
 

Twin Falls Planning & Zoning Commission 
Agenda 

 
Tuesday, August 12, 2025, 6:00 PM 

 
203 Main Ave East 

Twin Falls, ID 83303 
 
Members -  
 City Limits: Cortney Campbell, Chairperson; Tiffany Zimmerman, Vice-Chairperson;  Todd 
Rambur; Robyn Weatherford; Kelly Herrgesell; Rui Gomes 
 Area of Impact: Jeff Bulkley 
 
1) Confirmation of Quorum/Call Meeting to Order  
  
2) Conflict of Interest Declaration  
  
3) Consent Calendar  
  
  a) Request to approve minutes from the following meetings: July 8, 2025. 
  
4) Items of Consideration  
  
  a) PRESENTATION:  Preliminary Presentation for a request to amend the Eastpark Professional 

ZDA special use list and amend development standards for building square footage. c/o Dave 
Thibault, EHM Engineers on behalf of TD Riddle Barbara Sonya Real Estate, LLC (PZ25-0059) 

    By: Lisa Strickland, City Planner 
  
5) Public Hearings  
  
  a) ACTION ITEM:  Request for a Special Use Permit for a Recycling Center (Anaerobic Co-

Digestion Facility) on property located at 630 Hankins Rd S. c/o Sawtooth law Offices on 
behalf of VR Development Services, LLC (PZ25-0062). 

    By: Kelli Ebersole, City Planner 
  
  b) ACTION ITEM:  Request for a Special Use Permit to allow Automobile and Truck sales and/or 

rentals on property located at 436 Blue Lakes Blvd N. c/o Deanna Hash on behalf of Eagle 
Financial LLC (PZ25-0072). 

    By: Kelli Ebersole, City Planner 
  
  c) ACTION ITEM:  Request for a Special Use Permit to allow the sale/rental of Sporting Vehicles 

and Motorcycles and to allow for Small Animal Veterinary services on property located at 
1594 Sun West Way. c/o Charles Dunstan on behalf of Tractor Supply Company, Inc (PZ25-
0074). 

    By: Lisa Strickland, City Planner 
  
  d) ACTION ITEM:  Request for a Special Use Permit to allow an Indoor Recreation Facility on 

property located at 510 2nd Ave S. c/o Colby Ricks on behalf of Jared Burks (PZ25-0076). 
    By: Lisa Strickland, City Planner 
  
  e) ACTION ITEM:  Request for a recommendation to City Council for a Vacation of Perrine Court 

rights of way, adjacent easements, and lots on property located within Block 18 of the Perrine 
Point Subdivision. c/o Gerald Martens (PZ25-0080). 



    By: William Klaver, Senior City Planner 
  
  f) ACTION ITEM:  Request for a recommendation to City Council for a Vacation of Magic Road 

right of way, adjacent easements, and lots on property located within Block 4 of the Perrine 
Point Subdivision. c/o Gerald Martens (PZ25-0081). 

    By: William Klaver, Senior City Planner 
  
  g) ACTION ITEM:  Request for a Special Use Permit to allow a private Academic School 

(preschool) on property located at 359 Falls Ave W. c/o Emilee Hunter (PZ25-0083). 
    By: Kelli Ebersole, City Planner 
  
  h) ACTION ITEM:  Request for a Special Use Permit to allow an Indoor Recreation Facility on 

property located at 2334/2336 Eldridge Ave. c/o Lisa Lekkerkerk on behalf of IT83 Fitness 
(PZ25-0084) 

    By: William Klaver, Senior City Planner 
  
6) Upcoming Meeting(s)  
  
  a) August 26, 2025. 
  
7) Adjournment  
  

 
Any person(s) needing special accommodations to participate in the above-noticed meeting could contact Kelli Ebersole (208) 
735-7267 at least two working days before the meeting.  Si desea esta información en Español, por favor llame a Josh Palmer 
al teléfono (208) 735-7312. 

CITY OF TWIN FALLS 

PLANNING & ZONING COMMISSION 
Public Hearing Procedures for Zoning Requests 

 
1. Prior to opening the first Public Hearing of the session, the Mayor or Chair shall review the public hearing procedures. 
2. Individuals wishing to testify or speak before the City Council or Planning & Zoning Commission shall wait to be 

recognized by the Mayor or Chair, approach the microphone/podium, state their name, and then proceed with their 
comments.  Following their statements, they shall write their name and address on the record sheet(s) provided by the 
staff.  The staff shall make an audio recording of the Public Hearing. 

3. A City Staff Report shall summarize the application and history of the request. 
4. The Applicant, or the spokesperson for the Applicant, will make a presentation on the application/request (request).  

No changes to the request may be made by the applicant after the publication of the Notice of Public Hearing.  The 
presentation should include the following: 

• A complete explanation and description of the request. 
• Why the request is being made. 
• Location of the Property. 
• Impacts on the surrounding properties and efforts to mitigate those impacts. 

5. Applicant is limited to 15 minutes, unless a written request for additional time is received, at least 72 hours prior to the 
hearing, and granted by the Mayor or Chairman.  

6. The City Council or Planning & Zoning Commission may ask questions of staff or the applicant pertaining to the request. 
7. The general public will then be given the opportunity to provide their testimony regarding the request.  The Mayor or 

Chair may limit public testimony to no less than two (2) minutes per person. 
 

• Individuals are not permitted to give their time to other speakers. 



• However, five (5) or more individuals that received written notice of the public hearing may appoint, by 
written petition, a spokesperson.  The written petition must be received at least 72 hours prior to the 
hearing and must be granted by the Mayor or Chair.  The spokesperson shall be limited to 15 minutes. 

• Written comments, including e-mail, received by 12:00 p.m. on the date of the hearing shall be either read 
into the record or displayed to the public on the overhead projector. 
 

8. Following the Public Testimony, the applicant is permitted five (5) minutes to respond. 
9. Following the Public Testimony and Applicant’s response, Council or Commission members, as recognized by the Mayor 

or Chair, shall be allowed to question the Applicant, Staff or anyone who has testified.  Responses shall be limited to 
answering the questions asked.  The Mayor or Chair may limit the time permitted for the answer. 

10. The Mayor or Chair shall close the Public Hearing.  The City Council or Planning & Zoning Commission shall deliberate 
on the request.  Deliberations and decisions shall be based upon the information and testimony provided during the 
Public Hearing.  Once the Public Hearing is closed, additional testimony from the staff, applicant or public is not allowed.  
Legal or procedural questions may be directed to the City Attorney. 

 
* Any person not conforming to the above rules may be prohibited from speaking.  Persons refusing to comply with such 

prohibitions may be asked to leave the hearing and, thereafter removed from the room by order of the Mayor or Chairman. 

 

 



 

Twin Falls Planning & Zoning Commission 
Minutes 

 
Tuesday, July 8, 2025, 6:00 PM 

 
203 Main Ave East 

Twin Falls, ID 83303 
 

 

Members -  
City Limits: Cortney Campbell, Chairperson; Tiffany Zimmerman, Vice-Chairperson; Todd Rambur; 
Robyn Weatherford; Kelly Herrgesell; Rui Gomes 
 Area of Impact: Jeff Bulkley 
 
1) Confirmation of Quorum/Call Meeting to Order 

Chairperson Campbell called the meeting to order at 06:00 PM 
 Members Attending:  Campbell, Zimmerman, Rambur, Weatherford, Gomes, Bulkley 
 Staff Attending: Spendlove, Klaver, Ebersole, Green, Glaesmann, Standley 

  

2) Conflict of Interest Declaration  
  

3) Consent Calendar  
  

  
a) Request to approve minutes from the following meetings: June10, 2025 and July 2, 2025. 

Vice-Chairperson Zimmerman made a motion to approve the consent calendar, as 
presented. Commissioner Bulkley seconded the motion.  

  

4) Items of Consideration  
  

  

a) Request for the consideration of the Preliminary Plat for Two Creeks Subdivision consisting of 
101 lots on 43.15 acres located at The Springs at The Preserve, PUD. c/o Nestor Madrigal on 
behalf of Mark Kelly. (PZ25-0073).  

Staff Presentation: 
Senior Planner Klaver presented the request for the consideration of the Preliminary Plat for 
Two Creeks Subdivision consisting of 101 lots on 43.15 acres located at The Springs at The 
Preserve, PUD. c/o Nestor Madrigal on behalf of Mark Kelly. (PZ25-0073). 
Per City Code 10-12-2-3: The Commission shall review the preliminary plat. The 
Commission’s decision is final unless appealed to the City Council. The final plat is reviewed 
by the City Council. 
 
Commission's Findings: In determining the acceptance of a proposed subdivision the 
Commission shall consider the objectives of this Title and at least the following: 

1. The conformance of the subdivision with a Comprehensive Plan. 
2. The availability of public services to accommodate the proposed development. 
3. The continuity of the proposed development with the capital improvement program. 
4. The public financial capability of supporting services for the proposed development; 

and 



 

 

5. The other health, safety or environmental problems that may be brought to the 
Commission's attention. 

Action On Preliminary Plat: The Commission may approve, conditionally approve, disapprove, 
or table for additional information when acting on the preliminary plat. 
The property has been zoned R-2 with the Preserve PUD since January 2012. 
 
This is a one hundred and one (101) buildable lots and six (6) non-buildable lot preliminary 
plat that is a continuation of the Preserve subdivision. Roads are public, with primary access 
to this subdivision being on Candleridge Drive and Cheney Drive East. The PUD utilizes the R-4 
zoning designation in this particular area. Using the R-4 minimum lot size requirements, 32 
lots are limited to one unit on the property and 69 lots are eligible to be a duplex or if approved 
through a Special Use Permit, greater. This means without further approvals from the City, the 
proposed preliminary plat would allow a range from 101 - 170 units.  
 
The comprehensive plan calls for this area to be Town Neighborhood which calls for a 
primarily residential area which is contiguous and clustered to maximize open space and 
community gathering areas with uses such as single family, duplexes, triplexes, townhomes, 
schools, civic facilities, etc.  
 
This subdivision is on the eastern boundary of the City and contiguous to similar 
developments. The availability of public services is ample and should not be a hindrance to 
accommodate. 
Staff has reviewed the preliminary plat based on the proposed development plan, zoning 
regulations and the Comprehensive Plan. Staff finds the preliminary plat is within compliance 
should the applicant conform to Staff recommended conditions. 
Upon conclusion, this preliminary plat complies with the standards as outlined in the City’s 
General Subdivision Provision of Title 10, Chapter 12, Section 3, all regulations regarding R-2, 
The Preserve PUD zoning development standards, and the 2016 comprehensive plan. All 
general criteria for approval have been met, per State Statute 50 - Chapter 13. 
 
Should the Commission approve this request as presented, Staff recommends approval be 
subject to the following conditions: 

1. Subject to site plan amendments as required by Building, Engineering, Fire and Zoning 
Officials to comply with applicable City Codes and standards; and 

2. Subject to submittal of a preliminary plat, submitted prior to final plat submittal, 
showing compliance with all conditions and comments in the Engineering 
Memorandum dated June 5, 2025.  

 
 
Applicant Presentation: 
Mark Kelly is with the Preserve PUD. He explained the issues they have with the roads they 
currently have built.  
 
PZ/Questions & Comments: 
 

• Commissioner Rambur asked if there are any plans to change the plat that is being 
presented. 



 

 

• Mark Kelly replied they are sticking to the plans. 
• Commissioner Bulkley asked about the memorandum and if that is in process. 
• Senior Planner Klaver explained the memorandum and why they created it ahead of 

time. 
• Commissioner Rambur asked if the waterway to the east will remain open. 
• Mark Kelly stated that everything there will stay. 
• Commissioner Bulkley asked about the housing going in. 
• Senior Planner Klaver clarified what type is going in. 
• Commissioner Gomes asked if they are going to connect to 3200 E. 
• Mark Kelly said they will loop together to create more access. 

 

Public Comment: Opened  

• Rod Millar had concerns and questions about the water rights, whether they are going 
to build duplex or triplex buildings and how that will affect the roadways. 

• Jenna Johnson has questions about the change of single to multi family, the area of 
impact, if the Highway district had been contacted about the roadway and she feels 
traffic will be a problem.  

• Nancy Taylor feels the commission should consider the conditions and the roadways 
the citizens need to access their homes. She feels Falls Ave is not for commercial 
purposes and is a vacation spot.  
 

Public Comment: Closed 
 
Mark Kelly addressed some concerns. He resonded that the PUD was done a while ago. They 
are under the allotted amount of lots that are allowed with the PUD.  He stated that once the 
roads are connected and finished, traffic shouldn't be an issue. The highway district was 
contacted at the beginning of the PUD. They have done the water testing required for the 
development. He stated they are not contemplating duplexes on these lots. 
 

• Senior Planner Klaver clarified that the applicant cannot go over the unit number that 
was originally proposed. They can change a few things around but not increase the 
density. 

• Commissioner Bulkley asked if staff know whether services can be supported. 
• Senior Planner Klaver explained that part of the preliminary plat process is that 

infrastructure studies have been done. 
• Director Spendlove clarified that if anything was missing it would be listed with the 

conditions. 
• Chairperson Campbell asked for clarification on the conditions.  
• Senior Planner Klaver explained the process and why the city created the 

memorandum so applicants can move forward. 
• Commissioner Rambur asked about duplexes. 
• Senior Planner Klaver replied that certain areas have different zones. 
• Commissioner Gomes asked about the highway district and density with the roads.  
• Senior Planner Klaver replied that all the roads are city roads, and the highway district 

has nothing to do with them until they are connected to theirs.  
 

Discussions Followed: 



 

 

The Commission feels that once the conditions have been met this should fit with the 
comprehensive plan.  
 
MOTION: Commissioner Weatherford moved to approve the request for consideration of the 
Preliminary Plat for Two Creeks Subdivision consisting of 101 lots on 43.15 acres located at 
The Springs at The Preserve, PUD, with staff recommendations. c/o Nestor Madrigal on behalf 
of Mark Kelly (PZ25-0073). Commissioner Rambur seconded the motion. Roll call vote 
showed all members present voted.  
Approved 5 to 1. 

  

5) Public Hearings  
  

  

a) Request for a Recommendation to City Council on the appropriate zoning district for a 
proposed Annexation on property generally located on the east side of the intersection of 
Kimberly Rd (Hwy 30) and Champlin Way (3300 East). c/o Champ LLC (PZ25-0015)  

Staff Presentation: 
Senior Planner Klaver presented the request for a Recommendation to City Council on the 
appropriate zoning district for a proposed Annexation on property generally located on the 
east side of the intersection of Kimberly Rd (Hwy 30) and Champlin Way (3300 East). c/o 
Champ LLC (PZ25-0015) 
Per City Code 10-15-1: Prior to annexation of an unincorporated area, the Council shall 
request and receive a recommendation from the Commission on the proposed plan and 
Zoning Ordinance changes for the unincorporated area. The Council shall not hold a public 
hearing, give notice of a proposed hearing, nor take action upon the plan, amendment or 
repeal until recommendations have been received from the Commission. 
 
Per City Code 10-15-2 (A): The commission shall conduct at least one public hearing in which 
interested persons shall have an opportunity to be heard. The hearing shall not consider 
comments on annexation and shall be limited to the proposed plan and zoning changes. (Ord. 
2012, 7-6-1981) 
In May 2025, the subject properties were added to the City Planning Boundary, or Future Land 
Use Map of the City of Twin Falls Comprehensive Plan. 
 
The Comprehensive Plan has designated this area as Mixed Use and Industrial.  

• The land uses typically found in the Mixed Use designation are: Retail, Office, 
restaurants, Civic, Entertainment, Arts and Culture, Vertical Mixed Use, Town homes, 
Hotels, Apartments, Plazas and Parks.  

• The land uses typically found in the Industrial designation are: Office Parks, 
Corporate Campus, Warehouse, General Manufacturing, Food Processing, and 
Industrial Campuses.  

The proposed zoning for this request is Commercial Highway District (C-1) & Heavy 
Manufacturing District (M-2).  
 
These zones are characterized by the following: 

• Purpose Statement: 



 

 

o C-1 is "This district is intended to provide for commercial activities of various 
sizes from large malls to small shops, fast food restaurants and tourist 
accommodations. This district is designed for application on major streets or 
portions thereof." 

o M-2 is "This district is intended to provide industrial users ample room in the 
city to develop and expand without encroachment by non-compatible uses." 

• Sample of Permitted Uses: 
o C-1: Doctors' offices, auditoriums, schools, dwellings with 5+ units, retail 

facilities, beauty and barber shops, construction trade offices, finance 
services, photography studios, etc. 

o M-2: Farms, dairy product processing, grain and seed processing, livestock 
sales, cemeteries, manufacturing building materials, furniture, concrete 
products, doctor's offices, auditoriums, fair grounds, retail facilities, 
construction yards, etc. 

• Heights: 
o C-1: Fifty (50') feet 
o M-2: Fifty (50') feet 

Where the surrounding zoning designations are C-1 and M-2 Staff believes the designations 
as presented would fit with the Comprehensive Plan. 
The Commission is tasked to make a recommendation to the City Council by reviewing the 
comprehensive plan and the requested zoning designations compatibility with the future land 
use map designation.  
 
The Commission will make a recommendation to City Council to approve the requested 
zoning designation, as presented, recommend denial of the requested zoning designation, 
recommend a different zoning designation or table the request for additional information. 
 
Sample Motion: 

1. Move to recommend to City Council the subject property be zoned as presented with 
the C-1 & M-2 zoning district. 

2. Move to recommend to City Council the subject property be zoned _______. 
3. Move to table the request for additional information. 

 
Applicant Presentation: 
David Thibault is with EHM Engineers LLC. He explained they would like to annex with a duel 
zone of C-1 and M-2.  
 
PZ/Questions & Comments: 
 

• Vice-Chairperson Zimmerman asked what the setback are with M-2 with residential. 
• Director Spendlove replied it is a building setback of 25’ with C-1 and there is no 

buffer with M-2.  

Public Hearing: Opened and closed with no public input 

Discussions Followed: 



 

 

Commission feels this is a good fit for this area. 

 
MOTION: Commissioner Bulkley moved to approve the request for a recommendation to City 
Council on the appropriate zoning district for a proposed Annexation on property generally 
located on the east side of the intersection of Kimberly Rd (HWY 30) and Champlin Way (3300 
East). c/o Champ LLC (PZ25-0015). Vice-Chairperson Zimmerman seconded the motion. Roll 
call vote showed all members present voted.  
Approved 6 to 0. 

  

  
b) Request for a Special Use Permit for a Recycling Center (Anaerobic Co-Digestion Facility) on 

property located at 630 Hankins Rd S. c/o Sawtooth Law Offices on behalf of VR Development 
Services, LC (PZ25-0062). - RESCHEDULED   

  

  c) Request for a Special Use Permit to allow dog grooming on property located at 426 Main Ave 
S. c/o Tristine Hull (PZ25-0065). - WITHDRAWN  

  

  

d) Request for a Zoning Title Amendment to repeal and replace Title 10. Items to include are 
regulations pertaining to “Sign Regulation”. c/o City of Twin Falls (PZ24-0121).  

Staff Presentation: 
Director Spendlove presented the request for a Zoning Title Amendment to repeal and replace 
Title 10. Items to include are regulations pertaining to “Sign Regulation”. c/o City of Twin Falls 
(PZ24-0121). 
Per 10-14-2, Title amendments may only be initiated by the Planning and Zoning Commission, 
City Council, or a property owner. This amendment was initiated by City Council in February 
2018. 
 
Per 10-14-4, Zoning amendments shall be amended in the following manner: 

A. Requests for an amendment to this title shall be submitted to the commission which 
shall evaluate the request to determine the extent and nature of the amendment 
requested; 

B. If the request is in accordance with a comprehensive plan, the commission may 
recommend and the council may adopt or reject the ordinance amendment under the 
notice and hearing procedures as herein provided; and 

C. If the request is not in accordance with a comprehensive plan, the request shall be 
submitted to the commission or, in its absence, the council which shall recommend 
and the council may adopt or reject an amendment to a comprehensive plan under 
the notice and hearing procedures provided in section 10-7-20 of this title.  

Per 10-14-5, the Commission shall hold a public hearing and make recommendations on 
proposed zoning amendments.  

A. Zoning Title Amendment: The commission, prior to recommending a zoning title 
amendment to the council, shall conduct at least one public hearing in which 
interested persons shall have an opportunity to be heard. Notice for public hearings 
shall be provided as set forth in section 10-7-20 of this title. Following the 



 

 

commission's hearing, if the commission makes a material change from what was 
presented at the public hearing, further notice and hearing shall be provided before 
the commission forwards the amendment with its recommendation to the council. 

 
The Commission is tasked with making a recommendation to Council on the proposed text 
amendment. The Commission may recommend approval, approval with conditions, denial, or 
table the item to a date certain.  
 
Sample main motions: 

1. Move to recommend approval for the proposed zoning text amendment to the Sign 
Regulations chapter of Title 10 as presented; 

2. Move to recommend approval with conditions for the proposed zoning text 
amendment to the Sign Regulations chapter of Title 10; or 

3. Move to table the item to a date certain of  ___________ 

 
 
PZ/Questions & Comments: 
 

• Commissioner Rambur asked about signs that are left and what happens to them. 
• Supervisor Standley explained they are collected, and the owner has to pay a fee to 

get them back. He added that they have so many codes to enforce that they don't 
have time to go specifically looking for these. 
 

Public Hearing: Opened 

• Jordan Beard is a realtor and feels this sign code impacts everyone. He had questions 
about gated communities and special events and how to market.  

• Mark Jones was here to represent the realtors and asked about the chart that was 
sent in. He is concerned about the parade of homes and the current properties that 
have different size signs. He pointed out the comment that was sent in and why they 
were asking for the different size.  

• Francis Alves talked about the size of the signs. She doesn’t think several signs can be 
on the same lot. She gave the example of the parade of homes and that all the 
vendors want to be on the same lot.  

• Shellien Gilliland wants to be able to measure the right-of-way and know she is in 
compliance. She asked about directional illuminated signs.  

• Matthew Lancaster is from the builder’s association. They want to be able to have 
enough signage to show plat maps and other things. 

• Thomas Wangeman had questions about political signage.  
• Shawnee Powers had questions about the commercial side of the code with digital 

signs, will this affect the HPC area, flags, and window signs.  Will existing signs be 
grandfathered in. 

• Director Spendlove replied that gated communities can have off site signs near gate, 
still have to follow size limitations. Special event off site signs are allowed. No right-
of-way placement allowed.  



 

 

• Commissioner Rambur asked for clarification if they are maxed on building and 
monument signs can they place on the window. 

• Director Spendlove explained it will count as a sign. 
• Commissioner Weatherford asked for clarification of illuminated signs 
• Director Spendlove stated temporary signs cannot be illuminated.  
• Vice-Chairperson Zimmerman asked how many signs that were picked up were in the 

Right-of-way. 
• Supervisor Standley replied they all were. 

Public Hearing: Closed 
 
Discussions Followed: 

 Commission feels this is a good change and a good start.  

MOTION: Commissioner Bulkley moved to approve the request for a Zoning Title Amendment 
to repeal and replace Title 10. Items to include are regulations pertaining to "Sign Regulation". 
c/o City of Twin Falls (PZ25-0121). Commissioner Rambur seconded the motion. Roll call vote 
showed all members present voted.  
Approved 5 to 1. 

  

6) Upcoming Meeting(s)  
  

  a) August 6 - Work Session 
August 12  

  

7) Adjournment 
The meeting adjourned at 08:46 PM 

  
  
 
 
 

Jody Green, Planning Technician  
 



 

Date: Tuesday, August 12, 2025 
  
To: Planning and Zoning Commission 
  
From: Lisa Strickland, City Planner 
  

  
PRESENTATION 

  
Request: 

Preliminary Presentation for a request to amend the Eastpark Professional ZDA special use list and amend 
development standards for building square footage. c/o Dave Thibault, EHM Engineers on behalf of TD 
Riddle Barbara Sonya Real Estate, LLC (PZ25-0059) 

  
Time Estimate: 

Approximately 3-5 minutes for the presentation with questions/comments to follow. 
  

Background: 
This is a request to amend the Eastpark Professional ZDA to allow for a cafe/coffee shop with drive-thru 
and/or pharmacy with drive-thru on Lot 11 of the Master Development Plan and to allow lots commonly 
owned to combine the minimum building square footage to allow for a larger building(s). 

  
Approval Process: 

A zoning development agreement (ZDA) is designed to accommodate appropriate combinations of uses 
that may be planned, developed, and operated as integral land use units either by a single owner or a 
combination of owners.  
 
Per City Code 10-6-1 The applicant is required to present a preliminary review to the Planning & Zoning 
Comission in which the Commission may give suggestions and ask questions of the applicant about the 
proposed ZDA. Folloinwg the preliminary presentation, a public hearing shall be held before the 
Commission for a recommendation to City Council to amend the zoning district and the zoning map, 
amend with recommendations or recommend denial of the request. The City Council shall not adopt an 
ordinance rezoning the subject until the property owner/developer has submitted a complete signed ZDA 
written commitment document. The signed ZDA written commitment shall be attached as an exhibit to 
the rezoning ordinance and recorded in the office of the county recorder. 
 
Approval of a ZDA/ZDA Amendment shall be based on the following standards: 

1. The proposed uses shall not be detrimental to any surrounding uses; nor shall they be detrimental 
to the health, safety and general welfare of the public. 

2. Any variation from the underlying zoning district development requirements must be warranted 
by the design and amenities incorporated in the conceptual development plan. 

3. The underlying zoning district and the conceptual development plan shall conform to the 
comprehensive plan. 

4. Existing and/or proposed streets and utility services must be suitable and adequate for the 
proposed development. (Ord. 3082, 12-8-2014) 

Each ZDA shall accompany a request to rezone a subject property to one or more underlying zoning 
districts that shall comply with the comprehensive plan. Land uses in the ZDA shall conform to the 
standards and regulations of the underlying zoning district(s), unless otherwise approved and included 
within the ZDA. If it is determined that a proposed change(s) constitutes a department from the 



conceptual development plan and/or the development standards, the zoning development agreement 
written commitment document shall be adequately amended using the initial approval process. Changes 
to any of the following items constitute a departure from the conceptual development plan and/or 
development standards, thus changing the basic relationship of the proposed development to the 
adjacent property.  

A. The permitted uses 
B. Increase in density 
C. Increase in building height 
D. Increase in building coverage of the site 
E. Reducing the building setbacks provided at the boundary of the site 
F. Reduction of any open space plans, or 
G. Alteration of the overall design theme, primary architectural elements or building materials. 

 
  

Budget Impact: 
NA 

  
Regulatory Impact: 

Should the request be approved, drive thru facilities for cafe and pharmacy will be permitted by special 
use and lots will be able to combine building square footages for lots that are owned by the same 
property owner.  

  
History: 

The subject property consists of approximately 7.5 acres, subdivided and rezoned as the Eastpark 
Professional R-2 PRO ZDA in 2017. This approval allowed land uses, previously needing special use 
permits under R-2 and PRO overlays, to become permitted. Additional uses not permitted in these zones 
were designated as permissible by special use permit specifically for lots 2, 3, 4, and 5 within the Master 
Development Plan. The agreement further imposed restrictions on the maximum allowable building 
square footage per lot, limiting structures closer to the residential neighborhood to the south at 6,000 sq. 
ft., and those further north at 10,000 sq. ft. Additionally, all buildings were required to be single-story and 
designed with a residential aesthetic. The Eastpark Professional ZDA has maintained design criteria and 
development standards like the original Eastpark PUD, allowing for a cohesive development throughout. 
Adhering to these criteria has provided a good example of implementing the comprehensive plan goals, 
offering a buffer for residential uses from intensive commercial land uses.  The applicant is seeking to 
amend the current agreement to allow a drive-through facility on Lot 11 and to permit larger buildings on 
lots owned by the same entity. 

  
Analysis: 

A staff analysis of the request will be provided at the public hearing scheduled for August 26, 2025 
  

Conclusion: 
Upon conclusion, the planning and zoning commission shall complete a preliminary review of the 
proposed conceptual development plan at a meeting prior to the public hearing for a zoning district and 
zoning map amendment. 

  
Attachments: 

1. PZ25-0059 Vicinity Map 
2. PZ25-0059 Presentation Map 
3. PZ25-0059 Applicant Narrative 
4. PZ25-0059 Proposed Amended ZDA 



5. PZ25-0059 Current-Eastpark Professional ZDA 
6. PZ25-0059 Existing Master Development Plan 

 







 

621 North College Rd., Suite 100  Twin Falls, Idaho 83301  [208] 734-4888  Fax [208] 734-6049 
3501 W. Elder St., Suite 100  Boise, Idaho 83705  [208] 386-9170  Fax [208] 386-9076 

  
IN THE FIELDS OF: 
PLANNING  SURVEYING  HIGHWAYS   WATER   SEWAGE   STRUCTURAL   SUBDIVISIONS   BRIDGES    ENVIRONMENTAL    QUALITY CONTROL    CONSTRUCTION MGMT. 

 

To: City of Twin Falls Planning and Zoning 

From: Ben Lyda – EHM Engineers, Inc. 

Date: 6/17/2025 

Property Location: 1505 Madrona St. N. Lot 11 ( aka Eastpark Professional Subd. No. 3 

ZDA, Lot 7 Block 2) Parcel #RPT16220020070 

Current Zoning: R-2 with Eastpark Professional, a ZDA 

Purpose of Request: 

We respectfully submit this amendment to the existing Zoning District Agreement (ZDA) 

for the above-referenced property to modify Section 2 (Special Use Permit Uses) to 

permit a drive-thru use for Lot 11 (aka Eastpark Subd. No 3. Lot 7 Block 2). The current 

ZDA does not include drive thrus as an allowable use, and this amendment seeks to align 

the zoning conditions with the evolving needs of the development while ensuring 

compatibility with the surrounding area. Similarly a modification is requested to clarify 

permissible building size upon lots when a single owner develops multiple lots.  

Specific Changes Requested: 

The proposed amendment would modify Section 2 (Special Use Permit Uses) to add 

items as follows: 

Additional Land Uses Upon Lot 11 (as shown on the Master Development Plan which 

requires a Special Use Permit (aka lot 7 block 2 of the Eastpark Professional Subd No. 3) 

A. Café/Coffee Shop with a Drive Thru 

B. Pharmacy with a Drive Thru 
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The proposed amendment would modify Section 3 (Property Development 

Standards) to add item H as follows: 

H. When lots are under common ownership the limitation for square footage of 

building structures shall be the total combined value for the square footage for each lot 

owned.  

Comparison to Approved ZDA & Master Development Plan: 

1. Original ZDA Provisions: 

o The existing ZDA Special Use Permits:  

A. Construction Trade Office with Showrooms 

B. Apparel and Accessories 

C. Home Furnishings with Onsite Storage Allowed. 

D. Sporting Goods 

E. Bakeries (retail) 

F. Flower Shops 

G. Hobbies and Toy Stores 

o This amendment would coincide with the Comprehensive Plan of a Mixed Use 

development. 

2. Proposed Amendment Differences: 

o Use Expansion: The amendment does not alter the underlying zoning (R-2) or primary 

permitted uses but adds flexibility for drive-thru operations, which can support uses like 

professional office space, and doctors’ offices. 

o Design & Operational Compliance: The drive-thru will adhere to City standards (e.g., 

queue management, setbacks, landscaping) to minimize impacts. 
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Impact on the Development:  

1. Enhanced Viability: 

o Drive thrus are highly valued by commercial tenants, as they enhance customer 

convenience and operational efficiency in today’s market. 

o This change could attract higher-quality tenants, increasing property value and tax 

revenue. 

 

2. Site Plan Adjustments: 

o Any drive-thru will require minor modifications to circulation (e.g., lane stacking, 

ingress/egress) but will not conflict with the PUD’s overall layout. 

o Parking and pedestrian pathways will be reviewed to ensure no adverse effects on 

safety or accessibility. 

 

3. Traffic & Noise Mitigation: 

o A traffic impact analysis (if required) will ensure the drive-thru does not overwhelm existing 

road capacity. 

o Screening (e.g., landscaping, walls) and limited hours of operation can address noise 

concerns. 

Impact on Surrounding Area: 

1. Compatibility: 

o The R-2 zoning allows for higher-density residential and compatible commercial uses. A 

well-designed drive-thru (set back from residences, with buffering) will not disrupt the 

neighborhood character. The adjacent residences will benefit from the proximity to the 

added uses.  

o Precedent exists for drive thrus in similar ZDAs in Twin Falls such as ICCU located at 2193 

Addison Ave. E. 
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2. Traffic & Safety: 

o The amendment will require compliance with City engineering standards to ensure safe 

vehicle stacking and pedestrian crossings. 

o No negative impact on adjacent residential streets is anticipated, as ingress/egress will 

align with arterial roads. 

3. Economic Benefits: 

o Increased commercial activity could support nearby businesses and services. 

o Property values are unlikely to be negatively affected if design standards are met. 

Conclusion: 

This amendment is a minor but necessary update to reflect modern development needs 

while preserving the intent of the original ZDA. We are committed to working with the City 

to address any concerns through thoughtful design and mitigation measures. We 

respectfully request approval to proceed with the zoning text amendment and appreciate 

your time and consideration. 
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Eastpark Professional, a ZDA 

Zoning Development Agreement 
Amended 

 
 
This Amended ZDA – Zoning Development Agreement is made and entered into this 

___ day of                    , 2025, by and between the City of Twin Falls, State of 
Idaho, a municipal corporation, hereinafter called “City” and Barbara Sonya Real 

Estate LLC, Setti One LLC, Sight Site LLC, Jay Wheelhouse and Zernickow Family 
LP, hereinafter called “Developer” for the purpose of developing a mixed use; 
professional and commercial property as a planned Amended Zoning Development 

Agreement (ZDA).  The Legal description of the property is 7.74 Acres, Lot 1 
through Lot 11, Block 2, EASTPARK PROFESSIONAL SUBDIVISION NO. 3, a ZDA, 

located in the northwest corner of Section 3, Township 10 South, Range 17 East, 
Boise Meridian in Twin Falls county Idaho. More specifically described in attached 
Exhibit A. 

 
 

Development and Improvements shall conform to the standards and regulations of 
the Twin Falls City Code Title 10-Chapter 4-Section-18 for R-2 PRO, Professional 

Office Overlay and Chapter 6-Section -1, and all references to other sections 
herein, as amended, except for the following: 
 

(1) Permitted Land Uses: 
A. Libraries 

B. Finance and Investment Offices 
C. Insurance and Related Offices 
D. Real Estate and Related Offices 

E. Doctor’s Offices 
F. Photography 

G. Beauty and Barber 
H. Professional Offices 

 

(2) Special Use Permit Uses:  Additional Land Uses upon Lots 2, 3, 4, and 5 
(as shown on Master Development Plan), which require Special Use 

Permits: 
A. Construction Trade Office with Showrooms 
B. Apparel and Accessories 

C. Home Furnishings with onsite Storage allowed 
D. Sporting Goods 

E. Bakeries (retail) 
F. Flower Shops 
G. Hobbies and Toy Stores 
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Additional Land Uses Upon Lot 11 (as shown on the Master Development 
Plan which requires a Special Use Permit (aka lot 7 block 2 of the 

Eastpark Professional Subd No. 3) 
A. Café/Coffee Shop with a Drive Thru 

B. Pharmacy with a Drive Thru 
 

 

(3) Property Development Standards: 
A. The area of R-2 PRO Overlay between Cheney Drive and Bridgeview 

Boulevard, West of Madrona and East of Locust will be restricted 
such that all buildings will be constructed using residential style 
architecture and will have an architectural finish that is aesthetically 

pleasing.  
B. All buildings in the development will be limited to single story 

construction. 
C. Building design in this area will be regulated by an architectural 

control committee responsible for enforcement of the restrictive 

covenants for that area. 
D. Maximum 6,000 square feet per building per lot along Cheney 

Drive and within the interior of the development, which includes lots 
6, 7, 8, 9, 10, and 11 as indicated on the Master Development Plan. 

E. Maximum 10,000 square feet per building per lot along 
Madrona Street North and Bridgeview Boulevard, which includes lots 
1, 2, 3, 4, and 5 as indicated on the Master Development Plan. 

F. No outside storage of materials or ware yard storage shall be 
permitted. 

G. Landscaping requirements, for all lots, shall require landscaping 
equal to or greater than ten percent (10%) of the total required 
parking area developed on a lot or three percent (3%) of the total 

land area, or as determined by the ZDA process, whichever is 
greater.   Perimeter Landscaping shall be consistent with Eastpark 

PUD #213. 
H. When lots are under common ownership the limitation for square 

footage of building structures shall be the total combined value for 

the square footage for each lot owned.   
 

 
If no development has occurred on the ZDA subject parcel within the time 
identified, the planning and zoning commission and city council may review the 

original ZDA development requirements and conceptual development plan to ensure 
their continued validity.  If the city determines the concept is no longer valid, then:      

A. The city many initiate process to change the zoning classification, or 
B. New ZDA development requirements and/or a new conceptual 

development plan may be required to be approved prior to the city 

issuing a building permit for the any portion of the ZDA subject 
parcel. 
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OPTICAL AREA W/ OWNER/SUPPLIER

EQUIPMENT
(NIC) (TYP)

EQUIPMENT
(NIC) (TYP)

WALL MTD
TV (NIC) @
84" AFF

WALL MTD
TV (NIC) @
84" AFF

42" HIGH
WALL W/
DG ABOVE

42" HIGH
WALL W/
DG ABOVE

EYEWASH
(TEPID
WATER
ONLY)

AUTOCLAVE
(NIC) ON
C-TOP; UCR
(NIC) BELOW

INTRALASE
(NIC)

EXCIMER
(NIC)

EYEWASH (TEPID
WATER ONLY)

8" DIA
TRASH HOLE

"A/R" "A/R"

SEE TYP
EXAM

SEE TYP
EXAM

SEE TYP
EXAM (ADA)

SEE TYP
EXAM (ADA) SEE TYP

EXAM
SEE TYP
EXAM

SEE TYP
EXAM SEE TYP

EXAM

SEE TYP
EXAM

SEE TYP
EXAM

SEE TYP
EXAM

SEE TYP
EXAM

SEE TYP
EXAM

SEE TYP
EXAM (ADA)

SEE TYP
EXAM

SEE TYP
EXAM

SEE TYP
EXAM

SEE TYP
EXAM

SEE TYP EXAM
(SIM, ADA)

SEE TYP
EXAM

SEE TYP
EXAM

SEE TYP
EXAM

SEE TYP
EXAM

SEE TYP
EXAM

3" RADIUS
CORNER
(TYP)

3" RADIUS
CORNER
(TYP)

EQUIPMENT
(NIC) (TYP)

W
/B

M
UL

T
I

WASTE BELOW (WB)
C-TOP ACCESS
THROUGH CABINET
DOOR HOLE (TYP)

W
/B

M
UL

T
I

W
/B

W
/B

WASTE BELOW (WB)
C-TOP- ACCESS
THROUGH CABINET
DOOR HOLE (TYP)

TECH

MULTI (NIC)
ON C-TOP;
UCR (NIC)
BELOW

MULTI (NIC)
ON C-TOP;
UCR (NIC)
BELOW

EQUIPMENT
(NIC) (TYP)

P
/T

P
/T

P
/T

P
/T

U U

U
A

DW

R R

SCORED
DECORATIVE
CONCRETE
PATIO AREA

WIRE RACKS
(NIC)(TYP)

BOOKSHELF
(NIC)

W
/B

W/B

W/B

W/B

W/B

W/B W/B

W
/B

W
/B

W
/B

PP

PP

42" HIGH
FENCE/
GUARDRAIL
(TYP)

"NOURISHMENT"

MOVEABLE
PARTITION
(NIC) (TYP)

MOVEABLE
PARTITION
(NIC) (TYP)

MOVEABLE
PARTITION
(NIC) (TYP)

MOVEABLE
PARTITION
(NIC) (TYP)

PUBLIC
SIDEWALK
ALONG
MADRONA
STREET NORTH

PROPERTY LINE

62'-0" BUILDING SETBACK
FROM CENTERLINE OF
MADRONA STREET NORTH

3" RADIUS
CORNER
(TYP)

EQUIPMENT
(NIC) (TYP)

SLIDING BARN DOOR
W/ 3'-0" OPENING

MULTI

DASHED LINE INDICATES
CLERESTORY/ VAULTED
CEILING ABOVE (TYP-SEE
CELERESTORY PLANS)

DISP
(NIC)

DISP
(NIC)

DISP
(NIC)

W/B

42" HIGH
WALL W/
DG ABOVE

EQUIPMENT
(NIC) (TYP)

B
E
N
C
H

(N
IC

)

DISP
(NIC)

F
UL

L
 H

E
IG

H
T

C
A
S
E
W

O
R

K

FULL HEIGHT CASEWORK

3" RADIUS
CORNER
(TYP)

"FITTING"

42" HIGH
WALL W/
DG ABOVE

18" DEEP BAR
W/ INTERMEDIATE
POSTS FOR
SUPPORT

WALL MTD
TV (NIC) @
72" AFF

3" RADIUS
CORNER (TYP)

8" DIA TRASH
HOLE (TYP)

WATER DISPENSER
(NIC) - SEE NOTE #2

3
'-
6
"

D
/O

DISPLAY
(NIC)

R

W
/B

W
/B

W
/B

W
/B

W
/B

W
/B

W
/B

SEE TYP
EXAM
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A-6

1

4
'-
0

"

11'-0"

11'-0"

4
'-
0

"

#1

#2

#4

#3

CLERESTORY
ROOF
OVERHANG
ABOVE

RAISED SIGNAGE ELEMENT
ROOF OVERHANG ABOVE

STONE COLUMN TO
MATCH EXTERIOR
(TYP OF 4)

SHADED AREA INDICATES
SHELF 12'-0" AFF

P
/T

P/T

STONE
COLUMN
TO MATCH
EXTERIOR
(TYP OF 4)

PREFINISHED
ALUMINUM WINDOW
SYSTEM PROVIDE
MANUAL ROLLER
BLINDS (TYP)

PREFINISHED ALUMINUM
WINDOW SYSTEM PROVIDE
MANUAL ROLLER BLINDS (TYP)

SCORED
CONCRETE
ENTRY
SIDEWALK SIDEWALK

SIDEWALK

SIDEWALK

SIDEWALK

SIDEWALK

SIDEWALK

SIDEWALK

DASHED LINES
INDICATE
CANOPY ABOVE

SCORED
CONCRETE
ENTRY
SIDEWALK

DASHED LINES
INDICATE
CANTILEVERED
CANOPY ABOVE

RAMP UPRAMP UP

DASHED
LINES
INDICATE
FUTURE
CORRIDOR

ROOF ACCESS
LADDER &
HATCH

MIRROR

S
S
Q

W
.C

. 
S
T
O

R
A
G

E

STOREFRONT W/
SIDELITES &
TRANSOM ABOVE,
HEAD @ 10'-0"

HM WDW
SILL @
36" AFF,
HEAD @
86" AFF

EQUIPMENT
(NIC) (TYP)

SEE TYP
EXAM (SIM)

ALUMINUM STOREFRONT W/
SIDELITE & TRANSOM ABOVE,
HEAD @ 10'-0" AFF

P/T

W
/B

W
/B

M
UL

T
I

MOVEABLE
WIRE-RACKS
(NIC)

BUTT JOINT GLAZING,
SILL @ 36" AFF, HEAD
@ 86" AFF PROVIDE
BLINDS ON LASIK SIDE
(I.D. TO COORD)

DASHED LINE
INDICATES
CLERESTORY/
VAULTED CEILING
ABOVE (TYP-SEE
CELERESTORY
PLANS)

PROVIDE ENCLOSURE WALL & SPANDREL
GLAZING (LOCAL ARCHITECT TO COORD
ENCLOSURE WALL VENTILATION REQUIREMENTS)

3
'-
6
"

WALL MTD TV
(NIC) @ 72" AFF

3
'-
6
"

3
'-
6
"

3
'-
6
"

3
'-
6
"

3'-6" 3'-6"

BUTT JOINT GLAZING, SILL @ 36" AFF,
HEAD @ 86" AFF PROVIDE BLINDS ON
OFFICE MGR SIDE (I.D. TO COORD)

P
/T

MIRROR

S
S
Q

3
'-
6
"

3
'-
6
"

3'-6"

3
'-
6
"

3'-6" 3'-6"

CPTT PT

C
P
T
T P

T

C
P
T
T

PT

C
P
T
T

P
T

A.2

1.11

D

C

B

A.6

A.3

A.2

A

2 3 81.7

B.9

E

E.1

E.2

E.3

D.5

C.5

C.8

D

C

B

A.6

B.7

E

E.1

E.2

E.3

D.4

C.2

B.5

4 5 6 7 8.17.2

1.11 2 3.2 83.9 5.1 5.7 7 8.17.26.45.65.31.9 2.7 2.8 3.4 3.7 4.2 4.82.6

C.1

6.5

A.1

A

A.1

D.6

2.5 3.8 5.2

A.5

7.8

A.4

(2) 15"X23"
SHRED
BINS (NIC)

C
P
T
T

PT

PT

PT

CPTT

PT

CPTT

LVT

CPTT

PROPERTY LINE

PREFINISHED
ALUMINUM WINDOW
SYSTEM PROVIDE
MANUAL ROLLER
BLINDS (TYP)

PREFINISHED
ALUMINUM WINDOW
SYSTEM PROVIDE
MANUAL ROLLER
BLINDS (TYP)

PREFINISHED ALUMINUM
WINDOW SYSTEM
PROVIDE MANUAL
ROLLER BLINDS (TYP)

C
P
T
T

P
T

CPTTPT
CPTT PT

CPTT PTCPTTPT

CPTT

NOTE: LOCAL ARCHITECT &
CONTRACTOR TO VERIFY
AND OBTAIN APPROVAL
FOR OVERHANG IN SETBACK

42" HIGH
WALL W/
DG ABOVE

42" HIGH
WALL W/
DG ABOVE

42" HIGH
WALL W/
DG ABOVE

42" HIGH
WALL W/
DG ABOVE
(TYP)

M M

MICROWAVE
(NIC) ABOVE

P/T

P
/T

P
/T

LOCAL ARCHITECT/CIVIL
ENGINEER TO COORDINATE
FINAL LAND DISTRIBUTION WITH
THE PROPERTY OWNER AND
UPDATE PROPERTY LINES
ACCORDINGLY TO REFLECT
APPROVED SITE CONDITIONS

RECESSED AUTO PAPER
TOWEL DISPENSER "P/T"
(TYP @ ALL SINK
LOCATIONS) (SEE SUP-B)

RECESSED AUTO PAPER
TOWEL DISPENSER "P/T"
(TYP @ ALL SINK
LOCATIONS) (SEE SUP-B)

NOTE: REFER TO SHEET A-9
FOR BASEMENT LEVEL PLANS

M
UL

T
I

WAITING
BELOW

WAITING
BELOW

LOBBY
BELOW

RECEPTION
BELOW
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A-6

1

SHELF
BELOW @
12'-0" AFF

PREFINISHED ALUMINUM
STOREFRONT SYSTEM
PROVIDE AUTOMATIC ROLLER
BLINDS @ CLERESTORY (TYP)

FLAT ROOF
CANOPY BELOW

DASHED LINE INDICATES
CLERESTORY ROOF
OVERHANG ABOVE

LOW SLOPE
ROOF BELOW

BOTTOM CHORD
OF TRUSS ABOVE

BOTTOM CHORD
OF TRUSS (TYP)

DASHED LINE
INDICATES
CLERESTORY
ROOF
OVERHANG
ABOVE

LOW SLOPE
ROOF BELOW

PARAPET WALL
BELOW

PARAPET WALL
BELOW

PREFINISHED
ALUMINUM
STOREFRONT
SYSTEM PROVIDE
AUTOMATIC
ROLLER BLINDS @
CLERESTORY (TYP)

LRP WRAPPED
GIRDER BEAM

LRP WRAPPED
GIRDER BEAM

BOTTOM CHORD
OF TRUSS (TYP)

TUBE STEEL
TRELLIS
BELOW
(PRIMED &
PAINTED)
DROP ROD
SUSPENDED
FROM TRUSS
ABOVE

S
O

F
F
IT

 B
E
L
O

W

S
O

F
F
IT

 B
E
L
O

W

DASHED LINE
INDICATES LRP
ACCENT BAND
TO ALIGN W/
GIRDER BEAM
HEIGHT (TYP
AROUND
CLERESTORY)

DASHED
LINES
INDICATE
LIGHTING
FIXTURES
ABOVE
(TYP)

SHELF
BELOW @
12'-0" AFF

DASHED LINES
INDICATE
LIGHTING
FIXTURES
ABOVE (TYP)

D

C

E

E.1

E.2

E.3

D

C

E

E.1

E.2

E.3

3.9 5.1 5.73.4 4.2 4.8

D.6

PRELIMINARY
NOT FOR CONSTRUCTION

1/8" = 1'-0"

168420

SCALE:

DRAWINGS, SPECIFICATIONS AND RELATED DOCUMENTS ARE THE PROPERTY OF
MARASCO & ASSOCIATES, INC. AND ARE TO BE SOLELY USED AS INSTRUMENTS
OF  SERVICE WITH RESPECT TO THIS PROJECT.  MARASCO & ASSOCIATES, INC.
RETAINS ALL  COMMON LAW, STATUTORY AND OTHER RESERVED RIGHTS,
INCLUDING COPYRIGHT. USE OR DUPLICATION OF DRAWINGS, SPECIFICATIONS
OR RELATED DOCUMENTS IS STRICTLY PROHIBITED WITHOUT THE EXPRESS
WRITTEN CONSENT OF MARASCO & ASSOCIATES, INC.

MAIN LEVEL -
FURNITURE
FLOOR PLAN &
CLERESTORY -
FURNITURE
FLOOR PLAN

TEL, JAA

A-1

TWIN FALLS,
IDAHO

THIS IS A SCHEMATIC DRAWING, NOT
A WORKING DRAWING. MARASCO &
ASSOCIATES, INC. IS NOT
RESPONSIBLE FOR DIMENSIONS,
CONSTRUCTION DETAILS,
ENGINEERING DECISIONS,
REGULATORY APPROVAL, ETC.,
NORMALLY ASSOCIATED WITH DESIGN
DEVELOPMENT AND/OR
CONSTRUCTION DOCUMENTS. IT IS
HIGHLY RECOMMENDED THAT A
LOCAL ARCHITECT BE ENGAGED TO
DEVELOP CONTRACT DOCUMENTS
BASED ON THESE SCHEMATIC
DRAWINGS AND CORRESPONDING
OUTLINE SPECIFICATIONS. IT IS
FURTHER RECOMMENDED THAT
GENERAL CONDITIONS SPECIFICALLY
DEFINING OWNER/ CONTRACTOR/
ARCHITECT AREAS OF
RESPONSIBILITY BE DEVELOPED IN A
CONTRACTUAL AGREEMENT.

drawn by

revision

date

job no.

SHEET TITLE

SHEET NUMBER

JOB TITLE

25-D02

06/19/25

9

MARASCO  &
ASSOCIATES, INC

HEALTHCARE ARCHITECTS
AND CONSULTANTS

1301 SPEER BLVD., SUITE A
DENVER, COLORADO 80204

PH. (303) 832-2887
FAX (303) 861-0760

WWW.MAHCA.COM

FI
NA

L 
SE

ND

SIGHT SITE
(RIVER VIEW EYE

SPECIALISTS)

UNDER-COUNTER DISHWASHER (OSCI)
(ACCESSIBLE HEIGHT)

MULTI-MACHINE (NIC)

GURNEY  (NIC)

GENERAL NOTES

SPECIMEN PASS-THRU

ICEMAKER  (OSCI)

ULTRASONIC CLEANER  (NIC)

LAMP  (NIC)

CUBICLE CURTAIN TRACK

WASHER AND DRYER (NIC)

STERILIZER  (NIC)

MICROWAVE OVEN  (NIC)

CRASH CART  (NIC)

BLANKET WARMER  (NIC)

COUNTERTOP AUTOCLAVE  (NIC)

SCALE (NIC) / BARIATRIC SCALE (NIC) 

REFRIGERATOR  (NIC)

COAT ROD AND SHELF

DESKTOP PRINTER  (NIC)

FAX (NIC)

COPIER  (NIC)

FLAT PANEL TV (NIC) WALL MOUNTED

PLANT  (NIC)

STOOL  (NIC)

EXAM TABLE  (NIC)

TABLE  (NIC)
PRIMARY CARE EXAM

CHAIRS  (NIC)

LATERAL FILES  (NIC)

G

DP

FAX

MULTI

AA

U 

BWBW

CCCC

D

M M 

I 

DW 

U 

1. THIS DRAWING IS INTENDED TO BE USED IN CONJUNCTION WITH ALL
OTHER PROVIDED DRAWINGS AND DOCUMENTS FOR THIS
PROJECT.  IF THERE ARE ANY DISCREPANCIES, NOTIFY MARASCO
AND ASSOCIATES IMMEDIATELY.

2. PROVIDE WATER LINE FOR: ICE MAKERS AT REFRIGERATORS,
COFFEE MAKERS & ICE MACHINES.

3. PROVIDE 6" STAGGERED STUD SOUND WALLS AT ALL INTERIOR
MECHANICAL ROOM WALLS.

4. ALUMINUM PASS-THRU SLIDING WINDOW UNIT.  TRACK TO BE FLUSH
WITH COUNTER, SILL @ 34" AFF, HEAD @ 60" AFF.

5. COORDINATE POWER REQUIREMENTS FOR SERVER & TELEPHONE
SYSTEM WITH OWNER/SUPPLIER. PROVIDE PLYWOOD SURFACE ON
ALL WALLS TO 8'-0" AFF.  EXTEND WALL FRAMING TO DECK
ABOVE & PROVIDE GYPSUM WALL BOARD ON INTERIOR SIDE FOR
SECURITY.

6. ABBREVIATIONS:

AFF ABOVE FINISHED FLOOR
A/V AUDIO VISUAL
BCS WALL MTD BABY CHANGE STATION
DG DECORATIVE GLAZING
DLO DAYLIGHT OPENING
D/O PROVIDE DOOR OPERATOR
EX EXISTING
EWC ELECTRIC WATER COOLER (STANDARD HEIGHT & 

ACCESSIBLE HEIGHT) W/ BOTTLE FILLER
FC FOOT CONTROL
FD FLOOR DRAIN
HC ACCESSIBLE
HS WALL MTD HAND SANITIZER (NIC)
IR INFRARED CONTROLS
MTD MOUNTED
NIC NOT IN CONTRACT
N/S NURSE STATION
OSCI OWNER SUPPLIED, CONTRACTOR INSTALLED
PP PUSH PAD ACTUATOR
P/T RECESSED AUTO PAPER TOWEL DISPENSER
REV REVERSE
SIM SIMILAR
SUP-"X" SEE SUPPLEMENTAL SPECIFICATION "X" OF OUTLINE

SPECIFICATION/PRODUCT REFERENCE GUIDE
T/B THERAPY BOOTH
UNO UNLESS NOTED OTHERWISE
W/B WASTE BIN BELOW COUNTERTOP,

ACCESSED THROUGH HOLE IN CABINET DOOR

ACCESS CONTROL ABBREVIATIONS:
IBS INTERCOM/BUZZER SYSTEM
NPRK NETWORK PROXIMITY READER/KEYPAD
SPRK STANDALONE PROXIMITY READER/KEYPAD
/C INCLUDE CAMERA/VIDEO FUNCTION

7. LEGEND (NOT ALL ITEMS USED)

PURCHASED FURNITURE (NIC)

TWO OR FOUR DRAWER
VERTICAL FILE  (NIC)

MEDICAL RECORDS FILE (NIC)

X-RAY TABLE AND BUCKEY W/
CEILING MOUNTED TRACKS  (NIC)
(REQUIRES SUPPORT STRUCTURE)

MEDICAL PANEL (SEE PANEL LEGEND
ON THIS SHEET OR DIMENSION PLAN)

VIEW BOX  (OSCI) - MOUNT AT CENTERLINE
AT HEIGHT INDICATED ON PLAN.

SPECIALIZED COUNTERTOP MATERIALS:
NST - NATURAL STONE MATERIAL
SSM - SOLID SURFACING MATERIAL
SSQ - SYNTHETIC STONE-QUARTZ
SST - STAINLESS STEEL
(INTERIOR DESIGNER TO COORDINATE
REQUIREMENTS WITH OWNER)

SSM

S1T6(PA) S1= SINK IDENTIFICATION
T6= TRIM IDENTIFICATION
(PA)= PLUMBING ACCESSORY

(IF APPLICABLE)
SEE OUTLINE SPECIFICATION
FOR SPECIFIC INFORMATION

PLUMBING FIXTURES W/ SINK AND TRIM
DESIGNATIONS. REFER TO DIMENSION
PLAN FOR FINAL DESIGNATIONS.

S1T6(X)

HC SHOWER FIXTURE

AUTOMATIC COFFEE MAKER  (NIC)

X

CABINET ELEVATION BUBBLE.
REFER TO DIMENSION PLAN
FOR FINAL DESIGNATIONS.
(SEE CASEWORK ELEVATIONS)

WHEELCHAIR (NIC) /
FOLDED WHEELCHAIR (NIC)

ELECTRIC WATER COOLER W/
BOTTLE FILLER

UNDER-COUNTER REFRIGERATOR (NIC)
(ACCESSIBLE HEIGHT)

RECLINER
(NIC)

FLAT PANEL MONITOR (NIC)
(DESKTOP & WALL MOUNTED SWING-ARM)

CC

S

W

RR

MAIN LEVEL - FURNITURE FLOOR PLAN

MAIN LEVEL AREA CALCULATIONS:
SIGHT SITE (RIVER VIEW EYE SPECIALISTS) AREA: 16,131 SF
FUTURE TENANT EXPANSION SPACE: 1,631 SF
VERTICAL PENETRATIONS: 109 SF
MAIN LEVEL GROSS MEASURED FLOOR AREA: 17,871 SF

MAIN LEVEL GROSS AREA: 18,365 SF

BASEMENT LEVEL AREA CALCULATIONS:
STORAGE/MECHANICAL: 4,308 SF
VERTICAL PENETRATIONS: 76 SF
BASEMENT LEVEL GROSS MEASURED FLOOR AREA: 4,384 SF

BASEMENT LEVEL GROSS AREA: 4,633 SF

TOTAL AREA CALCULATIONS:
GROSS MEASURED FLOOR AREA: 22,255 SF

GROSS AREA: 22,998 SF

NORTH

SCRIBE
STOOL
(NIC)

EXAM
CHAIR
(NIC)

PHYS
STOOL
(NIC)

3
'-
6
" 
D

O
O

R

TYPICAL
EXAM (ADA)

OPHTHAL
STAND (NIC)

HAND
WASH
SINK

30" X 48" CLEAR FLOOR
SPACE FOR LAVATORY

60" DIAMETER
TURNING SPACE

60"x56" CLEAR FLOOR
SPACE FOR TOILET

3'-0" DOOR

ADDITIONAL 30" X
48" CLEAR FLOOR
SPACE AS REQUIRED

GUEST
CHAIR
(NIC)

WALL MTD
MONITOR (NIC)
@ +84" AFF

ACROVYN RUB STRIB
(INTERIOR DESIGNER
TO COORD FINAL
REQTS W/ OWNER)

WALL MOUNTED
MIRROR (NIC)

GUEST
CHAIR
(NIC)

TYPICAL
H.C. TOILET

RECESSED AUTO
PAPER TOWEL
DISPENSER (TYP @
ALL SINK LOCATIONS)
(SEE SUP-B)

SCALE: 1/4" = 1'-0"SCALE: 1/4" = 1'-0" TOTAL: 4

3" RADIUS
CORNER

SCRIBE
STOOL
(NIC)

EXAM
CHAIR
(NIC)

PHYS
STOOL
(NIC)

3
'-
0

" 
D

O
O

R

TYPICAL EXAM

OPHTHAL
STAND (NIC)

GUEST
CHAIR
(NIC)

WALL MTD
MONITOR ON
SWING ARM @
48" AFF (NIC)

WALL MOUNTED
MONITOR (NIC)
@ +84" AFF

ACROVYN RUB STRIB
(INTERIOR DESIGNER
TO COORD FINAL
REQTS W/ OWNER)

WALL MOUNTED
MIRROR (NIC)

GUEST
CHAIR
(NIC)

SCALE: 1/4" = 1'-0" TOTAL: 20

WASTE BELOW
(WB) C-TOP,
6"X6" TRASH
HOLE IN DOOR
(TYP)

CLERESTORY - FURNITURE FLOOR PLAN
SCALE: 1/4" = 1'-0"

WASTE BELOW
(WB) C-TOP,
6"X6" TRASH
HOLE IN DOOR
(TYP)

3" RADIUS
CORNER

WALL MTD
MONITOR ON
SWING ARM @
48" AFF (NIC)

SCRIBE
STOOL
(NIC)

EXAM
CHAIR
(NIC)

PHYS
STOOL
(NIC)

3
'-
0

" 
D

O
O

R

TYPICAL
EXAM (SIM)

OPHTHAL
STAND (NIC)

GUEST
CHAIR
(NIC)

WALL MOUNTED
MONITOR (NIC)
@ +84" AFF

ACROVYN RUB STRIB
(INTERIOR DESIGNER
TO COORD FINAL
REQTS W/ OWNER)

WALL MOUNTED
MIRROR (NIC)

GUEST
CHAIR
(NIC)

SCALE: 1/4" = 1'-0" TOTAL: 2

WALL JOG
(SEE PLAN)

WASTE BELOW
(WB) C-TOP,
6"X6" TRASH
HOLE IN DOOR
(TYP)

3" RADIUS
CORNER

WALL MTD
MONITOR ON
SWING ARM @
48" AFF (NIC)

WB WB WB
WHEEL-CHAIR
SLIDE EXAM
CHAIR (NIC)

CONSTRUCTION DOCUMENTS, INCLUDING
DRAWINGS AND SPECIFICATIONS, SHALL
BE SUBMITTED TO MARASCO & ASSOC.
FOR REVIEW BEFORE THE START OF
CONSTRUCTION.  WE WILL REVIEW THE
CONSTRUCTION DOCUMENTS TO ASSURE
THAT DESIGN INTENT HAS BEEN MET.

THE MARASCO & ASSOCIATES LOGO, NAME, ADDRESS, AND
PHONE NUMBER SHALL BE PUT ON ALL SITE SIGNAGE THAT
IDENTIFIES THE PROJECT, AND ANY SIGNAGE WHERE THE
ARCHITECT OF RECORD IS INDICATED, MARASCO & ASSOCIATES
SHALL BE OF APPROPRIATE SIZE FOR EACH SIGN, SO AS TO BE
VISIBLE AND LEGIBLE FROM A PASSING CAR IF THE SIGN IS AN
EXTERIOR SIGN FACING A  THOROUGHFARE, OR LARGE ENOUGH
TO BE VISIBLE AND  LEGIBLE AS YOU WALK BY IF IT IS AN
INTERIOR SIGN.



RECEIVED
JUN t 3 2017

Eastpark Professional, a ZDA 
Zoning Development Agreement

CITY OF TWIN FALLS 
_t PLANNING & ZONING
This ZDA - Zoning Development Agreement

., 2017, by and between the City of Twin Falls, State of Idaho, a 
municipal corporation, hereinafter called "City" and Pineford Falls L.L.C., hereinafter 
called "Developer" for the purpose of developing a mixed use; professional and 
commercial property as a planned Zoning Development Agreement (ZDA). The 
Legal description of the property is 7.74 Acres, Lot 1, INTERSTATE AMUSEMENT 
SUBD., a conveyance plat located in the northwest corner of Section 3, Township 
10 South, Range 17 East, Boise Meridian in Twin Falls county Idaho. More 
specifically described in attached Exhibit A.

is made and entered into this day
of

Development and Improvements shall conform to the standards and regulations of 
the Twin Falls City Code Title 10-Chapter 4-Section-18 for R-2 PRO, Professional 
Office Overlay and Chapter 6-Section -1, and all references to other sections 
herein, as amended, except for the following:

(1) Permitted Land Uses:
A. Libraries
B. Finance and Investment Offices
C. Insurance and Related Offices
D. Real Estate and Related Offices
E. Doctor's Offices
F. Photography
G. Beauty and Barber
H. Professional Offices

Special Use Permit Uses: Additional Land Uses upon Lots 2, 3, 4, and 5 
(as shown on Master Development Plan), which require Special Use 
Permits:
A. Construction Trade Office with Showrooms
B. Apparel and Accessories
C. Home Furnishings with onsite Storage allowed
D. Sporting Goods
E. Bakeries (retail)
F. Flower Shops
G. Hobbies and Toy Stores

(2)

(3) Property Development Standards:
A. The area of R-2 PRO Overlay between Cheney Drive and Bridgeview 

Boulevard, West of Madrona and East of Locust will be restricted 
such that all buildings will be constructed using residential style 
architecture and will have an architectural finish that is aesthetically 
pleasing.

Page 1 of 1
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All buildings in the development will be limited to single story 
construction.
Building design in this area will be regulated by an architectural 
control committee responsible for enforcement of the restrictive 
covenants for that area.
Maximum 6,000 square feet per building per lot along Cheney 
Drive and within the interior of the development, which includes lots 
6, 7, 8, 9, 10, and 11 as indicated on the Master Development Plan. 
Maximum 10,000 square feet per building per lot along 
Madrona Street North and Bridgeview Boulevard, which includes lots 
1, 2, 3, 4, and 5 as indicated on the Master Development Plan.
No outside storage of materials or ware yard storage shall be 
permitted.
Landscaping requirements, for all lots, shall require landscaping 
equal to or greater than ten percent (10%) of the total required 
parking area developed on a lot or three percent (3%) of the total 
land area, or as determined by the ZDA process, whichever is 
greater. Perimeter Landscaping shall be consistent with Eastpark 
PUD #213.

B.

C.

D.

E.

F.

G.

If no development has occurred on the ZDA subject parcel within the time 
identified, the planning and zoning commission and city council may review the 
original ZDA development requirements and conceptual development plan to ensure 
their continued validity. If the city determines the concept is no longer valid, then:

The city many initiate process to change the zoning classification, or 
New ZDA development requirements and/or a new conceptual 
development plan may be required to be approved prior to the city 
issuing a building permit for the any portion of the ZDA subject 
parcel.

A.
B.

Pineford Falls L.L.C., 
An/lpahlb Limited Liability

iAl

By: Andrew Jarvis
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)STATE OF IDAHO
)ss

County of Twin Falls )

day of_________
and State, personally appeared 
identified to me to be the_______

On the ., 2017, before me, a Notary Public In and for said County
__________________________ personally known or
______________________ t the municipal corporation that

executed the within and foregoing instrument and acknowledged to me that such municipal 
corporation executed the same.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the day 
and year in this certificate first above written.

Notary Public for Idaho

Residing In

Commission Expires

)STATE OF IDAHO
)ss

County of Twin Falls )

/o?^ day of —1On this
personally appeared Andrew Jarvis, known or identified to me to be a partner of the 
general partnership of Pineford Falls L.L.C.. and the partner who subscribed said general 
partnerships name to the foregoing Instrument and acknowledged to me that he executed 
the same in said general partnership name.

, 2017, before me, a Notary Public in and for said State,

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal, the day 
and year in this certificate first above written.

( notary

% '/MU

Up lo/nji? C J-i- •

A^BLIC y &
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EASTPARK PROFESSIONAL R-2 PRO ZDA

CC PH April 03, 2017 
6:00 P.M.

IV. PUBLIC HEARINGS:

1. Request for a Zoning District Change & Zoning Map Amendment from R-2 PRO PUD and R-l 
VAR PUD to R-2 PRO ZDA for 7.74 (+/-) acres, a portion of the Eastpark PUD #213, to develop a 
planned commercial development consisting of retail and professional office uses for property 
located at the northwest corner of Cheney Drive and Madrona Street North. % Andrew Jarvis 
(app.2841)

Dave Thibualt, EHM Engineers, Inc., asked for a Zoning District Change & Zoning Map 
Amendment from R-2 PRO PUD and R-l VAR PUD to R-2 PRO ZDA for 7.74 (+/-) acres, a portion 
of the Eastpark PUD #213, to develop a planned commercial development consisting of retail and 
professional office uses for property located at the northwest corner of Cheney Drive and 
Madrona Street North. % Andrew Jarvis (app.2841)

Senior Planner Spendlove gave staff report.

City Council discussion ensued on the following:

Placement of sidewalks.
Indirect lighting on Cheney Drive.
Madonna and Cheney concern with the height of the building. 
Width of landscaping and setbacks.
Subdivision name.
Development of a City Park.
Traffic concerns.

Public Hearing Opened
• Mits Inouye -1401 Riverridge Street concerned with widening of Cheney and Madonna.

Public Hearing Closed.

Dave Thibualt, EHM Engineers, Inc. explained the plans for widening of Cheney and Madonna 
and the planned exits.
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MOTION:

Councilmember Talkington moved to approve the request for a Zoning District Change & Zoning 

Map Amendment from R-2 PRO PUD and R-l VAR PUD to R-2 PRO ZDA for 7.74 (+/-) acres, a 

portion of the Eastpark PUD #213, to develop a planned commercial development consisting of 

retail and professional office uses for property located at the northwest corner of Cheney Drive 

and Madrona Street North. % Andrew Jarvis (app.2841) with the following conditions:

Subject to site plan amendments as required by Building, Engineering, Fire and Zoning 

Officials to comply with applicable City Codes and standards.
1.

Subject to the written Zoning Development Agreement being modified as follows:

a. Modify Section (s) as follows: "Additional Land Uses upon Lots 2, 3, 4 and 5 

(as shown on Master Development Plan), which require Special Use Permits:

b. Remove all reference to "Eastpark Commercial Subdivision No. 3".

2.

Subject to a Master Landscape Plan as per the Master Development Plan, submitted and 

approved by Staff prior to recordation of the ZDA.
3.

Subject to a Master Lighting Plan submitted and approved by Staff prior to recordation of 
the ZDA.

4.

Subject to a Master Sign Plan submitted and approved by staff prior to recordation of the 
ZDA.

5.

Subject to the Master Development Plan removing all references to "Eastpark 
Commercial Subdivision No. 3".

6.

Councilmember Reid seconded the motion. Roll call vote showed all members present voted in favor of the 
motion. Approved 7 to 0

Page 6 of 7
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LStrickland_2
Text Box
Proposed Amendment:

Special Use for Lot 11
1. add Cafe/Coffee Shop with drive thru
2. add Pharmacy with drive thru

Allow lots with common ownership to combine maximum building sizes to allow for a larger building
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Date: Tuesday, August 12, 2025 
  
To: Planning and Zoning Commission 
  
From: Kelli Ebersole, City Planner 
  

  
ACTION ITEM 

  
Request: 

Request for a Special Use Permit for a Recycling Center (Anaerobic Co-Digestion Facility) on property 
located at 630 Hankins Rd S. c/o Sawtooth law Offices on behalf of VR Development Services, LLC (PZ25-
0062). 

  
Time Estimate: 

Approximately 5-10 minutes for the presentation with questions/comments to follow. 
  

Background: 
This is a request for a special use permit from VR Development Services, LLC, c/o Sawtooth Law Offices to 
operate a Recycling Center (Anaerobic Codigestion Facility) at property located at 630 Hankins Road 
South. The property is approximately 39 acres, currently vacant and used for overflow inventory for 
Jayco. The total acreage used for this project is over 15 acres. The applicant would like to build an 
Anaerobic Co-Digestion Facility, to recycle food waste into methane gas. 

  
Approval Process: 

Per City Code 10-13-2-2 The Special Use Permit process requires a public hearing in which interested 
persons have the opportunity to be heard, with regards to the application. The Commission shall decide 
on the request within thirty (30) days after the public hearing. If Conditions of Approval are placed on the 
permit by the Commission, the Administrator shall issue the permit specifically listing such conditions. 
Conditions shall be implemented within 6 months, or the permit is void. 
  
 If the Commission’s decision is appealed within fifteen (15) days of the signing of the Findings of Fact, 
City Council shall set a hearing date to consider all information, testimony, and minutes of the previous 
hearing to reach a decision on the appeal. 
  
 Standards Applicable to Special Uses:  

• Will, in fact, constitute a special use as established by zoning requirements for the zone involved. 
• Will be harmonious with and in accordance with the general objectives or with any specific 

objective of a comprehensive plan and/or zoning regulations. 
• Will be designed, constructed, operated, and maintained to be harmonious and appropriate in 

appearance with the existing or intended character of the general vicinity and that such use will 
not change the essential character of the same area. 

• Will not be hazardous or disturbing to existing or future neighboring uses. 
• Will be served adequately by essential public facilities and services such as highways, streets, 

police and fire protection, drainage structures, refuse disposal, water and sewer and schools; or 
that the persons responsible for the establishment of the proposed use shall be able to provide 
adequately any such services. 

• Will not create excessive additional requirements at public cost for public facilities and services 
and will not be detrimental to the economic welfare of the community. 



• Will not involve uses, activities, processes, materials, equipment and conditions of operation that 
will be detrimental to any person, property or to the general welfare by reason of excessive 
production of traffic, noise, smoke, fumes, glare or odors. 

• Will have vehicular approaches to the property which shall be so designed as not to create an 
interference with traffic on surrounding public thoroughfares. 

• Will not result in the destruction, loss or damage of a natural, scenic or historic feature of major 
importance. 

Conditions May Be Attached To: 

1. Minimizing adverse impact on other developments. 
2. Control the sequence and timing of development. 
3. Control the duration of development. 
4. Assure that development is maintained properly. 
5. Designate the exact location and nature of development. 
6. Require the provision for on-site or off-site public facilities or services. 
7. Require more restrictive standards than those generally required in this Title. 

  
Budget Impact: 

N/A 
  

Regulatory Impact: 
City Code 10-4-10.2 states a special use permit is required for recycling centers in the M-2 zone”. Should 
this Special Use Permit be granted, the land use of recycling center, or anaerobic co-digestion facility, will 
be permitted on the site. 

  
History: 

The property is zoned M-2, Heavy Manufacturing. The property is not developed and has been used as 
overflow parking for Jayco trailers. County records show the property has been under the same 
ownership since 1999. 

  
Analysis: 

Vanguard Renewables is proposing to construct, own, and operate an anaerobic co-digester facility in 
Twin Falls. 
 
The co-digester process is spelled out in the applicant’s narrative, from delivery of raw material to the 
finished product leaving the facility. 
 
The co-digester will take food waste from food and beverage manufacturers and turn it into methane gas. 
Methane gas will be injected into a utility-owned underground natural gas transmission pipeline for 
distribution. Upon getting the facility up and running, manure will be received to mix in with the other 
products. Once the facility is running at full capacity, manure will not be run through the co-digester. Per 
the narrative, Vanguard Development does not accept any hazardous materials or biosolids. 
 
The raw product will be hauled by truck from the source location to the Vanguard facility. It will be 
offloaded into a fully enclosed and odor-controlled building, the Organics Receiving Area (ORA). The 
applicant has stated that the transport trucks will be fully enclosed, so as not leave any spillage on the 
local roads.  
 
 



 
The byproduct from this process will be separated out, with the solids left behind used for soil 
amendment and/or livestock bedding.  The remaining liquid is removed from the digester and stored 
onsite in a lagoon, to be used on cropland, at a later date. The applicant states there is an “earthy” odor 
to the liquid, much like mulch. The applicant will work with local farmers during the year to distribute the 
digestate as fertilizer for their crops. 
 
The City’s Environmental Manager, Nathan Erickson, has reviewed this application extensively, and had 
some clarifying questions. The applicant's response to the questions are listed below: 
 
1. Due to the existing manufacturing facilities in the area, adding another facility that creates an odor 
is a concern. This odor can become an unpleasant nuisance to the neighboring properties. How will this 
odor be mitigated by the applicant? 
VR Development has a fully enclosed digester system. Tanker and box trucks will deliver packaged and 
liquid food and beverage waste to the facility site. The liquid stream will be directly pumped into a 
process tank, and the solid packaged material will be depackaged inside the organic receiving area 
(“ORA”). The ORA has a complex HVAC and carbon filtration system which neutralizes odors. On the back 
end of the digester system, there will be a lagoon to store the digestate byproduct. The digestate has an 
earthy like odor as it is the product of heated and processed organic compounds. The odorous 
components of the digestate are stripped out as methane and trace gases in the digester tanks during the 
digestion process. 
 
2. Are the trucks that transport the waste material to the plant covered? There is a concern of material 
falling off the truck and spilling on city roads. How will the applicant mitigate this concern? 
Incoming feedstock will be delivered in fully enclosed tanker trucks, or box trucks carrying packaged 
materials. Delivering the feedstock in this manner should greatly minimize the chance of spilling on the 
roads. In the unlikely chance there is a spill, VR will be liable for remediating. 
 
3. Is the source of waste material only coming from food and beverage materials? Exhibit A, item #1, 
states that suitable manure from local livestock community is expected to be included. Please clarify 
where the waste material will be sourced. 
VR Development only accepts pre-consumer food, beverage waste, and occasionally manure. If VR 
Development uses manure on this site, the manure will come from local livestock operations, and will be 
only to seed the system and enhance the biology during facility start up. Once the facility is in operation, 
VR Development will no longer be using manure. VR Development does NOT accept any hazardous 
materials or biosolids. 
 
4. It is stated in the narrative that the waste discharge lagoon will be emptied once or twice a year. 
What does the waste discharge consist of? How will the discharge be removed from the lagoon? What 
steps does the applicant propose to mitigate any odor/contamination issues? 
VR Development will partner with farmers in the area who will use the liquid digestate byproduct as a 
fertilizer for their crops. There will be a pump system that pumps the digestate out of the lagoon and into 
the farm vehicles. The digestate will be used during harvest season and when farms land apply on their 
acreage. The digestate has an earthy like odor as it has been processed in digester tanks for 20 plus days 
at 100+ degrees, with the odorous components taken out with the gas. 
 
5. The Perrine Coulee is recognized as a Water of the US. No discharge is allowed to be pumped into the 
coulee or any other water system. 
VR Development understands that the Perrine Coulee is a recognized water of the United State and that 
no discharge is allowed to be pumped into the coulee or any other water system. VR Development 
confirms there will be no discharge into the Perrine Coulee. 



 
6. The staff report will be conditioned to have the applicant provide proof of meeting DEQ regulations 
and approval. 
VR Development understands that the staff report for the SUP Application will be conditioned on VR 
Development providing proof of meeting Idaho Department of Environmental Quality’s regulations and 
approval. 
 
Staff believes Mr. Erickson’s questions were answered and that Vanguard Development will be able to 
manage potential nuisances to the properties around them, in regards to odor, noise, glare, and/or 
vibrations. 
 
Trucks will be coming to the facility between the hours of 6:00 am – 6:00 pm, with the digester operating 
24/7, much like other manufacturers in the area. Employees will be staffed full time at the site, Monday 
to Friday, and half-day on Saturdays. The projected traffic to the facility will be 20-30 trucks per day, and 
10-15 employee vehicles coming and going from work. 
 
This part of town is primarily housed with manufacturers and distribution centers, with one of the largest 
being Jayco across Hankins Road South. Hankins Road South is a collector road and is designed to handle 
this volume of traffic. The applicant will design their vehicle approaches to withstand the volume of truck 
traffic coming to the facility.  
 
The 2016 Comprehensive Plan; “Grow With Us” designates this area as appropriate for “Industrial”, which 
allows for general manufacturing and food processing uses. The proposed facility aligns with both the 
comprehensive plan and the existing industrial landscape, emphasizing sustainable practices in waste 
management. We do not anticipate substantial land use concerns disrupting the area’s operations. 
Furthermore, Vanguard Renewables has affirmed commitments to both operational efficiency and 
environmental safeguards. 

  
Conclusion: 

Approval of this zoning request does not preclude the applicant from obtaining the required permits 
and/or licenses needed to complete the project. Upon conclusion, should the Commission recommend 
approval of the request as presented, staff recommends the following: 

1. Subject to site plan amendments as required by Building, Engineering, Fire and Zoning Officials to 
comply with applicable City Codes and standards. 

2. Subject to the applicant providing proof of meeting DEQ regulations and approval. 
3. Subject to ROW dedication of Hankins Road S and Eldridge Avenue to the city at time of 

development, prior to granting the Special Use Permit. 
4. Subject to constructing Hankins Road S and Eldridge Avenue at time of development. 
5. Subject to location of approach to be determined by City Engineer. 
6. Subject to all parking/maneuvering areas to be located on site. 

  
Attachments: 

1. PZ25-0062 Vicinity Map 
2. PZ25-0062 Aerial View 
3. PZ25-0062 Presentation Map 
4. PZ25-0062 Flood Plain Map 
5. PZ25-0062 Applicant Site Plan 
6. PZ25-0062 Proposed Elevations 
7. PZ25-0062 Applicant Narrative 



8. PZ25-0062 Applicant Exhibit 
9. PZ25-0062 25.07.29 Ltr. to COTF - Environmental Manager Questions 
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www.sawtoothlaw.com 
Attorneys licensed in Idaho, Montana, Oregon, Washington and Texas 

City of Twin Falls Engineering and  

Planning & Zoning Department  

Attn: Kelli Ebersole, City Planner  

P.O. Box 1907  

203 Main Ave E.  

Twin Falls, Idaho 83301 

(208) 735 – 7267 

Delivered via First Class U.S. Mail and  

via Email at KeEbersole@tfid.org 

 

RE: Response to Environmental Manager’s Review of Special Use Permit Application  

 

Dear Ms. Ebersole,  

 

The purpose of this letter is to supply responses to the concern and questions identified by 

the City of Twin Falls Engineering and Planning & Zoning Department’s environmental manager, 

Nathan Erickson, following his review of VR Development Services, LLC’s (“VR Development”) 

special use permit application to construct an anerobic co-digestion facility in the City of Twin 

Falls (“SUP Application”). As you know, this firm represents Vanguard Renewables (herein 

“Vanguard”) who is a project developer for the applicant VR Development Services. The 

following are VR Development’s responses to Mr. Erickson’s concerns and questions which our 

office has been asked and directed to share on VR Development’s behalf:  

 

1. Due to the existing manufacturing facilities in the area, adding another facility that creates 

an odor is a concern. This odor can become an unpleasant nuisance to the neighboring 

properties. How will this odor be mitigated by the applicant?  

 

VR Development has a fully enclosed digester system. Tanker and box trucks will deliver 

packaged and liquid food and beverage waste to the facility site. The liquid stream will be directly 

pumped into a process tank, and the solid packaged material will be depackaged inside the organic 

receiving area (“ORA”). The ORA has a complex HVAC and carbon filtration system which 

neutralizes odors. On the back end of the digester system, there will be a lagoon to store the 

digestate byproduct. The digestate has an earthy like odor as it is the product of heated and 
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processed organic compounds. The odorous components of the digestate are stripped out as 

methane and trace gases in the digester tanks during the digestion process. 

 

2. Are the trucks that transport the waste material to the plant covered? There is a concern 

of material falling off the truck and spilling on city roads. How will the applicant mitigate 

this concern?  

 

Incoming feedstock will be delivered in fully enclosed tanker trucks, or box trucks carrying 

packaged materials. Delivering the feedstock in this manner should greatly minimize the chance 

of spilling on the roads. In the unlikely chance there is a spill, VR will be liable for remediating. 

 

3. Is the source of waste material only coming from food and beverage materials? Exhibit A, 

item #1, states that suitable manure from local livestock community is expected to be 

included. Please clarify where the waste material will be sourced.  

 

VR Development only accepts pre-consumer food, beverage waste, and occasionally 

manure. If VR Development uses manure on this site, the manure will come from local livestock 

operations, and will be only to seed the system and enhance the biology during facility start up. 

Once the facility is in operation, VR Development will no longer be using manure. VR 

Development does NOT accept any hazardous materials or biosolids. 

 

4. It is stated in the narrative that the waste discharge lagoon will be emptied once or twice 

a year. What does the waste discharge consist of? How will the discharge be removed from 

the lagoon? What steps does the applicant propose to mitigate any odor/contamination 

issues?  

 

VR Development will partner with farmers in the area who will use the liquid digestate 

byproduct as a fertilizer for their crops. There will be a pump system that pumps the digestate out 

of the lagoon and into the farm vehicles. The digestate will be used during harvest season and 

when farms land apply on their acreage. The digestate has an earthy like odor as it has been 

processed in digester tanks for 20 plus days at 100+ degrees, with the odorous components taken 

out with the gas. 

 

5. The Perrine Coulee is recognized as a Water of the US. No discharge is allowed to be 

pumped into the coulee or any other water system.  

 

VR Development understands that the Perrine Coulee is a recognized water of the United 

State and that no discharge is allowed to be pumped into the coulee or any other water system. VR 

Development confirms there will be no discharge into the Perrine Coulee. 

 

6. The staff report will be conditioned to have the applicant provide proof of meeting DEQ 

regulations and approval.  

 

VR Development understands that the staff report for the SUP Application will be 

conditioned on VR Development providing proof of meeting Idaho Department of Environmental 

Quality’s regulations and approval. 
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VR Development Services will be prepared to discuss Mr. Erickson’s concerns and questions as 

well as VR Development’s responses at the public hearing. Should you or Mr. Erickson have any 

additional questions, please do not hesitate to contact me at (208) 629-7447 or 

kelsea@sawtoothlaw.com. Thank you.  

 

Very Truly Yours,  

 

 

 

Kelsea E. Ross 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Date: Tuesday, August 12, 2025 
  
To: Planning and Zoning Commission 
  
From: Kelli Ebersole, City Planner 
  

  
ACTION ITEM 

  
Request: 

Request for a Special Use Permit to allow Automobile and Truck sales and/or rentals on property located 
at 436 Blue Lakes Blvd N. c/o Deanna Hash on behalf of Eagle Financial LLC (PZ25-0072). 

  
Time Estimate: 

Approximately 5-10 minutes for the presentation with questions/comments to follow. 
  

Background: 
The applicant, Eagle Financial, LLC, has submitted a Special Use Permit application to allow Automobile 
and Truck sales and/or rentals on property located at 436 Blue Lakes Boulevard North. 

  
Approval Process: 

Per City Code 10-13-2-2 The Special Use Permit process requires a public hearing in which interested 
persons have the opportunity to be heard, with regards to the application. The Commission shall decide 
on the request within thirty (30) days after the public hearing. If Conditions of Approval are placed on the 
permit by the Commission, the Administrator shall issue the permit specifically listing such conditions. 
Conditions shall be implemented within 6 months, or the permit is void. 
  
If the Commission’s decision is appealed within fifteen (15) days of the signing of the Findings of Fact, City 
Council shall set a hearing date to consider all information, testimony, and minutes of the previous 
hearing to reach a decision on the appeal. 
  
Standards Applicable to Special Uses:  

• Will, in fact, constitute a special use as established by zoning requirements for the zone involved. 
• Will be harmonious with and in accordance with the general objectives or with any specific 

objective of a comprehensive plan and/or zoning regulations. 
• Will be designed, constructed, operated, and maintained to be harmonious and appropriate in 

appearance with the existing or intended character of the general vicinity and that such use will 
not change the essential character of the same area. 

• Will not be hazardous or disturbing to existing or future neighboring uses. 
• Will be served adequately by essential public facilities and services such as highways, streets, 

police and fire protection, drainage structures, refuse disposal, water and sewer and schools; or 
that the persons responsible for the establishment of the proposed use shall be able to provide 
adequately any such services. 

• Will not create excessive additional requirements at public cost for public facilities and services 
and will not be detrimental to the economic welfare of the community. 

• Will not involve uses, activities, processes, materials, equipment and conditions of operation that 
will be detrimental to any person, property or to the general welfare by reason of excessive 
production of traffic, noise, smoke, fumes, glare or odors. 



• Will have vehicular approaches to the property which shall be so designed as not to create an 
interference with traffic on surrounding public thoroughfares. 

• Will not result in the destruction, loss or damage of a natural, scenic or historic feature of major 
importance. 

Conditions May Be Attached To: 

1. Minimizing adverse impact on other developments. 
2. Control the sequence and timing of development. 
3. Control the duration of development. 
4. Assure that development is maintained properly. 
5. Designate the exact location and nature of development. 
6. Require the provision for on-site or off-site public facilities or services. 
7. Require more restrictive standards than those generally required in this Title. 

  
Budget Impact: 

N/A 
  

Regulatory Impact: 
Per City Code 10-4-8 states a special use permit is required for Automobile and truck sales and/or rentals 
in the C-1 zone. 
 
Should the Special Use Permit be granted, vehicle sales will be permitted on this site. 

  
History: 

The property is zoned C-1, Commercial Highway District. The property is part of a mixed-use strip mall, 
with a variety of offices/businesses sharing the lot. 
 
In 2019, a Special Use Permit was approved for automobile sales for the building that is now occupied by 
Papa John’s, located on the same lot. Although the business is not there currently, there were no 
reported negative impacts to the area while they were in business. 

  
Analysis: 

The 2016 Comprehensive Plan; “Grow With Us” designates this area as appropriate for “Mixed Use”. The 
Mixed Use designation allows for high-intensity mixed-use development in a compact, pedestrian-
oriented environment, serving local and regional commercial. The Blue Lakes Boulevard North corridor is 
designated as Mixed Use, maximized with retail and service uses, with minimal residential use. 
 
Staff have determined that an automobile sales lot is compatible with the Comprehensive Plan and area. 
Blue Lakes Boulevard North is the main commercial corridor in the city, with many auto dealers located 
from Pole Line Road to Addison Avenue (5 Points).  
 
The applicant’s request is to use the tenant space at the southeast of the property for the business office 
and to use the north side of the property for pre-owned vehicle display. Per the State of Idaho, a licensed 
dealer must have a designated display area with sufficient space for at least five vehicles for sale. The 
applicant has submitted a site plan showing the display and office location. The display location will not 
interfere with the other tenant's parking. 
 
The hours of operation will be 8:00 am to 7:00 pm, which fall within the allowed retail hours. There will 
be no service/repair at the location, with one employee on staff.  



 
The proposed SUP will produce additional traffic and noise. Staff believes due to the subject property 
being located on an arterial roadway that additional traffic flow will be accommodated. Further, staff 
believes the noise levels of the proposed use will be similar to the noise levels generated by Blue Lakes 
Blvd. However, staff does recognize that there are single-family homes within 200’ of the proposed use 
which could experience an increase of noise and traffic compared to the current noise and traffic 
produced. 
 
Based on the standards for approval, staff does not foresee detrimental impacts related to the land use. 

  
Conclusion: 

Approval of this zoning request does not preclude the applicant from obtaining the required permits 
and/or licenses needed to complete the project. 
 
Upon conclusion, should the Commission approve the request as presented, staff recommends the 
following: 
1.    Subject to site plan amendments as required by Building, Engineering, Fire and Zoning Officials to 
comply with applicable City Codes and standards. 
2.    Subject to the landscaped area on Blue Lakes Boulevard North not to be used for vehicle display. 

  
Attachments: 

1. PZ25-0072 Vicinity Map 
2. PZ25-0072 aerial map 
3. PZ25-0072 Presentation Map 
4. PZ25-0072 street map 
5. PZ25-0072 Proposed Applicant Site Plan 
6. PZ25-0072 Applicant Narrative 
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Date: Tuesday, August 12, 2025 
  
To: Planning and Zoning Commission 
  
From: Lisa Strickland, City Planner 
  

  
ACTION ITEM 

  
Request: 

Request for a Special Use Permit to allow the sale/rental of Sporting Vehicles and Motorcycles and to 
allow for Small Animal Veterinary services on property located at 1594 Sun West Way. c/o Charles 
Dunstan on behalf of Tractor Supply Company, Inc (PZ25-0074). 

  
Time Estimate: 

Approximately 5-10 minutes for the presenation with questions/comments to follow. 
  

Background: 
This is a request to allow the sale/rental of sporting vehicles and motorcycles and to allow for small 
veterinary services. This property is zoned C-1 under the Sun West Lazy J Ranch PUD that was approved in 
2011. The PUD states the C-1 underlying zone shall apply with regard to permitted uses and special uses. 
The C-1 zoning district requires a special use permit for the proposed land uses. 

  
Approval Process: 

Per City Code 10-13-2-2 The Special Use Permit process requires a public hearing in which interested 
persons have the opportunity to be heard, with regards to the application. The Commission shall decide 
on the request within thirty (30) days after the public hearing. If Conditions of Approval are placed on the 
permit by the Commission, the Administrator shall issue the permit specifically listing such conditions. 
Conditions shall be implemented within 6 months, or the permit is void. 
  
 If the Commission’s decision is appealed within fifteen (15) days of the signing of the Findings of Fact, 
City Council shall set a hearing date to consider all information, testimony, and minutes of the previous 
hearing to reach a decision on the appeal. 
  
 Standards Applicable to Special Uses:  

• Will, in fact, constitute a special use as established by zoning requirements for the zone involved. 
• Will be harmonious with and in accordance with the general objectives or with any specific 

objective of a comprehensive plan and/or zoning regulations. 
• Will be designed, constructed, operated, and maintained to be harmonious and appropriate in 

appearance with the existing or intended character of the general vicinity and that such use will 
not change the essential character of the same area. 

• Will not be hazardous or disturbing to existing or future neighboring uses. 
• Will be served adequately by essential public facilities and services such as highways, streets, 

police and fire protection, drainage structures, refuse disposal, water and sewer and schools; or 
that the persons responsible for the establishment of the proposed use shall be able to provide 
adequately any such services. 

• Will not create excessive additional requirements at public cost for public facilities and services 
and will not be detrimental to the economic welfare of the community. 



• Will not involve uses, activities, processes, materials, equipment and conditions of operation that 
will be detrimental to any person, property or to the general welfare by reason of excessive 
production of traffic, noise, smoke, fumes, glare or odors. 

• Will have vehicular approaches to the property which shall be so designed as not to create an 
interference with traffic on surrounding public thoroughfares. 

• Will not result in the destruction, loss or damage of a natural, scenic or historic feature of major 
importance. 

Conditions May Be Attached To: 

1. Minimizing adverse impact on other developments. 
2. Control the sequence and timing of development. 
3. Control the duration of development. 
4. Assure that development is maintained properly. 
5. Designate the exact location and nature of development. 
6. Require the provision for on-site or off-site public facilities or services. 
7. Require more restrictive standards than those generally required in this Title. 

  
Budget Impact: 

N/A 
  

Regulatory Impact: 
Per City Code 10-4-8 a special use permit is required for the sale of motorcycle, sporting vehicles and 
small animal veterinary services. Should this Special Use Permit be granted, the proposed land uses will 
be permitted on the site. 

  
History: 

The most recent history for this property was a request to amend the PUD to allow for outside storage 
and display. This amendment was approved by council in April. The property is zoned C-1 PUD and is 
designated as Mixed Use and CSI on the future land use map. 

  
Analysis: 

Sale of motorcycles and sporting vehicles: 
The sale of motorcycle and other utility/sporting vehicles are not outright permitted within the C-1 or the 
Sun West C-1 PUD. These land uses can impact the aesthetic, traffic circulation and outdoor storage on a 
property and therefore to mitigate the possible impacts a special use permit is required. Tractor Supply 
Co.'s inventory of such vehicles will be limited in scope. The lot they have chosen is an internal lot 
accessed from Washington St N and has been designed with display areas and ample customer parking in 
mind.   This type of land use is consistent with the existing land uses within the development. Recent 
special use permit approval for the surrounding area include auto sales, car wash and an oil change 
facility. Approval of this use would be compatible with the commercial zone and the mixed-use 
designation in the comprehensive plan.  
 
On site animal vaccination events: 
Occasionally, Tractor Supply Co partners with licensed veterinarians to host promotional animal 
vaccination clinics for cats and dogs. Although this is not a full-service veterinary clinic, the city zoning 
code lacks a specific category for temporary animal services, staff has determined this uses is closest to 
"small veterinary service" which requires a special use permit in the commercial zone. These events are 
limited in frequency for a short period of time and are restricted to small domestic animals. The service 
would be offered on-site and would involve local licensed veterinary professionals.  No large livestock or 



equine services will be offered and no overnight kenneling or medical boarding will occur. Although this is 
classified as "small veterinary services" the actual activity is promotional, temporary and will have limited 
impact on the site and surrounding properties. It does align with the commercial zoning district land uses 
and would be compatible with the mixed use designation in the comprehensive plan. 

  
Conclusion: 

Approval of this zoning request does not preclude the applicant from obtaining the required permits 
and/or licenses needed to complete the project. Upon conclusion should the Commission recommend 
approval of the request as presented, staff recommends the following conditions: 

1. Subject to site plan amendments as required by Building, Engineering, Fire and Zoning Officials to 
comply with applicable City Codes and standards. 

  
Attachments: 

1. PZ25-0074 Vicinity Map 
2. PZ25-0074 Zoning & FLU Map 
3. PZ25-0074 Applicant Narrative 
4. PZ25-0074 Applicant Exhibits 
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SPECIAL USE PERMIT APPLICATION STATEMENT 

 

The reason for this request is to allow for the sales of sporting vehicles and motorcycles which 

is an ancillary product mix for a typical Tractor Supply Company (TSC) store but necessary for 

consistency of the brand across all markets.  We also request approval to have a temporary vet 

service option in our store. 

 

This project will be a new 21,533 square foot Tractor Supply store with a 20,046 square foot 

fenced outdoor display.  Tractor Supply is a national retailer and stores typically operate from 

8am – 9pm Monday – Saturday and 9am-7pm on Sunday.  Average daily traffic across the brand 

is 270 cars per day and one delivery truck per week.  Each store typically has 14-18 employees.   

 

This request is necessitated by the exclusion from commercial zoning the ability to sell sporting 

vehicles and motorcycles.  This store would sell go karts, golf carts, sporting vehicles (side by 

sides) and minibikes per their overall brand merchandising.  Approval of this SUP would have no 

adverse effects on the adjacent properties in terms of Noise, Glare, Odor, Fumes and vibration.  

As mentioned above, these items are ancillary to TSC’s primary merchandise and would likely 

sell a few items per month.  The items would be displayed in the appropriate areas per the 

zoning ordinance requirements and would not have any negative impacts on this property or 

the neighbors.  All of the properties directly adjacent are of the same C1 zoning and they 

consist of a carwash, a Grease Monkey Oil Change and Mountain West Auto Group new and 

used car dealer.  It would seem logical that this SUP would blend nicely with the neighboring 

uses.    

 

As far as the Vet Service option, TSC offers vaccinations on a monthly basis for just Dogs and 

Cats.  They only treat domestic pets.  Appointments are on a first come first serve basis and no 

large animals are serviced.   
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VICINITY MAP

PROJECT DATA

PROJECT TEAM

MOUNTAIN WEST MOTOR LLC
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SUN WEST DEVELOPMENT PARTNERS
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RPT52000020030A
(C-1)

SUN WEST DEVELOPMENT PARTNERS
1627 SUN WEST WAY

RPT52000020040A
(C-1)

SUN WEST DEVELOPMENT PARTNERS
1657 SUN WEST WAY

RPT52000020050A
(C-1)

BCM&W FAMILY LIMITED
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BCM&W FAMILY LIMITED
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RPT52000020080A
(C-1)

KLS&M FAMILY LIMITED
RPT00107042456A

(C-1)

GARY AVENUE
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LOT 9, BLOCK 2

SUN WEST SUBDIVISION No. 2
RPT52000020090

±1.16 ACRES

PARCEL 2
LOT 10, BLOCK 2

SUN WEST SUBDIVISION No. 2
RPT52000020100

±1.14 ACRES

PARCEL 3
A PORTION OF LOT 11, BLOCK 2
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3D DEVELOPMENT
CHARLES DUNSTAN 
3540 WHEELER ROAD, SUITE 309 
AUGUSTA, GEORGIA 30909 
706.267.8050 
charles@3ddevco.com

IMPORT BACK FILL (IF REQUIRED). 
COMPACT AND PROOF ROLL 
SUBGRADE. (95 MIN PROCTOR 
COMPACTION)
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15’ WATER LINE EASEMENT
TO BE VACATED AND RELOCATED 
BY SEPARATE DOCUMENT

EXISTING WATER LINE 
TO BE ABANDONED AND 
RELOCATED

SEE GEOTECHNICAL REPORT BY ATLAS DATE 3-20-2025 FOR 
ADDITIONAL INFORMATION.

SEE GEOTECHNICAL REPORT BY ATLAS DATE 3-20-2025 FOR 
ADDITIONAL INFORMATION.

MW IDAHO PROPERTIES, LLC
621 NORTH COLLEGE ROAD, SUITE 100
TWIN FALLS, IDAHO 83301

IMPORT BACK FILL (IF REQUIRED). 
COMPACT AND PROOF ROLL 
SUBGRADE. (95 MIN PROCTOR 
COMPACTION)
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LAMK POLE LINE, LLC
3222 S. SUGAR BUSH AVENUE
EAGLE, IDAHO 83616

KM ENGINEERING, LLP. 
KELLY KEHRER, P.E., P.L.S. 
5725 N. DISCOVERY WAY 
BOISE, IDAHO 83713 
208.639.6939 
kelly@kmengllp.com
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ROOF LADDER BEYOND

ROOFTOP MECHANICAL UNIT

FIN. FLR.
0'-0" A.F.F.

JOIST BEARING
SEE STRUCTURAL

TOP OF MASONRY
20'-8" A.F.F.

8" SMOOTH FACE C.M.U. TAILORED FOAM FILLED,
PAINT SW7532 URBAN PUTTY ABOVE 4'-0" A.F.F.

8" SMOOTH FACE C.M.U. TAILORED FOAM FILLED,
PAINT SW7513 SANDERLING TO 4'-0" A.F.F.

10' X 10' AUTOMATIC INSULATED COILING
DOOR W/ (2) BOLLARDS EACH SIDE

3' X 7' HOLLOW METAL MAN DOOR
W/ BIG EYE VIEWER AND DOORBELL

PRE-FINISHED METAL GUTTER AND
DOWNSPOUTS TO MATCH SW7532
URBAN PUTTY, RUN DOWNSPOUTS TO
SPLASH BLOCKS OR TO UNDERGROUND
STORM DRAINAGE AS REQUIRED

STEEL DOCK / RAMP

36" X 36" ACCESS DOOR TO BE FIELD LOCATED WHERE THERE IS
NO INTERRUPTION OF TRUSS FRAMING MEMBERS

LOUVERED VENT

CJ CJ CJ CJ CJ

LIVE GOODS CENTER BEYOND

(1) 20' AUTOMATIC SLIDING GATE

WALL PACK LIGHT FIXTURES, SEE
ELECTRICAL, TYP.  MOUNT @ 14'-0" A.F.F.

16' HIGH CHAIN LINK FENCE AROUND
PERIMETER OF FENCED DISPLAY AREA

18
"

BOTTOM RAIL

MTL. GUTTER &
DOWNSPOUT BEYOND

STEEL DOCK / RAMP

FIN. FLR.
0'-0" A.F.F.

JOIST BEARING

FIN. FLR.
0'-0" A.F.F.

TOP OF MASONRY
20'-8" A.F.F.

TOP OF GABLE
30'-0" A.F.F.

CJCJCJCJCJ

LIVE GOODS CENTER STRUCTURE
PROVIDED BY VENDOR

OPEN MESH SUNSHADE

ROOFTOP MECHANICAL UNITWALL PACK LIGHT FIXTURES, SEE ELECTRICAL,
TYP. MOUNT @ 14'-0" A.F.F.

ROOF SLOPE

24" DIA. CORRUGATED
GALVANIZED PIPE ANCHORED
TO STRUCTURAL  PIPE COLUMN

STANDING SEAM METAL
GALVANIZED ROOFING  SYSTEM

POP SOLUTIONS RED STRIPE
FROM 10'-0" TO 10'-8" A.F.F.

GALVANIZED CORRUGATED METAL
AWNING WITH PAINTED STEEL
SUPPORT STRUCTURE.

CORRUGATED GALVANIZED
METAL PANEL

GOOSENECK FIXTURES (3 TYPICAL)
MOUNTED @ 21'-6" A.F.F., TYP.

CLEAR ANODIZED ALUMINUM
STOREFRONT ENTRY SYSTEM (W/ 1"
TEMP. INSULATED GREY TINTED GLASS)

CLEAR ANODIZED ALUMINUM
STOREFRONT SYSTEM (W/ 1" TEMP.
INSULATED GREY TINTED GLASS)

8" SMOOTH FACE C.M.U. TAILORED FOAM FILLED,
PAINT SW7532 URBAN PUTTY ABOVE 4'-0" A.F.F.

8" SMOOTH FACE C.M.U. TAILORED FOAM FILLED,
PAINT SW7513 SANDERLING TO 4'-0" A.F.F.

8" SMOOTH-FACE C.M.U. TAILORED
FOAM FILLED, PAINT SAFETY RED
FROM 10-0" A.F.F. - 10'-8" A.F.F.

TSC SIGNAGE FBO, IBC

SAW CUT LAST SMOOTH FACE COURSE
SLOPE TO MATCH ROOF SLOPE

ALUMINUM OR STEEL LADDER. STEEL LADDERS
TO BE PRIMED AND  PAINTED GRAY TO MATCH
EXTERIOR MAN DOOR PAINT SPECIFICATION.

DUMPSTER LOCATION

CJ

MTL. GUTTER & DOWNSPOUT
BEYOND

STEEL DOCK / RAMP

FIN. FLR.
0'-0" A.F.F.

JOIST BEARING

FIN. FLR.
0'-0" A.F.F.

TOP OF MASONRY
20'-8" A.F.F.

TOP OF GABLE
30'-0" A.F.F.

CJCJCJCJCJ

ROOFTOP MECHANICAL UNIT,
SEE MECHANICAL, STRUCTURAL

WALL PACK LIGHT FIXTURES, SEE ELECTRICAL,
TYP.  MOUNT @ 14'-0" A.F.F.

ROOF SLOPE

24" DIA. CORRUGATED GALVANIZED
PIPE ANCHORED TO STRUCTURAL
PIPE COLUMN

STANDING SEAM METAL
GALVANIZED ROOFING  SYSTEM

POP SOLUTIONS RED STRIPE
FROM 10'-0" TO 10'-8" A.F.F.

GALVANIZED CORRUGATED METAL
AWNING WITH PAINTED STEEL
SUPPORT STRUCTURE.

CORRUGATED GALVANIZED
METAL PANEL

GOOSENECK FIXTURES (3 TYPICAL)
MOUNTED @ 21'-6" A.F.F., TYP.

8" SMOOTH FACE C.M.U. TAILORED FOAM FILLED,
PAINT SW7532 URBAN PUTTY ABOVE 4'-0" A.F.F.

8" SMOOTH FACE C.M.U. TAILORED FOAM FILLED,
PAINT SW7513 SANDERLING TO 4'-0" A.F.F.

SAW CUT LAST SMOOTH FACE COURSE
SLOPE TO MATCH ROOF SLOPE

8" SMOOTH-FACE C.M.U. TAILORED FOAM FILLED,
PAINT SAFETY RED FROM 10-0" A.F.F. - 10'-8" A.F.F.

TSC SIGNAGE FBO, IBC.

CLEAR ANODIZED ALUMINUM
STOREFRONT SYSTEM (W/ 1" TEMP.
INSULATED GREY TINTED GLASS)

3' X 7' HOLLOW METAL MAN DOOR

DUMPSTER LOCATION

8888

CJ

CJ

12

6

FIN. FLR.
0'-0" A.F.F.

TOP OF MASONRY
20'-8"

12'-0" 24'-0"

9'
-4

"
5'

-0
"

6"

4'
-0

"

LIVE GOODS CENTER STRUCTURE
PROVIDED BY VENDOR

8' HIGH CHAIN LINK FENCE IN
FRONT OF LIVE GOODS CENTER

(1) 8' MANUAL ROLLING
CANTILEVERED GATE

18
"

BOTTOM RAIL4' SWING GATE W/
EGRESS HARDWARE

8" SPLIT-FACE C.M.U. TAILORED FOAM FILLED,
PAINT SW7513 SANDERLING TO 4'-0" A.F.F.

OUTDOOR SPEAKER FURNISHED & INSTALLED
BY OTHERS @ 13'-0" A.F.F. BEYOND

WALL-PACK FIXTURES (4 TYPICAL)
MOUNTED @ 18'-0" A.F.F., TYP.

GALVANIZED CORRUGATED
METAL AWNING WITH PAINTED
STEEL SUPPORT STRUCTURE.

SIGNAGE F.B.O., I.B.O.

SMOOTH FACE C.M.U. PAINTED SAFETY RED

8" SPLIT-FACE C.M.U. TAILORED FOAM FILLED,
PAINT SW7532 URBAN PUTTY ABOVE 4'-0" A.F.F.

24" DIA. CORRUGATED GALVANIZED PIPE
ANCHORED TO STRUCTURAL PIPE COLUMN

CORRUGATED GALVANIZED METAL PANEL

BOTTOM OF FIXTURE @ 21'-6" A.F.F.

TEMP. GLASS TO DOOR HEIGHT, TYPICALCLEAR ANODIZED ALUMINUM STOREFRONT ENTRY
SYSTEM (W/ 1" TEMP. INSULATED GREY TINTED GLASS)

DOOR OPENER PROVIDE 4" TALL BLOCK STYLE NUMBERS
FOR ADDRESS IN  CONTRASTING COLOR

POP SOLUTIONS RED STRIPE
FROM 10'-0" TO 10'-8" A.F.F.

PROVIDE SMOOTH FACE C.M.U. @ WALL AREA
HIDDEN BY ENTRY CONSTRUCTION
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Date: Tuesday, August 12, 2025 
  
To: Planning and Zoning Commission 
  
From: Lisa Strickland, City Planner 
  

  
ACTION ITEM 

  
Request: 

Request for a Special Use Permit to allow an Indoor Recreation Facility on property located at 510 2nd Ave 
S. c/o Colby Ricks on behalf of Jared Burks (PZ25-0076). 

  
Time Estimate: 

Approximately 5-10 minutes for the presentation with questions/comments to follow. 
  

Background: 
This is a request to allow Idaho Cheer to operate on property located at 510 2nd Ave S. 

  
Approval Process: 

Per City Code 10-13-2-2 The Special Use Permit process requires a public hearing in which interested 
persons have the opportunity to be heard, with regards to the application. The Commission shall decide 
on the request within thirty (30) days after the public hearing. If Conditions of Approval are placed on the 
permit by the Commission, the Administrator shall issue the permit specifically listing such conditions. 
Conditions shall be implemented within 6 months, or the permit is void. 
  
If the Commission’s decision is appealed within fifteen (15) days of the signing of the Findings of Fact, City 
Council shall set a hearing date to consider all information, testimony, and minutes of the previous 
hearing to reach a decision on the appeal. 
  
 Standards Applicable to Special Uses:  

• Will, in fact, constitute a special use as established by zoning requirements for the zone involved. 
• Will be harmonious with and in accordance with the general objectives or with any specific 

objective of a comprehensive plan and/or zoning regulations. 
• Will be designed, constructed, operated, and maintained to be harmonious and appropriate in 

appearance with the existing or intended character of the general vicinity and that such use will 
not change the essential character of the same area. 

• Will not be hazardous or disturbing to existing or future neighboring uses. 
• Will be served adequately by essential public facilities and services such as highways, streets, 

police and fire protection, drainage structures, refuse disposal, water and sewer and schools; or 
that the persons responsible for the establishment of the proposed use shall be able to provide 
adequately any such services. 

• Will not create excessive additional requirements at public cost for public facilities and services 
and will not be detrimental to the economic welfare of the community. 

• Will not involve uses, activities, processes, materials, equipment and conditions of operation that 
will be detrimental to any person, property or to the general welfare by reason of excessive 
production of traffic, noise, smoke, fumes, glare or odors. 

• Will have vehicular approaches to the property which shall be so designed as not to create an 
interference with traffic on surrounding public thoroughfares. 



• Will not result in the destruction, loss or damage of a natural, scenic or historic feature of major 
importance. 

Conditions May Be Attached To: 

1. Minimizing adverse impact on other developments. 
2. Control the sequence and timing of development. 
3. Control the duration of development. 
4. Assure that development is maintained properly. 
5. Designate the exact location and nature of development. 
6. Require the provision for on-site or off-site public facilities or services. 
7. Require more restrictive standards than those generally required in this Title. 

  
Budget Impact: 

N/A 
  

Regulatory Impact: 
Per City Code 10-4-7 special use permit is required for “Indoor Recreation” in the Central Business Zoning 
District. Should this Special Use Permit be granted, the proposed land use will be permitted on the site. 
The Planning & Zoning Commission makes the final decision. 

  
History: 

In 2015 Plant Therapy was approved for a special use to establish a retail business that included 
repackaging products, wholesale distribution and warehousing on this property. This business no longer 
operates from this location and therefore the applicant is applying for a special use permit to use the 
building once used for warehousing for a Cheer Training Facility. 

  
Analysis: 

The building is 8,250 sq. ft. and is a large open space that would allow for this type of activity and 
equipment without much difficulty.  
 
The applicants' narrative states they will be operating M-F 3pm-9pm | Sat open 10am-4pm | Sun Closed. 
Traffic will occur throughout the day as students show up for classes. It is anticipated that the tenant will 
employ 2-5 employees. 
 
The property has mixed zoning of CB; Central Business along with a portion zoned M-1; Light 
Manufacturing. The building proposed for the Cheer Facility is within the Central Business portion which 
is intended to allow for commercial activity of various sizes with a mix of residential uses for people 
wanting to live and work within proximity of each other. This land use would have minimal impacts to the 
surrounding area and traffic generated by the proposed land use would be negligible. 
 
If the request is approved, the applicant will need to work with the Building Department to secure the 
appropriate occupancy permit because currently the building has been classified for storage only. Review 
of improvement requirements will be completed at the time of the change of occupancy review and will 
include landscaping, screening, parking and trash management for the site. Currently, there is a trash 
enclosure, a parking agreement for cross use, screening would not be required and landscaping, if 
required, would be minimal. 
 
 
  



  
Conclusion: 

Approval of this zoning request does not preclude the applicant from obtaining the required permits 
and/or licenses needed to complete the project. Upon conclusion should the Commission recommend 
approval of the request as presented, staff recommends the following: 

1. Subject to site plan amendments as required by Building, Engineering, Fire and Zoning Officials to 
comply with applicable City Codes and standards. 

  
Attachments: 

1. PZ25-0076 Vicinity Map 
2. PZ25-0076 Zoning & FLU Map 
3. PZ25-0076 Applicant Narrative 
4. PZ25-0076 Applicant Site Plan 

 







 
 

134 3rd Ave E 
Twin Falls, ID 83301 
208.736.8050 

 
SPECIAL USE PERMIT NARRATIVE 

June 6, 2025 
 
 
PROJECT: IDAHO ALL STAR CHEER 
 

 
1)  

a) A special use application is required for sports facilities to be allowed in the C-B zone 
 

b) i. The tenant operation hours will be M-F open 3pm-9pm | Sat open 10am-4pm | Sun Closed 
ii.   Traffic will occur throughout the day as students show up for classes.   
iii.   It is anticipated that the tenant will employee 2-5 employees. 
   

c) i.   During construction there will be minor effects from noise, glare, odor, fumes and vibration.  
After construction there will be minimal effect of noise to the adjoining property.   There will be 
short term noise from construction related activities (6:30 a.m. to approximately 6:30 p.m.).  
Long term noise will be from vehicles coming to and from the site.  
ii.   There are no exterior improvements to the building.  Glare will not be impacted. 
iii, iv.   There will be some odor/fumes from the employees and students coming to and from 
the site.  Emissions from the building will be minimal due to the efficiency of the heating and 
cooling equipment.  Emissions from vehicle traffic will be similar to the adjoining businesses in 
the vicinity and should not impact the surrounding area. 
v.   The CB zone, this district is intended to provide for commercial activities of various sizes 
from large retail stores to small specialty shops with residential opportunities for persons 
wishing to work and live in a unified environment. 
   



Idaho Allstars Program Overview 

 

My name is Megan Burks, and I’m the owner of Idaho Allstars, a competitive cheer and 

tumbling gym located in Twin Falls, Idaho. Since our founding, Idaho Allstars has grown into a 

respected, inclusive program that provides athletes ages 3 to 19 with the opportunity to train at 

an elite level in a positive and structured environment. 

What sets us apart is not only our commitment to skill and safety, but our belief in the 

transformational power of team sports. We teach our athletes more than tumbling and stunting—

we teach discipline, resilience, leadership, and the value of hard work. Many of our athletes 

come from single-income households, face economic hardship, or lack access to other 

extracurricular opportunities. At Idaho Allstars, they find a second home, strong mentorship, and 

the chance to be part of something bigger than themselves. 

We are also proud to say that Idaho Allstars has become a nationally recognized program. We 

were the first gym in Southern Idaho to ever earn a bid to the D2 Summit, one of the most 

prestigious competitions in the world for small gyms. Since that milestone, we’ve earned 

Summit bids every season, and our teams have: 

• Placed in the Top 5 in the world three times 

• Placed in the Top 10 four times 

• Advanced to Finals multiple times 

• Represented the state of Idaho with pride and sportsmanship on the national stage 

Our athletes train hard year-round, balancing practices, competitions, academics, and often jobs 

or family responsibilities. The commitment they show is nothing short of inspiring. 

At Idaho Allstars, we are deeply invested in the future of these young people—on and off the 

mat. Whether they go on to cheer in college or simply carry the lessons of teamwork and 

confidence into their everyday lives, we consider every athlete's growth a success. 

Thank you for taking the time to learn more about our program. We are proud of what we’ve 

built and excited for what lies ahead. 

 

Warmly, 

Megan Burks 

Owner, Idaho Allstars 

📧 hello@theidahoallstars.com 

🌐 www.theidahoallstars.com 

📞 (208) 280-1048 

 

http://www.theidahoallstars.com/


Idaho Allstar Legacy Foundation Overview 

Who We Are 

The Idaho Allstar Legacy Foundation is a 501(c)(3) nonprofit based in Twin Falls, Idaho, created to provide 

equitable access to youth development through competitive cheer, mental wellness support, and academic 

resources. Founded by educator and coach Megan Burks, the Foundation exists to serve families in southern 

Idaho who face financial hardship, single-parent households, and children without access to structured 

enrichment opportunities. 

 

Mission Statement 

To empower underserved youth by providing access to competitive cheerleading, mental health support, 

leadership development, and academic enrichment through inclusive, community-driven programming. 

 

Our Programs 

1. Athletic Scholarships - These scholarships help cover the costs of cheer tuition, uniforms, shoes, and 

travel fees for athletes from families with limited income, including many raised by single parents or 

guardians. 

 

2. Academic Support - Launching in 2022-2023, our free tutoring and mentoring program provides 

homework help, educational workshops, and confidence-building resources to athletes who struggle with 

school or lack consistent academic guidance at home. 

 

3. Mental Wellness & Leadership Training - We integrate mental health support and personal growth into our 

practices, offering coping tools, mentorship, and a safe space where athletes can build resilience and 

self-worth. 

 

4. Community Outreach - Through seasonal cheer camps, fundraising events, and free clinics, we connect 

with underserved neighborhoods and help families feel empowered and welcomed in the world of youth 

athletics. 

 

Why It Matters 

Many youth in our region face barriers that limit their ability to participate in structured sports or educational 

services. Whether it's a lack of transportation, financial instability, or limited school support, these challenges 

often prevent young people from reaching their full potential. The Idaho Allstar Legacy Foundation helps 

bridge this gap. 

 

Community Impact 

- Over $15,000 in scholarships awarded to local athletes 

- Over 30 athletes supported annually through tuition assistance 

- Free educational and leadership programs launching in 2025 

- Public events and outreach to underserved families across Southern Idaho 

 

Funding 

The Foundation is sustained by grants, business sponsorships, private donations, and grassroots fundraising. 

All contributions directly benefit program access, supplies, and outreach. 

 

Sponsorship Recognition 

Businesses and donors receive visibility through our website, social media, banners, apparel branding, and 

public recognition at events. 
 

 

 

Megan Burks, Executive Director 
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NORTH

PARKING REQUIREMENT

EXERCISE GYM: 6,334/250=25 
PARKING SPACES REQ'D

29 (E) PARKING SPACES 
PROVIDED

ALL PARKING IS EXISTING

LANDSCAPE REQUIREMENT:

1 TREE PER 500 SF
1 BUSH PER 100 SF
50% OF THE REQUIRED TREES SHALL 
BE EVERGREENS.  ALL TREES
SHALL HAVE A HEIGHT OF AT LEAST 
FOUR FEET (4') WHEN PLANTED.
50% OF THE REQUIRED BUSHES 
SHALL BE EVERGREENS.

C-B ZONE

510 2ND AVE SOUTH
TWIN FALLS, ID 83301

SETBACKS
  FRONT YARD: NO SETBACK
  BACK YARD: NO SETBACK
  SIDE YARD: NO SETBACK

ON SITE LANDSCAPING REQUIRED: 
112,860 X 0.05 =  5,643 SF REQUIRED
10,146 SF PROVIDED 
8 TREES REQUIRED
42 BUSHES REQUIRED



 

Date: Tuesday, August 12, 2025 
  
To: Planning and Zoning Commission 
  
From: William Klaver, Senior City Planner 
  

  
ACTION ITEM 

  
Request: 

Request for a recommendation to City Council for a Vacation of Perrine Court rights of way, adjacent 
easements, and lots on property located within Block 18 of the Perrine Point Subdivision. c/o Gerald 
Martens (PZ25-0080). 

  
Time Estimate: 

The presentation will take approximately 5-10 minutes with questions/comments to follow. 
  

Background: 
Changes in market conditions, modifications to the original PUD, and other circumstances have caused 
the applicant to reconsider the configuration of Block 18. The applicant has stated this vacation request 
will allow for a Re-Plat of Block 18 to occur which will be more conducive to current development 
patterns and market demands. 
 
The Planning and Zoning Commission saw this item in 2023 where the Commission recommended 
approval. City Council then approved the proposed application and passed an ordinance. Since then, 
paperwork has been difficult to process due to the right-of-way needing to go to individual lots. Because 
of this, the applicant has brought the item back and added vacating the lots as well. 

  
Approval Process: 

Per City Code 10-16-1 Vacations require a public hearing before the Planning & Zoning Commission 
where the public and the applicant will have the opportunity to make a presentation, ask questions, or 
voice their concerns. The Planning & Zoning Commission will make a recommendation to the City Council 
that the vacation be granted or it may recommend a modification to the vacation, or it may recommend 
that the vacation be denied. 

  
Budget Impact: 

The vacation of Right of Way will increase the amount of taxable private property, but will likely have a 
negligible effect on the overall budget. 

  
Regulatory Impact: 

Approval of this request will remove the limitation, or entitlement, for the specific area, as described on 
the plat or in other recorded documents. This area will become private property, and subject to the 
current rules and regulations for taxes, zoning code compliance, and development. 

  
History: 

The Perrine Point Subdivision Plat was originally approved in 2008. Other portions of this plat were 
vacated in 2019 making way for the Scenic West Townhomes project. Further development has occurred 
on portions of the subdivision in recent years, a City Pressure Irrigation Station directly North, and 
residential homes further North and East. 
 



The Planning and Zoning Commission saw this item in 2023 where the Commission recommended 
approval. City Council then approved the proposed application and passed an ordinance. Since then, 
paperwork has been difficult to process due to the right-of-way needing to go to individual lots. Because 
of this, the applicant has brought the item back and added vacating the lots as well. 

  
Analysis: 

Vacating the Perrine Court right of way has little to no impact on connectivity to these lots long-term. 
During the re-plat of the property, a new lot configuration will establish the necessary access routes to 
the future lots per City Code. A condition of approval has been suggested to ensure this occurs. Vacating 
the Platted Easements has limited impact on current City infrastructure. A City owned pressure irrigation 
station was recently constructed directly north of this area. Additional items will be required of the 
developer for easements, future main lines, and access to this station. A condition of approval has been 
suggested to ensure this occurs. Vacating the Platted Lots has limited impact. These lots will be replanted 
with the proposed condition.  
 
The requisite letters from current utility providers have been received and are attached. City Staff 
believes all known impacts to current utility providers have been mitigated. 

  
Conclusion: 

The commission is tasked with recommending approval, approval with conditions, denial or you may 
table for more information. Should the Commission recommend approval, City Staff recommends the 
following conditions. 

1. Subject to continued compliance with all local, state, and federal code requirements and other 
standards as applicable. 

2. Subject to Bock 18 being re-platted, identifying necessary access, utility, and pressure irrigation 
easements to be determined by City Engineer, prior to any development occurring on the 
property. 

  
Attachments: 

1. PZ25-0080 Vicinity Map 
2. PZ25-0080 Aerial Map 
3. PZ25-0080 Presentation Map 
4. PZ25-0080 Applicant Vacation Exhibit 
5. PZ25-0080 Utility Letters of Support 
6. PZ25-0080 Adjacent Owner Letter 
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ZONING MAP FUTURE LAND USE MAP

Current Zoning:

Current Land Use:

Proposed Zoning:

Proposed Land Use:

Zoning

R-2 ZDA

Undeveloped

R-2 ZDA

Residential

North:

South:

East:

West:

Surrounding Area

Residential (R-6 ZDA)

Undeveloped (R-2 ZDA)

Undeveloped (R-2 ZDA)

Residential (County Jurisdiction)

Twin Falls Municipal Code Section(s) 10-16

Regulations

Town Neighborhood calls for a primarily residential area which is
contiguous and clustered to maximize open space and community
gathering areas with uses such as single family, duplexes, triplexes,
townhomes, schools, civic facilities, etc.

Future Land Use Category

¯ ¯0 100
Feet

PUDs and ZDAs

R-1 VAR
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Rural Residential
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Gerald  Martens

From:

Sent:

To:

Subject:

Good  Morning,

To  whom  it  may  concern,

Jeremy  Westwood  <jeremy@altaprojectservices.com>

Friday,  July  28, 2023  4:13 PM

Gerald  Martens

Magic  Road  Vacation  - Twin  Falls

Twin  Falls  Golden  Eagle  LLC,  the owner  of  Scenic  West  Townhomes,  supports  the application  for  vacation  of

Magic  Road  right  of  way  between  Field  Stream  Way  and Silver  Creek  Way  in Twin  Falls,  ID.  Our  subdivision

does not  require  that  roadway.

Thank  you,

Jeremy  Westwood
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Date: Tuesday, August 12, 2025 
  
To: Planning and Zoning Commission 
  
From: William Klaver, Senior City Planner 
  

  
ACTION ITEM 

  
Request: 

Request for a recommendation to City Council for a Vacation of Magic Road right of way, adjacent 
easements, and lots on property located within Block 4 of the Perrine Point Subdivision. c/o Gerald 
Martens (PZ25-0081). 

  
Time Estimate: 

The presentation will take approximately 5-10 minutes with questions/comments to follow. 
  

Background: 
Changes in market conditions, modifications to the original PUD, and other circumstances have caused 
the applicant to reconsider the types of development they would like to pursue on the property within 
Block 4. The applicant has stated this vacation request will allow for a Re-Plat of Block 4 to occur which 
will be more conducive to current development patterns and market demands. 
 
The Planning and Zoning Commission saw this item in 2023 where the Commission recommended 
approval. City Council then approved the proposed application and passed an ordinance. Since then, 
paperwork has been difficult to process due to the right-of-way needing to go to individual lots. Because 
of this, the applicant has brought the item back and added vacating the lots as well. 

  
Approval Process: 

Per City Code 10-16-1 Vacations require a public hearing before the Planning & Zoning Commission 
where the public and the applicant will have the opportunity to make a presentation, ask questions, or 
voice their concerns. The Planning & Zoning Commission will make a recommendation to the City Council 
that the vacation be granted or it may recommend a modification to the vacation, or it may recommend 
that the vacation be denied. 

  
Budget Impact: 

The vacation of Right of Way will increase the amount of taxable private property, but will likely have a 
negligible effect on the overall budget. 

  
Regulatory Impact: 

Approval of this request will remove the limitation, or entitlement, for the specific area, as described on 
the plat or in other recorded documents. This area will become private property, and subject to the 
current rules and regulations for taxes, zoning code compliance, and development. 

  
History: 

The Perrine Point Subdivision Plat was originally approved in 2008. Other portions of this plat were 
vacated in 2019 making way for the Scenic West Townhomes project. Other development has occurred 
on portions of the subdivision in recent years; residential homes further North, and the Basecamp 
Convenience Store directly East of Block 4. 
 



The Planning and Zoning Commission saw this item in 2023 where the Commission recommended 
approval. City Council then approved the proposed application and passed an ordinance. Since then, 
paperwork has been difficult to process due to the right-of-way needing to go to individual lots. Because 
of this, the applicant has brought the item back and added vacating the lots as well. 

  
Analysis: 

Vacating the Magic Road Right of Way only within Block 4 has limited impact on the overall road network 
of the immediate area. Other East-West connections will remain northward and southward of this 
location. City Staff also believe during the re-plat of this area a new lot configuration will still contain an 
East-West route in some form that will allow the overall connectivity of the area to be sufficient. To 
ensure pedestrian connectivity a condition of approval as been provided by City Staff. 
 
Vacating the Platted Easements does not have any impact on current City infrastructure. The requisite 
letters from current utility providers have been received and are attached. City Staff believes all known 
impacts to current utility providers have been mitigated. 
 
Vacating the Platted Lots does not have an impact on City infrastructure. To mitigate any issues that may 
arise with vacating the platted lots, staff has recommended a condition that the subject property be re-
platted. 

  
Conclusion: 

The commission is tasked with recommending approval, approval with conditions, denial or you may 
table for more information. Should the Commission recommend approval, Staff recommends the 
following conditions. 

1. Subject to continued compliance with all local, state, and federal code requirements and other 
standards as applicable. 

2. Subject to Bock 4 being re-platted, identifying necessary access and utility easements to be 
determined by City Engineer, prior to any development occurring on the property. 

3. Subject to the current sidewalk along Magic Road remaining, or a new pedestrian path being 
dedicated and constructed through Block 4 during the Re-Plat process. 

  
Attachments: 

1. PZ25-0081 Vicinity Map 
2. PZ25-0081 Aerial Map 
3. PZ25-0081 Presentation Map 
4. PZ25-0081 Applicant Exhibit 
5. PZ25-0081 Applicant Narrative 
6. PZ25-0081 Utility Letters of Support 
7. PZ25-0081 Adjacent Owner Letter  
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Gerald  Martens

From:

Sent:

To:

Subject:

Good  Morning,

To  whom  it  may  concern,

Jeremy  Westwood  <jeremy@altaprojectservices.com>

Friday,  July  28, 2023  4:13 PM

Gerald  Martens

Magic  Road  Vacation  - Twin  Falls

Twin  Falls  Golden  Eagle  LLC,  the owner  of  Scenic  West  Townhomes,  supports  the application  for  vacation  of

Magic  Road  right  of  way  between  Field  Stream  Way  and Silver  Creek  Way  in Twin  Falls,  ID.  Our  subdivision

does not  require  that  roadway.

Thank  you,

Jeremy  Westwood
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Date: Tuesday, August 12, 2025 
  
To: Planning and Zoning Commission 
  
From: Kelli Ebersole, City Planner 
  

  
ACTION ITEM 

  
Request: 

Request for a Special Use Permit to allow a private Academic School (preschool) on property located at 
359 Falls Ave W. c/o Emilee Hunter (PZ25-0083). 

  
Time Estimate: 

Approximately 5-10 minutes for the presentation with questions/comments to follow. 
  

Background: 
The applicant, Emilee Hunter, has submitted a Special Use Permit application to allow a private school on 
property located at 359 Falls Avenue West. 
 
Ms. Hunter currently has another location (Little Red Schoolhouse Preschool) located on Filer Avenue. 

  
Approval Process: 

Per City Code 10-13-2-2 The Special Use Permit process requires a public hearing in which interested 
persons have the opportunity to be heard, with regards to the application. The Commission shall decide 
on the request within thirty (30) days after the public hearing. If Conditions of Approval are placed on the 
permit by the Commission, the Administrator shall issue the permit specifically listing such conditions. 
Conditions shall be implemented within 6 months, or the permit is void. 
  
 If the Commission’s decision is appealed within fifteen (15) days of the signing of the Findings of Fact, 
City Council shall set a hearing date to consider all information, testimony, and minutes of the previous 
hearing to reach a decision on the appeal. 
  
 Standards Applicable to Special Uses:  

• Will, in fact, constitute a special use as established by zoning requirements for the zone involved. 
• Will be harmonious with and in accordance with the general objectives or with any specific 

objective of a comprehensive plan and/or zoning regulations. 
• Will be designed, constructed, operated, and maintained to be harmonious and appropriate in 

appearance with the existing or intended character of the general vicinity and that such use will 
not change the essential character of the same area. 

• Will not be hazardous or disturbing to existing or future neighboring uses. 
• Will be served adequately by essential public facilities and services such as highways, streets, 

police and fire protection, drainage structures, refuse disposal, water and sewer and schools; or 
that the persons responsible for the establishment of the proposed use shall be able to provide 
adequately any such services. 

• Will not create excessive additional requirements at public cost for public facilities and services 
and will not be detrimental to the economic welfare of the community. 



• Will not involve uses, activities, processes, materials, equipment and conditions of operation that 
will be detrimental to any person, property or to the general welfare by reason of excessive 
production of traffic, noise, smoke, fumes, glare or odors. 

• Will have vehicular approaches to the property which shall be so designed as not to create an 
interference with traffic on surrounding public thoroughfares. 

• Will not result in the destruction, loss or damage of a natural, scenic or historic feature of major 
importance. 

Conditions May Be Attached To: 

1. Minimizing adverse impact on other developments. 
2. Control the sequence and timing of development. 
3. Control the duration of development. 
4. Assure that development is maintained properly. 
5. Designate the exact location and nature of development. 
6. Require the provision for on-site or off-site public facilities or services. 
7. Require more restrictive standards than those generally required in this Title. 

  
Budget Impact: 

N/A 
  

Regulatory Impact: 
Per City Code 10-4-5 states a special use permit is required for a private academic school in the R-4 zone. 
 
Should this Special Use Permit be granted, the proposed land use will be permitted on the site. The 
Planning & Zoning Commission makes the final decision.  

  
History: 

The property is zoned R-4, Residential Medium Density. County records show the house was built in 1947, 
with the addition of the detached garage in 1995. There are no records showing the property has been 
used for anything besides residential. 

  
Analysis: 

The 2016 Comprehensive Plan; “Grow With Us” designates this area as appropriate for “Town 
Neighborhood”, which is primarily residential in character.  The Town Neighborhood designation is 
appropriate for single family homes, duplexes, triplexes, and townhomes, along with complimentary 
facilities, such as parks and recreation facilities, civic facilities, and schools. 
 
In 2018, Ms. Hunter was approved for a Special Use Permit for a Private School on Filer Avenue. That 
business has been successful and Ms. Hunter is looking for a new location for her business.  
 
The proposed school is an academic preschool, with hours of operation of Monday – Friday, 9:00 am – 
2:30 pm.  The school would not be open on holidays, weekends, or during summer months. The school 
would service students 3-5 years old, with no more than 12 students per class. There would be two 
classes a day (AM or PM session). Staff is anticipated to be one or two people, during normal operational 
hours. 
 
An increase in traffic may have an impact as children are dropped off and picked up. Falls Avenue is 
currently designated as an arterial street, and generally a fairly trafficked road. The drop-off and pickup is 
located on the rear of the property with the circular driveway, with a right in only on Sparks Avenue, and 



right out only onto Falls Avenue West. Therefore, staff does not anticipate the increase to be substantial. 
 
The site plan shows the property can accommodate the parking requirements for the employees and 
parent drop off and pick up. 
 
Noise from the children playing outside may be an increased impact. Head Start is across Falls Avenue 
West from this property, and staff does not believe the increased noise would be detrimental to the 
surrounding neighbors. 
 
Based on the standards for approval, staff does not foresee detrimental impacts related to the land use. 
 
Staff has determined the proposed use is compatible with the comprehensive plan. 

  
Conclusion: 

Approval of this zoning request does not preclude the applicant from obtaining the required permits 
and/or licenses needed to complete the project. 
 
Upon conclusion should the Commission recommend approval of the request as presented, staff 
recommends the following: 

1. Subject to site plan amendments as required by Building, Engineering, Fire and Zoning Officials to 
comply with applicable City Codes and standards. 

  
Attachments: 

1. PZ25-0083 Vicinity Map 
2. PZ25-0083 Presentation Map 
3. PZ25-0083 Aerial Map 
4. PZ25-0083 Applicant Proposed Site Plan 
5. PZ25-0083 Applicant Narrative 
6. PZ25-0083 Public petition 
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Date: Tuesday, August 12, 2025 
  
To: Planning and Zoning Commission 
  
From: William Klaver, Senior City Planner 
  

  
ACTION ITEM 

  
Request: 

Request for a Special Use Permit to allow an Indoor Recreation Facility on property located at 2334/2336 
Eldridge Ave. c/o Lisa Lekkerkerk on behalf of IT83 Fitness (PZ25-0084) 

  
Time Estimate: 

Approximately 5-10 minutes for the presentation with questions/comments to follow. 
  

Background: 
IT 83 Fitness, represented by Lisa Lekkerkerk, has submitted an application for a Special Use Permit (SUP) 
for an Indoor Recreation Facility, specifically a training facility. 

  
Approval Process: 

Per City Code 10-13-2-2 The Special Use Permit process requires a public hearing in which interested 
persons have the opportunity to be heard, with regards to the application. The Commission shall decide 
on the request within thirty (30) days after the public hearing. If Conditions of Approval are placed on the 
permit by the Commission, the Administrator shall issue the permit specifically listing such conditions. 
Conditions shall be implemented within 6 months, or the permit is void. 
  
 If the Commission’s decision is appealed within fifteen (15) days of the signing of the Findings of Fact, 
City Council shall set a hearing date to consider all information, testimony, and minutes of the previous 
hearing to reach a decision on the appeal. 
  
 Standards Applicable to Special Uses:  

• Will, in fact, constitute a special use as established by zoning requirements for the zone involved. 
• Will be harmonious with and in accordance with the general objectives or with any specific 

objective of a comprehensive plan and/or zoning regulations. 
• Will be designed, constructed, operated, and maintained to be harmonious and appropriate in 

appearance with the existing or intended character of the general vicinity and that such use will 
not change the essential character of the same area. 

• Will not be hazardous or disturbing to existing or future neighboring uses. 
• Will be served adequately by essential public facilities and services such as highways, streets, 

police and fire protection, drainage structures, refuse disposal, water and sewer and schools; or 
that the persons responsible for the establishment of the proposed use shall be able to provide 
adequately any such services. 

• Will not create excessive additional requirements at public cost for public facilities and services 
and will not be detrimental to the economic welfare of the community. 

• Will not involve uses, activities, processes, materials, equipment and conditions of operation that 
will be detrimental to any person, property or to the general welfare by reason of excessive 
production of traffic, noise, smoke, fumes, glare or odors. 



• Will have vehicular approaches to the property which shall be so designed as not to create an 
interference with traffic on surrounding public thoroughfares. 

• Will not result in the destruction, loss or damage of a natural, scenic or historic feature of major 
importance. 

Conditions May Be Attached To: 

1. Minimizing adverse impact on other developments. 
2. Control the sequence and timing of development. 
3. Control the duration of development. 
4. Assure that development is maintained properly. 
5. Designate the exact location and nature of development. 
6. Require the provision for on-site or off-site public facilities or services. 
7. Require more restrictive standards than those generally required in this Title. 

  
Budget Impact: 

N/A 
  

Regulatory Impact: 
Per City Code 10-4-10.2 a special use permit is required for “Indoor Recreation Facility”. Should this 
Special Use Permit be granted, the proposed land use will be permitted on the site and be subject to the 
conditions of approval. The Planning & Zoning Commission makes the final decision. 

  
History: 

The 2016 Comprehensive Plan designates this area as Industrial. The property is zoned M-2, Heavy 
Manufacturing District. 

  
Analysis: 

The City of Twin Falls Comprehensive Plan calls for the context of this area to be industrial / flex / 
employment. This context is non-retail employment with supporting uses such as hotels, restaurants and 
other retail integrated into the land use. This context further calls out a desired land use mix of office 
parks, corporate campus, warehousing, general manufacturing, food processing and industrial campuses.  
 
The property is zoned Heavy Manufacturing (M-2). The M-2 zone is the City of Twin Falls most intense 
zoning district and allows for the largest variety of land uses by right such as, but not limited to, 
manufacturing paper products, metal products, building materials, doctor's offices, sports arenas, 
laundromats, florist shops, etc. The variety is even more expansive when the special uses are considered.  
 
The applicant is proposing to run a fitness facility that is "committed to empowering individual growth 
through performance training, strength conditioning, and positive lifestyle change". This fitness facility is 
classified as an "indoor recreation" facility. Indoor recreation facilities is a broad category and a special 
use permit is required in all zoning designations throughout the City. This facility is proposing to operate 
24 hours a day, 7 days a week with staff being present Monday-Friday 7 AM - 7 PM and Saturday-Sunday 
10 AM - 3 PM. To mitigate potential noise, the applicant is proposing four (4) operational measures. They 
are as follows: 

1. Controlled use of free weights and equipment to prevent excessive dropping; 
2. Clear member guidelines to reduce loud activities during unstaffed hours; 
3. Class and training layouts designed to position heavier equipment away from shared walls; and  



4. No steep system or TVs will be installed onsite. During instructor led small group training the 
applicant will have a portable stereo system that will be maintained at a respectable level for 
adjoining neighbors.  

When taking into consideration the proposed hours of operation, the uses that may go into the facility by 
right, and the surrounding context, staff does not anticipate detrimental effects of this proposed uses.  

  
Conclusion: 

The Commission may approve, approve with conditions, or deny the application. Upon conclusion, should 
the Commission approve the request as presented, staff recommends the following: 

1. Subject to site plan amendments as required by Building, Engineering, Fire and Zoning Officials to 
comply with applicable City Codes and standards. 

  
Attachments: 

1. PZ25-0084 Vicinity Map 
2. PZ25-0084 Aerial Map 
3. PZ25-0084 Presentation Map 
4. PZ25-0084 Applicant Proposed Site Plan 
5. PZ25-0084 Applicant Narrative 
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