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Several Nampa businessmen plan to present a competing revitalization plan for downtown this week.

Like the plan announced by city officials in March, this proposal calls for a new city hall and library, a park, and 
retail and residential development to draw people downtown. However, there are significant differences between the 
city plan and the proposal from the Nampa Development — including who would own the land.

“We both share the same vision,” said developer Jeff Needs, who heads Nampa Development. “Our vision is for 
families of all ages to enjoy the town center experience with family-oriented activities like shopping and dining with 
safe pedestrian access to all parts of downtown.”

The city unveiled its ambitious master plan for downtown revitalization in March, and the Nampa City Council ap-
proved a more general version late last year. 

City officials remain committed to working through the development process begun a year ago with consultant 
Stainback Public/Private Real Estate. They plan to ask prospective developers to detail their finances and experience 
next month.

“We just can’t stop the process,” said Cliff Long, Nampa’s economic development director. “We’re building legacy 
projects for the next 100 years.”

Plans

City leaders put together their revitalization project under the premise that the city would own all property on which 
public facilities are built, and developers would own the private sites. Under Needs’ plan, Nampa Development 
would own all of the land in its revitalization zone; the city would donate a block as a city hall site in exchange for 
developers building the city hall.

City officials said they would not comment on the specifics of Needs’ proposal because they had not seen it yet.

Nampa Development already owns or controls about half the land in its 13.5-acre revitalization area, Needs said. 
Not all owners of the other parcels have agreed to or been approached about his proposal, he said. Several National 
Register historic properties would need to be leveled to make way for the new buildings.

Needs said the developers have about $7 million in land and $5 million in cash for their first project, Library Square, 
and would buy additional land or receive property in exchange for shares in Nampa Development. The new library 
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and city hall would be in buildings with shops and offices.

The city’s plan calls for varied funding sources, including city and urban renewal funds, land lease and franchise 
fees, and private investment. Officials plan to move ahead next year with the $111 million construction of the library 
and public safety building — each with a parking garage — urban park and a retail/office/residential development 
with two parking garages. 

Other projects, including a new city hall, a theater complex and more retail and residential development, would 
come after 2010.

Nampa Development could begin on the library building as soon as designs and permits were complete, Needs said. 
It would not be involved in construction of the public safety building and would move on to the city hall and other 
projects as demand became evident, he said.

Another big difference between the city’s plan and the developers’ is in parking areas. While the city plans five 
multi-level parking structures with 1,820 spaces, Nampa Development proposes underground garages beneath the 
library and city hall, plus one parking structure at the entertainment complex and other parking areas, with a total of 
1,650 parking spaces. The city also plans a parking structure for a new downtown police station, but that building is 
not included in Needs’ plan.

Needs said the city would have to build the new police station itself, outside the historic central area earmarked by 
Nampa Development.

The group’s plan focuses on an eight-block area roughly bounded by 12th and 15th avenues south between the 
railroad tracks and 3rd Street South. It outlines specific sites for areas dubbed Library Square, City Square, Shortline 
Station and Depot Park.

City officials have not revealed sites for their envisioned projects because they are still negotiating for land, but say 
they have specific locations in mind on about a dozen acres scattered from Northside Boulevard to 16th Avenue 
South. Sites will be disclosed in August when the city asks for proposals from developers.

At least one member of the Central Nampa Development Commission, which is working with the city on the revital-
ization project and has studied the city’s plans, favors looking at alternative proposals.

Realtor Ed Byington said he had not seen Nampa Development’s proposal but said, “I’m in favor of open dialogue.”

“I don’t like this one plan and one plan only,” he said of the city’s plan. “We’re supposed to have all developers 
come in and bring proposals of what they’ll do in the (city’s) plan. That’s not where Jeff is coming from. He’s com-
ing with an alternative plan, which involves local developers, local people. I don’t know enough to know whether 
his plan is better or not.”

Process

Needs said he has no problem with competing in a public proposal process but contends that since Nampa Develop-
ment already owns or controls several blocks in the city’s historic downtown core, it shouldn’t be required to qualify 
to build on its land. He has raised doubts about the process promoted by the city’s consultant, Stainback , saying 
that the developer requirements created through that process may exclude his group and other local developers from 
participating.

Needs, who grew up in Nampa and lives in Eagle, was a senior property manager for international real estate com-
pany Hines and has not previously led a major private/public development project. He is joined in Nampa Develop-
ment by longtime residential developer Don Brandt, Lloyd Lumber owner Bob Jacobsen and banker Steve Tester, 
who led the North Nampa Urban Renewal Agency board through most of its lifespan and construction of the Idaho 
Center. The three also were members of the recently dissolved Nampa Industrial Corp. 



“This is going to be a very complicated process,” Needs said. “We think we’ve got the right people to solve it.”

Nampa Mayor Tom Dale said he has confidence in Stainback’s 17-step process and believes it will protect Nampa 
from problems similar to those of the Boise Tower, whose developer repeatedly failed to obtain financing.

“We are committed to doing what’s best for the whole city,” Dale said.

Officials from other cities doing similar projects with Stainback told the Idaho Statesman the process is working 
well for them. “It saved 18 months in our process,” said Court Newkirk, economic development director for Lawton, 
Okla., which has an 80-block revitalization plan and will begin building a regional mall in about a year. “We relied 
on their years of expertise. It’s worked like a champ.”

Nampa’s revitalization plan supports a variety of projects and will require a range of developers — national and lo-
cal, Long said. If Nampa Development’s plan prevailed, the group would be the only developer in control of the core 
revitalization project.

Problems

Some city officials see challenges in the Nampa Development plan.

For example, the water table is about 12 feet below the surface in parts of downtown, adding to the cost of building 
and maintaining two levels of underground parking, Nampa Building Inspector Dennis Davis said.

Library officials wonder whether Nampa Development can meet their special needs, such as floors strong enough 
to support heavy books and shelving, ample free parking, and substantial street-level space to attract passers-by. 
Library board members endorsed the city’s consultant during a March 22 meeting.

“There is tremendous excitement for a new library downtown these days,” library Director Karen Ganske said. 
“However this is accomplished, the public/private partnership involving a library should be carefully regulated by 
qualified, impartial experts. I believe that an open, competitive process will yield the best results.”

Needs said his group could overcome the water table problem with technology, build to suit the library’s needs and 
cut the city’s financial risk because Nampa Development already owns much of the land it proposes for the library 
site.

“We think we’ve assembled the best group to do this,” he said. “We’re going to have one chance to do it. We have to 
get it right.”


