
PLANNING & ZONING COMMISSION PROCEEDINGS 

April 16, 2019            VICTOR, IDAHO 

The Victor City Planning and Zoning Commission met in regular session in the Chambers of City Hall located 
at 32 Elm Street at 7:00 P.M. Upon roll call the following were found to be present: 

PLANNING & ZONING COMMISSION: Christian Cisco, Jen Fisher, Kristi Aslin, Matt Thackray, and Brady 
Barkdull 

STAFF: Olivia Goodale, Tyler Steinway, Ryan Krueger, and Herb Heimerl.  

Approval of Minutes from March 19th, 2019 regular meeting. 

A motion was made by Kristi Aslin and seconded by Brady Barkdull, to approve the March 19th, 2019 
regular meeting minutes as presented. Chair Cisco called for the vote. The vote showed all in favor. The 
motion carried. 

Public Hearing: Rezone ZX2019-03 21 Fir St. Alan Thompson has requested a Rezone Map Amendment 
for his .82-acre parcel located at 21 Fir St.  The request would rezone his property from Industrial Flex 
(IX) to Neighborhood Mixed Use (NX).  This request is an attempt bring his current non-conforming use 
into compliance with the use standards found in Title 10 of the municipal code.  The applicant is not 
proposing development with this application and subsequent applications will be required prior to any 
development at this site. This request includes parcel number: RPB00870110394. 
 
Ryan Krueger confirmed that proper notice has been given and that all supporting materials are present 
and complete. No board members wished to declare a conflict of interest. Ryan Krueger made staff 
comment regarding the purpose of this item, the compliance with the approval criteria shown in the staff 
report, the change in zone when the Land Use Development Code was updated, the current use and non-
conformities, and the recommendation for approval.   
 
Alan Thomson made a presentation regarding his desire to bring his home into a conforming use.  
 
Discussion followed regarding how this application is a cleanup, this request was a down zone, the 
rezoning of this property could cause the City to have to install a buffer if they ever decided to further 
develop their parcel next to the one in question, and that everyone appreciates that the applicant is 
bringing this application forward.   
 
Chair Cisco opened public hearing. 
 
No members of the public made public comment. 
 
Chair Cisco closed the public hearing. 
 
A motion was made by Matt Thackray and seconded by Jen Fisher, having concluded that the Criteria for 
Approval of a Rezone Map Amendment found in Title 10, Article 14.7.11.B.1 - 9 have been met, I move to 
recommend approval of the Rezone Map Amendment for Alan Thompson as described in the application 
materials submitted on March 19, 2019, and subject to the Conditions of Approval in the Staff Report for 
the Public Hearing date of April 16, 2019. 



 
Chair Cisco called for the vote. The vote showed all in favor. The motion carried. 
 
Public Hearing: Plat Amendment Major SDAX2019-01 The Summit. Gary Schnell, Representing Teton 
Land Development Group, is requesting a Plat Amendment Major to further subdivide his 10-lot 
subdivision to create 31 individual townhouse lots, one common area lot and one lot future phases. The 
zoning for this property is Residential Multi-Family (RM-2) and is located at 8425 S 1000W.   
 
Ryan Krueger confirmed that proper notice has been given and that all supporting materials are present 
and complete. No board members wished to declare a conflict of interest. Ryan Krueger made staff 
comment regarding the history of this item, the proposal to further subdivide the townhomes into 
individual lots, how the 27 conditions of approval from the final plat carry over to this application, the 
conformance with the approval criteria listed in the staff report, and the recommendation for approval.  
 
Discussion followed regarding whether or not this is the typical process that would be conducted, why 
these additional lots weren’t created with the final plat that was adopted by city council last month, how 
there are still a few additional steps to get this plat modification finalized, and how there are a number of 
outstanding conditions that will need to be met before this plat modification can be approved and 
recorded. 
 
Gary Schnell, representing Teton Land Development, made a presentation regarding the process and how 
this process has been confusing with staff turnover and different interpretations of the Land Development 
Code, and the want to go back and show the 31 lots originally. Gary also gave a progress update for the 
project.  
 
Chair Cisco opened public hearing. 
 
No members of the public made public comment. 
 
Chair Cisco closed the public hearing. 
 
Discussion followed regarding that there hasn’t been a change in the buildings just the number of 
individual lots, that the expectation all along was that there would be 31 units in that location, the analysis 
in the table listed in the staff report, and the appearance of the foundation on the corner and the want to 
have it cleaned up.   
 
A motion was made by Brady Barkdull and seconded by Kristi Aslin, having concluded that the Criteria for 
Approval of a Modification of Plat - Significant Changes (Major) found in Title 10, Article 14.10.3.D.2 have 
been met, I move to recommend approval of the Modification of Plat - Significant Changes (Major) for The 
Summit as described in the application materials submitted on March 15, 2019, and subject to the 
Conditions of Approval in the staff report for the hearing date of April 16, 2019. 
 
Chair Cisco called for the vote. The vote showed all in favor. The motion carried. 
 
Public Hearing: Rezone ZX2019-04 7634 S 500W. The City of Victor has requested a Rezone Map 
Amendment for the western 16.3 acres of a 20.25-acre parcel located at 7634 S 500W.  The request 
would rezone the western 16.3 acres from Residential Single and Two Family (RS7-) to Residential Single 
and two family (RS-3). All future development that is proposed by the site owner shall require Site Plan 



Review, Design Review, and to be able demonstrate conformance with all relevant standards of the 
Victor Land Use Development Code.  This request includes parcel number: RPB3N45E024810 
 
Ryan Krueger confirmed that proper notice has been given and that all supporting materials are present 
and complete. No board members wished to declare a conflict of interest. Ryan Krueger made staff 
comment regarding the history of this item, how the future land use map shows this area to be low to 
medium residential, what is and isn’t apart of this application, the location of the property in relation to 
downtown, the quasi-judicial process, the breakdown of the public comments received, how the property 
owner was ill advised and this application was brought forth on their behalf to reset expectations, the 
density breakdowns for the current RS-7 zone, how the cottage court building type will require design 
review, the specific timeline for events if this application is approved, the clarification of the definitions 
for the RS-7 and RS-3 zoning districts, how this application meets the approval criteria for a rezone map 
amendment, the conditions of approval and the recommendation for approval. 
 
Discussion followed regarding what the Teton County Housing Affordable Housing Plan is, what is 
considered affordable, if there are percentages of a development that need to be affordable,  how that 
plan needs to be tailored specifically to Victor, clarification on how condition number seven would work, 
clarification on the timeline moving forward, and clarification on what the density differences are 
between the two zones.   
 
Chair Cisco opened public hearing. 
 
Shawn Hill, representing Valley Advocates for Responsible Development, made public comment regarding 
the cottage court building type, how the community doesn’t want this project or the rezone map 
amendment, how the site plan and design review approvals are after the preliminary plat and are 
administrative reviews, how the design guidelines only require a few modifications, how the design 
standards shouldn’t be viewed as a panacea, that it is unorthodox for a city to bring forward a rezone 
application on behalf of a developer, and that it would be wise to de-annex this parcel and others in the 
north west area of the city. 
 
Fletcher White, 9715 Little Pine Lane, made public comment, on behalf of his wife Cindy Regal, asking why 
this rezone would be considered without first looking at the Housing Affordability Strategic Plan, and that 
this should be remanded back to staff to study the goals of the housing affordability plan to ensure long 
term affordable housing with this project.   
 
Jean Kitchen, 3830 Sweet Home Lane, made public comment regarding how it is out of line for a staff 
member to bring forward a rezone application on the behalf of a developer.   
 
Chair Cisco closed the public hearing. 
 
Ryan Kruger made staff comment regarding how Site Plan Review and Design Review would require a 
public hearing in front of Planning and Zoning Commission, clarification on what a spot zone is, that there 
is currently a group of people working on improving the design guidelines, how staff agrees with the 
comments made about the affordable housing, the need for more guidance on how to implement the 
tools in that plan and how cities across the country have lead rezone effects before.    
 
Discussion followed regarding if there is a need to create a condition of approval that requires that PNZ 
review the Site Plan Review application, clarification that at every step of the process this application will 



come before the Planning and Zoning Commission, that this request gives the PNZ more control, the 
timeline for when this project would come to fruition, how the commercial components of this project 
are not up for discussion this evening,  the adding conditions of approval, and the ability of the city to De-
Annex property.   
 
A motion was made by Matt Thackray and seconded by Kristi Aslin, having concluded that the Criteria for 
Approval of a Rezone Map Amendment found in Title 10, Article 14.7.11.B.1-9 have been met, I move to 
recommend conditional approval of the Rezone Map Amendment for the City of Victor as described in 
the application materials submitted on March 22, 2019, and subject to the Conditions of Approval in the 
Staff Report with the additions to condition number two (2) that Site Plan Review and Design Review shall 
not be administrative approvals and adding an eighth condition of approval that states, “That Site Plan 
Review and Design Review submittals shall be approved prior to the submittal of the Preliminary Plat 
application,” for the Public Hearing date of April 16, 2019. 
 
Chair Cisco called for the vote. The vote showed all in favor. The motion carried. 
 
Public Hearing: Rezone ZX2019-02 342 Larkspur Ave. David Anderson has requested a Rezone Map 
Amendment for 8 lots within Teton Towne Center Subdivision located at approx. 342 Larkspur Ave. The 
property contains 8.54 acres of land which is currently vacant. The request would rezone the property 
from Industrial Flex (IX) to Commercial Heavy (CH). The south east portion of the property would remain 
Industrial Flex (IX). The applicant is not proposing development with this application and subsequent 
applications will be required prior to any development at this site.  
 
Ryan Krueger confirmed that proper notice has been given and that all supporting materials are present 
and complete. No board members wished to declare a conflict of interest. Ryan Krueger made staff 
comment regarding the location and size of the property, the request for this application, the other 
necessary applications for this project to be achieved, the breakdown of the received public comment, 
some of the design requirements, the ability of the Planning and Zoning Commission to attach additional 
conditions of approval for the design standards, the benefit this project will have for the city, the analysis 
of how this application meets the approval criteria, the recommendation of approval for this conditional 
rezone, and the conditions of approval.   
 
Discussion followed regarding the proposal and the consolidation of all the lots, clarification on the square 
footages allowed with regards to the primary uses, clarification if any analysis has been done to calculate 
the max buildable square footage for the site, clarification on the allowed uses in the Commercial Heavy 
Zone, and if ITD will be required to weigh in on the traffic study.   
 
The Applicant, David Anderson, made a presentation in regards to the required approval criteria for a 
Rezone Map Amendment, the purpose of leaving the IX zoning for affordable housing and the openness 
to putting it in a development agreement, the exploration of being open on Sunday, how this site plan will 
not resemble the store in Driggs, the want to emphasis multi modal transportation with this project, and 
the optimistic timeframe to move this project forward. 
 
Chair Cisco opened public hearing. 
 
Zach Smith, 7950 Mountain Shadow Way, made public comment regarding the high-density residential 
zoning around the subject property and the lower density cottages across the highway, the accessibility 



of the water and sewer in that location, and how there are very few locations for a grocery store to be 
located. 
 
Fletcher White, 9715 Little Pine Lane, made public comment regarding the need to see a site plan before 
granting any zone changes, and how this application does not promote development in the downtown 
core.  
 
Shawn Hill, representing Valley Advocates for Responsible Development, made public comment regarding 
the requested rezone and that Commercial Corridor is a better zone for this type of development, and 
that he appreciates the design standards but don’t think they go far enough.   
 
Jean Kitchen, 3830 Sweet Home Drive, made public comment regarding the need to see a concept plan 
before granting a rezone.  
 
Kate Coons, 50 West Dogwood, made public comment regarding the rezone and how it feels risky to grant 
a rezone before seeing what the design will look like.  
 
Lynn Bagley, 1402 W 8000 S, made public comment regarding the need for Victor to have a grocery store, 
how the PNZ doesn’t get to decide who opens a business as long as they meet the guidelines,  the cost of 
trucking and how it relates to the prices of the foods.  He also made public comment on how it should 
look nice and that the PNZ has the opportunity to ensure that it does look nice.   
 
Mandy Rockfeller, 813 Dry Creek Trail, made public comment regarding the zoning districts around the 
property in question, and how there are no other site within city limits that could support a large grocery 
store. 
 
Thom Guheen, 108 Cemetery Road, made public comment regarding the need for Victor to have a grocery 
store, the concerns about the appearance of the store but has faith in the process, and how this is the 
right location for a grocery store. 
 
Whit Gardiner, 9 Sagebrush Drive, made public comment with a question about the rezone process and if 
the Homeowners Association has a say in the zoning or if they are superseded by the city process.   
 
Barbra [inaudible] made public comment regarding if a traffic study was conducted and how the Victor 
Valley Market would be threatened by this development.   
 
Larry Thal, 9130 Village way, made public comment regarding the differences between the Commercial 
Corridor zone and the Commercial Heavy zone, and how the commercial heavy zone lends itself to be less 
pedestrian oriented.   
 
Chair Cisco closed the public hearing. 
 
The applicant, David Anderson made a comment that he doesn’t believe that the Commercial Corridor fits 
in this location because of the surrounding uses. 
 
Ryan Krueger made staff comment in regards to CC&R’s and how they are enforced, the projected number 
of units within proximity to the subject property, how the only large Commercial Heavy zoned parcel in 



the city has significant flood plain concerns, the request to see a site plan for this application, clarification 
on when the concept plan would be required, and the benefits for this project for the community.  
 
Discussion followed regarding what the definitive downtown core is, the square footage of all the lots, 
the square footage of grocery stores in the area, the orientation of the building, the need to look at this 
holistically, the traffic concerns about crossing the highway, how this site offers the opportunity for most 
of  the truck traffic to be concentrated in one area, the need to see a site plan, clarification on if the 
development agreement could put restrictions on the additional businesses, the narrative if they meet 
the approval criteria and the need for a site plan, the want to bring a site plan in front of the Design Review 
Advisory Committee to review, the importance of the order of operations for site plan review and the 
rezone map amendment, the need for applications to have more detail, and clarification on what a strip 
mall looks like.  
 
A motion was made by brady Barkdull and seconded by Jen Fisher, Having found that further information 
is required, I move to continue the application to the May 21, 2019 Planning and Zoning Commission 
meeting to allow the applicant to create a preliminary site plan that includes building size, building 
orientation, number of buildings, location of parking, access, setbacks, and landscaping.  
 
 
Chair Cisco called for the vote. The vote showed all in favor. The motion carried. 
 
Scheduling. The next meeting will be on May 21st, 2019. 
 
Adjourn. Chair Cisco adjourned the meeting at 10:21 P.M. 
 
 
 
 

__________________________________ ___________________________________ 

Ryan Krueger     Christian Cisco,  
Planning and Zoning Administrator  Planning & Zoning Chairman 
 

Minutes: TS 


