Riverbend TIF – Post Falls
• Expo TIF – Post Falls
• West Seltice II TIF – Post Falls
• City Center TIF – Coeur d’Alene
• Alturas Technology Park TIF – Moscow
• River District LIFT (Local Infrastructure Financing Tool) – Liberty Lake, Washington
TIF provides Urban Renewal Agencies the tools to spur economic growth. BPC is grateful to
help quantify the next phase of Moscow’s growth in this Legacy Crossing TIF study.

EXECUTIVE SUMMARY
The question considered in the report is “Can revenue collected from the Legacy Crossing URD
pay for infrastructure and other improvements contemplated by the Plan?” The answer is
“yes” if the assumptions in this report are realized. This scenario has the following major
assumptions:
• The first phase infrastructure improvements occur in 2012 with the first bond payment
in the next year (2013);
• Significant increment growth is not expected until 2012 when the first phase of
infrastructure improvements are completed and when the first phase of development is
expected;
• Bond rates will be stable and at about 6% and would be available at a 20 year term.
To the degree the Moscow Urban Renewal Agency can recruit and attract new development to
the district, the economic results forecast in this report could be accelerated.

EXISTING LAND USES
Current uses within the Legacy Crossing URD boundary include a mixture of commercial and
residential to the north and heavy industrial and/or business uses along the former railroad
right of way. The Urban Renewal District encompasses a total of 163 gross acres. 1

1

Legacy Crossing

1

VALUATION OF THE URBAN RENEWAL AREA
The total assessed value of the Urban Renewal District is $47,758,175. This includes both real
and personal property, plus improvements, and less the homeowners’ exemptions.2

GROWTH PROJECTIONS
There are two elements to the growth projection. The first assumes the growth that would
occur with no economic stimulus. This baseline projection identifies revenue that will continue
to flow to the taxing districts during the years the District is open.
The second element incorporates the addition of new infrastructure and the added assessed
value that occurs as a result of both public and private investment. This is the projection that
measures the increment available for the Agency’s use in Legacy Crossing. The following
paragraphs describe the major assumptions used in these projections.

GROWTH RATES
Average population growth rates for the City of Moscow have been fairly flat for the last 40
years3. Average growth has been about 253 people per year. Each decade, the growth rate has
been from 10% to 15%. Using the existing population base of about 21,900 people and adding
253 people per year, yields an annual growth rate of about 1%.

IMPROVEMENT SCHEDULE
Properties are projected to develop in accordance with the Plan Attachment 6, and to occur in
five-year phases. Increased valuations are projected for every fifth year.

LEVY RATES
Levy rates change each year but usually only by a very small amount. We assume levy rates
will remain constant during the projection period. Table 1 shows current levy rates.

TABLE 1
CURRENT LEVY RATES BY TAXING DISTRICT 2007
City of Moscow
School District 281
N. Latah Hwy District
Moscow Cemetery District
Latah County Library District
Latah County
Total Current Tax Rate

0.4429299
0.6690096
0.1213460
0.0155821
0.0510132
0.4000070
1.6998878

Source: Latah County Treasurer

2
3

Latah County Assessor
Why is Moscow Growing? 2006, Ron Miller, University of Idaho, Figure 4

2

TAX GENERATION
The baseline tax is the amount of tax revenue generated by the current levy rates applied to
base year valuation. The baseline revenues for some specific years are shown in the next table.
The primary purpose of the Legacy Crossing Urban Renewal District designation is to
encourage new and higher value development to occur within the District boundaries. Future
projected tax revenue includes the Growth Projection assumptions of Legacy Crossing as
delineated on page 2 of this report. Table 2 shows the tax generation capability of the Legacy
Crossing project.

TABLE 2
DISTRICT TAX GENERATION PROJECTION
Tax
Year

Calendar
Year

Base
Year

1% increase per
year Base

2008
2009

2009
2010

Revenue
811,835
811,835

Increment Revenue
8,165
16,411

2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032

2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033

811,835
811,835
811,835
811,835
811,835
811,835
811,835
811,835
811,835
811,835
811,835
811,835
811,835
811,835
811,835
811,835
811,835
811,835
811,835
811,835
811,835
811,835
811,835

24,740
33,152
41,648
50,230
58,897
67,650
76,491
85,421
94,440
103,549
112,749
122,042
131,427
140,906
150,480
160,149
169,915
179,779
189,742
199,804
209,967
220,231
230,598

Cumulative
Increment

Increment
Revenue
-

Combined
Growth and
Increment
Revenue
8,165
16,411

84,994
169,989
277,834
354,329
439,323
524,318
609,312
683,413
845,335
1,007,257
1,169,179
1,331,100
1,493,022
1,514,244
1,535,466
1,556,688
1,577,910
1,599,132
1,603,234
1,607,336
1,611,438
1,615,540

24,740
118,146
211,637
328,064
413,226
506,974
600,809
694,733
777,853
948,884
1,120,006
1,291,220
1,462,527
1,633,928
1,664,724
1,695,615
1,726,603
1,757,689
1,788,874
1,803,038
1,817,303
1,831,669
1,846,138

49,316
167,462
379,099
707,163
1,120,388
1,627,362
2,228,171
2,922,904
3,700,758
4,649,642
5,769,648
7,060,868
8,523,396
10,157,323
11,822,047
13,517,662
15,244,265
17,001,955
18,790,829
20,593,867
22,411,170
24,242,839
26,088,977

Source: Business Planning Consultants

3

Revenue
8,165
24,576

INFRASTRUCTURE IMPROVEMENTS & OTHER INVESTMENTS
Infrastructure costs in the Legacy Crossing urban renewal district are estimated to be $9.4
million. There may be some added costs due to inflation, which will be dependent upon when
the costs are incurred, but those are not addressed in this report.
With the majority of the Legacy Crossing district being part of a former railway corridor, the
prospect for contamination of soil and groundwater is likely. Initial estimates to remediate
pollutants in the District are $600,000. In addition, the community desires, and the Plan
contemplates, certain amenities paid by the Agency. These include (but are not limited to) park
and open space improvements, and multi-modal transportation facilities.
Finally, key property owners have expressed a need for Agency assistance in relocation
expenses, to free up parcels for optimal property consolidation which is expected to result in
achieving the Plan objectives. (These funds are anticipated to be expended early in the life of
the District, and if, as is usually the case, most are likely to be recouped later in the Plan term,
then the District could be closed earlier.)
Funds have been anticipated for all these uses in Table 3 below.

TABLE 3
INVESTMENT TIMING
Calendar Year

2012
2012
2017
2019
2021
2021
2022
Total

Infrastructure

Multi-modal & All Other

$1,509,425
2,712,849
2,197,477
594,806
362,139
2,000,000
$9,376,695

3,600,000
844,455
439,495
118,961
72,428
400,000
$5,475,339

Source: Legacy Crossing
Note: 2007 Dollars
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Total

$ 1,509,425
3,600,000
3,557,303
2,636,972
713,767
434,567
2,400,000
$14,852,034

BOND PAYMENTS
Bonds may be used to finance Legacy Crossing infrastructure improvements. A new bond
could be created for each phase of infrastructure improvement. Typically, bonds can be issued
to pay for improvements if the amount of tax increment revenue is deemed sufficient to pay the
bond debt service. In Table 4 are bonding amounts in five year phases, with payment amounts
available given the tax increment revenues described in the Table 2. Bond terms of 6% interest
and a 20-year period were presumed.

TABLE 4
BOND PAYMENTS WITH ANNUAL CASH FLOW
SCHEDULE
Tax Year

Calendar
Year

Annual
Revenue

Less: Bond
Payments

Year's Cash
Balance

2008
2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032

2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033

8,165
16,411
24,740
118,146
211,637
328,064
413,226
506,974
600,809
694,733
777,853
948,884
1,120,006
1,291,220
1,462,527
1,633,928
1,664,724
1,695,615
1,726,603
1,757,689
1,788,874
1,803,038
1,817,303
1,831,669
1,846,138

445,463
445,463
445,463
445,463
445,463
811,733
1,109,605
1,109,605
1,246,575
1,246,575
1,246,575
1,599,429
1,599,429
1,599,429
1,599,429
1,599,429
1,599,429
1,599,429
1,599,429
987,692

8,165
24,576
49,316
167,462
379,099
261,700
229,462
290,973
446,319
695,590
661,710
500,989
511,390
556,035
771,987
1,159,339
1,224,635
1,320,821
1,447,996
1,606,257
1,795,702
1,999,312
2,217,186
2,449,427
3,307,873

Source: Business Planning Consultants
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DETERMINATION OF CASH FLOW FEASIBILITY
The Urban Renewal Agency can retire bonds for Legacy Crossing infrastructure improvements
if the assumptions in this report are realized. Table 4 has shown the projected revenue and
potential bond repayment schedule for each year of the Legacy Crossing plan life, confirming
that there is sufficient revenue generated to service the bonds and still leave the Agency with
some cash on hand for other uses each year.
Should the Agency prefer earlier bond payments, so as to pay less interest, Table 5 below
projects this cash flow scenario. (Note that under this scenario, the Agency is left with very
little cash on hand for its administrative expenses or other uses in calendar years 2023, 2026,
2027 and 2029. Close monitoring by the Agency’s financial & executive staff, and candid
discussion of the Agency’s comfort with risk, are suggested before undertaking this early
payment scenario.) If the earlier bond payment schedule is preferred, more aggressive
recruiting efforts should probably be initiated in the early years of the Plan life, to maximize
development and optimize increment accrual.

TABLE 5

CASH FLOW PROJECTION WITH BOND PREPAYMENTS
Tax Year

Calendar
Year

Annual
Revenue

Less: Bond
Payments

Less: Early
Payments

Less: Bond
Payments

Year's Cash
Balance

2008
2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032

2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033

8,165
16,411
24,740
118,146
211,637
328,064
413,226
506,974
600,809
694,733
777,853
948,884
1,120,006
1,291,220
1,462,527
1,633,928
1,664,724
1,695,615
1,726,603
1,757,689
1,788,874
1,803,038
1,817,303
1,831,669
1,846,138

445,463
445,463
445,463
445,463
445,463
811,733
1,109,605
1,109,605
1,246,575
1,246,575
1,175,638
1,467,830
1,467,830
1,467,830
1,311,639
973,731
666,718
316,901
-

200,000
200,000
360,000
400,000
240,000
246,000
250,000
440,000
824,615
1,112,181
-

445,463
445,463
445,463
645,463
645,463
811,733
1,109,605
1,109,605
1,246,575
1,606,575
1,575,638
1,707,830
1,713,830
1,717,830
1,751,639
1,798,346
1,778,899
316,901
-

8,165
24,576
49,316
167,462
379,099
261,700
229,462
290,973
246,319
295,590
261,710
100,989
111,390
156,035
11,987
70,277
27,170
8,955
17,729
23,779
14,308
38,447
1,538,848
3,370,518
5,216,656
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CONCLUSIONS AND RECOMMENDATIONS
The Legacy Crossing Urban Renewal District will generate sufficient revenue to retire bonds if
the scenarios described in this projection are realized. These scenarios have the following
major assumptions:
• The first infrastructure improvements occur in 2012 with the first bond payment in 2013;
• Significant increment is expected to occur by 2012, when the first phase of infrastructure
improvements are installed;
• Bond rates will be stable and at about 6% and would be available at a 20 year term.
The Moscow Urban Renewal Agency can create an economically vibrant Legacy Crossing
project area by
 eliminating unsafe or inadequate public improvements and facilities
 assembling and redeveloping parcels to provide an improved environment for
development
 attracting new commercial and mixed use developments
 improving connectivity
 adding to parks, open space and quality of life amenities
As a result of these Agency activities, an area surrounding a former industrial railway corridor,
which has outlived its useful life in that configuration, will be transformed to economic health
and will add significantly to Moscow’s business, cultural and civic appeal.
The benefits expected in Legacy Crossing will accrue faster if the Agency is willing to make a
strong recruiting effort to attract new development partners early in the life of the district.
However, the benefits can be achieved before the Legacy Crossing Urban Renewal district ends
in calendar 2032, given the Agency’s application of the reasonable growth and development
expectations underlying the forecasts contained in this report.
At the end of the Legacy Crossing’s Plan term, significant increases in assessed values will be
returned to the tax rolls, as illustrated in Table 6, on the following page.
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LEGACY CROSSING ASSESSED VALUATIONS OVER TIME
TABLE 6
Frozen Base

Incremental Assessed Valuation Growth

Tax Year
Land Value
Improvement Value
Exemptions
Projected Incremental Value
Total Valuation Growth*

2007
12,627,464
35,403,513
272,802
47,758,175

2008
126,275
354,035

2009
253,812
711,611

2010
382,625
1,072,762

2011
512,726
1,437,525

480,310

965,423

1,455,387

5,000,000
6,950,250

Tax Year
Land Value
Improvement Value
Exemptions
Projected Incremental Value
Total Valuation Growth*

2012
644,128
1,805,935

2013
776,843
2,178,029

2014
910,887
2,553,845

2015
1,046,270
2,933,418

2016
1,183,007
3,316,788

10,000,000
12,450,063

16,344,256
19,299,129

20,844,256
24,308,987

25,844,256
29,823,945

30,844,256
35,344,051

2017
1,321,112
3,703,991

2018
1,460,598
4,095,066

2019
1,601,479
4,490,052

2020
1,743,768
4,888,987

2021
1,887,480
5,291,912

35,844,256
40,869,359

40,203,440
45,759,104

49,728,876
55,820,406

59,254,312
65,887,067

68,779,748
75,959,140

2022
2,032,630
5,698,867

2024
2,327,298
6,525,024
272,802
89,079,059

2025
2,476,845
6,944,310
272,802
90,327,497

2026
2,627,888
7,367,788
272,802
91,575,936

Tax Year
Land Value
Improvement Value
Exemptions
Projected Incremental Value
Total Valuation Growth*
Tax Year
Land Value
Improvement Value
Exemptions
Projected Incremental Value

78,305,184

2023
2,179,231
6,109,890
272,802
87,830,620

Total Valuation Growth*

86,036,680

95,846,939

97,658,579

99,475,850

101,298,810

Tax Year
Land Value
Improvement Value
Exemptions
Projected Incremental Value
Total Valuation Growth*

2027
2,780,442
7,795,501

2028
2,934,521
8,227,491

2029
3,090,141
8,663,801

2030
3,247,317
9,104,474

2031
3,406,065
9,549,554

94,072,813
104,648,756

94,314,123
105,476,135

94,555,434
106,309,376

94,796,744
107,148,535

95,038,055
107,993,673

Tax Year
Land Value

2032
3,566,400

Improvement Value
Exemptions
Projected Incremental Value
Total Valuation Growth*

9,999,085
95,279,365
108,844,850

*Total Valuation Growth over Base Year Valuation
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Legacy Crossing Urban Renewal District
Redevelopment Plan

Attachment 9 – Private Properties Which May be Acquired by the Agency

Private Properties Which May Be Acquired by the Agency
1.

No particular properties have been identified for acquisition by the
Agency. The Agency does not intend to purchase property for future
development by private persons.

2.

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

3.

The Agency reserves the right to acquire property needed for the
development of public improvements and public facilities.
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THIS RELEASE OF EASEMENT ("Release") is executed thiQblwday of March, 201 8 by 3 100
Capital LLC,4930 Lenville Road, Moscow, ID 83843 (hereinafter, "3100 Capital"), and the
Moscow Urban Renewal Agency, 206E. Third Street, Moscow, ID 83843 (hereinafter "MURA").

WHEREAS, the 3100 Capital owns real properly situate in the City of Moscow, Latah County,
State of Idaho, to wit (hereinafter the "3100 Capital Property"):
Described in "Grant of Easements", (hereinafter "Grant of Easements") executed by Latah
County Grain Growers, Grantor, on May 18, 2004, and recorded under Latah County
Recorder's number 487236, records of Latah County, Idaho, as:
Beginning at the northeast corner of Section 18, T39 North, R5W BM; thence S 87"45'28"
W, 355.69 feet along the north line of said Section l8; thence S 0'40'41" 'W, 1 93.65 feet to
a point on the west right-of-way line of Jackson Street and the TRUE POINT OF
BEGINNING;
Thence S 0o40'41" W,366.51 feet;
Thence N 36'36'06" W, 208.34 feet;
Thence N 44"47' 54" W I 20.52 feet;
Thence N 49o30'56" E,37 .72 feet;
Thence N 7o46'l l" W, 51 .7 | feet;
Thence N 1"42'20" W,32.25 feet;
Thence N 88"17'30" 8,192.83 feet, to the TRUE POINT OF BEGINNING.

Also described in "Warranty Deed" recorded under Latah County Recorder's number 515502,
records of Latah County, ldaho, as:
A parcel of land located in the NEI/4AIEI/4 of Section 18, Township 39 North, Range 5 West,
B.M. and being more particularly described as follows:

Commencing at the Northeast corner of said Sec. l8; thence S 87'45'28" W,3636.92 feet
along the north line of said Section I 8; thence S 0o40'41" 'W, 193.58 feet to a point on the west
right-of-way line of Jackson Street and the TRUE POINT OF BEGINNING;
Thence continuing along said right ofway, S 0o45'10" W, 354.42feet;
Thence departing said right of way, N 36o36'32"'W, 193.76 feet;
Thence N 44"47'56" Vy', 120.35 feet;
Thence N 49'30'56" E,37 .72 feet;
Thence N 7"46'1 I" W, 5I.71 feet;
Thence N I o42'20" W,32.25 feet;
Thence N 88'l7'28" E, 184.35 feet to the TRUE POINT OF BEGINNING
and
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WHEREAS, the MURA owns real property situate in the City of Moscow, Latah County, State
of Idaho, to wit (hereinafter "MURA Property''):
Described in "Grant of Easements", (hereinafter "Grant of Easements") executed by Latah
County Grain Growers, Grantor, on May 18, 2004, and recorded under Latah County
Recorder's number 487236, records of Latah County, Idaho, as:

A parcel of land located in the NEI/4NEl/4 of Section 18, Township 39N, R5W, B.M., and
being more particularly described as follows:
Beginning at the northeast corner of Section 18, T39 North, R5W BM; thence S 87o45'28"
W,355.69 feet along the north line of said Section l8;thence S 0o40'41"W,40.26 feet to a
point on the west right-of-way line ofJackson Street and the TRUE POINT OF BEGINNING;
Thence S 0'40'41"'W, 153.39 feet;
Thence S 88'l 7'28" W,216. I 8 feet;
Thence N 40o29'13" W, 53.83 feet;
Thence N 1"42'23" W, | 11.29 feet;
Thence N 88'l "l'28" 8,256.27 feet to the TRUE POINT OF BEGINNING.

Also described in "Warranty Deed" recorded under Latah County Recorder's number 539491,
records of Latah County, Idaho, as:
A parcel of land located in the NEI/4NEl/4 of Section 18, Township 39N, R5W, B.M., and
of Survey recorded under Recorder's Fee No. 506752 and being more
particularly described as follows: Beginning at the northeast corner of said section 18, thence
S 87'45'28" W, 363.92 feet (record 355.69 feet) along the north line of said section 18, thence
S 00o45'10" W, 40.19 feet, to a point on the west right of way line of Jackson Street and the
TRUE POINT OF BEGINNING;
as shown on Record

Thence S 0"45'10"W, 153.39 feet;
Thence S 88'17'28"W,207.70 feet (record 216.18 feet);
Thence N 40o29'13" W, 53.83 feet;
Thence N 0l"42'23"'W, I IL29 feet;
Thence N 88"1J'28" E, 248.00 feet (record 256.27 feet) to the TRUE POINT OF

BEGINNING.
and;

WHEREAS, Latah County Gtain Growers, Inc., an Idaho Corporation, (hereinafter Latah
County Growers) was a predecessor in interest for the 3 100 Capital and MURA properties; and

WHEREAS, the 3100 Capital and MURA properties described above were subject to a "Grant
of Easements", (hereinafter "Grant of Easements") executed by Latah County Grain Growers,
Grantor, on May 18, 2004, and recorded under Latah County Recorder's number 487236,
records of Latah County, Idaho. The Grant of Easements granted an easement for ingress and
egress across a portion of the 3100 Capital Property referred to therein as Easement I
("Easement l") and across a portion of the MURA Property referred to therein as Easement 2
("Easement 2"); and
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WHEREAS, the MURA Property is benefitted by the Grant of Easement l; and
WHEREAS, the 3100 Capital Property is benefitted by the Grant of Easement 2; and

WHEREAS, the Grant of Easements terminated by its own terms when the 3100 Capital
Property "is no longer utilized for agricultural purposes"; and
WHEREAS, the 3100 Capital Property ceased to be utilized for agricultural purposes over ten
(l 0) years ago.

NOW, THEREFORE, the 3100 Capital and MURA hereby agree as follows:

l.

Recitals. All of the foregoing recitals are true and correct and expressly incorporated herein
by this reference.

2. Release of Easement l. MURA hereby releases, terminates, and relinquishes Easement I
and any and all rights, title and interest in and to the 3100 Capital Property as granted by
the Grant of Easements.
3. Release of Easement 2. The 3100 Capital hereby releases, terminates, and relinquishes
Easement 2 and any and all right, title and interest in and to the MURA Property as granted
by the Grant of Easements.
3. Recording. Upon execution, this Release may be recorded in the Public Records of Latah
County, Idaho. This Release is binding upon the 3100 Capital, its successors and assigns,
and the MURA, its successors and assigns, and shall run with the properties affected
thereby.

IN WITNESS WHEREOF, this Release has been executed by The 3100 Capital,LLC and the
Moscow Urban Renewal Agency on the day and year first above written.

3100 Capital, LLC:

Andrew Crapuchettes, Governor

BY: Elise

Governor

'lllrlllll

Moscow Urban Renewal Agency:

BY: Steve McGeehan, Chair

*

-(t-
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*
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On this day personally appeared before me Andrew Crapuchettes, in his official capacity as
Governor of 3 I00 Capital , LLC, known to me to be the person described in the foregoing
instrument and acknowledged that he executed the same as his free and voluntary act and deed,
for the uses and purposes therein mentioned.

seatthis

GIVEN under my hand

26o

$

or l4a,ch

duy

201 8

Notary Public in and for the State
of iDA t-|6
residing at yry].lSCOT)
IDAHO

-%

7r- i. ou
BLIO
OF
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ACKNOWLEDGMENTS

State

of
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)

)

of

ss.

)

On this day personally appeared before me Elise Crapuchettes, in her official capacity as Governor

of 3100 Capital, LLC, known to me to be the person described in the foregoing instrument and
acknowledged that she executed the same as her free and voluntary act and deed, for the uses and
purposes therein mentioned.

GIVEN under my hand and official seal this

H

26tl

day

of

lVarth

201 8

Notarv Public in and for the State

of

"A+UO

.

residing

$oTAe P
p

at ,AlOSOt;.),

ID

-,
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ACKNOWLEDGMENTS
State
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)

)
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On this day personally appeared before me Steve McGeehan, in his official capacity as Chair of
the Moscow Urban Renewal Agency, known to me to be the person described in the foregoing
instrument and acknowledged that he executed the same on behalf of the Moscow Urban Renewal
Agency as his free and voluntary act and deed, for the uses and purposes therein mentioned.

QIM'- lay of

GIVEN under my hand

?

MA+zLt-

, 2018.

Notarv Public in and for the State

of Zd re,
-/)1,4

OF
tltt til
ttr
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www.terragraphics.com
Corporate Office:
121 S. Jackson St., Moscow, Idaho 83843
Ph: (208) 882-7858; Fax: (208) 883-3785

MEMORANDUM

Other Office Locations:
Kellogg, Idaho
Boise, Idaho
Deer Lodge, Montana
Las Vegas, Nevada
Pasco, Washington

To:

Derek Young, IDEQ, Boise

CC:

Eric Traynor, IDEQ, Boise
Bill Belknap, Moscow URA

From:

Jon Munkers, TerraGraphics, Boise
Susan Spalinger, TerraGraphics, Moscow

Date:

March 26, 2017

Subject:

Completion Report for the W. 6th Street and Jackson Street Site in
Moscow, Idaho

The purpose of this memorandum provides documentation for work completed as outlined in the
Final Analysis of Brownfields Cleanup Alternatives and Remediation Work Plan for 217 and
317 West 6th Street in Moscow, Idaho (TerraGraphics, 2015). This memorandum also provides
additional discussion that address comments received from Idaho Department of Environmental
Quality (IDEQ) on the Construction and Remediation Report (TerraGraphics 2016), including:
•
•

1

A discussion about ammonia in soil and potential exposures via the volatilization
pathway, and
Additional extraction system modifications to upgrade pumps completed at the Site in
December 2016 and January 2017.

Background

The 0.84 acre Site is located southwest of the intersection between W. 6th Street and Jackson
Street in Moscow, Idaho, between Moscow’s historic downtown district and the University of
Idaho Campus (Figure 1). The Moscow Urban Renewal Agency (URA) currently owns the Site.
Historically, industrial agricultural businesses and storage of agricultural chemicals supported by
the former railroad corridor occupied the Site. Most recently, a retail produce business operated
on the northeast corner of the Site from about 2000 through 2010. All Site buildings have been
removed and the Site is currently vacant and mostly unpaved, with the exception of a small
paved area along the southwestern boundary.
The City of Moscow (City), contracted with TerraGraphics Environmental Engineering, Inc.
(TerraGraphics) to implement the remedial action strategy presented in the Final Analysis of
Brownfields Cleanup Alternatives [ABCA] and Remediation Work Plan [ABCA/Work Plan] for
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217 & 317 W. 6th Street Moscow, Idaho (TerraGraphics 2015a) to address nitrate and ammonia
concentrations in shallow ground water and soils.
The ABCA/Work Plan identified remediation standards that ensure current or probable future
risk to human health or the environment are eliminated or reduced, based on present and
reasonably anticipated future uses of the Site (IDAPA 58.01.18(02)b). This work is being
completed as part of the Greater Moscow Area Coalition (the Coalition) Assessment Grant BF00J24101 project and in compliance with the Voluntary Cleanup Program (VCP) agreement
between the IDEQ and the Moscow URA.
TerraGraphics completed remediation activities as described in the Construction and
Remediation Report for 217 and 317 W. 6th Street in Moscow, Idaho (2016). Upon review of
that report, IDEQ requested additional consideration be made to evaluate potential risk from
ammonia in soils, as well as recommended upgrading the existing pumps within the pump and
treat system. This memorandum presents response actions to those recommendations and
requests from IDEQ.

2

Work Plan Elements

2.1

Soil Removals

The ABCA/Work Plan outlined a strategy for removal of soils from two areas (Pit 1 and Pit 2) of
the Site as shown in Figure 2. The Construction and Remediation Report from August 2016
provides details including depths, sample results, and field descriptions for the soil removal
activities (TerraGraphics, 2016). Approximately 450 cubic yards of soil was removed from Pit 1
and approximately 700 cubic yards of soils was removed from Pit 2. Pit 3 was excavated in the
area of a tunnel structure as outlined within the ABCA/Work Plan. A brick structure (possible
tunnel) was uncovered and removed from the Pit 3 area. Soils were direct loaded into trucks and
transported to the Germer Landfarm as outlined within the work plan. Prior to backfill, the
excavation received a dose of liquid sodium lactate solution as outlined within the ABCA/Wrok
Plan to facilitate an environment that promoted denitrification.

2.1.1

Ammonia in Soils

Sampling of the excavation areas confirmed that soils remaining onsite still contained ammonia
ranging from 29.9 to 1,480 mg/kg. The human health risk evaluation conducted for the site
indicated there was excessive noncancer risk to resident-children, resident-age-adjusted, and
non-residential receptors due to indoor inhalation of vapor emissions from subsurface soils, and
to a much lesser extent, groundwater for the child receptor (TerraGraphics 2015b). The majority
of that risk was shown to be from ammonia in subsurface soils. The RATL-1 ammonia values
calculated for the residential receptors ranged from 0.38 mg/kg to 225 mg/kg (TerraGraphics
2015b). The 2004 REM model uses a now outdated methodology to calculate risk via the
inhalation pathway (as well as outdated toxicity factors). Consequently, the RATL-1 cleanup
values for ammonia are not practical. The State of Florida, however, provides guidance
(University of Florida 2005) specifically addressing the unique characteristics of ammonia in soil
when evaluating risk. The following summarizes ammonia in soil and the vapor emission
pathway, post-remediation soil data for ammonia, and the State of Florida approach.
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As requested by IDEQ, TerraGraphics evaluated the ammonia in soil and the vapor emission
pathway and the post-remediation soil data for ammonia. Soil was removed to depths of about
7.5 to 10 feet below ground surface (bgs) in three areas of the site during remediation activities.
Soil tested from the excavation walls and floor indicate that remaining ammonia levels in soils
range from 29.9 mg/kg to 1,480 mg/kg (TerraGraphics 2016). Backfill material consisted of
clean, native soils and the ammonia concentrations in the backfill soil were below detection
limits (<1.37 mg/kg).
TerraGraphics reviewed the available potential cleanup or screening levels for ammonia in soil
in order to evaluate if the remaining soil concentrations observed on-site may cause a potential
risk to a future residential or non-residential receptor. Ammonia’s volatilization from soil is
dependent on site conditions and soil characteristics. The state of Florida has guidance
indicating (University of Florida 2005):
“Ammonia is an inorganic compound that exists in a state of equilibrium between unionized ammonia (NH3) and ammonium ion (NH4+). The state of ionization, and thus the
percentages present as NH3 and NH4+, are generally dependent upon the pH of the
medium (i.e., soil or water), and to a lesser degree upon temperature. Higher pH results
in a greater percentage as NH3, whereas lower pH favors the formation of NH4+.”
“Given that the percentage of total ammonia present as NH3 depends on soil pH, direct
exposure SCTLs are conservatively developed by assuming that all of the ammonia in soil
is in the NH3 form. This is because, while ammonia as NH3 has a significant capacity to
volatilize, NH4+ does not and it will be fully dissolved in water within the soil matrix.
Consequently, for ammonia in soil, ingestion exposure is not as important as inhalation
because once ingested the potential toxicity of NH3 and NH4+ will be similar due to
equilibrium between the two forms in the presence of gastric acids. When volatilization is
minimal (i.e., low soil pH, see Table 18 below), the direct exposure SCTL will be driven
primarily by the oral component. The ammonia SCTLs that are based on oral and dermal
exposure pathways only are 35,000 mg/kg and 870,000 mg/kg for residential and
industrial scenarios, respectively. Alternatively, at higher soil pH, the SCTL for ammonia
is predominantly driven by the inhalation component of the equation, and therefore
reflects the capacity of these compounds to volatilize.”
Table 18 of the Florida guidance presents various soil cleanup levels for ammonia based on
differing pH values. Based on the USDA soil survey (USDA 2016), soil pH values at the 6th and
Jackson Street site should be approximately 6.5-6.7 (based on the top 10 feet bgs). Table 18
(from University of Florida 2005) indicates that for soils with pH of 6.5, the residential soil
cleanup level would be 32,000 mg/kg; at soil pH of 7.5, the cleanup value would be 19,000
mg/kg; and even if soil pH values at the 6th and Jackson Street site were as alkaline as 8.5, the
ammonia cleanup level in soil would be 4,400 mg/kg. Considering the maximum ammonia soil
concentration observed on-site is 1,480 mg/kg, the likelihood of adverse health effects from
ammonia via the vapor emissions pathway is low. Soil pH at this site is likely to be closer to
neutral, resulting in less volatilization of ammonia and thus reducing exposure via the inhalation
pathway.
Based on the available information at this time, the ammonia levels observed in soil remaining at
the 6th and Jackson Street site appear to pose a minimal volatilization risk and likely would not
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contribute to excessive non-cancer risk via the inhalation of vapor emissions from subsurface
soils.

2.2

Land Application

The excavated soils were transported and stockpiled at the Germer Landfarm as outlined within
the ABCA/Work Plan. Soils were homogenized using heavy equipment. A portion of the soils
was used for blending with the adjacent PCS remediation land farm as outlined within the
ABCA/Work Plan. The remaining soils not used at the PCS landfarm site were dry farmed in an
approximate 10-inch lift and tilled. Due to wet weather conditions, the site was not able to be
seeded the first season. The site was seeded in 2016 and will be evaluated after this crop rotation
as outlined within the land farm permit agreement (TerraGraphics 2015). Initial background
concentrations are shown in Table 1.
Should soil nitrate and ammonia concentrations be consistent with baseline background
concentrations, the land farm will be closed. If concentrations are not consistent with baseline
background concentrations, another crop rotation will continue to occur until soil concentrations
of ammonia and nitrate are consistent with background concentrations.

2.3

Excavation Backfilling

The excavations were backfilled with clean fill in 2-foot lifts and compacted to meet the
geotechnical engineering specifications as outlined within the ABCA/Work Plan. The
Construction and Remediation Status report provides details on the backfill activities
(TerraGraphics 2016).

2.4

Injection Wells

Field crews oversaw the installation of four injection wells (IW-1, IW-2, IW-3, and IW-4) on
November 17, 2015. The specific well logs are included within Appendix D of the Construction
and Remediation report (TerraGraphics 2016).

2.5

Extraction System Modifications

The extraction system installation was initially completed in the late fall of 2015. The
installation included the installation of three extraction wells (EW-1, EW-2, and EW-3) as
outlined within the ABCA/Work Plan. The construction and remediation status report provides
details on the extraction system installation. Based upon the pilot study and recommendations
from IDEQ, the system was recently upgraded to provide more robust pumps. TerraGraphics
completed extraction pump upgrades to the system in December 2016 and January 2017, as
described in the following sections.

2.5.1

Trenching

TerraGraphics oversaw Germer Construction (Germer) as they created approximately 160 linear
feet of trenches to provide upgraded electrical to the new pumps. Germer advanced two trenches,
one for the electrical and one for the discharge piping (Figure 3). The electrical trench was 24
inches wide by approximately 30 inches deep from the control box to each extraction well
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location. The second trench was approximately 24-inches wide and 30 inches deep and
connected each well to the City sewer stub. Figure 3 shows the approximate trench locations.

2.5.2

Well Vaults

TerraGraphics removed the original well monuments and installed 24 x 24 x 24 inch steel vaults.
The larger vaults allowed expanded access for piping and electrical connections.

2.5.3

Discharge Piping

TerraGraphics’ field crew laid 1-inch diameter schedule 40 PVC piping from each well head
horizontally along the bottom of the trench and increased to 2-inch piping prior to entering into
the City sewer connection.

2.5.4

Electrical

TerraGraphics’ electrical contractor laid electrical conduit from each well head horizontally
along the bottom of the trench to the control box. The electrician ran the electrical wire from the
well vault to the control panel. Each extraction well is connected through an electrical junction
box located within the well vault.

2.5.5

Submersible Pumps

TerraGraphics’ field staff replaced the three 12-volt submersible pumps with 120 volt
submersible pumps. The well intakes are set at approximately 12 feet bgs into the extraction
well. The new 120 volt pumps provide more robust operation under continuous conditions and
increase the potential flow capacity. Attachment 1 provides information on the pump
specifications. TerraGraphics installed the pumps and connected each pump to dedicated
discharge piping. The 1-inch discharge piping was placed into a 3-foot deep trench where it
traveled to the discharge point at the vertical sewer stub. Each extraction well has a dedicated
submersible pump for sampling purposes. The pumps meet or exceed the pump rate
requirements outlined within the ABCA/Work Plan.

2.5.6

Sewer Connection

TerraGraphics oversaw Germer connect the 2-inch diameter PVC piping to the City sewer via a
vertical pipe and construct a clean-out with a cap at the ground surface.

3

Monitoring Data

Table 2 provides a summary of the ground water data for the project over time. MW-3 and MW6 serve as downgradient onsite compliance wells (Figure 2). The ABCA/Work Plan outlines
remediation goals for nitrate in ground water at 10 mg/L and ammonia at 3.83 mg/L. MW-3
met the remediation goals for ammonia and nitrate in December 2016, but recently rebounded
slightly. Concentrations of nitrate in MW-3 have decreased from 45.6 mg/L in January of 2016,
to a concentration of 20.9 mg/L in January of 2017. MW-6 initially rebounded in early 2016 and
is now below the remediation goals for the last sampling event in January of 2017. Overall,
concentrations appear to be trending downward over time with both downgradient wells
achieving ground water remediation goals within the recent two sampling events, suggesting
remedial efforts have had a positive result on shallow ground water concentrations of ammonia
and nitrate. Additional monitoring as outlined in the Operations and Maintenance (O&M) Plan
Page 5 of 8

Completion Report for the W. 6th Street and Jackson Street Site in Moscow, Idaho

(6th and Jackson O&M Plan, TerraGraphics 2017) will provide further information on
maintaining concentrations below the remediation goals set forth in the ABCA/Work Plan.

4

Conclusions

Based upon the documented compliance with the VCP ABCA/Work Plan, the site owner
requests IDEQ consider issuing a Certificate of Completion for site closure. The Certificate of
Completion will include the incorporation of:
•

5

An Environmental Covenant (EC) and associated administrative and engineering controls
to restrict the use of shallow ground water and continued operation of the extraction
system. The EC is attached to this memorandum at Attachment 2 and outlines the
financial assurance, administrative controls established, and requirements necessary until
such a time as the groundwater concentrations fall below the remediation goals set forth
in the ABCA/Work Plan.
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Table 1.

Germer Landfarm Nutrient Baseline/Background Concentrations

Sample ID

Sample
Date

Sample Event

NH3-N (mg/kg)

NO3/N (mg/kg)

GLF-1S

10/9/2015

Pre-Landfarm Baseline

<0.259

20.8

GLF-2S

8/15/2016

6.45

29.5

GLF-3S

8/15/2016

10.8

33.2

4400 residential ‡

18.4*

1-year post farming
Area 1
1-year post farming
Area 2

Screening Level

Notes:
* = Screening level is established in the Risk Evaluation Manual as Initial Default Target Levels (IDTLs; IDEQ 2004).
‡ = Remedial Action Target Level - Soil Action Levels will be determined using Florida Guidance. Table 18. (Florida, 2005)
NH3 = Ammonia analyzed using SM 4500 NH3 G (SM 2011).
NO3 = Nitrate analyzed using USEPA 300.0 (USEPA 1993).
Concentration shown is the highest of the replicate samples.
Concentrations in BOLD are above the Screening Level.
All concentrations reported in mg/kg = milligram per kilogram.
< = less than the method detection limit (MDL).

Table 2.

6th and Jackson Groundwater Monitoring
NH3-N
NO3/N
Sample
Sample ID
Date
(mg/L)
(mg/L)
6J-MW-1

6J-MW-3

6J-MW-6

12/10/2014

<0.0500

1/11/2016

0.0377

12/10/2014

14.2

28.4

1/11/2016

28.1

45.6

2/26/2016

66.6

81.8

3/28/2016

65.4

72.9

4/19/2016

85.2

78.7

6/16/2016

90.4

75.6

9/7/2016

91.9

68.2

10/13/2016

70.8

60.3

12/21/2016

2.31

5.99

1/27/2017

4.50

20.9

12/10/2014

66.9

51.6

1/12/2016

0.0393

2/26/2016

<0.0500

8.43

3/28/2016

<0.0501

6.57

4/19/2016

5.59

14.6

6/16/2016

29.7

43.6

9/7/2016

57.9

27.9

10/13/2016

40.2

49.9

12/21/2016

28.4

28.2

1/27/2017

0.115

6.23

NA

10.0†

Screening Level

0.45
J

J

1.61

8.90

Notes:
† = Maximum Contaminant Level (MCL) - IDAPA 58.01.08. Idaho Rules for Public Drinking Water Systems.
Concentrations in BOLD are above the Screening Levels.
For duplicate samples, the highest concentration is reported.
mg/L = milligram per liter.
J = result is qualified as an estimate based on internal quality control evaluation.
NH3 = Ammonia analyzed using SM 4500 NH3 G (SM 2011).
NO3 = Nitrate analyzed using USEPA 300.0 (USEPA 1993).
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Anatek Labs, Inc.
1282 Alturas Drive • Moscow, ID 83843 • (208) 883-2839 • Fax (208) 882-9246 • email moscow@anateklabs.com
504 E Sprague Ste. D • Spokane WA 99202 • (509) 838-3999 • Fax (509) 838-4433 • email spokane@anateklabs.com

Client:

TERRAGRAPHICS ENVIRONMENTAL ENGIN

Batch #:

161221028

Address:

121 S. JACKSON

Project Name:

MOSCOW URA 6TH &
JACKSON 16178

MOSCOW, ID 83843
JON MUNKERS

Attn:

Analytical Results Report
Sample Number

161221028-001

Sampling Date

12/21/2016

Date/Time Received

Client Sample ID

(6J-MW-3)122116

Sampling Time

11:05 AM

Extraction Date

Matrix

Water

Sample Location

12/21/2016 12:17 PM

Comments
Parameter

Result

Units

PQL

Analysis Date

Analyst

Method

NH3-N

2.31

mg/L

NO3/N

5.99

mg/L

0.05

12/28/2016

MER

SM4500NH3G

1

12/21/2016 9:48:00 PM

MER

EPA 300.0

Sample Number

161221028-002

Sampling Date

12/21/2016

Date/Time Received

Client Sample ID

(6J-MW-6)122116

Sampling Time

11:55 AM

Extraction Date

Matrix

Water

Sample Location

Qualifier

12/21/2016 12:17 PM

Comments
Parameter

Result

Units

PQL

Analysis Date

Analyst

Method

NH3-N

28.4

mg/L

0.5

12/28/2016

MER

SM4500NH3G

NO3/N

28.2

mg/L

1

12/21/2016 10:09:00 PM

MER

EPA 300.0

Sample Number

161221028-003

Sampling Date

12/21/2016

Date/Time Received

Client Sample ID

(6J-MW-6-FD)122116

Sampling Time

11:55 AM

Extraction Date

Matrix
Comments

Water

Sample Location

Parameter

Qualifier

12/21/2016 12:17 PM

Result

Units

PQL

Analysis Date

Analyst

Method

NH3-N

27.5

mg/L

0.5

12/28/2016

MER

SM4500NH3G

NO3/N

27.7

mg/L

1

12/21/2016 10:29:00 PM

MER

EPA 300.0

Qualifier

Authorized Signature
Todd Taruscio, Lab Manager
MCL
ND
PQL

EPA's Maximum Contaminant Level
Not Detected
Practical Quantitation Limit

This report shall not be reproduced except in full, without the written approval of the laboratory.
The results reported relate only to the samples indicated.
Soil/solid results are reported on a dry-weight basis unless otherwise noted.

Certifications held by Anatek Labs ID: EPA:ID00013; AZ:0701; FL(NELAP):E87893; ID:ID00013; MT:CERT0028; NM: ID00013;NV:ID00013; OR:ID200001-002; WA:C595
Certifications held by Anatek Labs WA: EPA:WA00169; ID:WA00169; WA:C585; MT:Cert0095; FL(NELAP): E871099

Wednesday, January 04, 2017
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Anatek Labs, Inc.
1282 Alturas Drive • Moscow, ID 83843 • (208) 883-2839 • Fax (208) 882-9246 • email moscow@anateklabs.com
504 E Sprague Ste. D • Spokane WA 99202 • (509) 838-3999 • Fax (509) 838-4433 • email spokane@anateklabs.com

Login Report
Customer Name: TERRAGRAPHICS ENVIRONMENTAL ENGINEERING
121 S. JACKSON
MOSCOW

ID

Order ID:

161221028

Order Date:

12/21/2016

83843
Project Name: MOSCOW URA 6TH &

Contact Name: JON MUNKERS

JACKSON 16178

Comment:
Sample #:

161221028-001

Matrix: Water

Recv'd:
Quantity:

2

(6J-MW-3)122116

Customer Sample #:

Date Received:

Collector:

TOM JENKINS

12/21/2016 12:17:00 PM

Date Collected:

12/21/2016

Time Collected:

11:05 AM

Comment:
Test

Lab

Method

Due Date

Priority

AMMONIA-NITROGEN

M

SM4500NH3G

1/4/2017

Normal (~10 Days)

NITRATE/N

M

EPA 300.0

1/4/2017

Normal (~10 Days)

Sample #:

161221028-002

Matrix: Water

Recv'd:
Quantity:

2

(6J-MW-6)122116

Customer Sample #:

Date Received:

Collector:

TOM JENKINS

12/21/2016 12:17:00 PM

Date Collected:

12/21/2016

Time Collected:

11:55 AM

Comment:
Test

Lab

Method

AMMONIA-NITROGEN

M

NITRATE/N

M

Sample #:

161221028-003

Quantity:

2

Date Received:

Priority

SM4500NH3G

1/4/2017

Normal (~10 Days)

EPA 300.0

1/4/2017

Normal (~10 Days)

(6J-MW-6-FD)122116

Customer Sample #:

Matrix: Water

Recv'd:

Due Date

Collector:

TOM JENKINS

12/21/2016 12:17:00 PM

Date Collected:

12/21/2016

Time Collected:

11:55 AM

Comment:
Test

Lab

Method

Due Date

Priority

AMMONIA-NITROGEN

M

SM4500NH3G

1/4/2017

Normal (~10 Days)

NITRATE/N

M

EPA 300.0

1/4/2017

Normal (~10 Days)

Customer Name: TERRAGRAPHICS ENVIRONMENTAL ENGINEERING
121 S. JACKSON
MOSCOW

ID

Contact Name: JON MUNKERS

Order ID:

161221028

Order Date:

12/21/2016

83843
Project Name: MOSCOW URA 6TH &
JACKSON 16178

Comment:

SAMPLE CONDITION RECORD
Samples received in a cooler?

Yes

Samples received intact?

Yes

What is the temperature of the sample(s)? (°C)

6.1

Samples received with a COC?

Yes

Samples received within holding time?

Yes

Are all sample bottles properly preserved?

Yes

Are VOC samples free of headspace?

N/A

Is there a trip blank to accompany VOC samples?

N/A

Labels and chain agree?

Yes

Anatek Labs, Inc.
1282 Alturas Drive • Moscow, ID 83843 • (208) 883-2839 • Fax (208) 882-9246 • email moscow@anateklabs.com
504 E Sprague Ste. D • Spokane WA 99202 • (509) 838-3999 • Fax (509) 838-4433 • email spokane@anateklabs.com

Client:

TERRAGRAPHICS ENVIRONMENTAL ENGINEERING

Batch #:

170127036

Address:

121 S. JACKSON

Project Name:

MOSCOW URA- 6TH &
JACKSON 16178

MOSCOW, ID 83843
JON MUNKERS

Attn:

Analytical Results Report
Sample Number

170127036-001

Sampling Date

1/27/2017

Client Sample ID

(6J-MW-3) 012717

Sampling Time

2:30 PM

Matrix

Water

Date/Time Received

1/27/2017

2:50 PM

Comments
Parameter

Result

Units

PQL

Analysis Date

Analyst

Method

NH3-N

4.50

mg/L

NO3/N

20.9

mg/L

0.05

1/31/2017

MER

SM4500NH3G

1

1/27/2017 8:24:00 PM

MER

EPA 300.0

Sample Number

170127036-002

Sampling Date

1/27/2017

Client Sample ID

(6J-MW-6) 012717

Sampling Time

1:55 PM

Matrix

Water

Date/Time Received

1/27/2017

Qualifier

2:50 PM

Comments
Parameter

Result

Units

PQL

Analysis Date

Analyst

Method

NH3-N

0.115

mg/L

0.05

1/31/2017

MER

SM4500NH3G

NO3/N

6.23

mg/L

1

1/27/2017 8:44:00 PM

MER

EPA 300.0

Sample Number

170127036-003

Sampling Date

1/27/2017

Client Sample ID

(6J-MW-6-FD) 012717

Sampling Time

1:55 PM

Matrix

Water

Date/Time Received

1/27/2017

Qualifier

2:50 PM

Comments
Parameter

Result

Units

PQL

Analysis Date

Analyst

Method

NH3-N

0.0859

mg/L

NO3/N

6.19

mg/L

0.05

1/31/2017

MER

SM4500NH3G

1

1/27/2017 9:05:00 PM

MER

EPA 300.0

Qualifier

Authorized Signature
Todd Taruscio, Lab Manager
MCL
ND
PQL

EPA's Maximum Contaminant Level
Not Detected
Practical Quantitation Limit

This report shall not be reproduced except in full, without the written approval of the laboratory.
The results reported relate only to the samples indicated.
Soil/solid results are reported on a dry-weight basis unless otherwise noted.

Certifications held by Anatek Labs ID: EPA:ID00013; AZ:0701; FL(NELAP):E87893; ID:ID00013; MT:CERT0028; NM: ID00013;NV:ID00013; OR:ID200001-002; WA:C595
Certifications held by Anatek Labs WA: EPA:WA00169; ID:WA00169; WA:C585; MT:Cert0095; FL(NELAP): E871099

Thursday, February 02, 2017
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Anatek Labs, Inc.
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Login Report
Customer Name: TERRAGRAPHICS ENVIRONMENTAL ENGINEERING
121 S. JACKSON
MOSCOW

ID

Order ID:

170127036

Order Date:

1/27/2017

83843
Project Name: MOSCOW URA- 6TH &

Contact Name: JON MUNKERS

JACKSON 16178

Comment:
Sample #:

170127036-001

Matrix: Water

Recv'd:
Quantity:

2

(6J-MW-3) 012717

Customer Sample #:

Date Received:

Collector:

TOM JENKINS

1/27/2017 2:50:00 PM

Date Collected:

1/27/2017

Time Collected:

2:30 PM

Comment:
Test

Lab

Method

Due Date

Priority

AMMONIA-NITROGEN

M

SM4500NH3G

2/8/2017

Normal (~10 Days)

NITRATE/N

M

EPA 300.0

2/8/2017

Normal (~10 Days)

Sample #:

170127036-002

Matrix: Water

Recv'd:
Quantity:

2

(6J-MW-6) 012717

Customer Sample #:

Date Received:

Collector:

TOM JENKINS

1/27/2017 2:50:00 PM

Date Collected:

1/27/2017

Time Collected:

1:55 PM

Comment:
Test

Lab

Method

AMMONIA-NITROGEN

M

NITRATE/N

M

Sample #:

170127036-003

Quantity:

2

Date Received:

Priority

SM4500NH3G

2/8/2017

Normal (~10 Days)

EPA 300.0

2/8/2017

Normal (~10 Days)

(6J-MW-6-FD) 012717

Customer Sample #:

Matrix: Water

Recv'd:

Due Date

Collector:

TOM JENKINS

1/27/2017 2:50:00 PM

Date Collected:

1/27/2017

Time Collected:

1:55 PM

Comment:
Test

Lab

Method

Due Date

Priority

AMMONIA-NITROGEN

M

SM4500NH3G

2/8/2017

Normal (~10 Days)

NITRATE/N

M

EPA 300.0

2/8/2017

Normal (~10 Days)
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Legacy Crossing Overlay District
1

1

Introduction
A. Community Vision

The vision captured the community’s
desire to bridge the divide between
the University of Idaho Campus and
the Downtown and energize and
revitalize the core of the community.
Throughout the process it was clear
that the community envisioned the
development of this area with high
intensity dynamic and vibrant mixed
uses.
Example illustrations of this vision
are shown in Figure 1.1. These
design guidelines were developed to
facilitate the implementation of the
vision.

Figure 1.1 - Conceptual Development Illustrations

B. Subject Area
The Legacy Crossing Overlay District (LCO) is that area (shown in
Figure 1.2, and illustrated in more detail in Appendix A) generally
bounded by Sixth Street to the north, Sweet Avenue to the west,
Jackson Street to the east, and State Highway 95 to the south. This

Section One

Throughout the fall of 2007 and
spring of 2008, University of Idaho
architecture students, property and
business owners, residents, and
elected officials engaged in a series
of collaborative charettes and public
meetings to develop a communitybased vision for the future of the
Legacy Crossing Urban Renewal
District.

City of Moscow
2

Section One

area is generally located between the University of Idaho campus and
the central business district and which has been historically utilized for
agricultural, industrial and rail transportation uses.

C. Purpose and Intent
In consideration of the unique
characteristics of the LCO area, the
redevelopment of this area requires
an increased level of attention and
consideration of site ingress and
egress; building architectural style,
placement and massing; public
streetscape design and function;
internal vehicular and pedestrian
circulation; parking provision and
management;
preservation
and
enhancement of riparian areas; and
the integration of public community
spaces, public art and other public
enhancements.

Section One

Figure 1.2 - Subject Area

These
development
guidelines
are intended to complement the
City’s Zoning Code by establishing
development
standards
and
guidelines for developments within
the LCO. These guidelines are to be
utilized by City Staff, the Planning and
Zoning Commission, and City Council
in their review of all developments
within the LCO area.
The items included within this document are intended to be guidelines,
and as such, minor deviations or variations may be allowed by the
reviewing body where justified by the specific limitations or constraints
of the development site, project layout and where such variations
and deviations do not conflict with the intents and purposes of these
Design Guidelines.

Legacy Crossing Overlay District
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D. Land Uses

Section One

The redevelopment of the LCO area is generally anticipated to
include a wide range of mixed-uses including retail, artists studios,
eating and drinking establishments, limited light manufacturing where
appropriate, professional office space as well as residential dwelling
units. These design guidelines are generally intended to address the
physical development of the LCO area rather than specific uses which
are to be guided by the underlying zoning of the LCO area.

BL

Page Intentionally Left Blank
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External Site Ingress
& Egress

2

A. Introduction
This section addresses the exterior boundaries of the site and their
relationship with the adjacent city street system as it pertains to logical
and desirable ingress and egress points upon adjacent streets. As
the site is principally bounded by a national highway (U.S. HWY 95)
and a collector street that serves as one of the principal transportation
corridors between the University of Idaho and the downtown and
residential areas to the east (Sixth Street), planning for the safe
and efficient ingress and egress to and from the site is critical to the
successful redevelopment of the area and the safe function of the
adjacent streets.

B. Surrounding City Streets

Sixth Street adjacent to the LCO area is a designated collector
street with widened urban sidewalks near newer developments and
structures primarily located at or very near the property lines.
Jackson Street adjacent to the subject property is a three-lane street
section that serves as the southbound segment of U.S. Highway 95
through the City. Sidewalks along Jackson are present in limited
locations and are of insufficient width to meet an urban walk standard.
Uses adjacent to Jackson are primarily the few remaining agricultural/
industrial uses and structures, with the exception of the area near the
Sixth Street intersection.
College Street bisects the LCO area and in many areas lacks any
curbing, sidewalks and on-street parking facilities. Adjacent uses and
structures are primarily agricultural/industrial in nature or undeveloped
lands.

Section Two

The site is generally bounded by Sixth Street to the north, Jackson
(U.S. Highway 95) to the east, and Sweet Avenue to the south. The
site is also bisected by College Street through the center of the LCO
area.

City of Moscow
6

Section Two

C. Site Access Locations
Principal vehicular access points to the site
should be located so as to permit smooth
traffic flow in and out of the site that minimize
hazards to vehicular or pedestrian traffic
upon adjacent public streets, pathways
and sidewalks. As such, developments
within the LCO area should incorporate the
following features:

2.C.1: Principle access points to the
development site should be located
opposite existing street alignments and
intersections.

2.C.2: The number of access points
upon adjacent streets should be limited
to minimize hazards and promote logical
and orderly shared access and internal
circulation within the LCO.

Section One

Figure 2.1 - External Site Access Points

2.C.3: The preferred principal access
locations are illustrated in Figure 2.1.

Legacy Crossing Overlay District
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Internal Site Access
and Circulation

3

A. Introduction
To facilitate the orderly development of the LCO it is necessary to
ensure that there is adequate internal circulation and access to allow
for the full development of the site. In consideration of the configuration
of property ownership and the physical dimensions of the site, it is
clear that internal circulation and access would be enhanced with
the extension of a street through the center of the site as well as a
secondary access point via Jackson Street as illustrated in Figure 4
and Appendix A.

B. Legacy Avenue
The existing property boundary configuration
which reflects the historical railroad
corridors does not facilitate the logical and
orderly development of the LCO area, nor
does it provide for efficient circulation and
service delivery. Many properties within the
LCO area are long and narrow, lack street
frontage and access, and have no block
structure to build upon. To address this
condition, it is proposed that a public street
be developed through the center of the LCO
area on an alignment that roughly parallels
Figure 3.1 - Internal Site Access and Circulation
Paradise Creek. In addition to providing the
principal access to the site and the adjacent
developable properties, this public street corridor will create significant
commercial frontage and the opportunity to provide public parking and
other amenities to serve development within the area.

Section Three

These public streets will provide for the
creation of significant commercial frontage
that currently does not exist as well as
provide access to customers, emergency
service providers, public utilities, service
and delivery, as well as the provision of
public on-street parking to serve adjacent
land uses.

City of Moscow
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Section Three

Primary access to this new roadway, referred hereinafter as Legacy
Avenue, would be gained from College Street and extend northwesterly
and southeasterly from its intersection with College Street. The City
is in the process of securing the majority of the required right-ofway for the extension of Legacy Avenue north of College Street. It
is envisioned that the northwesterly extension of Legacy Avenue
may terminate temporarily, or permanently, in a traffic circle south of
current Taco Time Restaurant, or it may continue northwesterly to an
intersection of Sixth Street in some configuration as development or
redevelopment occurs within the area.
The southeasterly extension of Legacy Avenue is envisioned to extend
from College Street and then turn northeasterly to connect to Jackson
Street. This connection from College Street to Jackson Street would
provide multiple points of access and enhanced circulation for vehicle
access and emergency service provision to the three larger parcels
within the area south of College Street. It is possible that access and
cross circulation could be provided in the form of private roadways and
accompanying public access easements that provide the equivalent
functional access, circulation, and development form, depending
upon the proposed development and subject to the approval of the
reviewing body.

Section One

It is anticipated that public right-of-way necessary to accommodate
Legacy Avenue would range from 70 to 85 feet in width depending
upon on-street parking configuration as illustrated in the proposed
street sections within Section 4.

3.B.1: All developments within the LCO should incorporate the

extension of Legacy Avenue in conformance with the approved
street sections described in these guidelines.

C. Jackson Street Connection
While Legacy Avenue provides for the internal access and circulation,
the Jackson Street Connection into the site provides for a consolidated
shared access to Jackson Street which serves as the southbound half
of the U.S. HWY 95 couplet that encompasses the downtown area.
While the LCO area has a significant length of frontage along
Jackson Street, due to its function as U.S. Highway 95 and the Idaho
Transportation Department’s access management program, access
to the LCO site via Jackson Street is limited to ensure that entrance
and exit turning movements do not jeopardize the safety and traffic
carrying capacity of the adjacent highway. Therefore, the management
and provision of a consolidated shared access to Jackson Street via

Legacy Crossing Overlay District
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the Legacy/Jackson Connector is necessary.

3.C.1: All developments within the LCO should incorporate the
Jackson Street Connection to intersect with Legacy Avenue to serve
as a consolidated point of access to Jackson/U.S. Highway 95.

D. Loading Zones, Service Areas, and Refuse 		
Management
3.D.1: Where feasible, rear service and loading areas should be

provided, via public alley or private drive access, to direct such
activities away from the public streets and commercial frontages.

3.D.2: Dumpsters and similar trash and recycling receptacles shall

Section Three

be located and physically screened from view from adjacent public
streets and walkways.
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Streetscape Design
Guidelines

4

A. Introduction

B. Urban Street and
Sidewalk Standard
Urban sidewalks are generally located
in business and mixed-use districts
where there is a concentration of higher
intensity development, ground floor
retail, restaurants and entertainment
uses, and on-street parking. They are
designed for heavy pedestrian use
and to be compatible with uses in a
dense urban environment.

Figure 4.1 - Urban Sidewalk Standard Details

Section Four

Streets and sidewalks are key to
the livability, vitality and identity of
urban areas. Well designed streets
and sidewalks add value and act
as a catalyst to the development of
private property. They provide the
setting for land use, and the capacity
of the street and sidewalk systems to
carry vehicular and pedestrian traffic
determines, in part, the appropriate
adjacent land uses. Sidewalk width,
street lights and other amenities affect
pedestrian activity and aesthetic
quality and thus help to determine
how adjoining private land may be
developed and used.

City of Moscow
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Section Four

C. Street Design
Guidelines
General Standards:
4.B.1: All public street frontages within the LCO area should be

developed to a wide urban sidewalk including the provision of a
minimum five (5’) foot wide furnishing zone and minimum nine (9’)
foot wide pedestrian zone as illustrated in Figure 4.1 and Appendix
A.

4.B.2: The furnishing zone should

include a minimum of five (5’) foot
diameter street tree wells with drip
irrigation spaced approximately
thirty (30) feet on center and
full cut-off street light fixtures
approximately sixty (60) feet on
center, or as otherwise specified.

4.B.3:
Figure 4.2 - Example Pedestrian Curb Extensions

All public streets within
the LCO should include on-street
vehicular parking when possible
via angled or parallel parking stalls.

Section One

4.B.4: All intersections and pedestrian crossings should include

accessible pedestrian curb extensions (bump-outs) to promote
pedestrian use and improve pedestrian safety as illustrated in
Figure 4.2.

Legacy Avenue:
Legacy Avenue is anticipated to serve as the primary pedestrian and
vehicular internal access and circulation corridor through the LCO
area, but will also serve as the primary public parking area to serve
development in the LCO area.
Public parking provides for the greatest flexibility in parking utilization
and if dispersed throughout the LCO area along the Legacy Avenue
alignment, will provide conveniently located parking throughout the
LCO area that will reduce the amount of parking that must be privately
provided, thus increasing the developable area within the LCO area.

4.B.5: Developments adjacent to Legacy Avenue should include

street improvements in accordance with Figure 4.1.

Legacy Crossing Overlay District
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Sixth Street:
Sixth Street borders the LCO site to the north. Recent development
along Sixth Street (University Pointe) has included the development
of a wider urban sidewalk and on-street parallel parking.

4.B.6: Developments adjacent to Sixth Street should include street
improvements in accordance with Figure 4.1.

Jackson Street Connection:
The Jackson Street Connection is anticipated to serve a similar
function and be developed to a similar standard as Legacy Avenue.

4.B.7: All development within the LCO area should include the
construction of the Jackson Street Connection in accordance with
the proposed street design which includes a 12 to 16 foot wide urban
sidewalk area, on-street parking areas as well as the vehicular travel
lanes as shown in proposed street cross-section of Figure 4.1 and
Appendix A.

College Street bisects the LCO
site and should be developed in
a similar fashion as that of the
Legacy Avenue and Jackson Street
Connection with angled parking
bays and wider urban sidewalks as
shown in the proposed street crosssections.

4.B.8: Development adjacent
to
College
Street
should
include street improvements in
accordance with Figure 4.1.

Figure 4.3 - Jackson Street Cross-Section

Jackson Street:
Jackson Street adjacent to the LCO area is a three-lane, one-way
street which currently serves as the southbound half of the U.S. HWY
95 corridor through the downtown area. Ultimately it is anticipated
that at some future date U.S. 95 may be rerouted outside of the
downtown area which will allow for the future reconfiguration of the
street. In the interim, it is anticipated that the Jackson Street frontage
will primarily include the installation of a street furnishing/tree zone as

Section Four

College Street:

City of Moscow
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Section One

Section Four

well as a wider urban sidewalk as shown upon the proposed street
cross-section shown in Figure 4.3.

4.B.9: Developments adjacent to Jackson Street should include
street improvements in accordance with Figure 4.3.

Legacy Crossing Overlay District
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Pedestrian Connectivity
A. Introduction

5

Due to the Redevelopment District’s unique location between the
University of Idaho Campus and the Central Business District,
pedestrian access to and through the Redevelopment District is an
important consideration. Developments proposed within the LCO
should provide pedestrian facilities in accordance with the provisions
of this Section.

B. Principal Pedestrian Corridors
5.B.1: All development proposals should

incorporate and provide for the three
pedestrian ways illustrated in Figure 5.1
and Appendix B including:

2. The extension of the current Sweet
Avenue parking lot central walkway in
accordance with Figure 5.3; and
3. The historic Main Street alignment and
bridge structure across the southeast
corner of the LCO Area in accordance
with Figure 5.3.

C. Pedestrian Corridor Facilities

Figure 5.1 - Critical Pedestrian Corridors

All pedestrian corridor facilities should be
developed with the following design features
and elements specified below:

5.C.1: All pedestrian corridor facilities should be surfaced with
permanent hard surface of concrete unit pavers, concrete with

Section Five

1. The continuation of the “Hello-Walk”
which extends from the southwest
corner of the intersection of Sixth and
Jackson Streets southwest to a location
near the rear of the University of Idaho
Bookstore facility in accordance with
Figure 5.2;

City of Moscow
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Section Six

special texture colors and patterns, brick or other paver blocks, or
other similar materials as illustrated in Figure 5.2 and Figure 5.3.

5.C.2:

All pedestrian corridor
facilities should incorporate canopy
trees and other vegetative plantings
with drip irrigation to provide shade
and shelter for pedestrians as
illustrated in Figure 5.2 and Appendix
B.

5.C.3: All pedestrian corridor facilities
Figure 5.2 - Hello-Walk Corridor Detail

should include the integration of
street furnishings (trash receptacles,
benches, bollards, street lighting
fixtures, bike racks, and other similar
furnishings) as illustrated in Figure
5.2 and Appendix B.

5.C.4:

All pedestrian corridor
facilities should incorporate public
art through surfacing patterns or
designs, sculpture installation, and
other means.

Section One

Figure 5.3 - Pedestrian Corridor Detail

Figure 5.4 - Pedestrian Corridor Example

Legacy Crossing Overlay District
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6

Building Design
Guidelines
A. Introduction
A significant component to the ultimate realization of the community’s
vision for the development of the LCO area as a vibrant mixed-use
pedestrian oriented urban center is the placement and character of the
buildings that are constructed within the area. This includes building
placement, height and architectural features (building materials and
design) that together, with the other elements addressed in these
guidelines, will assist in achieving the desired character of development
in the LCO Area.

B. Building Placement
In order to ensure that the development
within the LCO complements the urban
character of downtown, all structures should
be located upon the property in accordance
to the following guidelines:
All
buildings
constructed
adjacent to any public street (specifically
Jackson/U.S. HWY 95, Sixth Street,
Legacy Avenue, and the Jackson Street
Connection) within the site should be
located within five (5) feet of the front and/
or street side property lines as illustrated
in Figure 6.1.

Figure 6.1 - Building Placement Diagram

6.B.2: Portions of buildings may be
setback a maximum of fifteen (15) feet from the build-to-lines for no
more than twenty (20%) percent of the total building frontage length
to allow for façade articulation and the creation of public space
amenities that are deemed by the hearing body to provide public
benefit.
6.B.3: Minor façade articulations of less than three feet in depth
should be considered as being placed upon the build-to-line.

Section Six

6.B.1:

City of Moscow
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Section Six

6.B.4: Building setbacks from the

build-to-line at intersection corners
that are necessary to preserve
visual sight distances are not to
be counted against the maximum
setback percentage and should be
accomplished via angled or other
building corner treatments to provide
adequate motorist and pedestrian
visibility as illustrated in Figure 6.2.

C. Building Height
6.C.1: The minimum building height

Section One

Figure 6.2 - Example Corner Treatment

within the LCO should be twenty
(20’) feet or a minimum of two (2)
stories. If an applicant proposes to
construct a single story structure, the
building parapet wall heights shall be
increased to provide massing and
appearance similar to that of a two
story structure.

6.C.2: The maximum height at the
build-to-line should be sixty (60) feet
or five (5) stories. Any portion of a
structure above such height should
be stepped-back fifteen (15) feet
from any property line adjacent to a
public street or pedestrian corridor
to ensure that the structure retains
a pedestrian scale as illustrated in
Figure 6.3.

Figure 6.3 - Example Desired Building Height and Step Back

6.C.3: The approving body may
allow deviations from the minimum and maximum building heights
if deemed justified by the character or nature of the proposed
development.

Legacy Crossing Overlay District
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D. Building Design
General Building
Façade Design:

Building façade design should comply with the following guidelines:

6.D.1: The front facade of all
buildings should include the main
entrance to the building and a
number of transparent window
openings.
6.D.2: Blank walls on all facades

that front a park, street, plaza,
or other public spaces should be
discouraged.

6.D.3: On all facades, a clear

visual distinction between each
floor should be provided.

6.D.5: Rear and side facades
should be designed with similar
architectural elements, materials,
and colors as the front façade.
However, the design of side and
rear facades may be simpler, and
more casual in nature.
Figure 6.4 - Projecting Facade Element Example

Window Openings:
Window openings
designed as follows:

should

be

6.D.7: Fifty (50%) to eighty-five (85%) percent of ground-floor

Section Six

6.D.4: Facades should include
both solid surfaces and window
openings to avoid the creation of
blank walls and/or glass curtain
walls. Window openings should be
balanced to avoid large blank wall
surfaces on the façade.

City of Moscow
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Section Six

façades of retail uses that front public streets and pedestrian ways
should be occupied by windows and/or entry doors. The ground floor
facades of all other uses that front public streets and pedestrian
ways may have less than fifty (50%) percent window and/or entry
door area when not located along primary activity centers in the
LCO area. However, such ground-floor facades should not have
less than thirty-five (35%) percent occupied by windows and/or
entry doors.

6.D.8: Windows and doors should utilize clear transparent glass in
order to provide clear views of storefront displays from the street and
to allow natural surveillance of the
street and adjacent outdoor spaces.
6.D.9: Mirror and tinted glass should
be discouraged. Moderately tinted
glass for energy conservation should
be allowed.
6.D.10: For all floors above the

ground floor, windows should occupy
at least twenty (20%) of the total wall
areas and should have a vertical
orientation and proportion.

Section One

Projecting Façade
Elements:
Figure 6.5 - Facade Articulation Illustration

Projecting façade elements that
provide shade and shelter to
pedestrians are encouraged as
follows:

6.D.11: Projecting façade elements should be in keeping with the
historic architecture within the community including awnings and
marquees.
6.D.12: Where buildings are adjacent to public streets or pedestrian
ways, at least 75 percent of the façade width should contain projecting
façade elements that provide shade and shelter to pedestrians as
illustrated in Figure 6.4.

Legacy Crossing Overlay District
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Façade Articulation:
Street facing building facades, as well as all facades that front a plaza
or pedestrian way should be articulated to improve the quality of the
design.

6.D.13: Appropriate methods of articulation include, but are not
limited to, the following (as illustrated in Figure 6.5):

1. Increasing the number and/or size of window openings;
2. Creating a defined base for the building;
3. Recessing storefronts, windows and/or entry ways to create
depth and cast shadow patterns;
4. Providing three-dimensional expression lines (vertical and
horizontal) between the floors of the structure and around
storefronts and window openings; and
5. Adding depth and detail to the cornice or roof parapet.

Building Materials:
facades include:
• Rock, stone, or tile
• Brick
• Plaster or stucco
• Concrete or masonry
• Finished and painted horizontal and vertical wood siding
• Fiber cement siding
• Wrought iron
• Finished and painted wood trim
• Wood, aluminum, copper, steel, and vinyl clad wood frames for
windows and doors
• Wood, metal, and glass doors
• Other materials of similar quality, durability, and character to
those listed above as approved by the approving body.

6.D.15: Inappropriate building materials that are discouraged on
facades include:
Plywood
Hardboard
Unfinished lumber
Corrugated fiberglass
Vinyl siding
Sheet metal or tin siding other than for minor detail use

•
•
•
•
•
•

Section Six

6.D.14: Appropriate building materials that are encouraged on

City of Moscow
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Section One

Section

6.D.16: Painted building surfaces should have a matte or low-gloss
finish. Trim work may have a glossy finish.
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Parking
A. Introduction

7

While the City has taken great efforts to promote the use of nonautomotive modes of transportation within the community, and
certainly within the development of the LCO area, it is still necessary
to make reasonable accommodations to provide vehicular parking to
service the ultimate development of properties within the LCO area.
In order to provide for the greatest flexibility in serving the varying
parking demands that are anticipated to occur with the desired mixeduse development within the LCO, the development and provision of
public parking within the LCO is encouraged.
It is anticipated that the majority of this public parking (estimated
as 350 potential parking stalls) will be provided via on-street public
parking dispersed throughout the LCO area along Legacy Avenue
and the Jackson Street Connection and frontage improvements along
Sixth Street and College Street.

7.B.1: Vehicular parking should be required for developments
within the LCO area provided in accordance with the off-street
parking requirements of the Urban Mixed Commercial (UMC)
Zoning District.

C. Off-Street Parking Placement
7.C.1: Off-street parking facilities should not be located between
structures and adjacent public right-of-ways or pedestrian corridors.
7.C.2: Off-street parking should be located underneath, behind, or
to the side of all principle structures, or within parking structures.

7.C.3: Other than public parking facilities, surface parking lots

should be minimized in order to reduce the detrimental impacts of
large surface parking lots within the LCO area.

7.C.4: Where podium parking is provided it should be screened
from public view by the building with habitable space or other

Section Seven

B. Off-Street Parking Requirements
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Section Seven

building features.

D. Off-Street Parking Joint Use Provisions
Shared joint use of off-street parking facilities among multiple properties
is encouraged and may be approved by the approving body.

7.D.1: Any proposal of shared joint use must include a detailed

parking demand analysis including projected timing and volume of
parking demand generated by the proposed uses and other relevant
information deemed necessary to assess the joint-use request.

E. Off-Street Surface Parking Landscape Guidelines
Where off-street surface parking is provided, such parking areas
should be adequately landscaped to visually buffer the vehicular
parking area from adjacent streets and provide summer shading of
the area.

7.E.1: Surface parking areas should include one canopy tree

Section One

placed within or around the perimeter of the parking area for each
five (5) stalls provided.

7.E.2: Off-street surface parking areas should be screened from
adjacent public streets or pedestrian corridors by a five (5) foot wide
landscape strip with shrubs or similar plantings that will provide
adequate visual screening of the area at maturity and planted four
(4) feet on center. The landscape strip may be reduced to three (3)
feet in width with the inclusion of a fence or wall used for screening
purposes.

F. Parking Structure Design Guidelines
While parking structures are a preferred method for the provision of
off-street parking within the LCO area, care must be taken to ensure
that the visual appearance and scale of such facilities are in keeping
with the intended character of the LCO area. Any proposed parking
structure within the LCO area should comply with the following:

7.F.1: The exterior design of parking structures should minimize

its visual identity as parking through façade articulation, window
openings and variations in color, material and/or texture.

Legacy Crossing Overlay District
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7.F.2: Where possible, parking structures should be placed in a

manner to minimize interruption of street frontage and screened
from view by habitable space of the uses that they serve.

7.F.3: Where parking structures are located adjacent to public

Section Seven

streets or pedestrian areas, the exterior of the parking structure
should include architectural detail such as decorative façade
features, planters, and storefronts to minimize the appearance of
the parking structure to motorists and pedestrians.
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Public Spaces and
Amenities

8

A. Introduction
Integration of public spaces and similar amenities are vital in creating
a sense of place and enhancing the social interaction and wellbeing of
a neighborhood and community.

B. Key Public Spaces
8.B.1: Developments within the LCO

area should incorporate public open
spaces and features (such as plazas,
fountains, seating and gathering areas
and pocket parks) as key focal points
within the LCO area as identified within
Figure 8.1 and Appendix C.

The LCO area includes a portion of
Paradise Creek and its associated riparian
and floodplain areas. It is anticipated that
the enhancement of these riparian areas
will provide a recreational and visual
amenities to the LCO area that should be
integrated within adjacent developments.

8.C.1: Development proposals should

provide for the protection of these
Figure 8.1 - Key Public Art Installation Locations
sensitive areas and incorporate their
natural beauty within the development to preserve these areas,
minimize property damage from flooding and provide for passive
recreational opportunities.

D. Public Art Integration and
Key Installation Locations
Public art and cultural amenities build artistic and creative energy

Section Eight

C. Natural and Riparian Areas
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Section Eight

within the community and enhance economic and social vitality. Public
art installations create a sense of place and promote cultural tourism
as an economic industry.

8.D.1: Public art incorporation within building

facades, street furnishings, public installations
and other development components are highly
encouraged.

8.D.2:

Developments should incorporate
public art installations within all proposed key
public spaces and the identified installation
locations identified in Figure 8.1 and Appendix
C.

Section One

Figure 8.2 - Public Art Example
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Sustainable Development
Practices

9

A. Stormwater Management
9.A.1: To the greatest extent possible all developments within the
LCO area should utilize best management practices to capture,
detain, reuse, treat and otherwise control and reduce stormwater
runoff from the development site. Such management plans should
include items such as pervious pavement materials, bioswales,
green roofs, rainwater harvesting, and other such practices.
9.A.2: All developments within the LCO area should integrate low

impact stormwater management practices in addition to meeting
all other stormwater requirements and provisions of Moscow City
Code.

B. Public Transit Facilities

9.B.1: All developments within the LCO area should assess
the need for transit facilities necessary to serve the development
including the location of public transit stops, benches, shelters and
signage.

C. Bicycle Parking Facilities
Developments within the LCO area should provide for the logical
location and distribution of bicycle parking facilities to promote greater
utilization of bicycles as a mode of transportation to and from the area
and reduce automobile parking demand within the area.

9.C.1: Developments within the LCO area should provide bicycle
parking for each use of a lot or structure in accordance with the
following standards:

Section Nine

Developments within the LCO area should provide for the logical
location and distribution of public transit facilities to promote greater
utilization of public transit services in the area and reduce automobile
parking demand.
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Section Nine

Use of Building or Site

Minimum Number of
Parking Spaces Required

Residential Uses

1 Bicycle Space per Each Two
(2) Dwelling Units

Hotel

1 Bicycle Space per Each Ten
(10) Rooms

Convention/Meeting Space

1 Bicycle Space for Each Ten
(10) Automobile Parking Spaces
Provided

Office, Retail, and Similar Uses

1 Bicycle Space for Each
1,000 sq. ft.

9.C.2: Each bicycle parking space shall be sufficient to accommodate

a bicycle at least six (6) feet in length and two feet wide, and shall
be provided with some form of stable frame permanently anchored
to a foundation to which a bicycle frame and both wheels may
be conveniently secured using a chain and padlock, locker, or
other storage facilities which are convenient for storage and are
reasonably secure from theft and vandalism.

9.C.3: The separation of the bicycle parking spaces and the

Section One

amount of corridor space must be adequate for convenient access
to every space when the parking facility is full.

9.C.4: When automobile parking spaces are provided in a structure,
all required bicycle spaces shall be located inside that structure or
should be located in other areas protected from the weather. Bicycle
parking spaces in parking structures should be clearly marked as
such and should be separated from auto parking by some form of
barrier to minimize the possibility of damage from a vehicle.
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