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City of Moscow Council Chambers • 206 E 3rd Street • Moscow, ID 83843 
 

1. Consent Agenda - Any item will be removed from the consent agenda at the request of any member of 

the Board and that item will be considered separately later. 

 

A. Minutes from February 4th, 2016 

B. January 2016 Payables 

C. January 2016 Financials 

 

ACTION:  Approve the consent agenda or take such other action deemed appropriate.  

 

2. Public Comment for items not on agenda:  Three minute limit 

 

3. Announcements 

 

4. Redevelopment Association of Idaho Report – Gary Riedner 

 

5. Owner Participation Agreement and Limited Promissory Note for 1014 S. Main Street – Bill Belknap 

At the Agency’s December 3rd meeting, Staff provided a report regarding a project being proposed for 

a 5.5 acre property currently addressed as 1014 S. Main Street and an adjacent 24,000 sf parcel property 

addressed as 1104 S. Main, which was most recently the location of Domino’s Pizza.  The proposed 

project would include the construction of 154 residential units and 3,000 sf of retail space. The 1014 S. 

Main property has limited access and the 1104 S. Main property is heavily contaminated from prior 

petroleum tanks and associated petroleum releases that occurred upon the property that have resulted 

in significant contamination to the soils on the site and groundwater under the site and other adjacent 

properties.  The Owner inquired regarding potential assistance from the Agency with environmental 

remediation and intersection improvement expenses to clean up the contamination and facilitate the 

redevelopment of the property and the Agency directed Staff to prepare an Owner Participation 

Agreement (OPA) to assist with the project.  Staff has prepared an OPA for the project for the Board’s 

review.  

 

ACTION:  Review and approved the proposed Owner Participation Agreement and associated 

Resolution 2016-01 for 1014 S. Main Street; or take such other action deemed appropriate. 

 

6. Proposed Extension of Agreement for Real Estate Marketing and Brokerage Services – Bill Belknap 

In December of 2013 the Agency entered into a professional services agreement with Palouse 

Commercial for real estate marketing and brokerage services related to the Agency-owned lots within 
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Alturas Technology Park.  At that time, Palouse Commercial was the sole respondent to a request for 

proposals to furnish these services.  The agreement was initially drafted for a period of two years and 

expired on January 22, 2016.  Staff is recommending that the Agency extend this agreement for an 

additional 12 months to allow the Agency time to evaluate how it desires to secure these services in the 

future. 

 

ACTION:  Approve an extension to the existing professional services agreement with Palouse 

Commercial Real Estate for an additional 12 months, to expire January 22, 2017; or take other action as 

deemed appropriate. 

 

7. MURA Draft Annual Report Review – Bill Belknap 

In Accordance with State Statute, all urban renewal agencies are required to file an annual report 

describing the activities of the agency for the preceding year with the local governing body by March 

31st of each year.  Agencies are required to hold a public meeting to report the findings of the annual 

report and to take comments from the public prior to filing the report with the governing body.  Staff 

has prepared the initial draft of the annual report and proposes to conduct the public meeting on the 

final report at the Agency’s upcoming March 3rd meeting.  After approval of the Annual Report it will be 

presented to the City Council at their March 21st meeting. 

 

ACTION:  Receive report and provide direction as deemed appropriate. 

 

8. Discussion Regarding Agency Website Update – Bill Belknap 

Over that last several years the Agency’s website has become outdated, lacks functionality and has 

become difficult to update and maintain in its current form.  In the effort to increase transparency of 

Agency activities, increasing public access to Agency documents and information and efficiency of 

website maintenance, Staff believes it is necessary to revamp the Agency’s web presence.  Staff would 

like to solicit proposals from local website developers to rebuild the Agency’s website on a new, easy-

to-maintain platform. Funding is available within the Agency’s Professional Services line item to 

support this work. 

 

ACTION:  Receive report and provide direction as deemed appropriate. 

 

9. Discussion Regarding March Meeting Schedule – Bill Belknap 

The Agency’s second March meeting falls on March 17th which is during the local school and university 

spring break period when many community members may be out of town.  Staff is recommending that 

the Board cancel the March 17th meeting.  The next meeting would then be on April 7th. 

 

ACTION:  Receive report and provide direction as deemed appropriate. 

 

10. General Agency Updates – Bill Belknap 

• Legacy Crossing District 

• Alturas District 

• Strategic Plan 

 
NOTICE:  Individuals attending the meeting who require special assistance to accommodate physical, hearing, or other impairments, please 

contact the City Clerk, at (208) 883-7015 or TDD 883-7019, as soon as possible so that arrangements may be made. 



 

Moscow Urban Renewal Agency February 4, 2016 Page 1 of 4 

 

 

 

 

 

 

 

 

 

City of Moscow Council Chambers • 206 E 3rd Street • Moscow, ID 83843 

 

McGeehan called the meeting to order at 7:00 a.m. 
 

Attendance: 

Commission Members   Staff Present     Others 

Steve McGeehan, Chair Bill Belknap, MURA Executive Director Victoria Seever 

Art Bettge Gary Riedner, City Supervisor Scott Becker 

Steve Drown Anne Peterson, Deputy City Clerk Brenda VonWondruska 

Ron Smith   

Brandy Sullivan   

John Weber   

 

Absent: Dave McGraw 

 

 

1. Consent Agenda - Any item will be removed from the consent agenda at the request of any member of the 

Board and that item will be considered separately later. 

 

A. Minutes from January 21st, 2016 

 

ACTION:  Approve the consent agenda or take such other action deemed appropriate.  

 

Bettge moved approval of the Consent Agenda, seconded by Smith. Motion passed unanimously. 

 

2. Public Comment for items not on agenda:  None. 

 

3. Announcements 

Belknap reported that he and Commissioners Smith and McGraw attended last week’s ULI meeting. He just 

received a copy of the study conducted regarding URAs in the State of Idaho and offered to share highlights 

at the next meeting.  

 

4. Redevelopment Association of Idaho Report – Gary Riedner 

Riedner provided copies of House Bill 404 and RAI’s letter to the House Local Government Committee 

requesting that the bill be held in Committee (attached).  This is reintroduction of a bill that didn’t pass last 

year which is intended to reimburse telecommunication providers 100% for relocation expenses caused by 

an urban renewal project. Most franchise agreements require the utility to bear the cost of relocation when 
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a project conducted by the ROW-granting jurisdiction requires the utility to relocate, because the utility is 

making money from the use of public rights-of-way. The Supreme Court has upheld this practice. Riedner 

explained that since URAs are not the public entity granting the ROW, passage of this bill would require 

URAs to pay for relocations within their project areas. Riedner pointed out there has been no discussion on 

whether it’s legal to use tax increment money for this expense. With regard to the latest Interim Committee 

discussions, Riedner said a compromise looks likely for URA board membership to be restricted to less than 

half of the members being comprised of elected councils, with the election vs. appointment of members 

being left to local choice. A short list of public buildings may be allowed to be funded by URA tax increment, 

such as a library as long as it’s not more than 49% of the total cost. The conversation about resetting the 

tax base has not concluded.  

 

Belknap asked if there was a definition of “project” regarding telecomm relocation, and whether it’s only 

when the agency is the principal developer or if there’s any financial participation. Riedner said the 

language is fraught with interpretation and his concern is that it will result in evaluation of every utility move 

to determine if agency funds are involved at all.  

 

Sullivan said resetting the tax base doesn’t seem to accomplish much because agencies could simply 

establish a separate district next to the current district rather than expand it.  Riedner explained that small, 

single-project districts won’t generate the same tax increment as broad districts with multiple projects. He 

added that legislators seem to want URA projects written in stone but by their nature districts often change 

focus over time.  

 

Weber wondered why an agency would take on a public project that, as a non-taxable property, won’t ever 

generate tax increment. Riedner explained that the legislature often looks to Utah as the “right” way to do 

urban renewal because they have a “Community Development” option in their legislation which very 

broadly could anything that helps the city become what it wants to be.  Currently in Idaho, urban renewal 

can address slum and blight (Chapter 20 of the Idaho Urban Renewal Law) and local economic development 

(Chapter 29). Often both situations exist and sometimes the redevelopment also helps community 

development (such as Idaho’s improved wastewater treatment system when Chobani relocated there). 

Riedner said ultimately tax increment is meant to be used to enhance development rather than be used as 

a tool for cities to provide development that they should be covering with general taxes. 

 

5. Appointment of Interim Treasurer – Bill Belknap 

As the Agency is aware, Agency Treasurer Don Palmer recently resigned his position of Finance Director 

with the City of Moscow and therefore is no longer available to serve the role of Treasure for the Agency. 

Per the Agency Bylaws, the position of Treasurer may be filled by Commissioners or by staff appointments 

made by the Commission. The City is proposing to have City Supervisor Gary Riedner serve as Interim 

Treasurer until such time as a permanent replacement has been secured.  This matter is before the Agency 

for official appointment by the Board. 

 

ACTION: Confirm the appointment of Gary Riedner as Interim Treasurer; or take other action as deemed 

appropriate. 

 

Smith moved approval of the interim appointment, seconded by Drown.  Bettge asked how long the interim 

appointment is expected to run. Riedner said he anticipated having a new Finance Director on board by late 

April.  Sullivan asked what an Interim Treasurer would be required to do and Riedner said primarily monthly 
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oversight, as well as oversight through the audit process and to support staff in the Finance Department 

who are still learning their new positions.  Smith’s motion passed unanimously. 

 

6. 6th and Jackson/Anderson Property Easement Release Agreement – Bill Belknap 

The 6th and Jackson, Anderson, and University Pointe (Cobb) property were previously under the common 

ownership of the Latah County Grain Growers. In 2004 the Latah County Grain Growers recorded access 

easements across the three properties to the benefit of the three parcels.  Staff has prepared a release 

agreement wherein all three parties agree to release and relinquish any rights in these access easements.  

In consideration of the Anderson’s release of their interest in the existing easement upon the Agency’s 

property, the Andersons have asked that the Agency agree to fund engineering design for street frontage 

public improvements on Jackson that would provide for the continuation of the planned improvements 

upon the Agency’s 6th and Jackson Property. 

 

ACTION:  Receive report and provide direction as deemed appropriate. 

 

Belknap explained the easements included a self-termination clause when the Anderson property ceased 

to be used for agricultural purposes. The Agency has attempted to clear the title for Agency property since 

approximately 2014 but Andersons have not agreed to sign a release.  In addition, the Andersons have 

requested they be “cashed out” on any remaining balance of a 2009 Owner Participation Agreement in the 

amount of $110,000. That agreement was to provide reimbursement for environmental remediation on the 

grain elevators and typical to other Agency OPAs, any payment was to come from tax increment but there 

has been little increment generation from the property. Andersons wish to begin engineering design for 

the street frontage and utility services in preparation of separating the property into four parcels. Hodge & 

Associates has estimated engineering design costs of $4,850. Belknap recommended the Agency could 

participate in those costs if the Andersons would in turn sign the easement release. This would eliminate 

the time and legal expenses required to pursue a quiet title action to clear the Agency’s title and allow that 

funding to go to a more productive use. Staff recommended the Agency agree to release its interest in the 

easement and to fund the engineering design, in exchange for the Anderson’s release of easement on the 

Agency’s property. Belknap stated that he had received an email from Clayton Anderson clarifying that 

their concern regarding the easement release was that they felt the release needed to be a 3 party release 

and that the Agency’s participation in the engineering cost was not a condition of their participation in the 

easement release. 

 

Sullivan asked about Cobb’s willingness to enter into the three-way release. Belknap said he has heard Cobb 

is potentially interested but he didn’t recommend entangling the Agency’s property with a third-party 

transaction that the Agency has no control over.  He reiterated that if Cobb doesn’t wish to participate in 

the three-way release that Anderson’s release on the Agency property should remain a condition of 

Agency’s financial participation in the engineering design. Riedner said the cash-out of the OPA is limited 

to the increment generated on the property, so there’s no liquidated amount owed to Andersons. He 

thought it was a great resolution to obtaining the release of easement upon the Agency’s property. Belknap 

said the OPA obligation would remain in effect.  Bettge said it was a better use of funds than paying 

attorney fees. Drown thought it was to the Agency’s benefit to invest in frontage improvements that will 

benefit the entire corner area. Belknap said the City already has design work for the modification of the 6th 

& Jackson intersection and will share that with Anderson’s engineer to provide design continuity. 

McGeehan thought paying for the engineering design certainly falls within the Agency’s mission.  Belknap 

was directed to draft an agreement for review at the next meeting. 
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7. MURA Subcommittee Organization Discussion 

ACTION:  Receive report and provide direction as deemed appropriate. 

 

Belknap explained that Agency bylaws include the establishment of three standing committees but doesn’t 

include any description of their purpose. With the exception of the Finance Committee, the others have 

rarely met so Belknap proposed to streamline the subcommittee format by collapsing the Government 

Relations Committee and Marketing Committee into one Administrative Committee to address 

administrative functions such as Agency bylaws, policy recommendations and marketing and government 

relations.  The Finance Committee would continue with the charge of preparation and review of the annual 

audit, annual budget, owner participation agreements and other financial matters.  

 

Drown thought this discussion might better evolve out of the strategic plan conversation as the Board 

determines what their goals are and therefore what the committee functions would be.  Belknap’s only 

concern was there will be some near-term activities for the Finance Committee. Staff will determine who is 

on that committee and schedule a meeting for review of the upcoming audit. 

 

8. General District Updates – Bill Belknap 

• Legacy Crossing District 

� Groundwater treatment construction was completed last week.  

� Finalized OPA with new owner of the Sharpe property should be coming to the Finance Committee 

and then the full Board. Clean-up planning should be moving forward soon.  

� Staff will meet with Gritman tomorrow to discuss the concept of a Hospital District. 

• Alturas District 

� Belknap will discuss at the next meeting the expired listing agreement with Palouse Commercial 

and has invited Justin Rathmussen to present their thoughts on marketing strategies. 

� Very basic review of the Strategic Plan documents has begun and he will report more at the next 

meeting.  

 

McGeehan declared the meeting adjourned at 8:10am. 

 

 

 

________________________________  ____________________ 

Steve McGeehan, Agency Chair   Date 
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OWNER PARTICIPATION AGREEMENT 
 

 
THIS OWNER PARTICIPATION AGREEMENT (hereinafter “Agreement”) is entered into by 
and between the MOSCOW URBAN RENEWAL AGENCY, a public body, corporate and politic 
(hereinafter “Agency”), organized pursuant to the Idaho Urban Renewal Law of 1965, Title 50, 
Chapter 20, Idaho Code, as amended (hereinafter the “Law”), and undertaking projects under the 
authority of the Local Economic Development Act, Title 50, Chapter 29, Idaho Code, as amended 
(hereinafter the “Act”), and FH VANDALS LLC, a California limited liability company, or its 
assigns (hereinafter “Participant”), collectively referred to as the “Parties” and each individually 
as “Party,” on the terms and provisions set forth below. 
 
 

RECITALS 
 
WHEREAS, Agency, an independent public body, corporate and politic, is an urban renewal 
agency created by and existing under the authority of the Law and the Act; and 
 
WHEREAS, the Moscow City Council adopted its Ordinance No. 2008-10 on June 2, 2008, 
approving the Legacy Crossing Urban Renewal District Redevelopment Plan (hereinafter the 
“Urban Renewal Plan”); and 
 
WHEREAS, Participant owns and controls the real property located at 1104 and 1014 S. Main 
Street, Moscow, Idaho (also referenced as Assessor Tax Parcels RPM00000173910 and 
RPM00000173755), (hereinafter the “Site”) upon which Participant proposes to construct 
improvements, investing significant resources in the project; and 
 
WHEREAS, the soils and groundwater upon a portion of the Site are significantly contaminated 
from the prior use of the property as a petroleum storage and distribution facility; and 
 
WHEREAS, Participant is not responsible for, nor has the Participant contributed to the 
environmental contamination upon the Site; and 
 
WHEREAS, said environmental contamination is a threat to human health and safety and a 
substantial impediment to the redevelopment of the Site; and 
 
WHEREAS, the Site has unsafe and inadequate access to South Main Street/U.S. 95 due to the 
lack of a southbound left turn lane to provide safe, convenient and efficient access into the Site, 
which significantly inhibits the development opportunity of the Site; and 
 
WHEREAS, in order to allow for the development and redevelopment of the Site into a mixed use 
project to include approximately 154 dwelling units with community facilities and amenities and 
approximately 3,000 square feet of retail space, Participant desires to conduct environmental 
remediation activities and make improvements to the public infrastructure, including roadway 
widening, curb line adjustment, sidewalk adjustments, traffic signal improvements and other 
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associated intersection improvements to facilitate the addition of a southbound left turn lane into 
the Site (hereinafter referred to as the “Project” as defined below); and 
 
WHEREAS, Section 504 of the Urban Renewal Plan authorizes Agency to use revenue allocation 
financing to fund specific projects and improvements to implement the Urban Renewal Plan; 
 
WHEREAS, said Project implements several objectives outlined in Section 302 of the Urban 
Renewal Plan; 
 
WHEREAS, Section 303 of the Urban Renewal Plan authorizes Agency to enter into Owner 
Participation Agreements to implement the Urban Renewal Plan; 
 
WHEREAS, as a result of Participant’s commitment to proceed with the Project and to complete 
the environmental remediation activities and construct public improvements in the public right-of-
way which will enhance public access, safety, aesthetics, and environmental and economic well-
being, Participant’s commitment to comply with the terms of the Urban Renewal Plan, and 
Agency’s commitment to reimburse Participant in compliance with the Urban Renewal Plan, the 
Parties deem it necessary to enter into this Owner Participation Agreement to define their 
respective obligations; 
 
WHEREAS, by entering into this Agreement and complying with its terms, Agency finds that 
Participant has complied with the provisions and requirements of the Urban Renewal Plan; 
 
WHEREAS, the Agency Board, at its February 4, 2016 Board meeting, adopted Resolution No. 
2016 -_____ authorizing the Chair of the Agency Board to execute this Agreement and related 
Promissory Note on behalf of the Agency. 
 
NOW, THEREFORE, in consideration of the above recitals, which are incorporated into this 
Agreement; the mutual covenants contained herein; and other good and valuable consideration, 
the receipt and sufficiency of which are hereby acknowledged, the Parties hereby agree as follows:  
 
I. EFFECTIVE DATE 
 

The effective date of this Agreement shall be the date when this Agreement has been signed 
by the Parties (last date signed) and shall continue until the completion of all obligations 
of each Party, subject to the following:  To be eligible for reimbursement under this 
Agreement, Participant must complete construction of the Project within thirty six (36) 
months from the Effective Date.  Provided if Participant is diligently constructing the 
Project, upon written request by Participant, Agency shall grant one extension for a period 
not to exceed twelve (12) months which consent shall not be unreasonably withheld, 
conditioned, or delayed. 

 
II. SUBJECT OF AGREEMENT 
 
 A. Recitals, Purpose of This Agreement, and Interest 
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 The Parties agree that the foregoing recitals are not mere recitations but are covenants of 
the Parties, binding upon them as may be appropriate and a portion of the consideration for 
the agreements contained herein.  The mutual consideration and covenants contained 
herein are intended to achieve the objectives and obligations of both Parties.  The Agency’s 
commitment herein is intended to comply with the Agency’s authority under the Law, the 
Act, and the Urban Renewal Plan, and is intended to constitute a grant of Agency funds 
and not be deemed a gift or donation of public funds. 

 
 The purpose of this Agreement is to effectuate the Urban Renewal Plan and a portion of 

the Legacy Crossing Urban Renewal District by providing necessary improvements to the 
public infrastructure within the Legacy Crossing Urban Renewal District. 

 
The Project improvements to the public infrastructure and the fulfillment generally of this 
Agreement are in the vital and best interests of the City and the health, safety, and welfare 
of its residents and are in accordance with the public purposes and provisions of applicable 
federal, state, and local laws and requirements.  Implementation of this Agreement will 
further the goals and objectives of the Urban Renewal Plan. 

 
 B. The Plan 
 

This Agreement is subject to the provisions of the Legacy Crossing Urban Renewal District 
Redevelopment Plan as adopted by the Moscow City Council through its Ordinance No. 
2008-10 on June 2, 2008. 

 
 C. The Project Area 
 
 The Urban Renewal Project Area (Project Area) is located in the City of Moscow, and the 

exact boundaries of the Project Area are more specifically described in the Urban Renewal 
Plan. 

 
 D. The Project 
 
 The Project shall mean the development within the Project Area undertaken by Participant 

or its successors or assigns upon the Site and associated improvements within the adjacent 
public right-of-way.  The Project shall include the development of the Site with a mixed 
use project to include approximately 154 dwelling units with associated community 
facilities and amenities, and approximately 3,000 square feet of retail space as shown in 
Attachment 1 “Project Design Diagram”. The Project shall comply with all the provisions 
of the Urban Renewal Plan and all applicable City building and zoning ordinances.  

 
The Project shall also include the excavation and disposal of contaminated soils (in 
accordance with an environmental cleanup plan to be developed and approved by the Idaho 
Department of Environmental Quality), the replacement of said material with clean 
structural fill, and the construction of public improvements including, but not limited to: 
curb demolition and reconstruction, stormwater system adjustments, roadway widening, 
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and traffic control system adjustments necessary to install a southbound left turn lane upon 
South Main Street/U.S. 95 to provide safe access into the Site.   

 
 E. The City 

 
The term City as used herein shall be the City of Moscow, Idaho. 
 

 F. Agency Participation Policy 
 
 Generally, the Agency will agree to financially participate with a private developer, when 

such participation achieves the objectives of the Urban Renewal Plan, is not duplicative of 
other public entity funding and does not replace or substitute for the obligations imposed 
by other governmental agencies on the Participant.  The specific participation by the 
Agency for the Site is as set forth herein. 

 
 G. Parties to This Agreement 
 
  1. Agency 
  

 The Agency is an independent public body, corporate and politic, exercising 
governmental functions and powers and organized and existing under the Law and 
the Act.  The office of the Agency is located at 221 East Second Street, Moscow, 
Idaho.  “Agency,” as used in this Agreement, includes the Moscow Urban Renewal 
Agency and any assignee of or successor to its rights, powers, and responsibilities. 

 
  2. Participant 
 
 The Participant is FH Vandals LLC, a California limited liability company.  The 

principal address of the Participant is 3954 Hopevale Drive, Sherman Oaks CA, 
91403.  The Principal Member/Manager of the Participant is Eran Fields. 

 
Whenever the term “Participant” is used herein, such term shall include any 
permitted nominee, assignee, or successor in interest as herein provided.  The 
Participant qualifies as an “owner participant” as that term is used in the Urban 
Renewal Plan. 

 
 H. City Agreements and Approvals 
 

City Agreements shall mean those certain agreements between Participant and City 
concerning, among other things, financial participation by the City in the Project, any 
required demolition permits or building permits, official review and approval by City for 
development of the Project.   
 
Any default by Participant not cured within any cure period set forth in the agreements or 
approvals described above, shall constitute a default under this Agreement, with the 
Agency reserving any of its rights and remedies under this Agreement concerning default.   
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 I. Funding of Project Improvements 
 

In consideration of the terms of this Agreement, Agency agrees that certain Project costs 
may be eligible for reimbursement by the Agency in conformance with this Agreement. 
Such improvements are described in Attachment 3 of this Agreement and as further 
defined below. 

   
� Actual costs incurred by Participant for the excavation and disposal of contaminated 

soils (in accordance with an environmental cleanup plan to be developed and approved 
by the Idaho Department of Environmental Quality), the replacement of said material 
with clean structural fill, and the construction of public improvements including curb 
demolition and reconstruction, stormwater system adjustments, roadway widening, 
and traffic control system adjustments necessary to install a southbound left turn lane 
upon South Main Street/U.S. 95 to provide safe access into the Site. The Agency shall 
only reimburse Participant for costs which are not funded by the City, any grants or 
other governmental financial sources. Such costs shall not exceed THREE 
HUNDRED AND FIFTY THOUSAND DOLLARS ($350,000). 

 
The Agency expects that the Participant will provide funds which will be sufficient to pay 
in full the costs of construction for the Project.  The Agency does reserve the right to certify 
all Project costs prior to issuance of any Agency funds per this Agreement, to assure the 
reasonableness of such costs, to verify the costs incurred, and to assure such expenditures 
by the Agency achieve the Agency’s objectives and compliance with the Law and any other 
applicable statutory provisions.  The Agency may rely upon a schedule of values or other 
similar construction or engineering references to determine the reasonableness of the costs 
incurred.  The Agency acknowledges it approves the design and specifications of the 
Project attached hereto. 
 
The Agency shall commence to reimburse Participant upon receipt of acceptance of the 
Project by the City of Moscow and any other state or local agencies having jurisdiction, 
and delivery of an itemized statement by Participant to the Agency setting forth in detail 
the total amount of the costs for which the Agency is responsible.  Such reimbursement 
shall be subject to the availability of funds as contained herein. 
 
The participation of Agency in the funding of the Project will be based on the verification 
of the costs of such improvements as set forth in Section III (I). Agency must be satisfied 
that the cost of such improvements is reasonable given the market conditions and usual and 
customary costs for the Project improvements.  Such costs must be reasonable in light of 
the costs normally encountered for such development.     

 
 
III. PROJECT IMPROVEMENT AND AGENCY’S PARTICIPATION 
 
 A. Project Improvements by Participant.   
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 Participant represents that the Project will fully comply with the Urban Renewal Plan, the 
“Project Design Diagram” attached to this Agreement as Attachment 1, the “Description 
of the Project” attached to this Agreement as Attachment 2, and with requirements of City.   

 
 B. Cost of Construction 
 
 The cost of the Project improvements shall be borne by the Participant. Certain of the 

Project costs may be eligible for reimbursement by the Agency in conformance with this 
Agreement. 

 
C. Agency, City, and Other Governmental Agency Permits 
 
 Participant shall, at Participant’s own expense, secure or cause to be secured any and all 

permits or approvals which may be required by Agency, City, or any other governmental 
agency relative to Project construction. 

 
 D. Improvements by the Agency 
 
 As a result of the proposed Project, there will be improved environmental conditions and  

infrastructure, which will consist of the excavation and disposal of contaminated soils (in 
accordance with an environmental cleanup plan to be developed and approved by the Idaho 
Department of Environmental Quality) and the replacement of said material with clean 
structural fill, and the construction of public improvements contained and contemplated in 
the “Project Design Diagram” attached to this Agreement as Attachment 1 which is 
incorporated herein by reference, and as more particularly described in the “Description of 
the Project,” attached hereto as Attachment 2 which is incorporated herein by reference, 
including, but not limited to: curb demolition and reconstruction, stormwater system 
adjustments, roadway widening, and traffic control system adjustments necessary to install 
a southbound left turn lane upon South Main Street/U.S. 95 to provide safe access into the 
Site.  

 
Agency specifically finds and determines that the improvements are directly related to the 
remediation of existing environmental contamination that presents a risk to the public 
health and safety and the condition of the natural environment, and impediment to the 
redevelopment and productive use of the property.  The Agency also finds and determines 
that the improvements are also directly related to improved public facilities that, when 
constructed, will increase safety and convenience to the traveling public and facilitate a 
higher quality of development that should assist Agency in achieving redevelopment of 
other properties adjacent to the Site, and meeting the objectives of the Urban Renewal Plan.  
Because of Participant’s improvements to the Site, which achieves several of the objectives 
contained within the Urban Renewal Plan, Agency finds that a portion of the Project 
improvements may be funded by the Agency.  Agency finds that the Project is in the best 
public interest and provides for enhanced development of adjacent properties within the 
Project Area.  
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 E. Indemnification 
 
 Participant shall indemnify and hold Agency, City, and their respective officers, agents, 

and employees harmless from and against all liabilities, obligations, damages, penalties, 
claims, costs, charges, and expenses, including reasonable architect and attorney fees 
(collectively referred to in this Section as “Claim”), which may be imposed upon or 
incurred by or asserted against Agency, City, or their respective officers, agents, and 
employees by reason of any of the following occurrences during the term of this 
Agreement: 

 
  1. Relating to the construction or design of the Project; 
 

2. Any negligence on the part of Participant or any of its agents, contractors, 
servants, employees, subtenants, operators, licensees, or invitees; or 

 
3. Any accident, injury, or damage to any person or property occurring in, on, 

or about the Site or any part thereof; or 
 
4. Any failure on the part of Participant to perform or comply with any of the 

terms, provisions, covenants, and conditions contained in this Agreement to 
be performed or complied with on its part. 

 
Notwithstanding the foregoing, Participant shall have no obligation to indemnify and hold 
Agency or City, respectively, and their respective officers, agents, and employees harmless 
from and against any matter to the extent it arises from the active negligence or willful act 
of Agency or City, respectively, or their respective officers, agents, or employees. 

 
 In case any claim, action or proceeding is brought against Agency, City, or their respective 

officers, agents, and employees by reason of any such claim, Participant, upon written 
notice from Agency or City, shall, at Participant’s expense, resist or defend such claim, 
action or proceeding. 

 
 F. Antidiscrimination during Construction 
 
 The Participant, for itself and its successors and assigns, agrees that in pursuit and 

construction of the Project provided for in this Agreement, the Participant will not 
discriminate against any employee or applicant for employment because of race, age, color, 
creed, religion, handicap, sex, marital status, ancestry, or national origin. 

 
 G. Approvals 
 
 Participant shall be responsible for obtaining any required approvals of the City or any 

other state or local agency having jurisdiction, for the installation and construction of the 
Project.  Participant shall keep Agency advised of the status of the approval process and 
shall advise Agency immediately if any such approvals shall affect the scope and purpose 
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of this Agreement.  The Project shall be designed, constructed, and installed in keeping 
with all applicable City standards. 

 
 H. Proof of Agency Financing 
 
 Agency’s funding mechanism for its financial participation in Project shall be by way of 

advance of funds by Participant (hereinafter the “Participant Advance”).  Participant has 
agreed to fund the Project through its independent resources and/or financing.  Agency 
agrees to reimburse and repay the Participant for such advance as described herein.  As 
used herein, the term “Agency Financing” shall mean the Participant Advance. 

 
 Because the Agency has no currently available funds and the ability to issue bonds is 

conditioned, in part, on the Participant’s successful completion of the Project and its 
improvements to the adjacent building located at 1104 South Main Street (thus creating 
revenue allocation or tax increment funds), Agency is unable to directly finance a portion 
of the Project.  The Participant, in order to enhance its development, has agreed to 
undertake the Project.  In consideration of this activity by the Participant, Agency agrees 
to reimburse the Participant for a portion of the Project improvements in an amount not to 
exceed THREE HUNDRED AND FIFTY THOUSAND DOLLARS ($350,000), as set 
forth in Attachment 3 of this Agreement.  Agency agrees to issue its Limited Recourse 
Promissory Note upon the completion of the Project and its acceptance by the City of 
Moscow and any other state or local agency having jurisdiction and verification of costs as 
set forth herein, with such form of note set out in Attachment 4 of this Agreement. 

 
 The Participant has agreed to advance funds for the Project.  This Participant Advance shall 

be repaid by the Agency through an amount of fifty percent (50%) of revenue allocation 
(tax increment) funds actually received specifically from the land and improvements 
located at 1104 South Main Street and 1014 South Main Street, Moscow, Idaho (Also 
referenced as Assessor Tax Parcels RPM00000173910 and RPM00000173755) until such 
Participant Advance is paid in full subject to the Verification of Costs in an amount not to 
exceed THREE HUNDRED AND FIFTY THOUSAND DOLLARS ($350,000), 
whichever is less.  Such Participant Advance shall be defined by the Limited Recourse 
Promissory Note, the form of which is attached hereto as Attachment 4.  The Participant 
Advance shall be repaid without interest.  Agency reserves the right to prepay all or any 
portion of the Limited Recourse Promissory Note at any time by payment of the then 
principal amount.  Agency shall disburse revenue allocation (tax increment) proceeds from 
1104 South Main Street and 1014 South Main Street, Moscow, Idaho beginning with the 
first receipt of revenue allocation from Latah County after completion of the Project and 
acceptance of the same as required by this Agreement. 

 
 Participant and Agency contemplate the full reimbursement of the Participant Advance no 

later than December 31, 2024. 
 
 It is the specific intent of the parties that the Limited Recourse Promissory Note shall be 

paid from the tax increment monies, if any, which are paid or are payable to the Agency as 
a direct result of the land and improvements located at 1104 South Main Street and 1014 



 

MURA /FH VANDALS, LLC OWNER PARTICIPATION AGREEMENT    9 

South Main Street, Moscow, Idaho. If, for any reason, the tax increment monies to be 
received by Agency as a direct result of the land and improvements located at 1104 South 
Main Street and 1014 South Main Street, Moscow, Idaho are unpaid, reduced, curtailed, or 
limited in any material way by enactments, initiative, referendum, delinquency, or judicial 
decree, the  Agency shall have no obligation to pay the tax increment obligation to the 
Participant as described in this Agreement from other sources or monies which Agency has 
or might hereinafter receive.  Because of the limitation on available funds, no amortization 
schedule shall be prepared or used by the Parties.  Rather, Agency’s obligation is to pay 
the fifty percent (50%) of the tax increment monies received as described herein, from the 
time period specified or until the principal amount is paid, whichever occurs first.  
Agency’s obligation shall only be to pay the above-described percentages of the amounts 
of tax increment monies received by Agency from the as a direct result of the land and 
improvements located at 1104 South Main Street and 1014 South Main Street, Moscow, 
Idaho, notwithstanding said amount may be reduced, curtailed, or limited in any way, and 
there shall be no amounts added to the principal in the event the tax increment monies are 
reduced, curtailed, or limited in any way.  Agency shall commence such payment   pursuant 
to Section 5 of Exhibit 1 of the Promissory Note, after completion of the Project and 
acceptance of the Project improvements by the City of Moscow and any other state or local 
agency having jurisdiction and shall continue such payments until the final principal 
amount, as determined be the Verification of Costs (THREE HUNDRED AND FIFTY 
THOUSAND DOLLARS [$350,000]), has been paid, or as of December 31, 2024, 
whichever occurs first. 

 
 I. Cost Certification, Agency Verification, and Agency Participation 
 
  1. Cost Certification 
 

 When the Project improvements have been accepted by the City of Moscow and 
any other state or local agency having jurisdiction, the Participant shall then submit 
to Agency an itemized list of Project costs Participant seeks Agency to reimburse.  
Such reimbursement request shall be made in the form of a Certification of Costs 
which shall require the Participant to certify actual costs.  Agency shall review the 
Certification of Costs and issue a written Verification of Costs Statement to the 
Participant.  If Agency disputes the Certification of Costs, Agency shall be 
responsible for the costs of submitting its response and corrected Certification of 
Costs to the Participant.  If the Participant and Agency cannot thereafter agree upon 
the Certification of Costs, they shall invoke the dispute resolution process set forth 
in this Agreement. 

 
 2. Warranty 
 

 Participant warrants that the materials and workmanship employed in the 
environmental remediation activities and improvements to the public infrastructure, 
including roadway widening, curb line adjustment, sidewalk adjustments, traffic 
signal improvements and other associated intersection improvements to facilitate 
the addition of a southbound left turn lane into the Site shall be of good quality and 
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shall conform to generally accepted standards within the construction industry.  
Such warranty shall extend for a period of twelve (12) months after completion of 
the Project and shall be independent of any other warranties required by the City of 
Moscow or any other state or local agency having jurisdiction. Provided, nothing 
herein shall limit the time within which Agency may bring an action against 
Participant on account of Participant’s failure to otherwise construct such 
improvements in accordance with this Agreement. 

 
 3. Payment of Verified Costs 
 
 Agency shall pay only for those costs which are confirmed and verified by the 

Verification of Costs Statement as set forth in Subsection 1 above. 
 

 4. Amount of Participation by Agency 
 
 The exact amount of the participation by Agency shall be determined by the 

Verification of Costs Statement issued by Agency, provided that the total amount 
of participation by Agency shall not exceed THREE HUNDRED AND FIFTY 
THOUSAND DOLLARS ($350,000).  Once the final participation amount is 
determined through the Verification of Costs process, the amount shall be reflected 
in the Limited Recourse Promissory Note (Attachment 4), at which time the Note 
shall be issued and presented to the Participant. 

 
 J. Maintenance 
 
 The Participant recognizes Agency has no specific authority to accept maintenance 

responsibility of the Project improvements and that no agreement has been reached with 
Agency or City to accept any maintenance obligations for the Project improvements. 

  
 
IV. USE AND MAINTENANCE OF THE SITE AND ADJACENT AREA 
 
 A. Agreement to Comply with Plan 
 
 Subject to its entitlements and permits obtained to develop the Project, Participant agrees 

and covenants to comply with all other provisions and conditions of the Legacy Crossing 
Urban Renewal Plan for the period of time such plan is in force and effect. 

 
B. Insurance Requirements.   
 
Participant shall, or through its contractor, agents, representatives, employees or 
subcontractors shall, at its sole cost, obtain and maintain in force for the duration of the 
construction of the improvements to the public infrastructure, including roadway widening, 
curb line adjustment, sidewalk adjustments, traffic signal improvements and other 
associated intersection improvements to facilitate the addition of a southbound left turn 
lane into the Site as part of the Project, insurance of the following types, with limits not 
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less than those set forth below against claims for injuries to persons or damages to property 
which may arise from, or in connection with, the construction of the above described work 
in this paragraph, Participant, its agents,  representatives, employees or subcontractors:   
  

1. Commercial General Liability Insurance (“Occurrence Form”) with a 
minimum combined single limit liability of $1,000,000 per occurrence for bodily 
injury and property damage; with a minimum limit of liability of $1,000,000 each 
person for personal injury liability.  Such policy shall have a general aggregate limit 
of not less than $2,000,000.  The policy shall name Agency as additional insureds.   

 
2. Workers’ Compensation Insurance with at least the minimum coverages as 
required by law for the above described work.  

 
 
 B. Obligation to Refrain From Discrimination 
 
 Participant covenants and agrees for itself, its successors and assigns, that there shall be no 

discrimination against or segregation of any person or group of persons on account of race, 
age, color, creed, religion, sex, marital status, handicap, ancestry, or national origin in the 
sale, lease, sublease, transfer, use, occupancy, tenure, or enjoyment of the improvements 
located at 1104 South Main Street and 1014 South Main Street, Moscow, Idaho, nor shall 
the Participant or any person claiming under or through the Participant 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, subtenants, sublessees, 
or vendees of the improvements located at 1104 South Main Street and 1014 South Main 
Street, Moscow, Idaho.  The foregoing covenants shall run with the land and shall remain 
in effect in perpetuity. 

 
 C. Form of Nondiscrimination and Nonsegregation Clause 
 
 The Participant shall not restrict the rental, sale, or lease of the land and improvements 

located at 1104 South Main Street and 1014 South Main Street, Moscow, Idaho on the 
basis of race, color, creed, religion, age, sex, handicap, marital status, ancestry, or national 
origin of any person.  All such deeds, leases, or contracts shall contain or be subject to 
substantially the following nondiscrimination or nonsegregation clauses: 

 
 1. In deeds:  “The grantee herein covenants by and for itself, its heirs, 

executors, administrators and assigns, and all persons claiming under or through 
them, that there shall be no discrimination against or segregation of any person or 
group of persons on account of race, color, creed, age, handicap, religion, sex, 
marital status, ancestry or national origin in the sale, lease, sublease, transfer, use, 
occupancy, tenure or enjoyment of the land herein conveyed, nor shall the grantee, 
or any person claiming under or through the grantee, 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, subtenants, sublessees or 
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vendees in the land herein conveyed.  The foregoing covenants shall run with the 
land.” 

 
 2. In leases:  “The lessee herein covenants by and for itself, its heirs, executors, 

administrators and assigns, and all persons claiming under or through the lessee, 
and this lease is made and accepted upon and subject to the following conditions: 

 
 “That there shall be no discrimination against or segregation of any person or group 

of persons on account of race, color, creed, age, religion, handicap, sex, marital 
status, ancestry or national origin in the leasing, subleasing, transferring, use, 
occupancy, tenure or enjoyment of the land herein leased, nor shall the lessee itself, 
or any person claiming under or through the lessee, 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, sublessees, subtenants or 
vendees in the land herein leased.” 

 
 3. In contracts:  “There shall be no discrimination against or segregation of 

any person or group of persons on account of race, age, color, creed, handicap, 
religion, sex, marital status, ancestry or national origin in the sale, lease, sublease, 
transfer, use, occupancy, tenure or enjoyment of the land, nor shall the transferee 
itself, or any person claiming under or through the transferee, 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, subtenants, 
sublessees or vendees of the land.” 

 
 D. Effect and Duration of Covenants 
 

The covenants against discrimination contained herein shall remain in effect in perpetuity.  
Remaining covenants contained in this Agreement shall remain in effect until December 
31, 2032 (the termination date of the Urban Renewal Plan).  The covenants established in 
this Agreement shall, without regard to technical classification and designation, be binding 
on the part of the Participant and any successors and assigns to the land and improvements 
located at 1104 South Main Street and 1014 South Main Street, Moscow, Idaho or any part 
thereof, and the tenants, lessees, sublessees, and occupants of the land and improvements 
located at 1104 South Main Street and 1014 South Main Street, Moscow, Idaho, for the 
benefit of and in favor of Agency, its successors and assigns, City, and any successor in 
interest thereto. 

 
 E. Local, State and Federal Laws 
 
 Participant shall carry out the construction of the Project improvements in conformity with 

all applicable laws, including all applicable federal and state labor standards. 
 
 F. Taxes 
 
  1. Taxes Generally 
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 Participant shall make commercially best efforts to pay when due all real estate and 

personal property taxes and assessments assessed and levied on Participant’s 
ownership of the Site.   

 
  2. Delinquent Taxes 
 

Participant recognizes the Agency has no authority or involvement in the 
assessment, tax, or collection process for ad valorem taxes, including real property 
and personal property taxes.  Participant also recognizes the ability of Agency to 
reimburse Participant for the Participant Advance is dependent on the ad valorem 
assessment and collection process.  Therefore, in the event insufficient taxes are 
received by Agency because of non-payment, reduction of the tax levy rate or 
assessed values less than assumed by Agency and Participant or in the event of any 
tax delinquency by Participant or its successors or assigns to its interests in the land 
and improvements located at 1104 South Main Street and 1014 South Main Street, 
Moscow, Idaho, Participant must elect to either pay the delinquent taxes or in-lieu-
of taxes reflecting higher assessments or levy rate on behalf of those taxpayers or 
receive less reimbursement from Agency to pay the Participant Advance, but in no 
event shall Participant receive more than fifty percent (50%) of the incremental 
taxes actually received by Agency from the Site. 

 
V. DEFAULTS, REMEDIES, AND TERMINATION 
 
 A. Defaults in General 
 
 Neither Party shall be deemed to be in default of this Agreement except upon the expiration 

of forty-five (45) days from receipt of written notice from the other Party specifying the 
particulars in which such Party has failed to perform its obligations under this Agreement 
unless such Party, prior to expiration of said forty-five (45) day period, has rectified the 
particulars specified in said notice of default.  In the event of a default, the nondefaulting 
Party may do the following: 

 
1. The nondefaulting Party may terminate this Agreement upon written notice 
to the defaulting Party and recover from the defaulting Party all direct damages 
incurred by the nondefaulting Party. 
 
2. The nondefaulting Party may seek specific performance of this Agreement 
and, in addition, recover all damages incurred by the nondefaulting Party.  The 
Parties declare it to be their intent that this Agreement may be specifically enforced. 
 
3. The nondefaulting Party may perform or pay any obligation or encumbrance 
necessary to cure the default and offset the cost thereof from monies otherwise due 
the defaulting Party or recover said monies from the defaulting Party. 
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4. The nondefaulting Party may pursue all other remedies available at law, it 
being the intent of the Parties that remedies be cumulative and liberally enforced 
so as to adequately and completely compensate the nondefaulting Party. 
Notwithstanding the above and stated in this Agreement, in no event shall either 
Party be entitled to consequential damages. 
 
5. In the event Participant defaults under this Agreement, Agency (the 
nondefaulting Party) shall have the right to suspend or terminate its payment under 
this Agreement, as more specifically defined in this Agreement, for so long as the 
default continues and if not cured, Agency’s obligation for payment shall be 
deemed extinguished.  In addition, if Agency funds shall have been paid, seek 
reimbursement of the grant funds. 

 
 B. Legal Actions 
 
 In addition to any other rights or remedies, any party may institute legal action to cure, 

correct, or remedy any default; to recover damages for any default; or to obtain any other 
remedy consistent with the purpose of this Agreement.  Venue for such legal actions is the 
District Court of the County of Latah, State of Idaho.  The nondefaulting party may also, 
at its option, cure the default and sue to collect the reasonable attorney’s fees and costs 
incurred by virtue of curing or correcting the Party’s breach.   

 
  1. Applicable Law 
 

 The laws of the State of Idaho shall govern the interpretation and enforcement of 
this Agreement. 

   
  2. Acceptance of Service of Process 
 
 In the event any legal action is commenced by Participant against Agency, service 

of process on Agency shall be made by personal service upon the Executive 
Director of Agency or in such other manner as may be provided by law. 

 
 In the event any legal action is commenced by Agency against Participant, service of 

process on Participant shall be made by personal service upon Participant or in such other 
manner as may be provided by law and shall be valid whether made within or without the 
State of Idaho. 

 
 C. Rights and Remedies Are Cumulative 
 
 Except as otherwise expressly stated in this Agreement, the rights and remedies of the 

parties are cumulative, and the exercise by any party of one or more of such rights or 
remedies shall not preclude the exercise by it, at the same time or different times, of any 
other rights or remedies for the same default or any other default by the other party.   

 
 D. Damages 
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 If Agency or Participant defaults with regard to any of the provisions of this Agreement, 

the nondefaulting party shall serve written notice as contained herein.  If the default is not 
cured or commenced to be cured by the defaulting party within forty-five (45) days after 
service of the notice of default, the defaulting party shall be liable to the other party for any 
damages caused by such default. 

 
 E. Specific Performance 
 
 If Agency or Participant defaults under any of the provisions of this Agreement, the 

nondefaulting Party shall serve written notice of such default upon the defaulting Party.  If 
the default is not commenced to be cured by the defaulting party within sixty (60) days of 
service of the notice of default, the nondefaulting Party, at the non-defaulting Party’s 
option, may institute an action for specific performance of the terms of this Agreement or 
for other equitable relief. 

 
VI. GENERAL PROVISIONS 
 
 A. Notices, Demands, and Communications between the Parties 
 
 Formal notices, demands, and communications between Agency and Participant shall be 

sufficiently given if dispatched by registered or certified mail, postage prepaid, return 
receipt requested, to the principal offices of Agency and Participant as set forth in this 
Agreement.  Such written notices, demands, and communications may be sent in the same 
manner to such other addresses as either party may from time to time designate by mail. 

 
 B. Conflicts of Interest 
 
 No member, official, or employee of Agency shall have any personal interest, direct or 

indirect, in this Agreement, nor shall any such member, official, or employee participate in 
any decision relating to this Agreement which affects his/her personal interests or the 
interests of any corporation, Partnership, or association in which he/she is directly or 
indirectly interested. 

  
 Participant warrants that it has not paid or given, and will not pay or give, any third party 

any money or other consideration for obtaining this Agreement. 
 
 C. Non-liability of Agency Officials and Employees 
 
 No member, official, or employee of Agency shall be personally liable to Participant in the 

event of any default or breach by Agency or for any amount which may become due to 
Participant or on any obligations under the terms of this Agreement. 
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 D. Successors and Assigns 
 
 This Agreement shall, except as otherwise provided herein, be binding upon and inure to 

the benefit of the successors and assigns of the parties hereto. 
 
 E. Attorney Fees and Costs 
 
 In the event that either party to this Agreement shall enforce any of the provisions hereof 

in any action at law or in equity, the unsuccessful party to such litigation agrees to pay to 
the prevailing party all costs and expenses, including reasonable attorney fees incurred 
therein by the prevailing party, and such may be included to the judgment entered in such 
action. 

 
 F. Severability 
 
 If any provisions of this Agreement shall for any reason be held to be illegal or invalid, 

such illegality or invalidity shall not affect any other provisions of this Agreement, and this 
Agreement shall be construed and enforced as if such illegal or invalid provisions had not 
been contained herein. 

 
 G. Headings 
 
 The section headings contained herein are for convenience and reference and are not 

intended to define or limit the scope of any provision of this Agreement. 
 
 H. Counterparts 
 
 This Agreement may be simultaneously executed in several counterparts, each of which 

shall be an original and all of which shall constitute one and the same instrument. 
 
 I. Dispute Resolution 
 
 In the event that a dispute arises between Agency and Participant regarding the application 

or interpretation of any provision of this Agreement, the aggrieved party shall promptly 
notify the other party to this Agreement of the dispute within ten (10) days after such 
dispute arises.  If the Parties shall have failed to resolve the dispute within thirty (30) days 
after delivery of such notice, the Parties agree to first endeavor to settle the dispute in an 
amicable manner by mediation or other process of structured negotiation under the auspices 
of a nationally or regionally recognized organization providing such services in Idaho or 
the surrounding region or otherwise, as the Parties may mutually agree before resorting to 
litigation.  Should the Parties be unable to resolve the dispute to their mutual satisfaction 
within thirty (30) days after such completion of mediation or other process of structured 
negotiation, each Party shall have the right to pursue any rights or remedies it may have at 
law or in equity. 

 
 J. Forced Delay; Extension of Times of Performance 
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 In addition to the specific provisions of this Agreement, performance by any Party 

hereunder shall not be deemed to be in default where delays or defaults are due to war; 
insurrection; strikes; lock-outs; riots; floods; earthquakes; fires; casualties; acts of God; 
acts of the public enemy; epidemics; quarantine restrictions; freight embargoes; lack of 
transportation; governmental restrictions or priority; litigation; unusually severe weather; 
acts of another party; environmental analysis, or removal of hazardous or toxic substances; 
acts or the failure to act of any public or governmental agency or entity (except that acts or 
the failure to act of Agency shall not excuse performance by Agency); or any other causes 
beyond the control or without the fault of the Party claiming an extension of time to 
perform.  An extension of time for any such cause shall only be for the period of the forced 
delay, which period shall commence to run from the time of the commencement of the 
cause.  Times of performance under this Agreement may also be extended in writing by 
Agency and Participant. 

 
 K. Inspection of Books and Records 
 
 Agency has the right, upon not less than seventy-two (72) hours’ notice, at all reasonable 

times, to inspect the books and records of Participant pertaining to the Project. 
 
 L. Attachments and Exhibits Made a Part 
 
 All attachments and exhibits which are attached to this Owner Participation Agreement are 

made a part hereof by this reference. 
 
VII. AMENDMENTS TO THIS AGREEMENT 
 
 Agency and Participant agree to mutually consider reasonable requests for amendments to 

this Agreement and any attachments hereto which may be made by any of the Parties 
hereto, lending institutions, bond counsel, financial consultants, or underwriters to Agency, 
provided said requests are consistent with this Agreement and would not alter the basic 
business purposes included herein or therein.  Any such amendments shall be in writing 
and agreed to by the Parties. 

 
VIII. ENTIRE AGREEMENT, WAIVERS, AND AMENDMENTS 
 
 This Agreement constitutes the entire understanding and agreement of the parties. 
 
 This Agreement integrates all of the terms and conditions mentioned herein or incidental 

hereto and supersedes all negotiations or previous agreements between the Parties with 
respect to all or any part of the subject matter thereof. 

 
 All waivers of the provisions of this Agreement must be in writing and signed by the 

appropriate authorities of Agency and Participant, and all amendments hereto must be in 
writing and signed by the appropriate authorities of Agency and Participant. 
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 IN WITNESS WHEREOF, the Parties hereto have signed this Agreement the day and year 
below written to be effective the day and year above written. 
 
 DATED this _____ day of ____________, 2016. 

 
   Moscow Urban Renewal Agency (“Agency”) 
 
 
      By _______________________________________ 
         , Chair 
 
 
   FH Vandals, LLC (“Participant”) 
 
 

       
By: Fields Holdings, LLC, a California limited 

liability company, its Manager 
 
 

______________________________ 
By:  Eran Fields, its Managing Member  
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ACKNOWLEDGMENTS 

 
STATE OF IDAHO  ) 
    )  ss. 
County of Latah  ) 
 
 On this _____ day of _____________, 2016, before me, __________________________, 
the undersigned notary public in and for said county and state, personally appeared Steve 
McGeehan, known or identified to me to be the Chair of the Moscow Urban Renewal Agency, the 
public body corporate and politic, that executed the within instrument, and known to me to be the 
person that executed the within instrument on behalf of said Agency and acknowledged to me that 
the governing board of such Agency authorized executed the same for the purposes herein 
contained. 
 
 IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the 
day and year in this certificate first above written. 
 
     __________________________________________ 
     Residing at        
     Commission Expires       
 
 
STATE OF__________ ) 
    )  ss. 
County of Latah  ) 
 
 On this _____ day of ____________, 2016, before me, ___________________________, 
the undersigned notary public in and for said county and state, personally appeared Eran Fields, 
known or identified to me to be the Managing Member of the Manager of FH Vandals, LLC, an 
California limited liability company, and the person who signed the within instrument, and 
acknowledged to me that he has authority to execute and executed the foregoing instrument for 
the purposes therein contained. 
 
 IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the 
day and year in this certificate first above written. 
 
      ____________________________________ 
      Residing at       
      Commission Expires      
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Attachment 2 

 

Project Description 

 

The proposed Project includes the redevelopment of the Site which contains an approximate 5.49 

acre parcel and a 0.55 acre parcel of land with a mixed use project to include approximately 150-

154 dwelling units with community facilities and amenities and approximately 3,000 square feet 

of retail space as illustrated in Attachment 1 of this Agreement. 

 

The Project also requires the environmental remediation of the subject property and certain 

improvements to the public infrastructure, including roadway widening, curb line adjustment, 

sidewalk adjustments, traffic signal improvements and other associated intersection improvements 

to facilitate the addition of a southbound left turn lane into the Site in order the facilitate the Project. 



Attachment 3 

 

Agency Reimbursement of Project Improvement Costs 

 
 
Generally, the objective of the funding of a portion of the Project improvements is to fund those 
activities, which comply with the eligibility criteria set forth in the Idaho Urban Renewal Law of 
1965, Title 50, Chapter 20, Idaho Code, as amended (the “Law”), the Idaho Economic 
Development Act, Title 50, Chapter 29, Idaho Code, as amended (the “Act”), and the objectives 
of the Urban Renewal Plan.  The extent and amount of such activities and funding by the Agency 
shall be determined as the Project is constructed.  Such determination will be based upon the 
eligibility of those activities under the statutes and Urban Renewal Plan described above and the 
reasonable expenses for such activity.  Agency and Participant shall review such activities prior to 
their construction and provide a written record of the determination.  
 
The Agency shall reimburse certified expenses of the Project related to the excavation and disposal 
of contaminated soils (in accordance with an environmental cleanup plan to be developed and 
approved by the Idaho Department of Environmental Quality) and the replacement of said material 
with clean structural fill, and the construction of public improvements contained and contemplated 
in the “Project Design Diagram” attached to this Agreement as Attachment 1 which is 
incorporated herein by reference, and as more particularly described in the “Description of the 
Project,” attached hereto as Attachment 2 which is incorporated herein by reference, including, 
but not limited to: curb demolition and reconstruction, stormwater system adjustments, roadway 
widening, and traffic control system adjustments necessary to install a southbound left turn lane 
upon South Main Street/U.S. 95 to provide safe access into the Site. A detailed cost estimate of 
these expenses is shown below. 
 
Agency’s commitment shall be limited to eligible activities authorized by the Law, the Act, and 
the Urban Renewal Plan, as well as the reasonable costs of such activity as more particularly 
described above.  The amount of funding by Agency for such activities and improvements set forth 
above shall be limited to a determination of the amount of tax increment received from the 
improvements located at 1104 South Main Street and 1014 South Main Street, Moscow, Idaho 
with the limitation (unless Agency, in its sole discretion, determines to use other proceeds available 
to it for such purpose) of committing no more than fifty percent (50%) of the increment received 
from the land and improvements located at 1104 South Main Street and 1014 South Main Street, 
Moscow, Idaho as more particularly defined in the Owner Participation Agreement.  Provided, 
further, Agency’s commitment in no event shall exceed THREE HUNDRED AND FIFTY 
THOUSAND DOLLARS ($350,000). 
 
 
 
 
 
 
 
 



 
 
 
 
 
 

 
   

 

Item No. Item Description Units Quantity  Unit Price Total Price

1 Cleanup Plan Development LS 1 5,500.00$   5,500.00$          

2 Mobilization LS 1 6,200.00$   6,200.00$          

3 Construction Fencing LS 1 2,500.00$   2,500.00$          

4 Traffic Control LS 1 3,600.00$   3,600.00$          

5 Erosion Control and Inlet Protection LS 1 2,500.00$   2,500.00$          

6 Building Demolition LS 1 17,500.00$ 17,500.00$         

7 Excavation CY 3,750 8.50$         31,875.00$         

8 Geotextile SY 1,200 1.25$         1,500.00$          

9 Crushed Aggregate Structural Fill TONS 1,563 20.00$       31,250.00$         

10 General Structural Fill CY 2,500 8.00$         20,000.00$         

11 Contaminated Soil Disposal CY 3,750 32.00$       120,000.00$       

12 Environmental Observation and Testing LS 1 5,000.00$   5,000.00$          

13 Geotechnical Observation and Testing LS 1 3,500.00$   3,500.00$          

Contingency % 10 25,092.50$         

Total 276,017.50$       

Item No. Item Description Units Quantity  Unit Price Total Price

1 Mobilization LS 1 3,000.00$   3,000.00$          

2 Traffic Control LS 1 10,000.00$ 10,000.00$         

3 Hyrdoseeding SY 150 5.00$         750.00$             

4 Removal of Existing Concrete SY 200 8.00$         1,600.00$          

5 Removal of Existing Asphalt SY 100 8.00$         800.00$             

6 New Curb and Gutter LF 250 30.00$       7,500.00$          

7 Concrete Sidewalk SY 200 48.00$       9,600.00$          

8 Asphalt Pavement SY 300 50.00$       15,000.00$         

9 Striping LF 900 5.00$         4,500.00$          

10 Traffic Signal Modifications LS 1 15,000.00$ 15,000.00$         

Contingency % 10 6,775.00$          

Total 74,525.00$         

Grand Total 350,542.50$       

Environmental Remediation Cost Estimate

Intersection Modification Cost Estimate

1014 & 1102 Agency Reimbursement Project Improvement Cost Estimate
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Attachment 4 
 

LIMITED RECOURSE PROMISSORY NOTE 

 
 
This Limited Recourse Promissory Note (the “Note”) is entered into as of the         day of 
_______________, 2016, between the MOSCOW URBAN RENEWAL AGENCY, a public body, 
corporate and politic, organized and existing under the Idaho Urban Renewal Law of 1965, 
Chapter 20, Title 50, Idaho Code, as amended (the “Law”) and the Local Economic Development 
Act, Chapter 29, Title 50, Idaho Code, as amended (the “Act”) (“Borrower”), and FH Vandals, 
LLC, an Idaho Limited Liability Company  (“Lender”). 
 

WITNESSETH: 
 
For One Dollar ($1.00), and other good and valuable consideration, the receipt and sufficiency of 
which are hereby acknowledged, Borrower and Lender hereby agree as follows:  
 
1. Definitions.  As used in this Note, the following terms shall have the indicated meanings: 
 

(a) “Agreement” means that Owner Participation Agreement between Borrower and 
Lender dated August ____, 2016. 

 
(b) “Private Development” means the new development initiated and completed by 
Lender consisting of the land and improvements located at 1104 South Main Street and 
1014 South Main Street, Moscow, Idaho as defined in the Agreement which generates 
additional assessed value and ad valorem taxes in excess of the base value, and for purposes 
of this Note is fifty percent (50%) of the revenue allocation (tax increment) funds actually 
received specifically from the land and improvements located at 1104 South Main Street 
and 1014 South Main Street, Moscow, Idaho.    

 
(c) “Resolution” means Resolution No. 2016-  , adopted by the Borrower on 
 , 2016, and as supplemented or restated, pursuant to which this Note was 
authorized. 
 
(d) “Revenue Allocation Area” means all taxable real and personal property within the 
Urban Renewal Project Area as described in the Urban Renewal Plan as adopted by the 
Moscow Urban Renewal Agency and approved by the Mayor and the City Council of the 
City of Moscow, Idaho. 

  
(e) “Urban Renewal Plan” shall mean that certain document entitled “Legacy Crossing 
Urban Renewal District Redevelopment Plan” adopted by the City pursuant to the Act and 
City Ordinance and as amended from time to time. 

 
(f) “Urban Renewal Project” means the Project improvements and other costs 
identified in the Urban Renewal Plan, including design, engineering, consulting, insurance, 
audit, planning, and administration costs of the Borrower. 
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2. Promise to Pay.  Borrower promises to pay in lawful money of the United States of 

America, to the order of Lender, at such place as Lender may from time to time designate, 
the principal sum not to exceed THREE HUNDRED AND FIFTY THOUSAND 
DOLLARS ($350,000) upon completion of the Project Improvements and Verification of 
Costs as defined in the executed Agreement, and continuing until December 31, 2024. The 
principal sum shall bear no interest. 

 
 
 In conjunction with its receipt of revenue allocation proceeds from the Private 

Development, the Agency agrees to make semi-annual payments of fifty percent (50%) of 
the tax revenue allocation proceeds from the Private Development as defined in 
Section 1(b), commencing from the first date the Agency receives tax increment monies 
received specifically from the land and improvements located at 1104 South Main Street 
and 1014 South Main Street, Moscow, Idaho, until the principal amount of THREE 
HUNDRED AND FIFTY THOUSAND DOLLARS ($350,000), has been paid, or 
December 31, 2024, whichever occurs first.  Agency shall have no obligation to make tax 
increment payments to the Participant for taxes collected and paid to Agency from the 
Private Development beyond the term described herein.    

 
Borrower may redeem, at any time, in whole or in part, without penalty, the then principal 
amount outstanding. 

  
3. Default.  Provided that Borrower has received revenue allocation proceeds from the Private 

Development sufficient to make semi-annual payments of fifty percent (50%) of the tax 
revenue allocation proceeds from the Private Development, if any payment required under 
this Note is not made when due and within forty-five (45) days after notice is given by 
Lender to Borrower that the same is due, the entire unpaid principal balance hereof, shall, 
at the option of the Lender, become due and payable without presentment, demand, protest, 
or further notice of any kind, all of which are hereby expressly waived by Borrower and 
all endorsers, guarantors, sureties, accommodation parties, and other persons at any time 
liable for all or any portion of the indebtedness evidenced hereby 

 
4. Limited Recourse, Collection of Revenue Allocation.  Notwithstanding anything 

contained in this Note to the contrary, the recourse of Lender for payment of any amounts 
due hereunder shall be limited solely to fifty (50%) of the revenue allocation proceeds from 
the Private Development, as the same are generated from time to time for the period 
necessary to obtain full payment of all principal payable under this Note.  As of 
December 31, 2024 (or earlier period if redeemed), and upon Borrower’s performance of 
its obligations to receive and disburse revenue allocation generated during such periods to 
Lender, Lender’s obligations under this Note shall cease, and said Note shall be deemed 
canceled and fully satisfied.  In any event, Lender shall not be entitled to receive more than 
the outstanding principal balance of this Note.  The Borrower’s obligations hereunder are 
specifically limited to the obligations contained in Exhibit 1 attached hereto and 
incorporated herein by reference.  
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5. Assignment of Revenue Allocation.  Borrower hereby absolutely, unconditionally, and 
irrevocably transfers, assigns, and sets over to Lender fifty percent (50%) of the tax revenue 
allocation proceeds from the Private Development for the term of this Note until such time 
as all such amounts due hereon are paid in full, or until December 31, 2024, whichever is 
earlier. 

 
6. Non-general Obligation.  As provided by Idaho Code Section 50-2910, the obligations of 

Borrower hereunder shall not constitute a general obligation or debt of the Borrower, the 
State of Idaho, or any of its political subdivision or give rise to a charge against their general 
credit or taxing powers to be payable out of any funds or properties other than the monies 
deposited in the special fund or funds provided for herein and pledged hereby to the 
payment of principal on this Note. 

 
7. Miscellaneous.  Time is of the essence with respect to all obligations of the parties 

hereunder.  The unenforceability or invalidity of any provisions hereof shall not affect the 
enforceability or validity of any other provisions hereof.  The terms hereof shall bind and 
inure to the benefit of the parties hereto and their respective successors and assigns.  This 
Note is delivered in Moscow, Idaho, and shall be governed by Idaho law. 

 
8. General Provisions.  Lender may delay or forego enforcing any of its rights or remedies 

under this Note without losing them.  Borrower, to the extent allowed by law, waives 
presentment, demand for payment, protest, and notice of dishonor.  Upon any change in 
the terms of this Note, and unless otherwise expressly stated in writing, Borrower shall not 
be released from liability.   

 
9. Subordination. Lender specifically acknowledges, recognizes, and consents to the 

subordination of this Note to Agency's other obligations as listed herein: 

• Legacy Crossing Bond Series 2010 

• Obligation to Latah County for Reimbursement of Tax Increment Revenues per 
the Release Settlement Agreement 

 
 
 
 
 
 
 
 
 
 
 
 
 
 IN WITNESS WHEREOF, this Note has been entered into as of the date and year first 
above written. 
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     BORROWER: 
     MOSCOW URBAN RENEWAL AGENCY 
 

By: _______________________________________ 
Steve McGeehan, MURA Chair 
 

 
ATTEST:      
 
By: _________________________________ 
 Gary J. Riedner, Interim MURA Treasurer 
 

 
 

 LENDER: 
  FH Vandals, LLC (“Participant”) 

       
 By: Fields Holdings, LLC, a California limited liability 

company, its Manager 
 

 
 ______________________________ 
 By:  Eran Fields, its Managing Member  
      
 
 
APPROVED AS TO FORM: 
 
 
 
By:  _______________________________________ 
 Meghan S. Conrad, MURA Attorney 
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Exhibit 1 to the Promissory Note 
 

Description of Financing of 
Project Improvements 

 
 
A. Obligation of the Agency to Pay Participant Revenue Allocation (Tax Increment) 

Proceeds 
 
 The Agency covenants and agrees to pay to the Participant a portion of the revenue 
allocation (tax increment) monies which the Agency shall actually receive specifically from the 
land and improvements located at 1104 South Main Street and 1014 South Main Street, Moscow, 
Idaho following the construction of the Project by the Participant according to the terms and 
conditions described herein.  The revenue allocation proceeds are to be used to reimburse the 
Participant for the eligible costs of the Project, which the Participant has agreed to construct as 
described within this Agreement. 
 
 1. Tax Increment Monies Are Sole Source of Agency Funding 
 
 Agency and Participant agree that the only source of monies available to Agency to pay 
the Participant herein described are the revenue allocation proceeds to be received by Agency from 
the Private Development within the Project Area based upon the value of the Private Development 
to be constructed by Participant.  Only the revenue allocation proceeds from the Private 
Development Site shall be used to make the payments due under this provision of the Agreement.  
No payments shall be made by Agency to Participant from other revenue allocation proceeds 
which Agency may receive from time to time from other portions of the Project Area or other 
redevelopment project areas which have been or may hereinafter be established, designated, or 
adopted by Agency and City at some future time. 
 
 2. Contingencies of Payment 
 
 Participant understands that Agency is entitled to receive revenue allocation proceeds 
pursuant to Idaho Code § 50-2908, which are to be paid to the Agency by Latah County.  
Participant understands that the revenue allocation proceeds shall become available to Agency 
only if and when the Private Development to be constructed by Participant on the Site is completed 
and has a current year assessed value which is greater than the assessed value of the Project Area 
“base year” established at the time the Urban Renewal Plan was adopted.  Participant further 
understands that Agency is not a taxing agency under Idaho law, has no power to levy a property 
tax on real or personal property located within the Project Area, or to set a mill levy or rate of tax 
levy on real or personal property within the Site.  Agency is entitled to receive tax increment funds 
from the Site for the period established by the Law, the Act, and the Urban Renewal Plan.  
Participant has investigated the provisions of Idaho laws governing the receipt of revenue 
allocation proceeds by Agency and assumes all risk that the anticipated revenue allocation 
proceeds derived from the Private Development to be constructed by Participant on the Site and in 
conformance with the Urban Renewal Plan will be paid to Agency and, if paid, that the amount of 
revenue allocation proceeds will be sufficient to repay the obligation of Agency to Participant 
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according to the terms and conditions contained in this Agreement.  Participant further assumes 
the risk that no changes or amendments will be made in the provisions of the Law, the Act, or other 
tax statutes which would affect or impair either Agency’s right or ability to receive the aforesaid 
revenue allocation proceeds and to pay the indebtedness created by execution of the Agreement, 
the length of time said monies can be received, or the percentage or the amount of the revenue 
allocation proceeds paid to or anticipated to be received by Agency based upon the current statutes. 
 
 3. Limitation on Making Payments 
 
 It is the intention of the parties that Participant shall only be paid from the revenue 
allocation proceeds, if any, which are paid or are payable to Agency as a direct result of the Private 
Development constructed by the Participant on the Site.  If, for any reason, the revenue allocation 
proceeds anticipated to be received by Agency as a direct result of the Private Development to be 
constructed by Participant on the Site are reduced, curtailed, or limited in any way by enactments, 
initiative referendum, or judicial decree, Agency shall have no obligation to pay the tax increment 
obligation to Participant as described in this Agreement from other sources or monies which 
Agency has or might hereinafter receive. 
 
 4. Percentage of Tax Increment Payment 
 
 Agency agrees to pay to Participant fifty percent (50%) of the revenue allocation proceeds 
received by Agency from the Private Development Site, which Agency receives as set forth in the 
Act, Agency adopted policy, or Urban Renewal Plan, commencing upon receipt of revenue 
allocation proceeds received by Agency from the Private Development Site, after the completion, 
acceptance, and verification of the of the cost of such improvements, the Private Development, 
and fifty percent (50%) thereafter for a period through December 31, 2024, or until the principal 
amount is retired, whichever occurs first.  Because of the limitation on available funds, no 
amortization schedule shall be prepared or used by the parties.  Rather, Agency’s obligation is to 
pay the fifty percent (50%) of the overall revenue allocation proceeds as required by the Act, 
Agency adopted policy, or the Urban Renewal Plan, received as described above, for the time 
period specified or until the principal amount is paid, whichever occurs first.  Agency’s obligation 
to Participant shall only be to pay above-described percentages of the amounts of revenue 
allocation proceeds received by Agency, notwithstanding said amount may be reduced, curtailed, 
or limited in any way, and there shall be no interest, compounding of interest or amounts added to 
the principal in the event the revenue allocation proceeds are reduced, curtailed or limited in any 
way. 
 
 5. Time and Terms of Tax Increment Payments 
 
  a. For any funds to which Participant is entitled, the payments received each 
year by Agency from the ad valorem taxes paid by taxpayers to the County Treasurer on the Site 
shall be paid to Participant within thirty (30) days following receipt of said funds by Agency.  
Agency anticipates receipt of these funds in January and July of each year from the ad valorem 
taxes paid by property owners each year. 
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  b. The Act, as amended, provides that Agency will be paid tax increment funds 
contingent on the amount of assessed value as determined by the Latah County Assessor each year 
and the rate of tax levy or the percentage of assessment levied by each of the taxing agencies.  
Agency is not a guarantor of the assessment determination made by Latah County Assessor.  
 
  c. The revenue allocation proceeds resulting from the incremental increase in 
assessed value of the Site as a result of the construction of the Private Development on the Site by 
Participant (as determined from the assessment records of the Latah County Assessor and the 
payment records of the Latah County Treasurer) shall be paid to Participant if and only as they are 
paid to Agency by Latah County, the entity which has the legal responsibility to collect property 
taxes. 
 
  d. Agency agrees to make semi-annual payments of the revenue allocation 
proceeds, commencing from the first date Agency receives tax increment monies from the Site 
after completion of the components of the Agency Funded Improvements and the associated 
Private Development for which a Certificate of Completion has been issued for the period as 
described in the Agreement, or until the principal amount or the amount adjusted has been paid; 
whichever occurs first.  Agency shall have no obligation to make tax increment payments to 
Participant for taxes collected and paid to Agency beyond December 31, 2024. 
 
  e. The payments to Participant are secured solely by a pledge of Agency of the 
revenue allocation proceeds that are produced by the Private Development that are constructed on 
the Site by Participant, and Participant shall have no other recourse to Agency or City and no 
recourse whatever to any other party for payment.   
 

6. Interest & Fees   
 

 Agency shall pay no interest on Participant Advance and shall not be subject to any fees or 
charges resulting from any activity authorized in this Agreement. 
 

7. Default 
 
 As set forth in the Agreement, if the Participant defaults or breaches any of its obligations 
contained in the Agreement, and does not timely cure such default or breach as provided in the 
Agreement, or if Participant fails to obtain from the Agency a Certificate of Completion because 
the Private Development is not substantially completed according to the approved plans, the 
obligation to pay Participant the tax increment payment shall be voidable at the option of Agency 
until such time as the default is cured and/or the Certificate of Completion is issued.  
Notwithstanding the foregoing, if Participant is using its best efforts to cure any such delay or 
default and such delay or default is enforced beyond the Participant’s control, then the obligation 
of Agency to pay the tax increment shall not be voidable for so long as Participant is using its best 
efforts to cure such default or delay. 
 
 
4810-8441-0412, v.  2 
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MOSCOW URBAN RENEWAL AGENCY 

RESOLUTION NO. 2016 –01 

 

 

A RESOLUTION OF THE MOSCOW URBAN RENEWAL AGENCY, AUTHORIZING THE 
APPROVAL AND ACCEPTANCE OF AN OWNER PARTICIPATION AGREEMENT AND 
RELATED PROMISSORY NOTE BY AND BETWEEN THE MOSCOW URBAN RENEWAL 
AGENCY AND FH VANDALS, LLC FOR ENVIRONMENTAL REMEDIATION AND 
PUBLIC IMPROVEMENTS TO THE PUBLIC RIGHT-OF-WAY ADJACENT TO 1104 AND 
1014 SOUTH MAIN STREET, MOSCOW, IDAHO; AND PROVIDING THAT THIS 
RESOLUTION BE EFFECTIVE UPON ITS PASSAGE AND APPROVAL. 
 
THIS RESOLUTION, made on the date hereinafter set forth by the Moscow Urban Renewal 
Agency, an independent public body, corporate and politic, authorized under the authority of the 
Idaho Urban Renewal Law of 1965, as amended, Chapter 20, Title 50, Idaho Code, a duly created 
and functioning urban renewal agency for Moscow, Idaho, (hereinafter referred to as the 
“Agency”):  
  
WHEREAS, the Moscow City Council adopted its Ordinance No. 2008-10 on June 2, 2008, 
approving the Legacy Crossing Urban Renewal District Redevelopment Plan (hereinafter the 
“Urban Renewal Plan”); and 
 
WHEREAS, Section 504 of the Urban Renewal Plan authorizes Agency to use revenue allocation 
financing to fund specific projects and improvements to implement the Urban Renewal Plan; and 
 
WHEREAS, FH Vandals LLC owns and controls the real property located at 1104 and 1014 S. 
Main Street, Moscow, Idaho (also referenced as Assessor Tax Parcels RPM00000173910 and 
RPM00000173755), (hereinafter the “Site”) upon which FH Vandals LLC proposes to construct 
improvements, investing significant resources in the project; and 
 
WHEREAS, the soils and groundwater upon a portion of the Site are significantly contaminated 
from the prior use of the property as a petroleum storage and distribution facility; and 
 
WHEREAS, FH Vandals LLC is not responsible for, nor has the FH Vandals LLC contributed to 
the environmental contamination upon the Site; and 
 
WHEREAS, said environmental contamination is a threat to human health and safety and a 
substantial impediment to the redevelopment of the Site; and 
 
WHEREAS, the Site has unsafe and inadequate access to South Main Street/U.S. 95 due to the 
lack of a southbound left turn lane to provide safe, convenient and efficient access into the Site, 
which significantly inhibits the development opportunity of the Site; and 
 
WHEREAS, in order to allow for the development and redevelopment of the Site into a mixed use 
project to include approximately 154 dwelling units with community facilities and amenities and 
approximately 3,000 square feet of retail space, FH Vandals LLC desires to conduct environmental 
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remediation activities and make improvements to the public infrastructure, including roadway 
widening, curb line adjustment, sidewalk adjustments, traffic signal improvements and other 
associated intersection improvements to facilitate the addition of a southbound left turn lane into 
the Site (hereinafter referred to as the “Project” as defined below); and 
 
WHEREAS, Section 504 of the Urban Renewal Plan authorizes Agency to use revenue allocation 
financing to fund specific projects and improvements to implement the Urban Renewal Plan; 
 
WHEREAS, said Project implements several objectives outlined in Section 302 of the Urban 
Renewal Plan; 
 
WHEREAS, Section 303 of the Urban Renewal Plan authorizes Agency to enter into Owner 
Participation Agreements to implement the Urban Renewal Plan; 
 
WHEREAS, as a result of FH Vandals LLC’s commitment to proceed with the Project and to 
complete the environmental remediation activities and construct public improvements in the public 
right-of-way which will enhance public access, safety, aesthetics, and environmental and 
economic well-being, FH Vandals LLC’s commitment to comply with the terms of the Urban 
Renewal Plan, and Agency’s commitment to reimburse FH Vandals LLC in compliance with the 
Urban Renewal Plan, the Parties deem it necessary to enter into this Owner Participation 
Agreement to define their respective obligations; 
 
WHEREAS, by entering into this Agreement and complying with its terms, Agency finds that FH 
Vandals LLC has complied with the provisions and requirements of the Urban Renewal Plan. 
 
 
NOW THEREFORE BE IT RESOLVED BY THE BOARD OF COMMISSIONERS OF THE 
MOSCOW URBAN RENEWAL AGENCY AS FOLLOWS: 
 
Section 1. The Chair of the Moscow Urban Renewal Agency is hereby authorized to enter into an 

Owner Participation Agreement with FH Vandals, LLC in order to complete the public 
improvements to the right-of-way adjacent to 1104 and 1014 South Main Street, 
Moscow, Idaho. 

 
Section 2. The Owner Participation Agreement will provide reimbursement of up to THREE 

HUNDRED AND FIFTY THOUSAND DOLLARS ($350,000) in certified costs 
expended for the construction of the Project. 

 
Section 3. The Agency reimbursement to FH Vandals LLC shall be determined by actual costs and 

shall not exceed THREE HUNDRED AND FIFTY THOUSAND DOLLARS 
($350,000). 

 
Section 4. Reimbursements shall be funded from 50% of the tax increment actually received by 

the Agency and generated solely from the land and improvements located at 1104 and 
1014 South Main Street, Moscow, Idaho. 
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Section 3. That this Resolution shall be in full force and effect immediately upon its adoption and 
approval. 

 
PASSED by the Moscow Urban Renewal Agency, this 18th day of February, 2016. 
 
 

_________________________  
 Steve McGeehan, Chair 

 
ATTEST: 
 
__________________________ 
Gary Riedner, Interim Treasurer 



RESOLUTION NUMBER: 2016-02 

 

 

A RESOLUTION OF THE MOSCOW URBAN RENEWAL AGENCY, APPROVING A 12 

MONTH EXTENSION TO AN EXISTING AGREEMENT FOR RFP#11-2013; 

COMMERCIAL REAL ESTATE SERVICES, BETWEEN THE MOSCOW URBAN 

RENEWAL AGENCY AND PALOUSE COMMERCIAL REAL ESTATE; 

AUTHORIZING THE CHAIRMAN AND MOSCOW CITY CLERK TO RESPECTIVELY 

EXECUTE AND ATTEST SAID AGREEMENT EXTENSION; AND PROVIDING AN 

EFFECTIVE DATE.  

 

WHEREAS, on October 19, 2013 the Agency advertised a Request for Proposals for 

Commercial Real Estate Services; and 

 

WHEREAS, on November 12, 2013 the Agency received one response to the Request for 

Proposals from Palouse Commercial Real Estate; and 

 

WHEREAS, on December 11, 2014, the Agency’s awarded of RFP#11-2013; Commercial 

Real Estate Services to the best qualified proposer, Palouse Commercial Real Estate; and, 

 

WHEREAS, during their meeting of January 8, 2014, the Moscow Urban Renewal Agency 

Board of Commissioners followed staff’s recommendation and awarded RFP#11-2013 to 

Palouse Commercial Real Estate; and 

 

WHEREAS, said professional services agreement was executed upon January 22, 2014 and was 

to be effective for a period of 2 years; and 

 

WHEREAS, the Agency Board has determined that it is in the Agency’s best interest to extend 

the existing Commercial Real Estate Services Agreement for 12 months in order to allow time 

for the Agency to evaluate the future receipt of said Commercial Real Estate Services. 

 

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF COMMISSIONERS OF 

THE MOSCOW URBAN RENEWAL AGENCY: 

 

Section 1. That the Agreement for RFP#11-2013; Commercial Real Estate Services, by and 

between the Moscow Urban Renewal Agency and Palouse Commercial Real Estate, executed 

on January 22, 2014 and attached hereto and incorporated herein by reference, be, and the same 

is hereby, extended under the same terms and conditions until January 22, 2017. 

 

Section 2. That the Agency’s Chairman and City Clerk be, and they hereby are, authorized to 

respectively execute and attest said Agreement extension for and on behalf of the Moscow 

Urban Renewal Agency. 

 

Section 3. That this Resolution shall be in full force and effect immediately upon its adoption 

and approval. 

 



ADOPTED by the Board of Commissioners of the Moscow Urban Renewal Agency, Moscow, 

Idaho, this 18th day of February, 2016. 

 

APPROVED by the Board of Commissioners of the Moscow Urban Renewal Agency, 

Moscow, Idaho, this 18th day of February, 2016. 

 

APPROVED:        ATTEST: 

 

 

____________________________                    

 

 

____________________________                 

Steve McGeehan 

CHAIRMAN 

Art Bettge 

SECRETARY 

  
 



FIRST AMENDMENT TO COMMERCIAL REAL ESTATE SERVICES AGREEMENT 

BETWEEN PALOUSE COMMERCIAL REAL ESTATE AND 

MOSCOW URBAN RENEWAL AGENCY, MOSCOW, IDAHO  

 

 

THIS FIRST AMENDMENT TO THE COMMERCIAL REAL ESTATE SERVICES 

AGREEMENT BETWEEN PALOUSE COMMERCIAL REAL ESTATE (hereinafter 

“Agreement”) AND MOSCOW URBAN RENEWAL AGENCY, MOSCOW, IDAHO is entered 

into as of the _____ day of ____________, 2016, by and between Palouse Commercial Real Estate 

(“Proposer) a corporation of the State of Idaho, 213 S. Main Street, Moscow, Idaho, 83843, and 

the Moscow Urban Renewal Agency (“Owner”), 206 East Third Street, Moscow, Idaho, 83843. 

 

 

Agreement to Extend Agreement Termination Date. 

 

25. Term: This agreement shall not be valid for more than two three (23) years from the date of 

approval by the Agency. 

 

 

  

All other provisions of the Commercial Real Estate Services Agreement entered into as of the 22nd 

day of January, 2014 (attached as Exhibit “1”), shall remain in full force and effect unless modified 

by written agreement of both parties. 

 

 

PROPOSER AGENCY 

 

______________________________ ______________________________ 

 Steve McGeehan, Chair 

 

Date:  _________________________ Date:  _________________________ 

 

 

 ATTEST: 

 

 ______________________________ 

 Anne Peterson, Clerk 

 
 

 

 

 

 

 

 



STATE OF Idaho  ) 

    )  ss. 

County of Latah  ) 

 

 On this _____ day of ____________, 2016, before me, ___________________________, 

the undersigned notary public in and for said county and state, personally appeared ___________, 

known or identified to me to be the __________________   of Palouse Commercial Real 

Estate, a Corporation of the State of Idaho, and the person who signed the within instrument, and 

acknowledged to me that they have authority to execute and executed the foregoing instrument for 

the purposes therein contained. 

 

 IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the 

day and year in this certificate first above written. 

 

      ____________________________________ 

      Residing at       

      Commission Expires      
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