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From: Ken Pyle
To: Jenah Thornborrow

Cc: planning
Subject: Re: SAPFY2026-0001 Interested Party Notice
Date: Thursday, September 24, 2026 11:23:12 PM
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SAPFY2026-0001 Heron Commons Common Infrastructure Comment Letter.docx.pdf
SAPFY2026-0001 Heron Commons Mobility and Affordability Comment Letter.docx.pdf
Heron Commons Funding Memo.docx.pdf
Idaho 2027 Entitlement Increment OnePager .docx.pdf

Hi Jenah,

Please forward this message (and the four attachments) to the Garden City Council for the
upcoming meeting. Unfortunately, I won't be able to attend the event.

Again, kudos to you and the planning team for creating this plan. It is better than the million-
dollar consultant-led plans I used to see for a city with a million people.

With that said, the council should be in no rush to approve it if they believe there are still
improvements that can be made. There is time. This is the biggest single opportunity they will
have to change the face of Garden City for decades to come. Does it reflect their vision? My
vision, as referenced in the survey, is that Heron Commons should be known as "Idaho's Live-
Work-Create Hub" when complete.

With that being said, the four documents add to the proposed Specific Area Plan as follows:

e The "Common Infrastructure" letter is about ensuring that the infrastructure is designed
to maximize competition, efficiency, aesthetics, and that it is future-proof (dig-once).

o The "Mobility and Affordability' letter asks to take a wider view of the movement of
people and goods to and from the SAP. It also asks for it to be developed to
accommodate future technologies that are just around the corner (and already in other
cities).

o The Heron Commons Funding Memo looks at how public improvements can be funded
after the plan is adopted.

o Finally, the Idaho 2027 Entitlement Increment funding proposes a path to work with the
Idaho legislature and ACHD to ensure that a portion of the excess gains from having an
SAP is invested in the area negatively impacted by the SAP.

In Community,

Ken Pyle
3598 Prospect Way
Garden City

On Mon, Sep 21, 2026 at 12:22 PM Jenah Thornborrow <jthorn@gardencityidaho.org> wrote:

This email is being sent to notify you as an interested party regarding SAPFY2026-0001,
the Heron Commons (SAP) District application.
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City of Garden City, Idaho - Written Public Comment
Draft 6 ORD 1071 26 SAPD 02 09282026 — Heron Commons Specific Area Plan District

September 19, 2026

Honorable Mayor Bill Jacobs
Council President James Page
Members of the Garden City Council
City of Garden City

6015 Glenwood Street

Garden City, Idaho 83714

Via email: planning@gardencityidaho.org
Also: Development Services Department, 6015 Glenwood Street, Garden City, ID 83714

Re: Draft 6 ORD 1071 26 SAPD 02 09282026 — Heron Commons Specific Area Plan District
Subject: Thermal evaluation, dig-once communications conduit, and streetscape pole integration in the
Regulatory Master Plan

Mayor Jacobs, President Page, and Members of the Council:

Please accept this written comment on file SAPFY2026-0001. I ask that the Regulatory Master Plan treat
first-phase civil work as a coordinated infrastructure moment: evaluate a shared ground-source or Thermal Energy
Network (TEN); install spare communications conduit so more than one provider can serve the district; and
design street poles so lighting, small wireless equipment, and related fixtures are planned with the buildings rather
than added later as clutter. This comment does not ask the City to mandate geothermal construction, select a
broadband service provider, prohibit natural gas for commercial process loads, or reopen the Adams Street
mobility debate.

Requested Action

Amend the Heron Commons SAP so the Regulatory Master Plan (1) evaluates a district thermal / ground-source
system timed with Phase 1 grading and flood work and reserves thermal corridors if feasible; and (2) requires spare
multi-provider communications conduit and a pole / small-wireless integration plan for new streets, the pedestrian
spine, and on-site easements.

What the City and future occupants gain

The SAP covers about 34 acres along the Boise River, including the former Ada County Highway District Adams
Street yard and surrounding private parcels. The point of acting now is not novelty. It would mean a lower lifetime
cost, a cleaner public realm, and fewer disruptions for the people who will live and work at Heron Commons.

1. Lower and more stable utility bills. Housing, shops, offices, and restaurants heat and cool on different
schedules. A shared ground-source loop can move that surplus around the site instead of throwing it away.
Ground-source heat pumps typically operate at a coefficient of performance of about 3 to 5—three to five
units of heat moved for each unit of electricity—and they keep that performance through Treasure Valley
inversions that force ordinary heat pumps onto expensive backup resistance. Occupants are insulated from
natural-gas price swings for space conditioning, while gas can still serve kitchens and other process loads.
Indoor equipment lasts longer than rooftop units; the ground loop itself is commonly designed for 50 years
or more, which avoids two full replacement cycles of boilers and RTUs over a generation.

2. Arriverfront that looks like a place, not a mechanical yard. Conventional HVAC consumes rooftops and
creates condenser pads, flues, wall louvers, and meter banks along sidewalks. Clearing that equipment frees
roofs for dining, green roofs, or solar, and keeps the pedestrian spine and Greenbelt edge quieter. The same
logic applies above grade: if small wireless nodes, lighting, and cabinets are designed into one pole family,
the district does not collect a second generation of clutter five years after opening. That is the aesthetic the
SAP already claims—walkable, river-facing, finished.
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City of Garden City, Idaho - Written Public Comment
Draft 6 ORD 1071 26 SAPD 02 09282026 — Heron Commons Specific Area Plan District

3. Cheaper construction because the ground is already open. Loops, spare conduit, vaults, and pole
foundations cost a fraction of a later retrofit. ACHD limits cuts in new pavement; every later provider or
thermal extension would otherwise tear up streets the City just required. Dig-once conduit is the difference
between undergrounding one company’s cable and leaving extra ducts so a second or third provider can
reach each block. Competition, not a monopoly drop, is what actually lowers internet prices and gives
restaurants and residents a choice.

4. Less disruption for the people who will live here. A coordinated first-phase package means fewer future
outages, fewer construction fences on the spine, and a street that still looks complete a decade after the first
building opens. That is a municipal interest: fewer complaints, fewer permit fights, and a district that holds
its value.

This is not a request to plug Heron Commons into downtown Boise’s hydrothermal utility. That system uses
naturally hot fault water near 170—177°F and does not serve this site. What is in view here is a ground-source
network—stable earth temperatures of about 50—55°F and heat pumps in the buildings. Boise’s district system is
useful only as proof that shared thermal infrastructure can work in this valley when it is planned with the streets.

Constraints the studies must take seriously

The Adams Street yard lies in the Boise River floodplain. Flood-protection earthwork and FEMA documentation
are already proposed as required improvements. Any borefield, vault, conduit bank, or handhole must be
coordinated with that grading, with groundwater and buoyancy, and with environmental screening of the former
maintenance-yard use before test bores. The district also has multiple owners and will be built in phases. A shared
thermal loop or an open conduit bank works only if the Regulatory Master Plan says who owns the asset, who
may occupy it, how an early parcel connects to a later one, and which easements appear on the first plat.

Where improvements fall in ACHD right-of-way, the City can require coordination and a requested conduit
section; it cannot write ACHD’s cut policy. On private streets, the pedestrian spine, and on-site utility easements,
the SAP can require the work directly.

What this comment does not request

* A mandate to build geothermal, or a ban on conventional HVAC or on natural gas for restaurant and other
process loads.

* A named internet provider, fiber count, drilling vendor, or unproven cost-reduction claim.

* A prohibition on small wireless facilities. Federal law and existing City small-cell rules already frame that
use. The request is concealment and placement, not a ban.

* A position on whether Adams Street carries general traffic. That is a separate mobility question and should
stay on its own record.

Proposed ordinance language

The following clauses are offered for the Regulatory Master Plan / infrastructure provisions of SAP-02.

A. Infrastructure Strategy — Thermal Master Planning. The Regulatory Master Plan shall include a feasibility
evaluation of a shared ground-source or Thermal Energy Network serving all or part of the Heron Commons SAP
District. The evaluation shall be coordinated with Phase 1 site grading, flood-protection earthwork, and utility layout so
that any recommended borefield, vaults, and thermal distribution corridors can be constructed or reserved before vertical
development. The study shall address load diversity across mixed-use parcels and phases, capital cost compared with
conventional HVAC, including avoided rooftop and yard equipment; long-term operating cost; floodplain, groundwater,
and environmental constraints, electrical service and natural-gas process-load needs; ownership, easements, phasing,
and operations, and public-realm benefits from reduced mechanical equipment. If the evaluation finds a shared system
feasible for all or part of the district, the Regulatory Master Plan shall identify reserved easements or corridors. Nothing
in this section requires construction of a Thermal Energy Network or prohibits natural gas for commercial process loads.
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B. Communications Infrastructure — Dig Once and Pole Integration. The Regulatory Master Plan shall include a
coordinated communications plan. New streets, the pedestrian spine, and required utility easements shall include spare
communications conduit, with access points located to serve later phases and more than one provider, installed with
Phase 1 grading and street construction. Access shall be offered on nondiscriminatory terms so occupants are not limited
to a single communications provider. Where work falls in Ada County Highway District right-of-way, the applicant shall
coordinate the same approach with ACHD. Small wireless facilities anticipated to serve the district shall be shown
conceptually in the Regulatory Master Plan and designed as part of street lighting, signs, canopies, or building
architecture. New freestanding monopoles shall not be used along the Greenbelt, pedestrian spine, or required public
open space. Associated cabinets and power shall be screened to the same standard as other site utilities. Facilities shall
comply with Garden City Code, including small-cell licensing and design standards, and with applicable federal law.

Suggested study questions

If the City prefers scope in the Regulatory Master Plan rather than in every line of code, the studies should
answer:

(a) Closed-loop, open-loop, or hybrid thermal, given river-adjacent alluvium, groundwater, and floodplain
rules.

(b) Whether streets, parking, or required open space can host loops without reducing public park area.

(c) Whether a thermal network remains viable if only the ACHD parcel develops first.

(d) Idaho Power capacity for electrified space conditioning, and spare conduit routing that does not conflict
with water, sewer, thermal mains, or flood facilities.

(e) Ownership and occupancy rules for spare conduit so more than one provider can serve each block.

(f) A pole family for the spine and streets that can accept lighting, small wireless equipment, and wayfinding
without a second generation of cabinets or monopoles.

Conclusion

Heron Commons will be judged by how it meets the river, how it walks, what it costs to occupy, and whether the
street still looks finished ten years after the first building opens. Garden City already intends to ensure there is
master-plan flood protection, open space, and utilities before a buyer sets the pattern. Thermal mains, spare
conduit, and designed poles are part of that pattern. Requiring a serious look—and the cheap sleeves and pole
details—while the ground is open preserves options the Garden City cannot recover later.

Requiring construction of a thermal network before that look is finished would be premature. The middle path is
the right one: study the thermal system, install spare conduit and integrated poles with the first streets, reserve
corridors where the numbers work, and leave vendor choice to competition and evidence.

Thank you for the work already invested in this Specific Area Plan and for considering this addition to the official
record.

Respectfully submitted,

Ken Pyle
3598 N. Prospect Way
Garden City

cc: Garden City Planning and Zoning Commission; Development Services Department
Please include this letter in the official record for Draft 6 ORD 1071 26 SAPD 02 09282026.
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City of Garden City, Idaho - Written public comment
Draft 6 - ORD 1071-26 - SAPD-02 - file SAPFY2026-0001

September 19, 2026

Honorable Mayor Bill Jacobs, Council President James Page, and Members of the Council

Via: planning@gardencityidaho.org - Development Services, 6015 Glenwood Street

Re: Draft 6, Ordinance 1071-26, SAPD-02 — Service access, unit mix, Greenbelt load, and access to Chinden Boulevard and
Veterans Memorial Parkway

This comment is separate from my infrastructure letter on heating and cooling networks, spare communications conduit, and
street poles. It asks that the Regulatory Master Plan treat how goods, trash, and people arrive as part of first-phase design. The
aim is a quieter public realm, less pavement wear, and a Greenbelt that is not used as a service drive or the default way out of the
district.

Why this belongs in the plan

Keeping heavy service vehicles off the pedestrian spine, local streets, and the Greenbelt has clear benefits: less damage to new
pavement, fewer backing conflicts with people on foot and on bikes, a safer 36th Street bridge approach, and a mixed-use street
that can stay open for customers instead of trucks. Existing Prospect Way and Adams Street restaurants in the Waterfront District
already receive food deliveries and commercial refuse before dawn (as early as 4:30 a.m.). Those trips are necessary. They work
better when they use a shared court at the edge of the block, on hours compatible with housing, rather than circulating through
every frontage. Heron Commons will add kitchens next to homes. Designing for centralized deliveries and refuse removal now is
cheaper than retrofitting streets later.

At full build-out the district will hold far more residents, workers, and daily trips than the present maintenance yard. Almost all
of that extra movement will reach the rest of the city through two signalized outlets—36th Street at Chinden Boulevard, and
Adams Street at Veterans Memorial Parkway—or along the Greenbelt and the 36th Street pedestrian bridge. The draft already
requires an internal street network and, if Adams Street is connected, a calming plan. It does not yet require a traffic and access
study that assigns build-out trips to those two signals or shows how people on foot and on bikes reach Chinden and Veterans
without using the Greenbelt as a bypass. Intersection work on those corridors is an Ada County Highway District and Idaho
Transportation Department project to be scoped from that study. It is not a reason to hold this ordinance.

Requested Regulatory Master Plan items

1. Shared service court and hours. Show alleys or one collection court so food deliveries, compactors, recycling, and grease
/ used-oil trucks do not use the pedestrian spine, Greenbelt, or required open space. Confine diesel trucks to that edge. Set
hours for heavy commercial service that fit housing (for example, no dumpster or grease service before 7:00 a.m. on the
river side). A reserved court also allows quieter last-mile tools—electric carts or robots such as HARR-E (Hail-able
Autonomous Refuse Robot — Electric), or later pneumatic collection—to move material to the dock. Reserve the space; do
not pick a vendor.

2. Pick-up and drop-off off the path. Designate curb space for accessible drop-off, ride-hail, and small-parcel delivery off
the spine and Greenbelt. Design that space so a short-dwell vehicle—including a future automated drop-off—can stop
without blocking the path. Off-site parking and any shuttle only if a traffic study shows they are needed, and not as a
substitute for the service court. Bicycle and scooter parking shall not narrow the multi-use path.

3. A mix of unit sizes, not a subsidy program. The Regulatory Master Plan should allow residential intensity to be shown by
building form and average unit size, not only by dwellings per acre; allow parking stalls to be leased separately from units
where a parking study supports it; and provide an administrative path for attached houses, stacked flats, and accessory
dwellings consistent with Idaho’s 2026 housing statutes. The aim is a mix of unit sizes that some households can afford
without a separate subsidy program.

4. Study Greenbelt load and the two signalized outlets. Assess added walking and bicycling demand on the Greenbelt and
the 36th Street bridge, and vehicle trips at 36th Street and Chinden Boulevard and at Adams Street and Veterans Memorial
Parkway. Identify whether a second crossing or a stronger parallel route is the better path relief. Measured counts should
precede any capital project.

5. Adams Street should not become a cut-through—or a truck route. The draft plan is right to keep Adams Street from
carrying through traffic unless the Ada County Highway District requires a connection. This comment supports that
approach. If a connection is required, it should be calmed and should not carry dumpsters, grease trucks, or wholesale
deliveries.

Proposed addition: “The Regulatory Master Plan shall identify shared service access and hours; pick-up and drop-off off the spine and
Greenbelt; intensity by form and unit size with optional unbundled parking; an assessment of Greenbelt and 36th Street bridge demand; and a
traffic and access study assigning build-out trips to 36th Street at Chinden Boulevard and Adams Street at Veterans Memorial Parkway.”

Mobility, service access, and unit mix - Page 1
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City of Garden City, Idaho - Written public comment
Draft 6 - ORD 1071-26 - SAPD-02 - file SAPFY2026-0001

Please include this letter in the official record for Draft 6, Ordinance 1071-26, SAPD-02 (file SAPFY2026-0001).

Respectfully submitted,

Ken Pyle
3598 N. Prospect Way, Garden City
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City of Garden City, Idaho - Policy memorandum
Draft 6 - ORD 1071-26 - SAPD-02 - file SAPFY2026-0001

September 19, 2026

To: Honorable Mayor Bill Jacobs, Council President James Page, and Members of the Council

Via: planning@gardencityidaho.org - Development Services, 6015 Glenwood Street

Re: Funding on-site public improvements and off-site access after adoption of Draft 6, Ordinance 1071-26, SAPD-02 (file
SAPFY2026-0001)

This memorandum accompanies two written comments on file SAPFY2026-0001: one on coordinated utility infrastructure
(ground-source heating and cooling evaluation, spare communications conduit, and street poles), and one on service access,
unit mix, Greenbelt load, and access to Chinden Boulevard and Veterans Memorial Parkway. Those letters ask for Regulatory
Master Plan standards. This page addresses how public improvements can be funded after the plan is adopted.

Please adopt the Specific Area Plan first. Adoption is what raises the value of the Ada County Highway District Adams Street
yard. Funding tools should follow that vote.

Three steps after adoption

1. Ask the highway district, at listing, for a development-agreement condition. The purchaser of the surplus yard should
construct or bond the on-site public realm the plan already requires: flood work, the pedestrian spine, the canal path,
Greenbelt frontage, and a shared service court. The District receives fair-market proceeds for the land. The buyer, not the
sale check, funds those on-site improvements.

2. Start urban-renewal eligibility for the building increment. Once the yard is privately owned and on the tax roll, the
Garden City Urban Renewal Agency can use tax-increment financing—the growth in taxable value above a frozen
base—to pay for named public costs. Staff have already pointed to this path after Riverfront East. Eligible items can
include flood protection, open space, and bicycle and pedestrian facilities.

3. Program off-site access and a river crossing as capital projects. A traffic and access study at Regulatory Master Plan
should assign build-out trips to the two signalized outlets that serve the site today: 36th Street at Chinden Boulevard, and
Adams Street at Veterans Memorial Parkway. Work at those intersections, and a second span that load-balances the 36th
Street Greenbelt bridge, belong on a capital-improvement program, an urban-renewal project list, and the Community
Planning Association of Southwest Idaho regional list. Ada County is already designing a 52nd Street footbridge; other
spans have been proposed upstream. That work is not a condition of first reading.

Request: Adopt Draft 6, Ordinance 1071-26, SAPD-02, including the Regulatory Master Plan items in the companion comments. Direct
staff to request Ada County Highway District sale conditions for on-site public improvements, to begin urban-renewal eligibility work
when Riverfront East timing allows, and to place Greenbelt-relief and Chinden / Veterans access on a joint agenda with the highway district
and the regional planning association. This memorandum does not ask Council to delay adoption or to condition the ordinance on a rebate
of sale proceeds.

Please include this letter in the official record for Draft 6, Ordinance 1071-26, SAPD-02 (file SAPFY2026-0001).

Respectfully submitted,

Ken Pyle
3598 N. Prospect Way, Garden City

Funding of Heron Commons public improvements - Page 1









Idaho Legislature — 2027 session concept - Not for the Specific Area Plan hearing record

For: Idaho Legislative District 16 - Ada County Highway District staff - City of Garden City

From: Ken Pyle, 3598 N. Prospect Way, Garden City

Re: Title 40 concept for the ACHD property described in Garden City’s Draft 6 ORD 1071 26 SAPD 02 09282026' — ACHD keeps
the as-is value; a minority of the city-created increment may fund nearby paths

Use after Garden City adopts the Heron Commons Specific Area Plan, when an appraisal can show a real premium. This page
does not ask anyone to delay that ordinance.

The idea

When a city upzones highway-district surplus land, the sale price rises. The district should keep every dollar the land was worth
as a maintenance yard. Of the extra created by the city’s plan, a minority share may be parked—by written agreement—in a
restricted account for the Greenbelt and other bicycle and pedestrian connections within one mile, including a river crossing that
load-balances an existing path and keeps people off arterial streets. That is work already within the district’s authority. It is not a
substitute for the countywide road program, and it is not city operating money.

Where it would sit in Title 40

Idaho Code § 40-1309 (corporate powers; how a district sells surplus property over $10,000) is the section to amend or to follow
with a new § 40-1309A. Idaho Code § 40-1310 and § 40-1313 (commissioners’ powers; title to district property) need a
cross-reference so proceeds can be split after as-is value is secured. For Ada County’s single county-wide district, Idaho Code §
40-1406 should cite the new section so Chapter 14 districts are clearly covered. No change to the contiguous-owner option in §
40-13009 is required.

Operative rule

Two appraisals: as-is under prior zoning, and as-entitled under the adopted city plan. At closing, the district retains the as-is
appraised value in full. Of the amount by which the sale price exceeds that as-is value, thirty-five percent is deposited in a
restricted near-site active-transportation account; the other sixty-five percent of the increment stays with the district. Spend only
by intergovernmental agreement, only on paths or a relieving crossing within one mile. Unused funds revert in five years.

How the numbers work (illustrative)

If as-is is $12M and sale is... Increment District keeps (as-is + 65%) Greenbelt/path account (35%)
$14 million $2.0 million $13.3 million $0.7 million
$18 million $6.0 million $15.9 million $2.1 million
$20 million $8.0 million $17.2 million $2.8 million

Figures are examples only, not an appraisal of the Adams Street yard. In every row the district is better off than the $12 million
as-is case—the world in which the city never adopted a plan.

Start with a voluntary agreement. A mandate can wait until sponsors have the votes. Annual report to the city and the Legislative
Services Office.

https://storage.googleapis.com/juniper-media-library/464/2026/09/Draft%206%20%200RD%201071%2026%20SAPD%2002¢%
20%2009282026.pdf
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The record documents have been updated and are available for review at

https://gardencityidaho.org/FY2026-Applications/ prior to the City Council hearing on
Monday, September 28, 2026, at 6:00pm, at Garden City Hall, 6015 Glenwood Avenue,

Council Chambers.

Sincerely,

SESTLED Y - [ W aiE miE

Ken Pyle
Managing Editor

Development Services Department

City of Garden City

p: 208-472-2921

a: 6015 Glenwood Street, Garden City, |ID 83714
w: https://gardencityidaho.org/
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