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P & Z PH  09/2//2023 

Planning and Zoning Commission Staff Report 

Zachary Turner/Rennison Companies – Variance 
  Hearing Date:  September 28, 2023 

Owner/Applicant: 
BK Property Development 
LLC 
Bob Goodwin 

Staff: 
Sarah Skelly 
(208) 642-6024
sskelly@cityofpayette.com

Address/Parcel Number: 
1067 South Main St 
P1940039000S 

Current Zone: 
C-2 Commercial

Comprehensive Plan: 
General Commercial 

Lot Size: 
2.76 acres 

Current Uses: 
Lot with one business located 
on Main St. 

Applicable Regulations: 
17.28.040 

Notifications: 

• September 13, 2023 -
Posted to Windows/Web

• September 13, 2023 –
Property Owners

• September 13, 2023 –
Legal Publication

Exhibits: 
1. Notice of Public Hearing
2. Conditional Use Permit

Application
3. Aerial Map
4. Comprehensive Plan Map
5. Written Testimony

Request 
An application for a Variance by Rennison Companies, Zachary Turner 
applicant, to allow multi-family lots to have 2,500sqft rather than 3,500sqft 
per living unit. The site that is subject to the request is 1067 South Main St 
described as a parcel of land being of Lot 39, of the Assessors Official Plat of 
Westslope, as shown on file in Book 1 of Plats, at Page 35, Payette County 
Records.  

Analysis 
To approve a variance, Payette Municipal Code 17.78.010 requires the 
Commission to make the following findings: 

1. That the granting of the variance will not be in conflict with the
comprehensive plan;

2. Do characteristics of the site create an undue hardship;
3. Is the variance in conflict with the public interest; and
4. Is the reason for the variance not caused by current or former owner’s

actions?

17.28.040: LOCATION REQUIREMENTS: 
A. Requirements for location of buildings in A Residential Districts shall be

applicable to location of buildings in B Residential Districts for all platted 
subdivisions and lots of record as of January 1, 2020. For all lots created 
after January 1, 2020 no structure, nor the enlargement of any structure, 
shall be hereafter erected or maintained unless the following described 
setbacks are provided: 

1. There shall be a setback of at least twenty feet (20') from the front
property line. The front setback may be reduced to fifteen feet (15') for the 
living area of the structure; the front setback for a garage shall be a minimum 
of twenty feet (20') from the front property line. 

2. There shall be a side yard of not less than five feet (5').
3. There shall be a rear yard setback of ten feet (10') from the rear

property line. 
4. On a corner lot, the minimum setback on the street upon which a

majority of the building fronts shall be twenty feet (20') from the property line 
or fifty feet (50') from the street centerline, whichever setback is greater; the 
setback on an intersecting street shall be not less than ten feet (10') from the 
property line or forty feet (40') from the centerline of the intersecting street; 
provided, however, that in the event the majority of the buildings on both 
streets comply with the minimum setback for fronting streets, the minimum 
setback on both sides of the corner lot may be required to be the setback of 
the fronting street. 

B. Minimum lot size shall be as follows:
1. Multi-family housing: Three thousand five hundred (3,500) square

feet per living unit. 
2. Single-family home: Six thousand (6,000) square feet.
3. Corner lots for single-family homes: Eight thousand (8,000) square

feet. 
C. A lot shall have at least sixty feet (60') of frontage onto a public street

unless it is a corner lot, which shall have at least seventy five feet (75') of 
frontage onto a public street. 
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OBJECTIVES AND STRATEGIES FOR RESIDENTIAL LAND USE 

GOAL 11: Develop a community that is attractive, well-maintained, safe, and with an 
appealing residential environment that will meet the needs of a diverse 
population. 

OBJECTIVE 1: Guide future residential development in areas consistent with the 
Comprehensive Plan. 

STRATEGY 1: Provide diverse housing options throughout the city by providing a mix of 
choices of location, accessibility, housing types, cost and neighborhood 
character. 

Options 
The Commission has the following options in this case: 

1. The Planning and Zoning Commission may approve the Variance;
2. The Planning and Zoning Commission may deny the Variance and direct staff to make findings of fact

to support this decision; or
3. The Planning and Zoning Commission may continue the discussion and request additional information

on specific items.

Recommendation 
Staff recommends the Planning and Zoning Commission open a public hearing and discuss the proposed 
variance.   
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P & Z PH  09/28/2023 

Planning and Zoning Commission Staff Report 

Zachary Turner Rennison Company – Conditional Use 
  Hearing Date:  September 28, 2023 

Owner/Applicant: 
Rennison Companies 
Zachary Turner 

Staff: 
Sarah Skelly 
(208) 642-6024
sskelly@cityofpayette.com

Address/Parcel Number: 
1067 South Main St 
P1940039000S 

Current Zone: 
C-2 Commercial

Comprehensive Plan: 
General Commercial 

Lot Size: 
2.76 acres 

Current Uses: 
Lot with one business located 
on Main St. 

Applicable Regulations: 
17.36.030 
17.72.040 
17.12.015 

Notifications: 

• September 13, 2023 -
Posted to Windows/Web

• September 13, 2023 –
Property Owners

• September 13, 2023 –
Legal Publication

Exhibits: 
1. Notice of Public Hearing
2. Conditional Use Permit

Application
3. Aerial Map
4. Comprehensive Plan Map
5. Written Testimony

Request 
Conditional Use Permit application by Rennison Companies, Zachary Turner 
applicant, for development of a 48 unit, four building residential apartment 
complex in C-2 Commercial. A maximum height of 50’ for each building and 
the decreased of parking requirements to 2 stalls per unit. The site that is 
subject to the request is 1067 South Main St described as a parcel of land 
being of Lot 39, of the Assessors Official Plat of Westslope, as shown on file 
in Book 1 of Plats, at Page 35, Payette County Records.  

Analysis 
To approve a Conditional Use Permit, the following uses may be permitted 
by the Planning and Zoning Commission after public notice has been given in 
accordance with Idaho Code section 67-6509 and a public hearing is held. 
The Planning and Zoning Commission may require appropriate safeguards 
and special conditions as said Commission deems necessary. Such uses 
and buildings must be appropriately located and designed to meet a 
community need without adversely affecting the neighborhood.  Uses 
permitted in A residential districts and in B residential districts. Any permitted 
residential use shall meet the residential zoning standards as specified in the 
A residential and B residential zoning regulations.  The Commission may 
grant or deny the request of a conditional use permit.  The Commission may 
impose additional conditions upon the permittee as deemed reasonable. 

17.36.030: CONDITIONAL USES: 

The following uses may be permitted by the planning and zoning commission 
after public notice has been given in accordance with Idaho Code section 67-
6509 and a public hearing is held. The planning and zoning commission may 
require appropriate safeguards and special conditions as said commission 
deems necessary. Such uses and buildings must be appropriately located 
and designed to meet a community need without adversely affecting the 
neighborhood. 
Drinking establishments that serve beer, wine or liquor for on site 
consumption. Provided, however, in the event a drinking establishment 
license is being transferred to a new owner within ninety (90) days from the 
date the current owner ceases doing business, a conditional use permit will 
not be required. If there is any change in the use, including, but not limited to, 
increased hours of operation, size, capacity, type of drinking establishment, 
or entertainment then the transfer shall be subject to receiving a new 
conditional use permit. 
Fuel yards. 
Manufactured home parks. 
Residential uses; any permitted residential use shall meet the residential 
standards as specified in the B residential zone regulations. (Ord. 1425, 
2017) 

17.72.040: PARKING SPACE REQUIREMENTS: 
For the purpose of this title, the following parking space requirements shall 
apply. Parking requirements shall apply to the use that occupies the majority 
of floor space within the structure(s) on the property, with the exception of 
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home occupations which shall meet the requirements below. An area 
blocked by a parking space directly behind it shall not be considered 
a parking space. 

17.12.015: SCHEDULE OF BUILDING HEIGHT AND LOT AREA 
REGULATIONS: 

A. Building Height, Area Regulations And Yard Setbacks:
OFFICIAL HEIGHT AND AREA REGULATIONS; MINIMUM YARD 
SETBACKS 

OBJECTIVES AND STRATEGIES FOR RESIDENTIAL LAND USE 

GOAL 11: Develop a community that is attractive, well-maintained, safe, and with an 
appealing residential environment that will meet the needs of a diverse 
population. 

OBJECTIVE 1: Guide future residential development in areas consistent with the 
Comprehensive Plan. 

STRATEGY 1: Provide diverse housing options throughout the city by providing a mix of 
choices of location, accessibility, housing types, cost and neighborhood 
character. 

Options 
The Commission has the following options in this case: 

1. The Planning and Zoning Commission may approve the Conditional Use Permit;
2. The Planning and Zoning Commission may deny the Conditional Use Permit and direct staff to make

findings of fact to support this decision; or
3. The Planning and Zoning Commission may continue the discussion and request additional information

on specific items.

Recommendation 
Staff recommends the Planning and Zoning Commission open a public hearing and discuss the proposed 
conditional use.   
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South Park Subdivision       Page 1 of 4 
PRELIMINARY PLAT 
P & Z PH  09/28/2023 
 
 

Planning and Zoning Commission Staff Report 
 

South Park Subdivision – Preliminary Plat 
                                  Hearing Date:  September 28, 2023 

  
Owner/Applicant: 
BK Property Development LLC 
Bob Goodwin 
 
Staff: 
Sarah Skelly 
(208) 642-6024 
sskelly@cityofpayette.com 
 
Address/Parcel Number: 
1067 South Main St 
P1940039000S 
 

Current Zone: 
C-2 Commercial 
 
Comprehensive Plan: 
General Commercial 
 
Lot Size: 
9.64 acres 
 
Current Uses: 
Lot with one business located on 
Main St. 
 
Applicable Regulations: 
PMC Title 16 Subdivisions 
I.C. 65-67 LLUPA 
I.C. 13-50 Plats & Vacations 
 
Notifications: 

• September 13, 2023 - Posted 
to Windows/Web 

• September 13, 2023 – 
Property Owners 

• September 13, 2023 – Legal 
Publication 

 
Exhibits: 
1. Notice of Public Hearing 
2. Preliminary Plat Application 
3. Aerial Map 
4. Payette Zoning Map 
5. Comprehensive Plan Map 
6. Written Testimony 
 

Request 
 
Preliminary Plat application for South Park Subdivision, by RCG Inc, Bob 
Goodwin applicant. Total site acreage is 9.64 acres with seven residential 
lots and seven commercial lots. This subdivision will be constructed in three 
phases. The property is located at 1067 S Main St and currently zoned C-2 
Commercial. The parcel is described as a parcel of land being Lot A-2 of 
Short Plat Record of Survey Instrument No. 429352, on file in Book 13 of 
Surveys at Page 122, Payette County Records and located in a portion of the 
SE1/4 of the NE1/4 of Section 3, Township 8 North, Range 5 West, Boise 
Meridian, City of Payette, Payette County, Idaho. A full legal description is on 
file with the City and can be viewed during normal business hours.  
  
Background 
 
All land subdivisions in the City of Payette are subject to the standards 
contained in Payette Municipal Code, Title 16, Subdivision. The standards 
are tailored for subdividing of land for the first time to create a new 
subdivision; many standards are related to the design and construction of 
multiple new lots that will form new blocks and infrastructure such as streets 
that will be dedicated to and maintained by the City. Some standards 
however, such as the installation of utility service lines, are applicable to the 
proposed subdivision of the subject property. 
 
The first step in the subdivision process is to receive Preliminary Plat review 
and a recommendation from the Planning and Zoning Commission. After 
receiving a recommendation for approval from the Commission the 
Commission then forwards the Preliminary Plat application to Council for 
review and approval. 
 
After City Council approval of the Preliminary Plat the subdivider may submit 
an application for Final Plat. Concurrently, and prior to the Commission’s 
approval of the Final Plat, the applicant is required to submit plans for 
required improvements prepared by a civil engineer licensed in Idaho. After 
the City Engineer’s approval of the improvement plans the Commission may 
approve the Final Plat and forward the Final Plat to Council for review and 
approval; if the application substantially conforms to the Preliminary Plat 
approval the Commission shall recommend approval. Upon installation of 
required improvements and review and approval of as-built drawings by the 
City Engineer City Council may approve the Final Plat; if the Final Plat 
substantially conforms with the Preliminary Plat Council shall approve the 
final plat. 
 
Analysis 
16.20.060: PLANNING AND ZONING COMMISSION ACTION: 
A. The planning and zoning commission shall approve, approve conditionally 
or disapprove the preliminary plat within forty-five (45) days of the date of the 
regular meeting at which said plat is first considered. If the commission 
makes an unfavorable recommendation, or recommends conditional 
approval, the reasons for such action shall be provided in writing, signed by 
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the chairman of the planning and zoning commission, and shall be attached 
to one copy of the plat and transmitted to the applicant. 

B. If no action is taken by the commission at the end of said forty-five (45)
days, a favorable recommendation shall be forwarded to the council unless
stipulation for additional time is agreed to by the applicant.

C. Upon the planning and zoning commission's recommendation, the plat,
together with a complete copy of commission findings, shall be transmitted to
the city council and notice of this action shall be sent to developer.

Payette Comprehensive Plan 

3.15 HOUSING GOALS, OBJECTIVES AND POLICIES 
GOAL 1: Support the development, construction, preservation, and availability 

of safe, decent, sanitary, and distinctive housing for all Payette 
residents, and contribute to the development of strong 
neighborhoods and thriving, viable, healthy city. 

OBJECTIVES AND STRATEGIES FOR DEVELOPMENT PATTERNS 
OBJECTIVE 1: Maintain an adequate supply of housing types. 
STRATEGY 1: Encourage a variety of housing options. 

a. Increase the number of residential rental units.
b. Provide housing options for the aging population.

STRATEGY 2: Support mixed-use development. 

OBJECTIVES AND STRATEGIES FOR HOUSING DEVELOPMENT 
OBJECTIVE 2: Encourage the development of a diverse housing stock. 
STRATEGY 1:  Develop policies to incorporate a mix of residential housing types in 

residential areas. 
STRATEGY 2: Consider accessory residential structures as a means to increase the 

number of affordable dwelling units. 
STRATEGY 3: Encourage developers to integrate a wide variety of housing types, sizes, 

and price points into their developments. 

4.10 Economic Development Goals, Objectives and Strategies 

EMPLOYMENT AND COMMERCIAL CENTERS 

GOAL 1: Support Payette’s diversified economic base by providing adequate 
land and infrastructure to make locations in the city attractive to 
business. 

OBJECTIVE 1: Determine the number of areas of commercial and industrial lands needed 
to adequately support business expansion. 

STRATEGY 1: Work with existing businesses to remain or expand on their current sites or 
to relocate to more appropriate sites. 

STRATEGY 2: Designate specific areas within the City’s land use plans that 
accommodate a business or employer requiring a very large site. 

OBJECTIVES AND STRATEGIES FOR COMMERCIAL LAND USE 
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GOAL 12: Support development in the Central Business District and the business 

corridors along US 95 and US 95 Business. 
 
 
Comments 
The property is currently zoned C-2 Commercial. 
 
The preliminary plat includes 7 residential lots and 7 commercial lots. 
 
New sewer and water lines will be constructed from the existing City mains located in the site and from the 
existing water main in S Main St to serve all lots.  
 
Irrigation water has not been delivered to the property and there is no way for irrigation to get delivered to the 
property. The developer is proposing that City water, with a backflow prevention device, be used to serve as a 
source of landscape water.  
 
The development will be split into three phases. Phase 1 consisting of Lots 1-11 will include South Park 
Apartments. Phase 2 consists of Lots 13-14 along the west side of the property adjacent to Main St. Phase 3 
will consist of Trappers Perch Apartments on Lot 12. 
 
Staff Recommendation:  
Staff has reviewed the preliminary plat and finds that it complies with the subdivision ordinance and the 
development standards of the C-2 Commercial Zoning. Staff recommends approval of the plat. 
 
Options 
The Commission has the following options in this case: 

1. The Planning and Zoning Commission may recommend to the City Council approval of the Preliminary 
Plat with or without conditions; 

2. The Planning and Zoning Commission may recommend denial of the Preliminary Plat to the City 
Council and direct staff to make findings of fact to support this decision; or 

3. The Planning and Zoning Commission may continue the discussion and request additional information 
on specific items. 
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REASONED STATEMENT 
OF RELEVANT CRITERIA AND STANDARDS 

PRELIMINARY PLAT FOR 
SOUTH PARK SUBDIVISION 

WHEREAS, the applicant filed an application for a preliminary plat on August 25, 2023; and, 

WHEREAS, this matter came before the Payette Planning and Zoning Commission during a 
duly noticed public hearing on September 28, 2023; and, 

WHEREAS, having reviewed the application, including all exhibits entered and having considered the 
issues presented: 

I. RELEVANT CRITERIA AND STANDARDS

1. The Planning and Zoning Commission considered the request pursuant to the City of Payette
2018 Comprehensive Plan, the City of Payette Subdivision and Zoning Ordinance, the Local
Land Use Planning Act, and other applicable development regulations.

2. The property is an approximate 9.64 acres of land located at 1067 South Main Street.

3. The Comprehensive Plan designates this area as General Commercial and the preliminary plat complies
with the policies of the plan.

4. The property is currently zoned C-2 Commercial. The preliminary plat includes seven multi-family dwelling
lots, and seven commercial lots. All of the proposed lots meet the requirements of the zones they are
located in.

5. Access to the development will come from South 16th Street (US 95) and South Main Street.

6. The preliminary plat complies with the standards set forth within the Subdivision Ordinance of the
City of Payette.

II. DECISION
Based on the above Reasoned Statement of Relevant Criteria and Standards, the Planning and Zoning
Commission of the City of Payette approved/denied the Preliminary Plat for South Park Subdivision.

PASSED BY THE PLANNING AND ZONING COMMISSION OF THE CITY OF PAYETTE 
THIS________ DAY OF __________, 2023. 

___________________________________________________ 
 Planning and Zoning Commission, Chair 
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Sarah Skelly 
September 18, 2023 
Page 2 of 2 
 
 
 

6. Sewer mains and services are shown and demonstrate that the proposed development 
can be served by the City utility.  Actual locations of sewer lines and associated features 
including but not limited to manholes and services will be determined during 
development of final construction plans.  Sewer easements shall be changed, if 
necessary, to match the revised sewer main alignment. 

7. Drainage easements and agreements will be required where water flows from one lot to 
another and for the drainage swales or other facilities. 

8. We understand that all interior access ways/driveways are to be private.  All access 
ways must provide adequate access for fire vehicles and meet all applicable fire codes 
including but not limited to turning radii and turn around space.  The dimensions shown 
for access ways/driveways may require modification during preparation of final 
construction plans to provide adequate fire access. 

9. Cross access easements will be required such that all lots have appropriate 
ingress/egress and cannot become land-locked.  Lot 11 presently shows no access 
easement. 

10. The Idaho Transportation Department has submitted a letter to the City dated April 18, 
2023 (enclosed).  The letter indicates certain conditions and requirements.  The 
developer must satisfy ITD requirements before the final plat can be approved. 

 
Sincerely, 
HECO Engineers 
 
 
 
By: _  
 Doug Argo, PE 
 Payette City Engineer 
 
 
HECO File No.:  CP23-0033A_PP 
 
 

Enclosures:   
 ITD Letter, April 18, 2023 
 
cc: Lance Warnick, Aspen Engineers (email)  
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1619 N. Linder Rd, Suite 110 
Kuna, Idaho 83634 

208-466-8181 
AspenEngineers.com 

September 19, 2023 
 

Sarah Skelly 
City of Payette 
700 Center Ave 
Payette, Idaho 83661 
 

SUBJECT: Response to City Engineer’s Comments on the Preliminary Plat for 
  SOUTH PARK SUBDIVISION 
  1067 S. Main St, Payette, ID 
 

Dear Sarah: 

The purpose of this letter is to respond to the Preliminary Plat review letter for South Park Subdivision, 

prepared by the City Engineer, Doug Argo, dated September 18, 2023 (see attached). 

1. It is understood that infrastructure required to support each subdivision phase will be constructed as 

part of each phase. 

 

2. No response is required. 

 

3. I have attached the letter from the irrigation district that documents that the property does not have 

irrigation rights.  

 

4. It seems that our anticipated method of using City water for landscape irrigation was not properly 

conveyed on the preliminary plat or application letter.  

 

We anticipate that most of the lots in the development will each have their own separate water meter, 

with a backflow prevention device, that will provide irrigation water to the landscaping contained in that 

lot. Each of these lots will be responsible for their own landscaping and irrigation from their own meter.  

 

We anticipate that that the six lots (Lots 1-6, of Block 1) that compose the proposed South Park 

Apartments will likely share 1 or 2 water meters for landscape irrigation. Even though each building will 

be on a separate lot, we anticipate that these apartments will share responsibility for parking lot 

maintenance and landscaping. Therefore, it makes sense that they would also share water meter(s) for 

landscaping irrigation water. 

 

It is understood that the plans for how the lots will be provide with water for landscape irrigation will be 

addressed at the time of preparation of future construction plans. 

 

5. It is understood the configuration of water improvements and easements would be determined at the 

time of preparation of future construction plans. 

 

6. It is understood the configuration of sewer improvements and easements would be determined at the 

time of preparation of future construction plans. 
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7. It is understood that drainage easements will have to be provided to accommodate shared storm drain 

facilities and the configuration of these easements would be determined at the time of preparation of 

future construction plans. 

 

8. It is understood the configuration of accesses, driveways and associated easements would be 

determined at the time of preparation of future construction plans. 

 

9. It is understood that cross access easements will be required to provide access to lots that do not 

currently have clear access. 

 

10. The Developer has received the letter from ITD and is working with a traffic engineer try to address their 

comment. 

 

We feel that these items demonstrate that we have addressed your plat review comments and ask that 

the City Engineer and City Staff recommend approval of the preliminary plat to the Planning and Zoning 

Commission and City Council 

Please feel free call me at 208-466-8181 if you have any questions or need additional information. 

Respectfully,  

Aspen Engineers, Chartered 

 

Lance Warnick, PE 
Principal Engineer 
 
cc: Aspen 23027 
 Bob Goodwin (BK Property Development) 
 Doug Argo (HECO) 
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Lower Payette Ditch Company  
102 N. Main St.  

Payette, ID 83661 
208-642-9424 

 
 
 
 
April 26, 2023 
 
Re: Irrigation-BK Properties 
 
To whom it may concern,  
 

After researching this property (P1940039000S) located at 1067 Main Street, Payette, ID  
83661 there is no irrigation rights through the Lower Payette Ditch company.  
 
Sincerely,  
 

Board of Directors 
Lower Payette Ditch Company  
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