
CITY OF VICTOR 
PHONE (208) 787-2940 | www.victorcityidaho.com 

Planning and Zoning Commission Staff Report 

 REPORT DATE: February 4, 2021 

 HEARING DATE: February 18, 2021 
 

 

FILE NUMBER / NAME LU2020-01 – Broulim’s – Rezoning 

APPLICATION TYPE 
Rezoning from the CIV: Civic and Institutional Zoning District to the CX: Commercial Mixed Use Zoning 
District 

PROJECT APPLICANT 
Broulim Oswald LLC (contact: Mark 
Oswald)  

PROPERTY OWNER Teton County School District 401 

PROJECT LOCATION 43 East Center Street PARCEL NUMBER RPB0086007006A 

ZONING DISTRICT CIV LAND USE ACTIVITY Old Elementary School currently vacant 
 
Re: Applicable Victor Values:   
☐Culturally Historic  ☐ Sustainable  ☐ Connected to Nature 
☐ Small Town Feel  ☐ Family Friendly ☒ Administrative Need 
 
 
PROPOSAL & APPLICATION PROCESS 
The applicants have applied for a Rezone Map Amendment to rezone the subject property from the CIV: Civic and 
Institutional Zoning District to the CX: Commercial Mixed Use Zoning District. This rezoning is in anticipation of a future 
development proposal for the construction of a mix-use building. The Pre-Application Conference meeting was held 
November 18, 2020. The application was first submitted on January 19, 2021. A Development Review Committee meeting 
was held on January 25, 2021.  
 
PROCEDURE 
This application is undergoing a Rezoning Map Amendment. [LDC Div. 14.] Approval of this procedure requires public 
hearing before the Planning & Zoning Commission and a public hearing before the City Council in order to be approved. The 
Planning and Zoning Commission may make a recommendation approval, approval with condition, or denial of the 
application. The Planning and Zoning Commission may also continue the Public Hearing to a later date. The Rezoning 
process is also the step in which the City may engage in a development agreement with the applicant.  
 
Upon the approval of the rezoning application the applicant with need to follow up with future applications before 
development. Those application include a Conditional Use Permit for a structure with a footprint between 15,001 and 
20,000 square feet. Their designs will also be required to be approved thought the Site Plan Review and Design Review 
processes before building permits can be issued.  
 
APPLICABLE CRITERIA 
Listed below are governing standards that shall apply: 
 

• Victor Land Use Development Code (LDC): Ch. 11 Site Development; Art. 12 Street & Public Improvements; Art. 13 
Property Development Plan & Resource Protection; and Div. 14.7.12 Rezoning Map Amendment.   

• City of Victor Comprehensive Plan 
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PROJECT LOCATION  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
STAFF ANALYSIS 
 

 
Section 
Number 

LDC Text or 
requirements 

Application Proposal       
   (text is take from the submitted narrative) 

If the requirement 
has been met or not. 

14.7.12.B.1 The Zoning Map 
Amendment 
substantially conforms 
to the Comprehensive 
Plan. 

The comprehensive plan has the area from 
Highway 33 to Agate Avenue listed as 
Downtown core (DC). Allowed zoning in the 
Downtown core includes the CX designation. It 
lists retail as one of the primary uses. 

For the purpose of 
this application, we 
will be using the 
P&Z recommended 
draft of the Comp 
Plan. This criterium 
has been met.  

Project 
Location 
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14.7.12.B.2 The Zoning Map 
Amendment 
substantially conforms 
to the stated purpose 
and intent of this 
Code. 

The CX zone provides the opportunity to 
combine a housing component with the retail 
use. The Downtown Core lists live work-units 
as one of the secondary uses. The second floor 
of the proposed retail building will be 
comprised partly of apartment units. The goal 
of these units will be to provide an affordable 
housing option for those working in the 
building below or potentially other businesses 
in the city. 

1.1.2. 8. To 
encourage 
economically sound, 
orderly, and 
compatible land 
development 
practices in 
accordance with the 
Comprehensive Plan 
This criterium has  
been met. 

14.7.12.B.3 The Zoning Map 
Amendment will 
reinforce the existing 
or planned character 
of the area. 

The proposed comprehensive plan envisions 
redeveloping this area as part of a newly 
created Downtown core. A pedestrian friendly 
shopping opportunity is in line with several of 
the ideas listed in the plan. 

This criterium has 
been met. 

14.7.12.B.4 The subject property is 
appropriate for 
development allowed 
in the proposed 
district. 

In conformance with the City of Victor’s land 
development code the site will be developed 
with a retail building fronting onto Center 
Street. The building will be placed within the 
build to line as outlined in the code. This will 
place the building no more than 10 feet from 
Center Street. This will help to create and 
expand the downtown feel along Center 
Street. 

This criterium has 
been met. 

14.7.12.B.5 There are substantial 
reasons why the 
property cannot be 
used according to the 
existing zoning. 

The property is currently occupied by a vacant 
school building. The useful life of the building 
is done. The school has moved on to a new 
location. No other civic uses had interest 
during the prospective sale of the property. To 
this point no other civic uses have been 
identified for the site. 

Staff has review all 
of the bins that 
were received by 
the school board, as 
well as spoken with 
all of the potential 
buyers or their 
representatives 
before they 
submitted their 
bids, it is staff’s 
understanding all of 
them would require 
some type of 
rezoning request. 
This criterium has 
been met. 
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14.7.12.B.6 There is a need for the 
proposed use at the 
proposed location. 

One of the goals identified in the 
comprehensive plan is to investigate locations 
for the development of a local grocery store. 
There is a need for this and other new retail in 
the city of Victor. With the majority of the 
shopping being done in either Driggs or 
Jackson Hole this will provide residents with 
an option to shop locally in the Downtown 
core area. 

This criterium has 
been met. 

14.7.12.B.7 The City and other 
service providers will 
be able to provide 
sufficient public 
facilities and services 
including schools, 
roads, recreation 
facilities, wastewater 
treatment, water 
supply and stormwater 
facilities, police, fire 
and emergency 
medical services, while 
maintaining sufficient 
levels of service to 
existing development. 

The city and other service providers will be 
able to provide sufficient public facilities and 
services. The site has approximately 330 feet 
of frontage on Center Street which is a paved 
public street. At this location the asphalt width 
of Center Street is approximately 70 feet. 
Police, fire and other emergency service 
providers will have easy access to the site. The 
site will be developed with circulation to the 
north side of the building providing additional 
access for emergency services. Water and 
sewer facilities that are currently in place for 
the old school will be utilized where possible 
and new connections will be provided where 
needed. 
 

The DRC meeting 
was held January 
25, 2021. None of 
the service 
providers noted 
having any concerns 
with this 
application. This 
criterium has been 
met. 

14.7.12.B.8 The Zoning Map 
Amendment will not 
significantly impact the 
natural environment, 
including air, water, 
noise, stormwater 
management, wildlife, 
and vegetation. 

Due to the nature of the existing site being 
previously developed there will not be any 
additional impacts on the natural 
environment, wildlife or vegetation. All storm 
water from the site will placed in an 
underground storage system which will be 
infiltrated into the ground. Large storm events 
will be controlled and contained onsite. 

This criterium has 
been met. 

14.7.12.B.9 The Zoning Map 
Amendment will not 
have a significant 
adverse impact on 
property in the vicinity 
of the subject 
property. 

The amendment will not have a significant 
adverse impact on the property in the vicinity 
of the subject property. The site as stated 
above will be bordered on two sides by a 
church and a park. The redevelopment from 
the school to the retail use will not 
significantly impact those uses. Per the land 
development code landscaping will be 
provided along the edges of any proposed 
parking or drives to serve as a buffer between 
the uses. The existing church and park will 

This criterium has 
been met. 
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serve as a buffer and transition from the retail 
use to the residential areas to the east. The 
location of additional retail in close proximity 
to those already existing along Highway 33 
should serve as a benefit to those uses. 

 
Disclaimer: This application is for Rezoning of the subject property from CIV to CX and should be reviewed based on the 
approval criteria outlined above. The following items are for educational purposes only and should not be the basis of the 
recommendation to City Council. If P&Z has concerns or questions regarding any of the items below, they should mention 
them in the hearing to the benefit of the applicant for their future conditional use and site plan/design review applications, 
but should not be given merit in determining the recommendation on the current application.  
 
Lighting 
All outdoor lighting will be required to be applied for during the site plan/design review process. All requirements of Title 10 
Article 11.4 Outdoor Lighting shall be followed during review, installation, and continued maintenance.   
 
Access 
The applicant is proposing two access points to E. Center Street. The main vehicular access will be on the west side of the 
site, approximately 175 feet from the stop at the intersection with Main Street. The secondary/loading access is proposed 
on the east side of the site. There is the possibility that turn lanes may be warranted on E. Center Street to reduce 
congestion of people waiting to enter the site, this will be discussed as a part of the possible development agreement. 
There is an existing stoplight located at the intersection of Center Street and Main Street, it may be warranted that the 
addition of a right turn lane be constructed to assist with traffic moving northward. A traffic study was not required as a 
part of the Rezoning application, if the P&Z feels a traffic study is needed prior to approval or prior to a future application 
they can request that.  
 
Walkability 
The subject property is just behind the properties that front Main Street and is centrally located in town. Due to its location, 
it is primely located to take advantage of the existing and proposed multi-family residential uses and mixed-uses in the 
future. It is also adjacent to the City Park and near the bike trail network through town. The main entrances to the building 
are designed to take advantage of both vehicular and pedestrian traffic, with doors on both the north and south sides of the 
building.   
 
Parking 
According to the site plan the applicant is proposing a total of 70 parking spaces located in the rear of the site. This meets 
the City’s parking requirements for the proposed uses of retail and residential. The parking lot will be required to have 
perimeter landscaping and landscape islands per the LDC and Design Standards. There is the possibility of street parking as 
one of the required public improvements that could be to the benefit of the applicant. This will be discussed, and details 
determined as a part of a possible development agreement.  
 
Mixed Use 
The current request is for a Rezoning from CIV to CX. All uses allowed within the CX zoning district should be considered 
while determining a recommendation regarding the rezoning. The applicant and their particular brand or business should 
have no merit on determining the recommendation. The applicant has indicated that they are proposing a retail 
establishing paired with some residential units on the second floor. Mixed Uses are supported by the allowed building types 
for the CX zoning district. Additional details regarding general business operations and the residential units may be 
discussed and determined as a part of a possible development agreement.  
 
Screening 
The LDC requires screening for loading areas, mechanical equipment, and large trash receptacles. These will be review at 
the time of site plan/design review.  
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Public Improvements  
The applicant will be required to install sidewalks, street trees, and possibly street parking in accordance with the City 
Engineer’s recommendation. This will be discussed, and details determined as a part of a possible development agreement. 
While the City acknowledges the existence of an alleyway along the north boundary of the subject property the applicant is 
not required to take access from it at this time, but will not be allowed to impede on its future development.  
 
RECOMMENDATION 
For this application, Staff recommends that the Planning and Zoning Commission vote to recommend approval with 
conditions.  
 
Any subsequent approvals from the City shall not be issued until all conditions listed below are adequately addressed as 
determined by the appropriate review entity. Planning and Zoning Commission reserves the right to amend the draft and 
proposed conditions unless other governing documents or agreements state otherwise. 
 
STAFF REPORT ATTACHMENTS 
The following relevant attachments are included in this Staff Report: 
 

1. Letter from Public Works Department 
2. Application Materials Submitted January 19, 2021. 
3. Concept Plat drawings and reports 
4. Div. 14.7.12 Rezone Map Amendment process 

 
SUGGESTED MOTIONS 
Approve: 
Having concluded that the Criteria for Approval of a Rezone Map Amendment found in Title 10, Article 14.7.12.B have been 
met, I move to recommend approval of the Rezoning Map Amendment from the CIV: Civic and Institutional Zoning District 
to the CX: Commercial Mixed Use Zoning District for Broulim Oswald, LLC as described in the application materials 
submitted on January 19, 2021, and subject to the Conditions of Approval in the staff report for the public meeting date of 
February 18, 2021. 
 
Alternative Motion: 
 
Continue:  
Having found that further information is required, I move to continue the application to the ______ Planning and Zoning 
Commission meeting to allow the applicant to address the following concerns raised (specify concerns to be addressed). 
 
Deny: 
Having concluded that the Criteria for Approval of a Rezone Map Amendment found in Title 10, Article 14.7.12.B of Land 
Development Code have not been met, I move to deny the Rezoning Map Amendment from the CIV: Civic and Institutional 
Zoning District to the CX: Commercial Mixed Use Zoning District for Broulim Oswald, LLC as described in the application 
materials submitted on January 19, 2021 
 
CONDITIONS OF APPROVAL 
 

1. The Owner shall be solely responsible for compliance with these conditions of approval, all applicable 
development requirements, and all previous and future land use decisions rendered for the Project. 

2. The Owner shall submit completed applications for a Site Plan Review (the “Project”) within 6 months of the date 
of this Agreement. Failure to submit applications in this time frame and gain approval of these permits in the time 
permitted under the Victor land development regulations for the processing and approval of these permits, will 
cause the zoning for this parcel to remain as Civic, unless a new rezone application is later submitted and 
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approved. No new building permits nor land use permits shall be approved for this site until this permit has been 
acquired. 

3. The rezone ordinance will be adopted and published once the Project permit is obtained. 
4. A Development Agreement shall be submitted per Sec. 67-6511A, Idaho Code, to review and include 

provisions to address the following: 
a. That the developer install required infrastructure improvements, including but not limited to, street trees, 

sidewalks, utilities. 
b. A traffic study to be performed to determine the needs for turn lanes into the site and also if a right turn 

lane is needed at the intersection of E. Center Street for northbound traffic onto Main Street/HWY 33; 
and that the developer assist in the payment of any needed improvements.  

c. That development occurs in substantial conformance with the proposed site plan presented.  
d. That the proposed use be limited to a retail establishment and no less than 6 residential units.  
e. That development of the structure not to exceed the normal permitting allowances of 2 years with a one 

time 6-month extension.  



                         

memo 

City of Victor 

To:  Kimberly Kohlner, Carl Osterberg 

From:   Robert Heuseveldt 

CC:   Olivia Goodale 

Date:  2‐2‐2021 

Re:  Broulim’s Rezoning Application 

   

The Public Works Department has looked at and discussed the conceptual layout and proposed 

zoning for the above‐mentioned project.  Attached are the record drawings for the sewer that is 

available to service the parcel.  The City does not have any record drawings for the water 

directly in front of the existing site, but there is an 8‐inch water main that runs on the south side 

of Center Street.   Attached is the closest record drawing that the City has that shows the 

location of the watermain at the intersection of Center and Main.  The existing school is 

currently connected to both the water and sewer mains just mentioned but if the service lines 

need to be larger for the proposed use and fire suppression the developer may have to run new 

service lines.  There is sufficient capacity in both the water and sewer to service to proposed 

zoning change. 

The concept drawing shows the site being accessed by Center Street.  There is an existing traffic 

light at the intersection of Center and Main.  It is recommended that a traffic study be 

completed to establish if a separate right turn lane is needed.  This should also be reviewed and 

coordinated with the ITD.  There should be room for an isolated turn lane if it is needed. 

The City also recognizes, according to the official City Plat dated July of 1974, an alleyway that 

runs east to west on the north boundary of the project.  The developer will not be required to 

construct or tie into the alleyway but needs to recognize its existence and not impede its 

development should the City pursue constructing it in the future. 

The current configuration of Center Street allows for nose in angle parking in the street.  If the 

developer chooses to use this parking to access the project they will need to provide ADA stalls 

and accessible routes in accordance with the current ADA standards. 

Any development to the site will be required to adhere to the streetscape standards along the 

frontage or Center Street that were adopted by resolution R130828.  This includes stamped 

concrete pattern, color, street lamps, tree wells, tree grates, irrigation controllers, etc. 

Please let me know if you have any questions. 











Rezone Request at 43 East Center Street 

Civic to CX 

 

A rezone is requested for a 2.5 acre parcel located at 43 East Center Street.  The site is currently 
occupied by a vacant school building.  The site is presently zoned Civ (Civic and Institutional).  
It is proposed to rezone the site to CX (Commercial Mixed Use).   

The site has frontage on Center Street to the South.   A church exists to the east and a park is to 
the north.  These are both currently zoned Civ.  A C-store with fuel and several small retail 
buildings are located to the west of the site.  These parcels are zoned DX (Downtown Mixed 
Use). 

The proposed CX zone is compatible with the DX zone as it currently exists to the west.  The 
existing Civ zone to the east and north provide a transition from the commercial uses to the 
residential areas located to the east.   

The property is appropriate for the development allowed in the proposed district. The 
comprehensive plan has the area from Highway 33 to Agate Avenue listed as Downtown core 
(DC).  Allowed zoning in the Downtown core includes the CX designation.  It lists retail as one 
of the primary uses.   

The CX zone provides the opportunity to combine a housing component with the retail use.  The 
Downtown Core lists live work-units as one of the secondary uses. The second floor of the 
proposed retail building will be comprised partly with apartment units. The goal of these units 
will be to provide an affordable housing option for those working in the building below or 
potentially other businesses in the city. 

The proposed rezone is in line with the proposed City of Victor Comprehensive Plan.  One of the 
six key values identified by the plan is an infilled, active downtown.  With no other civic uses 
identified for the site the change in zone will allow for the redevelopment of the property.   

Redevelopment will help to increase the vibrancy of downtown as noted in the comprehensive 
plan.  It will also allow the continuation of the feel of downtown along Center Street. The rezone 
will allow for infill and redevelopment over new greenfield development.   

The comprehensive plan notes that the downtown serves as the destination for dining, 
entertainment, cultural arts and shopping.  The change in zone will allow a retail use to be 
developed that will provide additional shopping opportunities for residents of Victor.   

In conformance with the City of Victor’s land development code the site will be developed with 
a retail building fronting onto Center Street.  The building will be placed within the build to line 
as outlined in the code.  This will place the building no more than 10 feet from Center Street.  
This will help to create and expand the downtown feel along Center Street.   

Parking and loading areas will be located north of the building and will be shielded from Center 
Street.  Loading areas will be screened.  Pedestrian activity will be encouraged along Center 



Street.  The streetscape will be upgraded to include landscape areas and benches. Entrances to 
the retail space and residential units will also be located on the south side of the building fronting 
Center Street.   

Per the land development code the site will be designed to provide landscape areas which include 
buffers along the exterior of the parking lot and interior landscape planters with trees.  Pedestrian 
connections will be made from Center Street to the second entrance located on the north side of 
the building. Additional benches, dog watering stations and outdoor seating areas will be located 
at appropriate locations.  Bike racks will be placed at several locations.    

As stated above the zoning map amendment will reinforce the planned character of the area.  The 
proposed comprehensive plan envisions redeveloping this area as part of a newly created 
Downtown core.  A pedestrian friendly shopping opportunity is in line with several of the ideas 
listed in the plan.    

The property is currently occupied by a vacant school building.  The useful life of the building is 
done.  The school has moved on to a new location.   No other civic uses had interest during the 
prospective sale of the property.  To this point no other civic uses have been identified for the 
site.   

One of the goals identified in the comprehensive plan is to investigate locations for the 
development of a local grocery store.  There is a need for this and other new retail in the city of 
Victor.  With the majority of the shopping being done in either Driggs or Jackson Hole this will 
provide residents with an option to shop locally in the Downtown core area.   

The city and other service providers will be able to provide sufficient public facilities and 
services.  The site has approximately 330 feet of frontage on Center Street which is a paved 
public street.  At this location the asphalt width of Center Street is approximately 70 feet.  Police, 
fire and other emergency service providers will have easy access to the site.  The site will be 
developed with circulation to the north side of the building providing additional access for 
emergency services.  Water and sewer facilities that are currently in place for the old school will 
be utilized where possible and new connections will be provided where needed.   

Due to the nature of the existing site being previously developed there will not be any additional 
impacts on the natural environment, wildlife or vegetation.   All storm water from the site will 
placed in an underground storage system which will be infiltrated into the ground.  Large storm 
events will be controlled and contained onsite. 

The amendment will not have a significant adverse impact on the property in the vicinity of the 
subject property.  The site as stated above will be bordered on two sides by a church and a park.  
The redevelopment from the school to the retail use will not significantly impact those uses.  Per 
the land development code landscaping will be provided along the edges of any proposed 
parking or drives to serve as a buffer between the uses.  The existing church and park will serve 
as a buffer and transition from the retail use to the residential areas to the east.  The location of 
additional retail in close proximity to those already existing along Highway 33 should serve as a 
benefit to those uses.   
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