




































Robert Charles Lesser Evaluation of Spring Valley 

• Robert Charles Lesser 
"RLCO" completed a market 
study for Spring Valley in 
January 2008. 

• Reviewed 1) primary family, 
2) active adult, and 3) lUxury 
residential market. 

• The estimated "fair share" at 
4% of market for primary 
family doubled when 
including active adult and 
lUxury residential segments. 

• 260 units/yr = 4% average 
locally generated demand; 
additional 300+ active adult 
and 100 lUxury = 660+ per 
year based on historical 
averages. 

Source: Robert Charles Lesser & Co., 
Market Study and Financial Optimization 
Analysis for a 6, ODD-Acre Master 
Planned Community, Eagle, Idaho 
(January 29, 2008). 

SUBJECT CAPTURE EST. ANNUAL 
SOURCE OF DEMAND ASSUMPTION ABSORPTION 

Scenario 1 
Locally-generated demand: 
5,900 annual units 

Scenario 2 
locally-generated demand: 
5.900 annual units 

+ Higher than anticipated 
migration from California 

+ «Active Adult" demand 

+ Luxury/resort-oriented demand 
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Fair-share: "'4%. 
c) I reflecting anticipated 

competition by price range 

260 units 
c) I (at the beginning) 
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Fair-share: "'4%, 
reflecting anticipated 
competition by price range 

Higher than fair-share 
r-I 

Higher than fair-share. 
reflects minimum volume for h 

a typical active adult 
community 

Higher than fair-share, 
reflects creation of a unique 
environment to attract resort 
buyers 

Total capture 

260 units 
(at the beginning) 

To be determined 

300+ units 

100 units 

660+ units 
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Spring Valley Buildout 

Demographics 
• Spring Valley's 7,153 residential units are projected to be home to over 17,000 Eagle residents, 

including 4,290 children of school age 

• Build out is projected over 20 to 30 years 

o 20 year build out is 350 units per year 

o 30 year build out is 238 units per year 

o Based upon RCLO estimate, it would take approximately 12 to 27 years to achieve full build-out 
Product diversification, if included in a planned community, is an important factor in predicting 
absorption rates. Spring Valley proposes to provide this diversification and as a result will 
experience higher absorption rates than those that may be projected for ordinary subdivision 
development. 

• Treasure Valley's population will increase by approximately 550,000 people over 25 years or 
approximately 220,000 units; Spring Valley reasonably can be projected to absorb 3.250/0 of that total. 

• Since planning began in 2006 on Spring Valley, approximately 18,000 new housing units have been 
built in the Treasure Valley; had Spring Valley been under development it would have captured 585 or 
more of these units. 

• Based on historical growth patterns, by 2035 the Treasure Valley will require 

o 100,000 acres at 2 density units per acre (156 sections of land), OR 

o 66,000 acres at 3 density units per acre (103 sections of land). 

o The Highway 16 corridor has the potential to meet a significant share of this demand. 

Sources: Idaho Economics; COMPASS; M3 Eagle LLC 20 



Highway 16 
The "Central Valley Expressway" 

• liAs western Ada and eastern Canyon 
counties develop, the ability to move 
north-south traffic is a primary concern. 
The project will provide a vital north-south 
link in the Treasure Valley." (ITO 2011) 

• To accommodate the 550,000 new 
residents of the Treasure Valley over the 
next 25 years, design is underway to 
enlarge Highway 16 and bridge the river. 
Construction is expected to begin in March 
2012. (ITO 2011) 
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Other indicators of the importance of Highway 
16 to economic development and job growth 

• A group known as the Central Valley Expressway Coalition ("CVEC") has been formed to promote 
the funding and development of State Highway 16. 

• The SH16 corridor can be expected to create significant economic development opportunities in 
Ada, Canyon, and Gem Counties, as well as in Caldwell, Eagle, Emmett, Meridian, Middleton, 
Nampa, and Star. In addition, Boise itself should see significant economic effects from the corridor 
because it will improve access and lower commuting times from these areas to employment 
centers in Boise and pOints south and west of Boise. 

• Estimated cost to improve the 21.5 miles of SH16 from 1-84 to Emmett is $490M; $70M Garvee 
bonds will fund the start of construction in 2012; construction of the bridge crossing between SH44 
and SH20/26 also will begin in 2012. 

• In the 10th year the SH16 corridor is projected to have created 3,990 jobs and $121 million in 
annual income. By the 40th year it is projected to have created 9,460 additional jobs, $287 million in 
annual income, and $622 million in additional tax revenue to the State, along with approximately 
42,000 housing units and 31 million square feet of commercial uses with a property tax value in 
today's dollars of $9.4 billion. 

• The SH16 corridor provides an economic development corridor capable of attracting national 
employment and economic development opportunities for Idaho and the Treasure Valley 

• The COMPASS projections discussed above recognize that the Eagle area will be a fast growing 
portion of the valley, but do not specifically consider the Highway 16 expansion and what effect on 
economic development and population growth it will have. 

Sources: Idaho Economics; Central Val/ey Expressway Coalition 22 


