
September 7th, 2026 

Honorable Commissioners: 
 
Regarding Draft 5 SAPD 02 V.5, I laud the planning staff for their efforts in creating this draft 
ordinance. There are many things to like in the plan. With that said, my neighbors and others 
have valid concerns and questions about the long-term impact of the development allowed by 
the Specific Area Plan.  
 
Some of those questions, as well as others inspired by the plan, are listed in Appendix A. Those 
questions and the associated AI-generated answers provide insight into the potential impact of 
this generational legislation. The AI answers are speculative, of course, but they provide 
direction and fodder for additional study.  
 
It is not speculation to say this is a once-in-a-lifetime opportunity to create a new city within a 
city. At full buildout, Gemini and Grok AI estimate this could mean between 650 and 1,250 
dwelling units with a population from 1,400 to 2,600 people; 10 to 20% of Garden City’s current 
population in an area smaller than 1.5% of Garden City’s current footprint. This will mean 
positive and negative impacts for Garden City and its future residents. 
 
The Specific Area Plan will add value to the ACHD land beyond its current zoning. Gemini 
estimates the upzoning in the Specific Area Plan could add 50 to 150% to the sales price. Grok 
estimates that this means a sales price increase from $28M to $42M. Simply, an approved SAP 
provides buyers certainty, which increases the property’s price. 
 
While ACHD is entitled to the value of its property under existing zoning, the increase in value 
due to an SAP should be shared with the City of Garden City to ameliorate the long-term 
operational, public safety, and civic impacts of a high-density district. To be clear, those monies 
should be invested to offset the direct impacts and not put into a general fund. Doing this could 
raise the ACHD parcel’s property value even more by front-loading infrastructure improvements 
(e.g., Greenbelt improvements).  
 

Garden City needs an agreement with ACHD to capture a share of the excess 
value created by an SAP.  

.  
Until such an agreement is in place, I recommend that Garden City not approve an SAP. It 
should continue to refine the SAP by,  
 

●​ Continuing to ask questions and address the questions that have been asked 
●​ Benchmarking against similar projects across the country and around the world 
●​ Engaging with potential world-class developers and continuing to engage with the 

community 
 
In Community, 
Ken Pyle 
Waterfront District Resident 
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Appendix A 
Overview 
Gemini was used to query the proposed ordinance for Ordinance 10-26 (Heron Commons 
Specific Area Plan District draft) using the prompts below. Gemini is an AI and is subject to 
hallucinations, like all AI. Still, it provides general direction and is a great tool for generating new 
questions and refining the ideas behind the SAP.  

 

The 35+ questions and responses are listed follows: 

 

Overview 
Land Use & Development Standards 

Please benchmark this SAP against what has been successful in other cities (e.g., Santana 
Row in San Jose, Portland Riverfront, etc.) and identify strengths, weaknesses and 
opportunities to make it special. 
Where Can the Maximum Height Be Located? 
How tall can buildings be next to the Waterfront District? 
How do the proposed heights (in stories and feet) compare to the Boardwalk development 
that opened a few years ago about 1/2 mile away from this development? 
Could a Culdesac-Tempe-like development be built under this proposed ordinance? 
What is a reasonable time to expect the buildout of the SAP 
What is the proposed ordinance missing to account for near-term and future technology 
innovations that could change the built environment? 

Housing & Affordability 
How many homes and associated parking spaces would be required for those homes? 
Are there any incentives to help create affordable housing? 
Using this document, as well as the current Garden City code, Idaho State code, what 
market-based ideas can be implemented to create naturally affordable housing as part of 
what gets built. If you have best practices from other places, please include those ideas as 
well. 
What is the proposed density (homes per acre)? 

Transportation & Connectivity 
What mitigation has been done to ensure that the Greenbelt does not get overloaded with 
traffic? 
Does the city recommend opening up Adams? 
Does it require or recommend a new bridge crossing of the Boise River? 
What are your estimates (ranges) of the additional vehicle traffic that this sort of 
development might mean? Please back it up with your assumptions for the entire 34 acre 
planning area. 
How does that compare to the current vehicle trips? 
What are the opportunities to reduce vehicle miles traveled that are missing in this plan 
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(whether encouraging co-working spaces) or bringing in Live-Work-Create opportunities? As 
such, should it be more comprehensive to include connectivity to Chinden and Veterans 
Parkway? 

Economic & Fiscal Impact 
What is your estimate of the increase in value to the property by having a SAP before ACHD 
lists it for sale (that is, compared to the case where it is listed for sale with existing zoning)? 
Based on other specific area plans similar to this, what is the expected impact on property 
values to the surrounding neighborhoods and how does that change over time? Make sure 
you identify as many of the aspects of this project that could have both a positive or negative 
impact. 
What argument would you make that some of the gain seen by having a SAP should be 
returned to the city of Garden City to mitigate impacts of the development (as opposed to all 
the gains going to ACHD? 
If Ada County Highway District (ACHD) surplus property (such as the former operations 
yard) is sold for private redevelopment, what mechanism or percentage of ACHD’s sale 
proceeds or associated property tax revenue could be legally directed back into the 
community to fund regional infrastructure—specifically a Boise River pedestrian bridge to 
mitigate increased Greenbelt and transit impacts? 
What is the impact on property taxes for the existing residences in the surrounding 
neighborhood? 
How much revenue would this project garner for Garden City (e.g., through property taxes, 
new sales tax, etc.) and what are these estimates over time? 
How does the projected revenue compare to: a) the existing situation, b) alternative 
densities, say of a typical single-family home neighborhood with a density of say 8 homes 
per acre (not including the common and public infrastructure, such as roads)?  Feel free to 
create a graph to make it easy to visualize. Please look at it both on an absolute and per 
capita basis. 
From a cost perspective, what additional public infrastructure is required and where will the 
money come from to the fund this investment? 
From a total net benefit perspective (new revenues less public infrastructure costs and 
maintenance), how would this plan compare to alternative densities (both the 8 homes per 
acre - not including the common and public infrastructure - as well as greater density)? Feel 
free to create a graph to make it easy to visualize. Please look at it both on an absolute and 
per capita basis. 

Environmental & Riverfront 
What sort of commercial space is envisioned as part of the "Mixed-Use"? 
Where would the commercial be? 
How does the open space compare to other developments along the Boise River and other 
developments in 2026 in comparable desirable locations? 
What are the overall environmental consequences of this project? Please look at the entire 
scope,  from water use to air pollution from extra vehicle trips to the change in tree canopy. 
Please make this a dynamic view in the sense that there will be changes that could impact 
the analysis (e.g., increased use of electric vehicles, shared rides via autonomous vehicles, 
deliveries via drones, etc.) 
What additional things should be in the proposed ordinance to help create a net 
environmental benefit? Balance the cost of such things with the expected return. 
Should Garden City require the developer(s) to manage a Riverfront Management Plan, 
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similar to what it requires of the Waterfront District? Explain why it would be required. 
Governance & HOA Specifics 

Can you find a vision for this document and, if so, what is it? 
Do they state the vision anywhere (quotable text) or is this your interpretation? 
How would the SAP, as written, affect privacy, sunlight, noise, traffic, parking, property 
values, and the overall character of the Waterfront District HOA neighborhood? 
Quantify the extra value the land has by having an SAP (i.e., how much more will it be worth 
versus a new SAP versus no change in zoning). 
How does the Plan integrate into the existing Live-Work-Create District? 
What would be the impact if the State set aside land to extend Heron Park to the 
northwestern edge of the Waterfront District? 
What other questions should the Waterfront District HOA ask that might not be covered by 
all the questions in this document? 

 

Land Use & Development Standards 

Please benchmark this SAP against what has been successful in 
other cities (e.g., Santana Row in San Jose, Portland Riverfront, 
etc.) and identify strengths, weaknesses and opportunities to 
make it special. 

Extending Heron Park along the Boise River corridor to the northwestern edge of the Waterfront 
District subdivision in exchange for lower overall open space requirements on the developer 
creates significant structural trade-offs across financial, development, and environmental 
dimensions: 

 

1. Financial Impacts 

●​ Public Value Capture for Garden City & Residents: 
○​ Consolidated Regional Asset: Directly expanding Heron Park creates a 

contiguous, high-value riverfront linear park and public plaza network rather than 
fragmented, private internal green spaces. 

○​ Long-Term Municipal Maintenance Efficiency: Public maintenance of a single, 
well-defined, contiguous riverfront park is cheaper and simpler for the city/parks 
district to manage than monitoring dispersed, privately-maintained open space 
easements tucked inside multi-family developments. 
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○​ Property Value Appreciation: Dedicated riverfront parkland adjacent to existing 
residential properties generally drives higher long-term real estate premiums for 
both the existing Waterfront District homes and the new SAP development. 

●​ Developer Economic Offset (Value Neutrality or Gain): 
○​ Higher Yield on Remaining Acreage: Unlocking higher buildable footprint or 

floor area ratio (FAR) on the remaining land (e.g., reducing the baseline 25% 
qualified open space mandate down to 15–20%) allows the developer to 
construct more buildable square feet per acre on non-riverfront land. 

○​ Reduced Internal Land Waste: Developers often view required internal open 
space as "dead space" if it doesn't drive commercial activation. Trade-offs that 
aggregate open space along the river allow for tighter, more efficient building 
footprints, parking structures, and pad sites. 

 

2. Development & Land-Use Impacts 

●​ Higher Internal Density & Massing Consolidation: 
○​ Lowering open space requirements elsewhere on the site forces remaining land 

to absorb more vertical bulk, lot coverage, and hardscape. This could lead to 
tighter building separation, larger continuous building envelopes, or increased 
reliance on structured parking. 

●​ Streamlined Regulatory Master Plan Approval: 
○​ Section 8-8B-5.I.12 of the SAP already explicitly allows Regulatory Master 

Plan flexibility to reduce the standard 25% open space requirement on individual 
parcels if the resulting open space is consolidated into superior, 
destination-quality public amenities. Dedicating an expanded Heron Park directly 
fulfills this policy condition. 

●​ Buffer Strategy for the Waterfront District: 
○​ Extending Heron Park northwest acts as a continuous, soft green buffer between 

the higher-density (6–8 story) mixed-use buildings in Heron Commons and the 
existing lower-density Waterfront District neighborhood, mitigating direct 
building-to-building light, shadow, and visual encroachment. 

 

3. Environmental Impacts 

●​ Positive River Corridor Protection: 
○​ Habitat & Riparian Continuity: Expanding the park along the riverbank widens 

and protects the Boise River natural resource corridor (8-4M). It preserves 
existing tree canopy, enhances floodplain storage, and reduces human-structure 
encroachment within the 70-foot Ordinary High-Water Mark setback. 
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○​ Improved Stormwater & Flood Management: Consolidating open space along 
the river corridor creates space for integrated, nature-based bio-swales and flood 
containment facilities capable of capturing 100-year FEMA floodwaters before 
they hit developed structures. 

●​ Negative Local Environmental/Microclimate Risks: 
○​ Increased Heat Island Effect Internal to Site: Concentrating building mass and 

reducing internal green spaces (lawns, courtyard trees, and pocket parks) 
increases hardscape coverage in the core of the SAP district, potentially raising 
local ambient temperatures. 

○​ Loss of Internal Pervious Surface: Higher overall lot coverage on the 
developable footprint reduces overall natural ground infiltration, requiring more 
engineered sub-surface stormwater retention systems. 

 

Summary Balance Sheet 

Dimension Pros Cons / Risks 

Financial Creates a high-value regional park 
asset; maximizes developer land 
efficiency and buildable yield. 

May shift long-term park maintenance 
burdens to the city/taxpayers if not 
paired with an HOA/BID maintenance 
agreement. 

Development Acts as a natural physical buffer 
between 6–8 story buildings and 
the Waterfront District; simplifies 
master planning. 

Increases building mass, footprint 
density, and hardscape on the 
remaining developable parcels. 

Environmental Maximizes riparian habitat 
protection, flood containment, and 
Greenbelt corridor continuity along 
the Boise River. 

Reduces internal pervious surfaces 
and soft landscaping within the 
interior neighborhood core. 

Export to Sheets 
 

Where Can the Maximum Height Be Located? 
Away from District Boundaries and the Boise River: 

●​ The maximum height of 8 stories (96 ft) is only permitted on internal structures located 
away from the SAP district boundaries. 

●​ Building heights must step down near the district boundaries and adjacent existing 
residential neighborhoods to maintain scale and compatibility. 
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Subject to Height Transfer Offsets: 

●​ To build up to the 8-story maximum on an internal "receiving site," the developer must 
execute a Height Transfer as part of an approved Regulatory Master Plan. 

●​ This requires providing an equivalent reduction/offset in height on a "sending site" 
located directly adjacent to the Boise River Greenbelt or adjacent residential 
neighborhoods to protect the riverfront corridor and surrounding homes. 

Strict Limits Along the Greenbelt Edge: 

●​ Within the Boise River Greenbelt Adjacency Area (the first 60 feet landward from the 
Greenbelt travelway), structures are strictly limited to 2 stories. 

●​ Additional height near the river is only permitted if upper stories are stepped back 
substantially landward (a 10-foot horizontal stepback for every additional story/15 
feet of height). 

How tall can buildings be next to the Waterfront District? 

Based on the draft ordinance standards in Draft 5 SAPD 02, buildings immediately adjacent to 
the Waterfront District Subdivision are strictly capped at 6 stories (72 feet), with 
requirements to step down and transition in scale. 

Here are the specific height and massing restrictions along the Waterfront District boundary: 

1. Base Height Cap along District Boundaries 

●​ Maximum Base Height: Structures along or directly adjacent to the outside district 
boundaries (which includes the Waterfront District border) are strictly capped at 6 
stories and 72 feet measured from grade. 

●​ No Height Transfers Near Boundaries: While internal parcels elsewhere in the district 
can utilize height transfers to build up to 8 stories (96 feet), the ordinance explicitly 
prohibits 8-story height transfers on structures located adjacent to district 
boundaries or existing residential neighborhoods. 

2. Mandatory Residential Adjacency & Transition Standards 

●​ Height & Massing Stepbacks: Under Section 8-8B-5(I) (Residential Adjacency), any 
development directly adjacent to established residential neighborhoods like the 
Waterfront District must incorporate transitions in scale to remain compatible. 
Developers must achieve this through: 

○​ Upper-Story Stepbacks: Stepbacks above 50 feet (minimum 8-foot depth) to 
reduce perceived building bulk along streetscapes and property edges. 

Page 7 

https://storage.googleapis.com/juniper-media-library/464/2026/08/Draft%205%20SAPD%2002%20V.5%2009162026.pdf


September 7th, 2026 

○​ Setback Offsets: A minimum boundary setback (measured from property 
line/sidewalk), which can be increased by the City based on the height and 
intensity of the proposed building to mitigate shading and privacy impacts. 

○​ Structure Orientation & Privacy Controls: Strategic placement of windows, 
balconies, landscaping, and active elements away from neighboring private 
yards. 

3. Maximum Stepdown Near the Boise River Greenbelt 

If the portion of the development adjacent to the Waterfront District is also within the 60-foot 
Boise River Greenbelt Adjacency Area: 

●​ Structures are strictly limited to 2 stories for the first 25–60 feet landward from the 
Greenbelt. 

●​ Any story above 2 stories requires a 10-foot horizontal stepback for every additional 
story (15 feet of height) moving landward. 

 

How do the proposed heights (in stories and feet) compare to the 
Boardwalk development that opened a few years ago about 1/2 
mile away from this development? 

Here is a detailed comparison of the height limits and stories between the Heron Commons 
Draft Ordinance and The Boardwalk development down the river: 

1. Base Building Heights & Existing Mid-Rise Structures 

●​ Heron Commons Draft: Sets a base maximum height of 6 stories (up to 72 feet). 
●​ The Boardwalk (Existing Phase): The lower-rise and mid-rise apartment wings at The 

Boardwalk range from 4 to 6 stories (approx. 61 to 87 feet), which closely match the 
base density allowed in Heron Commons. 

 

2. Maximum Heights & High-Rise Tower Extensions 

●​ Heron Commons Draft: Caps maximum overall height at 8 stories (up to 96 feet). This 
is only allowed via a Height Transfer in an approved Regulatory Master Plan, requiring 
an equal height reduction/offset elsewhere on the site (such as near the river or 
residential edges). 
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●​ The Boardwalk (High-Rise Tower Phase): The developer's master plan for The 
Boardwalk includes a tower phase approved for 18 to 20 stories (reaching 252 to 260 
feet in height). 

Key Difference: Heron Commons strictly prohibits high-rise towers of The 
Boardwalk's scale, capping development at less than half of The Boardwalk tower's 
total height and stories. 

 

3. Boise River Stepbacks 

●​ Heron Commons Draft: Imposes a strict 2-story height limit within 60 feet of the 
Greenbelt travelway. For any additional height above 2 stories, buildings must step back 
horizontally by 10 feet for every 15 feet of additional story height to prevent 
structures from looming over the river. 

●​ The Boardwalk: Utilizes terraced stepbacks along the riverfront plaza, but Heron 
Commons introduces more explicitly defined stepback rules to preserve the river corridor 
experience. 

 

Could a Culdesac-Tempe-like development be built under this 
proposed ordinance? 

Under Ordinance 10-26 (Heron Commons Specific Area Plan District draft), a project 
modeled directly after Culdesac Tempe—a walkable, car-free, mixed-use community centered 
around pedestrian corridors and shared amenities—is not only permitted, but strongly aligned 
with the district's vision and standards. 

The core principles of Culdesac Tempe fit into the draft ordinance through several key 
provisions: 

1. Pedestrian-First Core & Shared Spaces 

●​ Primary Pedestrian Spine: Culdesac Tempe’s signature car-free, pedestrian-only 
central plazas and retail promenades directly align with Section 8-8B-3.4. The Primary 
Pedestrian Spine requires an experiential walking corridor equipped with ground-floor 
active frontages, plazas, outdoor seating, and street-level commercial activation. 

●​ Car-Free Multiuse Pathways: The requirement for the Thurman Mill Canal Multiuse 
Pathway and Greenbelt Accessways every 300 feet supports a fully 
network-connected, car-free interior circulation system. 

2. High Density and Structured Parking 
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●​ Mixed-Use & Density Mandates: For properties under 1 acre, the code sets a minimum 
residential density of 15 dwelling units per acre (Section 8-8B-5.B). For larger 
properties (over 1 acre), high-density residential and commercial mixes are intended to 
support a "Mid Urban Mixed Use" destination. 

●​ Shared Parking & TDM Reductions: Culdesac Tempe’s model relies on low parking 
ratios, off-site dedicated parking, and Transportation Demand Management (TDM). 
Section 8-8B-5.H allows developers to request substantial off-street parking reductions 
by proving demand mitigation through shared parking, multimodal connections, and 
unbundled parking strategies. 

3. Ground-Floor Retail & Active Frontages 

●​ Adaptive Commercial Design: Similar to Culdesac Tempe's mix of local shops, cafes, 
and pop-ups, Section 8-8B-5.E.4 requires ground-floor spaces along the Primary 
Pedestrian Spine to feature a minimum 14-foot clear height and flexible utility hookups 
so residential spaces can easily adapt into retail or commercial uses as the 
neighborhood grows. 

●​ Transitional / Pop-Up Uses: The ordinance allows time-limited (up to 3 years) 
Transitional Interim Uses (Section 8-8B-6.B.1) for outdoor events, market stalls, and 
temporary retail to activate spaces early in the development lifecycle. 

 

Key Adjustments Needed to Adapt the Concept 

While Culdesac Tempe’s design philosophy aligns well, a developer adapting the concept to 
Heron Commons would need to comply with specific local site rules: 

●​ Boise River Interface: Unlike Tempe’s inland urban block structure, Heron Commons 
requires physical and visual orientation toward the Boise River Greenbelt, enforcing a 
2-story height limit within 60 feet of the Greenbelt travelway and requiring 60% of the 
ground-level area within 25 feet to remain publicly accessible (Section 8-8B-5.F). 

●​ Emergency & Public Street Network: Even if interior streets are designed as car-free 
or "Shared Space Streets" prioritizing pedestrians, the network must accommodate 
redundant emergency access (e.g., connecting to the Waterfront District Subdivision) 
and meet local street connectivity standards. 

What is a reasonable time to expect the buildout of the SAP 

Based on Draft 5 of Ordinance 10-26 (Heron Commons SAP District), a reasonable 
expected timeline for full district buildout spans 7 to 12+ years, delivered in multiple phases. 
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This estimate is grounded in the explicit regulatory mechanics, complex infrastructure 
requirements, land ownership patterns, and market absorption realities outlined in the draft 
ordinance: 

 

Phase-by-Phase Buildout Breakdown 

Phase 1: Planning, Approvals & Major Civil Infrastructure (Years 1–3) 

●​ Regulatory Master Plan Approval: Section 8-8B-7 requires a Regulatory Master Plan 
(RMP) for any property over 1 acre prior to subdivision or building permit issuance. 
Entitlements, agency coordination, and public notice processes typically take 6 to 18 
months. 

●​ Prerequisite Infrastructure (Section 8-8B-4.B): Before any vertical construction can 
begin on the anchor ~13.4-acre ACHD site, the code mandates completion of: 

○​ Earthwork and FEMA-certified 100-year floodplain protection improvements. 
○​ Local street extensions and required E. Adams Street collector enhancements. 
○​ Decommissioning and site remediation associated with the former highway 

district maintenance yard. 

Phase 2: Anchor Core & Greenbelt Destination (Years 3–6) 

●​ First Wave Vertical Development: Delivers the primary mixed-use core on the 
13.4-acre parcel (300 to 500 homes plus ground-floor commercial along the Primary 
Pedestrian Spine). 

●​ Concurrent Public Infrastructure: Section 8-8B-4.B requires major public amenities to 
be delivered concurrently with vertical construction: 

○​ Widening of the Boise River Greenbelt and 300-foot accessway connections. 
○​ Construction of the 10-foot paved Thurman Mill Canal Multiuse Pathway. 
○​ Dedication and construction of the core Public Open Space / Future Park 

assets. 

Phase 3: Secondary Parcels, Infill & Long-Term Expansion (Years 6–10 to 12+) 

●​ Fragmented Ownership & Parcel Assembly: The remainder of the 34-acre planning 
area spans multiple privately owned lots (e.g., in Fairview Acres and Dee Hardin 
subdivisions). Redevelopment on these secondary parcels will happen asynchronously 
as leases expire or individual owners submit separate or joint Regulatory Master Plans. 

●​ Market Absorption: Housing and commercial absorption rates in Garden City's 
mid-urban market naturally spread total district capacity (650–1,000 homes and up to 
120,000 sq. ft. of commercial space) across a multi-year horizon. 
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Key Regulatory Signals from Draft 5 

●​ 10-Year Regulatory Master Plan Term: Section 8-8B-7.B.4 explicitly sets the baseline 
validity of an approved Regulatory Master Plan at 10 years (with provisions for 
extensions), directly acknowledging that district-wide implementation is expected to take 
a decade or more. 

●​ 3-Year "Transitional Interim Use" Window: Section 8-8B-6.B allows temporary interim 
uses (such as pop-up markets, outdoor event venues, and food truck hubs) for up to 3 
consecutive years to keep parcels active while long-term civil engineering, financing, and 
permanent structures are arranged. 

What is the proposed ordinance missing to account for near-term 
and future technology innovations that could change the built 
environment?  

While the proposed ordinance for Ordinance 10-26 (Heron Commons SAPD-02) sets detailed 
standards for traditional mixed-use urban form, build-to zones, and pedestrian connections, it 
remains anchored to conventional built-environment models. It lacks policy frameworks and 
flexibility mechanisms for near-term and emerging technologies: 

 

1. Mobility-as-a-Service (MaaS) & Autonomous Vehicle (AV) Staging 

●​ Current Ordinance Baseline: Focuses heavily on standard vehicular travel lanes, 
traditional off-street/on-street parking ratios, and standard curb designs. 

●​ Technology Gap: 
○​ Dedicated Pickup/Drop-off (PUDO) Zones: Lacks requirements for off-street or 

dedicated curb cutouts for ride-hailing services (Uber/Lyft), autonomous shuttles, 
or MaaS fleets, which can cause traffic congestion along narrow collector streets 
like Adams Street. 

○​ Dynamic Curb Management: Does not incorporate provisions for smart/flexible 
curbs that reallocate space based on time of day (e.g., passenger drop-off during 
peak commute hours, freight delivery during off-peak hours, and outdoor 
dining/parking during evenings). 

 

2. Electric Vehicle (EV) Infrastructure & Fleet Electrification 

●​ Current Ordinance Baseline: Mentions general off-street parking reductions and 
shared parking allowances. 

●​ Technology Gap: 
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○​ EV-Ready Conduit & Charger Mandates: Does not require a minimum 
percentage of "EV-Ready" spaces (installed conduit/panel capacity) or active 
EVSE (Electric Vehicle Supply Equipment) charger installations in residential 
multi-family garages or commercial structures. 

○​ Micro-Mobility Charging Infrastructure: Omits requirements or electrical 
integration standards for e-bike, e-scooter, and cargo-bike charging stations 
within required public open spaces, multi-use pathways, or bike parking facilities. 

 

3. Last-Mile Automated Logistics & Drone Delivery 

●​ Current Ordinance Baseline: Regulates physical building frontages, stepbacks, 
upper-story encroachments, and traditional service/refuse areas. 

●​ Technology Gap: 
○​ Automated Parcel Lockers & Micro-Fulfillment: Lacks performance standards 

or dedicated spatial allowances for secure, centralized smart parcel locker hubs 
accessible to automated delivery bots. 

○​ Airspace & Rooftop Landings: Does not address airspace easements or 
structural/noise design standards for rooftop drone delivery landing pads 
(vertiports) on taller 6-to-8 story mixed-use structures. 

 

4. Distributed Energy Resources (DER) & Smart Grid Integration 

●​ Current Ordinance Baseline: Section 8-8B-3.F requires all new utilities to be placed 
underground, but focuses solely on traditional utility transmission lines. 

●​ Technology Gap: 
○​ Microgrids & Battery Energy Storage Systems (BESS): Lacks land-use 

classifications or clear setback/safety standards for multi-unit microgrids, 
localized solar+storage facilities, or utility-scale energy storage integration. 

○​ Building-Integrated Photovoltaics (BIPV): Solar technologies are not explicitly 
integrated into building form standards, green roofs, or height-limit exception lists 
(such as canopy solar over structured parking or rooftop terraces). 

 

5. Smart Infrastructure & Digital Public Realm 

●​ Current Ordinance Baseline: Contains lighting and dark-sky standards, along with 
traditional streetscape/furniture specifications. 

●​ Technology Gap: 
○​ Digital Twin & IoT Integration: Lacks guidelines for embedding digital 

infrastructure (e.g., smart light poles, environmental quality sensors, traffic 

Page 13 



September 7th, 2026 

monitoring cameras, and 5G/6G small-cell wireless concealment) directly into the 
streetscape furniture zone. 

○​ Permeable Smart Pavements: While stormwater standards apply, the ordinance 
does not explicitly encourage or permit advanced materials (e.g., kinetic 
energy-capturing pavements, solar pavers, or recycled low-carbon smart 
concrete) within public pathways and the Primary Pedestrian Spine. 

 

Policy Recommendations to Future-Proof the Ordinance 

To address these gaps without imposing overly restrictive mandates, the city could amend the 
SAP to include: 

1.​ Tech-Adaptable Design Narrative Requirement: Require applicants submitting a 
Regulatory Master Plan to include a brief technology adaptability narrative showing how 
ground floors, parking facilities, and curbs can be retrofitted for EVs, automated logistics, 
and smart grid systems over time. 

2.​ Flexible Curb & PUDO Allocation: Establish clear guidelines for designating dynamic 
curb zones along high-volume mixed-use frontages. 

3.​ EV Readiness Minimums: Set baseline EV-ready wiring mandates for multi-family 
residential and commercial parking structures. 

Housing & Affordability 

How many homes and associated parking spaces would be 
required for those homes? 

Based on Ordinance 10-26 (Heron Commons Specific Area Plan District draft): 

●​ Number of Homes / Residential Units: The ordinance does not set a fixed cap or 
specific required number of homes. Instead, it regulates residential intensity through 
density standards and site performance rules: 

○​ Properties under 1 acre that elect to build purely residential uses must meet a 
minimum density of 15 dwelling units per acre. 

○​ For properties over 1 acre, specific residential densities and unit counts are 
defined and approved through an individual Regulatory Master Plan. 

●​ Required Parking Spaces: The draft does not mandate a fixed number of parking 
spaces per home within the text of this specific article. Instead: 

○​ Off-street residential parking defaults to standard city requirements under 
Garden City Code Section 8-4D (Parking and Off-Street Loading Facilities). 
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○​ Under the district rules, residential parking may be located off-site within 250 
feet of the residence (provided it is dedicated) and is not required to be 
covered. 

○​ Developers can apply for parking reductions/deviations through their Regulatory 
Master Plan by providing a parking demand study or shared parking 
management strategy. 

 

Are there any incentives to help create affordable housing? 
 

Based on Ordinance 10-26 (Heron Commons Specific Area Plan District draft), there are no 
direct financial incentives, density bonuses, or specific code carve-outs explicitly granted 
for providing affordable housing. 

However, the ordinance includes flexible design and regulatory mechanisms through the 
Regulatory Master Plan process that developers can leverage to accommodate or optimize 
lower-cost housing: 

1. Flexible Height and Massing Adjustments 

●​ Height Transfers: Developers can add up to 2 additional stories (or up to 24 feet) 
beyond the base 6-story limit via a Regulatory Master Plan. This is permitted provided 
there is an equivalent offset/reduction in building height elsewhere on the site (e.g., 
lower heights near the river or residential edges). 

2. Off-Site and Alternative Parking Standards 

●​ Off-Site Residential Parking: Residential parking is allowed to be located off-site up to 
250 feet away from the residence (as long as it is dedicated) and is not required to be 
covered. 

●​ Parking Reductions: Developers can request parking supply reductions through the 
Regulatory Master Plan by submitting a parking demand study or shared parking 
agreement, which reduces overall development costs. 

3. Open Space Flexibility 

●​ Consolidation and Transfers: While properties must generally meet a minimum 25% 
public open space requirement, a Regulatory Master Plan allows open space obligations 
to be consolidated, transferred, or reduced on specific parcels if high-quality, 
destination-style open spaces are provided elsewhere within the district. 
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Note: For direct affordable housing funding or tax incentives (such as Low-Income Housing Tax 
Credits / LIHTC), developers operating within Garden City would need to coordinate with 
regional and state entities such as Idaho Housing and Finance Association (IHFA). 

Using this document, as well as the current Garden City code, 
Idaho State code, what market-based ideas can be implemented 
to create naturally affordable housing as part of what gets built. If 
you have best practices from other places, please include those 
ideas as well. 

To create naturally occurring affordable housing (NOAH)—housing that is affordable by 
design without relying on deep public subsidies—development rules must focus on reducing 
the underlying cost per unit. Cost drives prices, and in real estate, cost comes down to four 
major components: land cost per unit, structural efficiency, parking mandates, and 
entitlement risk/delay. 

Analyzing the Heron Commons Specific Area Plan (SAPD-02 / Ordinance 10-26), alongside 
the broader Garden City Code (Title 8) and Idaho State Code (Title 50, Title 67), the following 
market-based mechanisms and best practices can be implemented to deliver affordable housing 
natively. 

 

1. Leverage "Missing Middle" Typologies & Uncap Residential Density 
●​ The Concept: Traditional apartment blocks (Type I/III concrete/steel podiums) are 

expensive to build. Missing Middle Housing (duplexes, triplexes, rowhouses, courtyard 
apartments, and live-work units) uses low-rise wood-frame construction (Type V), which 
is significantly cheaper per square foot. 

●​ Document Analysis: 
○​ Table 8-8B-7-1 allows Multi-Family (P) and Single-Family Attached (P) by right in 

non-Greenbelt zones. 
○​ Section 8-8B-5.A.B mandates a minimum density of 15 units/acre for sub-1-acre 

projects if residential-only. 
●​ Market-Based Reform: 

○​ Eliminate Density Caps: Regulate development using bulk/form controls 
(height, setbacks, FAR, build-to zones) rather than arbitrary "units per acre" caps. 
This allows developers to fit more, smaller, naturally lower-cost units within the 
allowed building envelope. 

○​ Permit "Micro-Units" & Cottage Courts: Explicitly define and legalize cottage 
courts, pocket neighborhoods, and micro-unit apartments (under 500 sq ft) with 
streamlined approvals to lower entry-level price points. 
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2. De-couple Parking from Housing (Right-Sizing Mandates) 
●​ The Concept: Constructing off-street parking spaces costs $20,000–$40,000+ per 

structured stall. Forcing developers to build 1.5 to 2 spaces per residential unit artificially 
inflates rents by 15–30%. 

●​ Document Analysis: 
○​ Section 8-8B-5.H.1.B grants an automatic allowance allowing residential parking 

to be uncovered and located up to 250 feet off-site. 
○​ Section 8-8B-5.H.2 permits parking deviations through a Regulatory Master Plan. 

●​ Market-Based Reform: 
○​ Establish Parking Maximums or Unbundle Parking: Convert parking 

minimums into maximums near multi-modal pathways (like the Boise River 
Greenbelt and Thurman Mill Canal Pathway). 

○​ Unbundled Parking Leases: Allow or require developers to lease parking 
spaces separately from housing units. Residents who don't own cars save 
hundreds of dollars a month, directly creating naturally affordable units. 

 

3. Expand Accessory Dwelling Units (ADUs) & Flexible Ground-Floor Uses 
●​ The Concept: ADUs (carriage houses, basement suites, garage conversions) add 

gentle density without requiring large capital expenditures or public land acquisition. 
●​ Document Analysis: 

○​ Table 8-8B-7-1 allows Accessory Dwelling Units (P) by right in non-Greenbelt 
zones. 

○​ Section 8-8B-5.E.4 establishes "Adaptive Building Design" standards for the 
Primary Pedestrian Spine, requiring ground floors to be pre-engineered for 
flexible conversion between residential and commercial uses. 

●​ Market-Based Reform: 
○​ Pre-Approved ADU Standard Plans: Adopt pre-approved, off-the-shelf ADU 

building plans (similar to the City of Boise's ADU program). This eliminates 
architectural fees and speeds up permitting for local property owners. 

○​ Live-Work & Adaptive Flexibility: Ensure ground-floor spaces designed under 
8-8B-5.E.4 can easily pivot between small-scale residential, home occupations, 
and small retail without requiring discretionary Conditional Use Permits (CUPs). 

 

4. Implement Density / Height & Administrative "By-Right" Incentives 
●​ The Concept: Land use approval delays add holding costs, interest overhead, and legal 

expenses—all of which get passed directly to the buyer/renter. Fast-tracking 
administrative reviews operates as a "free" market incentive. 

●​ Document Analysis: 
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○​ Section 8-8B-5.D.A.3 establishes a "Height Transfer" mechanism, allowing 
developers to add 2 stories (24 feet) in exchange for height offsets near the 
Greenbelt or adjacent neighborhoods. 

○​ Section 8-8B-7.B.3 utilizes an Administrative with Notice Design Review for 
Regulatory Master Plans. 

●​ Market-Based Reform: 
○​ Fast-Track Permitting for NOAH Projects: Create an expedited administrative 

"by-right" pathway (skipping public hearings) for projects where 20%+ of units are 
built at naturally affordable sizes (e.g., studios/1-bedrooms under a set 
square-footage threshold). 

○​ Voluntary Density / Height Bonuses: Expand the height transfer rule 
(8-8B-5.D.A.3) to award extra floor-area-ratio (FAR) or additional stories if the 
developer includes a higher ratio of smaller, budget-friendly units. 

 

5. Streamline Infrastructure & Development Impact Fees 
●​ The Concept: Flat-rate municipal impact fees and utility hookup fees disincentivize 

small home construction because a 600 sq ft apartment pays the same fixed fee as a 
3,000 sq ft luxury single-family home. 

●​ Idaho State Code Context: Under the Idaho Development Impact Fee Act (Idaho Code 
§ 67-8201 et seq.), impact fees must be strictly proportioned to the burden generated by 
the development. 

●​ Market-Based Reform: 
○​ Scale Fees by Square Footage or Bedroom Count: Calibrate Garden City's 

utility and impact fees so smaller units (which house fewer people and generate 
fewer vehicle trips) pay significantly lower fees. 

○​ Infrastructure Cost-Sharing & Phasing: Utilize Section 8-8B-4.B.3 (Alternative 
Phasing) to allow small-scale developers to pool infrastructure obligations or 
defer certain frontage/capital fees until certificate of occupancy. 

 

Summary Matrix: Market Tools for Garden City 

Strategy Current Code Baseline 
(SAPD-02) 

Recommended Market 
Enhancement 

Missing Middle 
Density 

Sub-1-acre density 
minimum is 15 units/acre 
(8-8B-5.A.B). 

Eliminate maximum unit-per-acre 
caps; regulate purely by building 
envelope and form. 
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Parking 
Flexibility 

Off-site uncovered parking 
within 250' allowed 
(8-8B-5.H.1.B). 

Legalize unbundled parking and 
remove parking minimums along 
major pathway networks. 

ADU 
Production 

ADUs permitted by right 
(8-8B-7-1). 

Introduce pre-approved, standard 
ADU plan sets to eliminate design 
and permitting delays. 

Permit Speed / 
Process 

Administrative review for 
Regulatory Master Plans 
(8-8B-7.B.3). 

Grant automatic administrative 
approvals for "by-right" missing 
middle housing typologies. 

Fee Structure Standard impact fees 
across municipal code. 

Scale municipal and utility impact 
fees strictly by unit square footage 
rather than per-unit. 

 

What is the proposed density (homes per acre)? 
Based on the document context and the Specific Area Plan (SAPD-02) standards for Heron 

Commons: 

●​ Minimum Residential Density Baseline: For properties under 1 acre consisting entirely of 
residential uses (or not mixed with non-residential uses), a minimum residential density of 
15 dwelling units per acre is required to be approved by right. Projects below 15 dwelling 
units per acre require a Conditional Use Permit. 

●​ Overall District Target Density: The broader Heron Commons Mid-Urban Mixed Use plan 
targets a net density ranging from 30 to 100+ dwelling units per acre (DUA) to support a 
walkable, compact neighborhood pattern. 

 
 

Transportation & Connectivity 

Page 19 



September 7th, 2026 

What mitigation has been done to ensure that the Greenbelt does 
not get overloaded with traffic? 

To prevent the Boise River Greenbelt from becoming overloaded with traffic and to disperse 
pedestrian and bicycle movement effectively, Ordinance 10-26 (Heron Commons Specific 
Area Plan District draft) incorporates several specific design, connectivity, and infrastructure 
requirements: 

1. Alternative Multimodal Parallel Routes 

Rather than funneling all non-motorized traffic exclusively onto the Greenbelt, the ordinance 
establishes secondary parallel routes through the district to absorb regional and local 
bicycle/pedestrian travel: 

●​ Thurman Mill Canal Multiuse Pathway: Requires a continuous, minimum 10-foot 
paved multiuse pathway along the entire canal boundary. This operates as an 
independent regional/local bypass for pedestrians and cyclists away from the Greenbelt. 

●​ 38th Street Extension: Extends the 38th Street corridor as a direct, buffered, or 
grade-separated bicycle route linking Chinden Boulevard, Adams Street, and the 
Greenbelt. 

●​ Adams Street Bicycle Connection: Mandates a continuous, dedicated bicycle 
connection along E. Adams Street independent of the Greenbelt. The ordinance 
explicitly prohibits using the Greenbelt as a substitute for this street-level bike 
connection. 

2. Primary Pedestrian Spine & Internal Gathering Spaces 

To prevent large crowds from congesting the narrow Greenbelt trail, the ordinance requires 
internal "destination spaces" designed to retain and handle human traffic on-site: 

●​ Primary Pedestrian Spine: A dedicated, wide pedestrian experiential corridor 
connecting Adams Street directly to the Greenbelt. It is designed as a principal civic 
gathering space equipped with plazas, outdoor seating, patios, and ground-floor 
commercial frontages to pull public activity into the site rather than letting it spill heavily 
onto the riverbank. 

●​ Public Open Space (Future Park) Requirement: Mandates that a minimum of 25% of 
each property's area be dedicated as Qualified Public Open Space (plazas, parks, 
lawns, and gathering nodes) to distribute visitors across multiple locations. 

3. Frequent Accessways to Disperse Flow 

Instead of creating bottle-necked entry points that cause localized overcrowding, the ordinance 
mandates: 
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●​ 300-Foot Access Interval Standard: Public pedestrian and bicycle accessways 
connecting internal streets to the Greenbelt must be provided at frequent intervals 
(generally not exceeding 300 linear feet). This spreads user ingress and egress evenly 
along the corridor. 

4. Pathway Expansion & Capacity Improvements 

●​ Minimum 12-Foot Pathway Width: Any reconstructed section of the Greenbelt pathway 
within the district must be expanded or restored to a minimum paved width of 12 feet (or 
its pre-existing width, whichever is greater) to accommodate higher capacity and 
multi-directional traffic. 

●​ ADA-Compliant Design and Clear Zones: Requires turning radii suitable for bicycles, 
proper sight lines, and signage to minimize user conflicts between pedestrians and 
cyclists. 

 

Note: In addition to land-use regulations in Ordinance 10-26, Garden City broadly addresses 
Greenbelt congestion and safety through municipal speed control provisions and restrictions on 
high-speed electric motorbikes/scooters. 

 

 

Does the city recommend opening up Adams? 

No, the City's proposed ordinance explicitly prohibits opening E. Adams Street to 
through motor vehicle traffic, unless specifically mandated by the Ada County Highway 
District (ACHD). 

According to Section 8-8B-3(7)(C)(3) of the draft ordinance for the Heron Commons Specific 
Area Plan (SAPD-02): 

●​ General Rule (Prohibited): A vehicular connection between the collector segment of E. 
Adams Street (west of 37th Street) and the local street segment within the adjacent 
Waterfront District Subdivision is prohibition unless required by the Ada County 
Highway District. 

●​ Bicycle & Pedestrian Priority: The City requires a direct, dedicated, and continuous 
public bicycle and pedestrian connection along E. Adams Street, ensuring 
non-motorized access remains connected throughout the district. 

●​ Exception (If ACHD Requires Vehicular Connection): If ACHD forces a motor vehicle 
connection, the ordinance mandates strict traffic-calming measures (such as chicanes, 
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speed tables, raised crossings, or lane shifts) to limit speeds to 15 mph or less and 
discourage non-local through-traffic. 

Does it require or recommend a new bridge crossing of the Boise 
River? 
 

Based on Ordinance 10-26 (Heron Commons Specific Area Plan District draft), no, it does 
not require or recommend a new bridge crossing of the Boise River. 

Instead, the ordinance focuses on improvements along the south bank and internal connections: 

●​ Boise River Greenbelt: Requires protecting, enhancing, and maintaining public access 
along the existing Greenbelt corridor, including reconstructing or widening parts of the 
path to a minimum of 12 feet. 

●​ Greenbelt Accessways: Requires direct public accessways/pathways from internal 
public streets through the site to the Boise River Greenbelt spaced at intervals generally 
not exceeding 300 feet. 

●​ Internal Connectivity: Mandates a Primary Pedestrian Spine linking Adams Street 
directly to the Greenbelt, along with dedicated bicycle connections (e.g., 38th Street 
extension and Adams Street bike route). 

 

What are your estimates (ranges) of the additional vehicle traffic 
that this sort of development might mean? Please back it up with 
your assumptions for the entire 34 acre planning area. 
 
Scaling the assumptions up to account for the entire ~34-acre planning district (which 
includes the ~13.4-acre ACHD operations yard parcel along with surrounding parcels like 
Fairview Acres and Dee Hardin subdivisions under the proposed Ordinance 10-26 draft), the 
trip generation and Greenbelt impact figures double to reflect full long-term buildout. 

 
Full 34-Acre Baseline Buildout Assumptions 

1.​ Residential Units: 650 to 1,000 dwelling units (mix of multi-family apartments, 
townhomes, mid-rise mixed-use residential units). 

○​ Calculation Logic: Across 34 acres, applying the draft ordinance's minimum 
residential density (15 units/acre) on smaller lots and standard mid-density urban 
mixed-use averages (20–30 units/acre) yields roughly 680 to 1,020 homes. 
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2.​ Commercial & Destination Space: 75,000 to 120,000 sq. ft. (ground-floor retail, 
riverfront dining, cafes, personal services, pop-up markets along the Primary Pedestrian 
Spine). 

3.​ Open Space / Future Park: 25% minimum Qualified Public Open Space 
requirement (~8.5 acres total dedicated across the planning area to parks, plazas, and 
canal/river buffers). 

4.​ Internal Capture & TDM Reductions: A 20% to 30% reduction is applied to raw 
vehicle trip generation. The ordinance enforces shared parking, unbundled parking, a 
10-foot multiuse pathway along the Thurman Mill Canal, and direct pedestrian/bike 
connectivity, which keeps a substantial portion of daily trips on-site or off external 
roadways. 

 
1. Estimated Motor Vehicle Traffic (Entire 34 Acres) 
Using standard trip-generation methodologies adjusted for walkable, mixed-use smart growth 
developments: 

Traffic Metric Estimated Net Range (External Trips) 

Total Daily Vehicle Trips 4,200 to 7,500 trips per day (entries + exits) 

AM Peak Hour (7:00 AM – 9:00 AM) 300 to 500 vehicles per hour 

PM Peak Hour (4:00 PM – 6:00 PM) 420 to 720 vehicles per hour 

Traffic Distribution & Access Assumptions: 
●​ Roadway Ingress/Egress: Vehicle traffic will be conveyed primarily via E. Adams 

Street (classified as a collector road intended to gather local traffic) and the 38th Street 
extension. 

●​ 37th and 38th Street Connections: Local traffic will filter outward toward Chinden 
Boulevard. 

●​ Adams Street Restricted Connection: The draft ordinance strictly prohibits a direct 
motor vehicular connection between the collector segment of E. Adams Street (west of 
37th) and the local segment inside the Waterfront District Subdivision unless explicitly 
mandated by the Ada County Highway District (ACHD) with strict 15 mph 
traffic-calming measures. 
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2. Estimated Non-Motorized Traffic Added to the Boise River Greenbelt 
Because the full 34-acre area requires Greenbelt accessways every 300 feet, a central 
Primary Pedestrian Spine, and active riverfront frontages, non-motorized mode share will be 
exceptionally high: 

●​ Total Daily Greenbelt Trip Ends Added: 1,800 to 3,500 daily non-motorized trips. 
●​ Peak Greenbelt Non-Motorized Activity (Warm-weather weekday evenings & 

weekend afternoons): 
○​ Pedestrians: 250 to 500 additional pedestrians per hour entering, exiting, or 

passing along the Greenbelt edge during peak hours. 
○​ Bicycles, E-Bikes & Scooters: 120 to 280 additional micro-mobility trips per 

hour. 

 
Key Infrastructure Safeguards Mandated for the 34-Acre Area 
To handle this volume of traffic, Ordinance 10-26 includes several mandatory infrastructure 
conditions that developers must complete prior to or alongside vertical construction: 

1.​ Greenbelt Widening: Any reconstructed portion of the Greenbelt pathway must be 
expanded to a minimum paved width of 12 feet. 

2.​ Thurman Mill Canal Pathway Bypass: A continuous 10-foot paved multiuse pathway 
with a 2-foot clear buffer on both sides must run along the canal, providing a dedicated 
east-west bypass for cyclists and pedestrians completely separated from motor vehicles 
and away from the riverbank. 

3.​ E. Adams Street Bicycle Connection & 38th St Extension: Dedicated, buffered bike 
routes along Adams Street and 38th Street to distribute bike/scooter traffic onto city 
street routes rather than forcing all non-motorized trips onto the Greenbelt travelway. 

How does that compare to the current vehicle trips? 

To evaluate how the projected buildout traffic compares to the existing site baseline, we look at the 

difference in vehicle volume, trip timing, vehicle type, and spatial distribution across the 

34-acre planning district. 

Moving from an industrial public works maintenance yard and light commercial/low-density 

residential lots to the proposed Heron Commons Mid-Urban Mixed Use District (SAPD-02) 

represents a fundamental transformation in local mobility patterns: 

 

1. Existing Baseline Traffic Overview 

Page 24 



None

September 7th, 2026 

The existing 34-acre site currently generates traffic from three distinct sources: 

●​ Central ACHD Maintenance Yard (~13.4 Acres): 
●​ Daily Volume: Generates an estimated 250 to 500 vehicle trips per day. 
●​ Vehicle Fleet Characteristics: Heavily dominated by industrial maintenance trucks, 

asphalt/gravel haulers, street sweepers, dump trucks, and ACHD staff personal 
vehicles. 

●​ Peak Traffic Profile: Highly concentrated shift changes early in the morning (6:00 
AM – 7:30 AM) and early afternoon (3:00 PM – 4:30 PM), before and after typical 
commuter rush hours. 

●​ Surrounding Light Industrial, Commercial, & Residential Lots (~20.6 Acres): 
●​ Daily Volume: Existing light commercial, automotive repair, and scattered 

single-family homes along E. 37th, E. 38th, N. Adams, and N. Reed Streets generate 
an estimated 400 to 700 vehicle trips per day. 

●​ Total Existing Baseline Volume: ~650 to 1,200 total daily vehicle trips across the entire 
34-acre footprint. 

 

2. Side-by-Side Traffic Comparison 

 

EXISTING BASELINE (ACHD Yard & Light Industrial)   PROPOSED BUILDOUT 
(Heron Commons SAPD-02) 
┌─────────────────────────────────────────┐       
┌─────────────────────────────────────────┐ 
│ • ~650 to 1,200 trips/day               │  ───► │ • 4,200 to 7,500 
net trips/day          │ 
│ • Industrial heavy-truck dominance      │       │ • Passenger 
vehicles, delivery, micro-mob│ 
│ • Off-peak shifts (6:00 AM & 3:30 PM)   │       │ • Standard AM/PM 
commuting peak hours   │ 
│ • Minimal non-motorized Greenbelt trips │       │ • 1,800 to 3,500 
daily Greenbelt trips  │ 
└─────────────────────────────────────────┘       
└─────────────────────────────────────────┘ 
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Traffic Metric Existing Baseline 
(Current Yard & Adjacent 

Lots) 

Proposed Heron 
Commons Buildout 

(Full 34 Acres) 

Net Change 

Total Daily Vehicle 
Trips 

650 to 1,200 trips/day 4,200 to 7,500 trips/day +3,550 to +6,300 
trips/day (5.5× to 6.5× 
increase) 

AM Peak Hour Trips 80 to 140 vehicles/hour 300 to 500 vehicles/hour +220 to +360 
vehicles/hour 

PM Peak Hour Trips 70 to 120 vehicles/hour 420 to 720 vehicles/hour +350 to +600 
vehicles/hour 

Primary Vehicle Type Heavy Industrial 
Trucks, sweepers, 
equipment, service vans 

Passenger Electric/ICE 
Vehicles, delivery vans, 
rideshare 

Elimination of heavy 
diesel industrial truck 
traffic 

Greenbelt 
Non-Motorized Activity 

Low / Informal 1,800 to 3,500 trips/day High non-motorized 
surge (pedestrian & 
micro-mobility) 

 

3. Key Differences in Traffic Dynamics 

A. Increase in Total Trips vs. Elimination of Heavy Heavy-Truck Impact 

While the total number of vehicles entering and exiting the site increases roughly 5.5× to 6.5× (from 

~1,000 to ~5,800 average daily trips), the physical impact per trip changes drastically: 

●​ Roadway Wear & Vibration: Heavy ACHD dump trucks, street sweepers, and asphalt 
haulers exert significantly higher structural stress on pavements (equivalent single-axle loads 
/ ESALs) than passenger cars. 

Page 26 



September 7th, 2026 

●​ Acoustic Environment: Removing heavy diesel engine acceleration and backup alarms 
replaces industrial equipment noise with typical residential/commercial passenger vehicle 
traffic. 

B. Shift in Peak Hours 

●​ Under the existing baseline, ACHD fleet traffic leaves the yard very early in the morning 
(around 6:00 AM – 7:00 AM) and returns mid-afternoon (3:00 PM – 4:00 PM), missing peak 
commuter hours. 

●​ Under Heron Commons, traffic shifts to standard urban peak periods: AM Peak (7:00 AM – 
9:00 AM) for outgoing commuters and PM Peak (4:00 PM – 6:00 PM) for incoming 
commuters, restaurant/retail visitors, and evening Greenbelt users. 

C. Spatial Rerouting & Neighborhood Protection 

●​ Adams Street Cul-de-Sac Barrier: Under Section 8-8B-3(7)(C) of Draft 5 SAPD 02, vehicle 
traffic generated by the 3,500+ new trips is forced south toward the collector segment of E. 
Adams Street, E. 37th Street, and E. 38th Street to access Chinden Boulevard. 

●​ Vehicular connection into the Waterfront District Subdivision remains prohibited unless 
mandated by ACHD (and must maintain a 15 mph speed cap if forced), insulating existing 
neighborhood streets to the west from the 4,200–7,500 daily trips. 

D. Non-Motorized Trips as a Primary Buffer 

Existing industrial uses generate almost zero pedestrian or bicycle activity onto the Greenbelt 

travelway. By mandating a 20% to 30% internal capture/TDM reduction alongside continuous 

pathways (the Thurman Mill Canal Multiuse Pathway and the Primary Pedestrian Spine), a 

significant portion of daily errands, dining, and recreational trips remain entirely non-motorized, 

mitigating what would otherwise be an even higher motor vehicle trip load on Chinden Boulevard 

intersections. 
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What are the opportunities to reduce vehicle miles traveled that 
are missing in this plan (whether encouraging co-working spaces) 
or bringing in Live-Work-Create opportunities? As such, should it 
be more comprehensive to include connectivity to Chinden and 
Veterans Parkway? 

Based on the draft Heron Commons Specific Area Plan (SAPD-02), there are several key 
opportunities to strengthen Vehicle Miles Traveled (VMT) reduction, land-use diversity, and 
external transportation integration. 

 

1. Missing Opportunities to Reduce Vehicle Miles Traveled (VMT) 

While the plan emphasizes internal walkability and non-motorized infrastructure, it relies heavily 
on internal amenities and traditional mixed-use definitions without fully exploiting modern 
VMT-reduction land-use models: 

●​ Explicit Live-Work-Create Entitlements: 
○​ Current State: The plan permits generic residential and commercial uses, artist 

studios, and small-scale food processing. 
○​ Missing Opportunity: It lacks dedicated Live-Work-Create zoning definitions or 

incentives (e.g., ground-floor artisan workspaces directly integrated with 
upper-story living, flex-work spaces with built-in retail/gallery space). Allowing 
flexible, hybrid live-work units by-right lowers the need for residents to commute 
off-site for employment or production. 

●​ Neighborhood Co-Working & Remote Work Hubs: 
○​ Current State: The ordinance mandates adaptive commercial ground-floor 

readiness along the Primary Pedestrian Spine, but focuses heavily on retail, 
dining, and traditional offices. 

○​ Missing Opportunity: The plan does not incentivize or explicitly require flexible 
co-working facilities, shared office hubs, or neighborhood business centers. 
Integrating drop-in remote workspaces within residential clusters directly captures 
daily telecommuter trips that would otherwise generate discretionary auto trips 
off-site. 

●​ Micro-Mobility Hubs & Shared Transit Fleet Integration: 
○​ Current State: Bicycle connectivity standards focus on physical pathways 

(Thurman Mill Canal, Greenbelt, 38th St) and parking reductions. 
○​ Missing Opportunity: The SAP does not require designated Micro-Mobility 

Hubs (e.g., e-bike charging stations, bikeshare/scooter hubs, cargo-bike delivery 
drop zones) or Transportation Demand Management (TDM) programs that 
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mandate transit pass subsidies or shared-fleet amenities for residents and 
tenants. 

 

2. Off-Site Connectivity Gaps: Chinden Blvd & Veterans Memorial Parkway 

Yes, the SAP should be expanded to explicitly address multi-modal and vehicular 
integration with Chinden Boulevard (US-20/26) and Veterans Memorial Parkway. 

Why Expanding Scope Beyond District Boundaries is Essential: 

1.​ Chinden Boulevard Integration (South Access): 
○​ While the Primary Pedestrian Spine and 38th Street extension are intended to 

connect pedestrian and bicycle traffic toward Chinden Boulevard, the SAP 
boundary terminates before reaching the actual highway corridor. 

○​ Without direct, safe, protected crossings and formal streetscape connections 
linking the SAP internal network across Chinden Boulevard, pedestrian and 
bicycle trips to commercial destinations to the south remain constrained, forcing 
short vehicular trips. 

2.​ Veterans Memorial Parkway Integration (East/Regional Access): 
○​ Veterans Parkway serves as the primary north-south regional transit and auto 

corridor linking Garden City to Boise. 
○​ Currently, the SAP focuses heavily on internal local street alignment and 

emergency access to the adjacent Waterfront District. It lacks explicit 
coordination for high-capacity transit connections, regional bicycle routing, or 
freight/first-mile access tying directly into the Veterans Parkway 
interchange/intersection network. 

 

Policy Recommendations for Enhancing the Plan 

To make the SAP a more comprehensive tool for VMT reduction, the City Council or applicants 
under the Regulatory Master Plan framework could incorporate the following enhancements: 

●​ Expand TDM Requirements: Require all master-planned developments over a certain 
acreage to implement a formal Transportation Demand Management (TDM) plan 
featuring subsidized transit/bikeshare memberships, micro-mobility docking stations, and 
unbundled parking (charging for parking spaces separately from rent/sale prices). 

●​ Define Live-Work-Create Flex Space: Add specific form-based definitions and 
streamlined permissions for ground-floor flex units that combine artisan light production, 
retail, and residential living under a single legal use. 

●​ Require Off-Site Connection Plans: Mandate that Regulatory Master Plans 
demonstrate complete multi-modal bicycle and pedestrian facility extensions to the 
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nearest signalized crossings on Chinden Boulevard and transit/pathway networks at 
Veterans Memorial Parkway. 

Economic & Fiscal Impact 

What is your estimate of the increase in value to the property by 
having a SAP before ACHD lists it for sale (that is, compared to 
the case where it is listed for sale with existing zoning)? 
Establishing an adopted Specific Area Plan (SAP) for the Ada County Highway District (ACHD) 
maintenance yard site—or any similar municipality-controlled parcel—prior to listing it for sale 
significantly enhances the land value compared to selling it under its existing/legacy industrial 
zoning. 

While an exact dollar valuation requires a formal appraisal by a certified real estate appraiser, 
land economic fundamentals and urban re-entitlement metrics estimate that having an adopted 
SAP increases the land's baseline market value by 50% to over 150% (and potentially up to 
2x–3x on a per-buildable-square-foot basis). 

 
Valuation Comparison Drivers 
1. Density and Floor Area Ratio (FAR) Expansion 

●​ Under Existing Zoning (e.g., C-2, Industrial/Low-Intensity): 
○​ Limited vertical height (typically 35–45 feet). 
○​ Restricted density or prohibited multi-family / mixed-use development. 
○​ Land valuation is anchored to industrial or light-commercial land uses. 

●​ Under the Heron Commons SAP (Ordinance 10-26): 
○​ Base Height: Up to 6 stories (72 feet) by right. 
○​ Bonus Height: Up to 8 stories (or an additional 24 feet) via an approved 

Regulatory Master Plan and height transfer mechanism. 
○​ Mixed-Use Entitlements: Explicitly authorizes Mid-Urban Mixed Use, 

multi-family residential, retail, eating/drinking establishments, and destination 
commercial. 

○​ Impact: A buyer purchasing under the SAP is buying significantly more 
buildable square footage per square foot of land, driving up the effective 
residual land value. 

 
2. Risk Premium and Entitlement Entrenchment 

●​ Listing Without an SAP (Buyer Takes Entitlement Risk): 
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○​ Developers discount their offer prices by 20% to 40% to account for holding 
costs, public hearing/rejection risks, traffic studies, and political uncertainty during 
a rezone process. 

○​ The buyer bears the burden of negotiating public access, open space 
requirements, and street layouts with Garden City and ACHD. 

●​ Listing With an Approved SAP (De-Risked Asset): 
○​ Eliminates discretionary rezone risk. 
○​ Establishes clear, prescriptive form standards, build-to zones, and parking 

deviations directly in the code. 
○​ Allows a master developer to move directly into the Regulatory Master Plan and 

Design Review phase, shaving 12 to 24 months off the development timeline. 

 
3. Public Investment & Infrastructure Clarity 

●​ The SAP pre-establishes frameworks for: 
○​ Boise River Greenbelt interface and continuous public access. 
○​ Flood protection measures (integrating 100-year flood containment tied to FEMA 

standards). 
○​ Dedicated multimodal networks (Primary Pedestrian Spine, 38th Street 

extension, Thurman Mill Canal multiuse pathway). 
●​ Impact: Developers can accurately price infrastructure costs into their bid rather than 

over-budgeting for unknown municipal demands. 

 
Quantitative Value Estimate Summary 

Valuation 
Basis 

Existing/Legacy Zoning Approved SAP 
(Heron 
Commons 
SAPD-02) 

Net Value 
Premium 

Primary Land 
Use 

Low-density 
industrial/commercial 
storage yard 

Mid-Urban Mixed 
Use, Multi-Family, 
Retail, Civic 

Higher-and-B
est-Use 
(HBU) shift 

Permitted 
Height 

~35–45 feet Up to 6–8 stories 
(72'–96') 

+100% to 
+150% in 
buildable 
area 
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Entitlement 
Risk Discount 

Heavy (20%–40% price 
reduction) 

Minimal 
(Developer buys 
vested 
entitlements) 

+25% to 
+40% value 
recovery 

Estimated Net 
Land Value 
Impact 

Baseline (100%) 175% – 250% of 
Baseline Value 

+75% to 
+150% Value 
Boost 

Summary 
By adopting the Specific Area Plan before offering the property to the private market, ACHD and 
Garden City capture the re-entitlement value creation for the public rather than leaving that 
upside to a private developer who would otherwise buy the land cheap, rezone it, and pocket 
the value spread. 

Note: This is such an important question, Grok was asked for its opinion. 
 
Grok’s Response: 
 

The property ACHD will list is the former Adams maintenance yard, not the whole 34-acre 
Heron Commons SAP. The draft SAP itself calls out the two pieces that matter for a sale: a 
13.38-acre parcel and a 3.87-acre parcel (about 17.25 acres together). That lines up with local 
reporting of an 11-acre yard that was squared off, and later “nearly 20 acres” at Adams and 
37th. 

The SAP district around it is ~34 acres, currently R-3 and C-2, Comp Plan Future Planning 
Area – ACHD Site. Garden City code requires an SAP before that Future Planning Area can be 
redeveloped. Staff said the city started SAPFY2026-0001 because ACHD notified it intends to 
sell. 

So the comparison is not “SAP vs. buildable R-3/C-2.” A buyer cannot pull a 
neighborhood-scale permit under existing zoning. The real comparison is: 

●​ Listed with SAPD-02 already adopted (rules known; still need a Regulatory Master 
Plan), versus 

●​ Listed as R-3/C-2 Future Planning Area (buyer must run the SAP, then an RMP). 

What the Draft 5 SAP actually entitles 

From Draft 5 (V.5, 9/16/2026): 
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●​ Mixed-use neighborhood, not a yard or a single-use plat 
●​ Height 6 stories / 72 ft, plus 2 stories / 24 ft only with an approved Regulatory Master 

Plan and height offset 
●​ 25% Qualified Public Open Space 
●​ Flood works that contain the 100-year event between Adams and the river 
●​ Greenbelt: 70 ft from ordinary high water, 60 ft adjacency zone, access every 300 ft 
●​ Phased streets/paths; the 13.38-acre piece is on the hook for a local road, Adams 

improvements, and flood protection; the 3.87-acre piece for the Adams bike connection 
and emergency access 

That is real entitlement. It is also a real extraction of land and capital. 

Counterfactual sale (no SAP yet) 

A bidder is buying option value plus 12–24 months of public process, not a buildable site. 

They would underwrite: 

●​ Political risk that the eventual SAP is tighter than Draft 5 
●​ Carrying cost and rate risk for 18± months 
●​ Unknown allocation of flood and street costs 
●​ Possible contamination/demo of the yard 
●​ Floodplain and Greenbelt that eat acreage either way 

In this corridor, unentitled or “must-master-plan” river-adjacent land does not trade like 
Waterfront District finished lots. A rational bid is on the order of $1.2–2.0 million per acre, or 
about $20–35 million for the ~17-acre ACHD assemblage — closer to the low end if flood and 
environmental diligence is ugly. 

Existing R-3 (up to 35 du/ac outside nodes) and C-2 already look generous on paper. They do 
not remove the SAP gate. That is why the no-SAP price is an option price, not an R-3 residual. 

Sale with SAP already on the map 

The buyer still needs a Regulatory Master Plan, building permits, and the 25% park / flood 
package. They do not need to invent the zone. 

A workable residual on this site after those takes: 

●​ Gross ~17 acres 
●​ After Greenbelt setback, flood section, streets, and 25% public open space, net 

developable is roughly 9–12 acres 
●​ Mid-urban product at 6 stories is in the 300–500 unit band plus ground-floor commercial, 

not a 2006-style 237-unit townhome plat 
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Entitled river-adjacent multifamily/mixed-use land in the Boise–Garden City market is more like 
$2.0–3.5 million per acre on the gross tract when constraints are already written down — 
about $35–55 million for the ACHD pieces, before a buyer haircuts for flood construction and 
open-space dedication. 

A tighter central bid: ~$40–45 million with SAP in place. 

Increase in sale value from having the SAP first 

 No SAP at listing SAP adopted before listing 

What the buyer is 
buying 

Option + 18-month entitlement 
fight 

Known zone; RMP still 
required 

$/acre (gross, ~17 ac) ~$1.2–2.0M ~$2.0–3.5M 

Indicative price $20–35M $35–55M 

Central ~$28M ~$42M 

Estimated increase in ACHD sale proceeds: about $10–18 million.​
 

Central estimate: ~$14 million, or roughly +40–50% versus listing under existing zoning. 

That premium is mostly time and risk, not extra density the Comp Plan did not already 
contemplate. Eighteen months of delay at a 10–12% required return on a $40M land basis is 
already $6–8 million. The rest is bidder competition: more groups will write a check when the 
ordinance is already in the code book. 

What the SAP does not add 

It does not turn the yard into Waterfront District finished value (~$100M of houses on the next 17 
acres). That figure was improved residential product after years of vertical construction. ACHD 
is selling raw, floodplain, former public-works land. 

The SAP also caps some upside a buyer might have dreamed about under a bespoke, 
developer-written SAP: 25% public open space, Greenbelt engagement rules, and district flood 
works are now baked in. Those costs are why the high end of the range is $55M, not $70M. 

If Draft 5 is adopted with the 13.38 / 3.87-acre improvement triggers intact, part of the “SAP 
premium” is paid back out in infrastructure. Net to ACHD can still rise; net to the first private 
owner is the bid price minus those works. 

Bottom line: putting SAPD-02 on the property before ACHD lists it is worth on the order of 
$10–18 million in additional sale price on the ~17-acre yard, with ~$14 million as the best 
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single number — because the alternative is not entitled R-3/C-2, it is a mandatory SAP that the 
buyer would otherwise have to run after closing. 

Based on other specific area plans similar to this, what is the 
expected impact on property values to the surrounding 
neighborhoods and how does that change over time? Make sure 
you identify as many of the aspects of this project that could have 
both a positive or negative impact. 
 
Timeline of Expected Impact on Property Values 

Phase 1: Announcement & Entitlements (Years 0–2) 
├── Speculative land price surge (+10% to +25% on underlying land) 
└── Moderated single-family home price appreciation due to 
short-term uncertainty 
 
Phase 2: Construction Phase (Years 2–5) 
├── Temporary price lag/flatness for immediate edge properties 
(noise, dust, traffic) 
└── Steady, modest growth for broader neighborhood (within 0.25–0.5 
miles) 
 
Phase 3: Initial Delivery & Activation (Years 5–8) 
├── "Amenity Premium" kicks in (+5% to +15% boost above regional 
baseline) 
└── Rapid appreciation for properties directly abutting new 
park/pathway amenities 
 
Phase 4: Mature Neighborhood Integration (Years 8+) 
├── Long-term appreciation aligns with urban core premiums 
└── Increased potential for redevelopment/upzoning pressures on 
adjacent lots 

 
Aspects Driving POSITIVE Property Value Impact 

1.​ The "Parks & Open Space Premium" (Hedonic Pricing Model) 
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○​ Economic Proof Point: Empirical research on the "Proximate Principle" by Dr. 
John L. Crompton (Journal of Leisure Research) demonstrates that real estate 
values increase substantially for homes within $1,000\text{ to }2,000\text{ feet}$ 
(a 5-to-10-minute walk) of high-quality public open space, yielding average 
premiums between 5% and 20%. Further research by the Lincoln Institute of 
Land Policy confirms that this value lift is highest and most durable when open 
spaces are permanently protected and publicly accessible. 

○​ Ordinance Citation: Section 8-8B-5(I) of Draft 5 SAPD 02 mandates a baseline 
25% Qualified Public Open Space requirement for all properties. Furthermore, 
Section 8-8B-3 requires the construction of a continuous Thurman Mill Canal 
Multiuse Pathway and a dedicated Primary Pedestrian Spine, guaranteeing 
that green infrastructure is public and permanent rather than private or isolated. 

2.​ Walkable Commercial Amenities 
○​ Economic Proof Point: Research by the Urban Land Institute and Trust for 

Public Land shows that walkable urban infill developments featuring integrated 
retail, dining, and non-motorized trail networks experience faster absorption rates 
and sustained resale premiums compared to traditional suburban developments. 

○​ Ordinance Citation: Section 8-8B-5(E) of Draft 5 SAPD 02 enforces active 
ground-floor commercial frontages along the Primary Pedestrian Spine and 
Greenbelt Adjacency zone, establishing built-in dining and retail hubs within short 
walking distance of existing homes. 

3.​ Infrastructural & Environmental Cleanup 
○​ Mechanism: Replacing a heavy municipal equipment yard (ACHD) with 

landscaped urban architecture eliminates visual, noise, and potential 
environmental nuisances. 

○​ Ordinance Citation: Section 8-8B-3(B) of Draft 5 SAPD 02 requires mandatory 
100-year floodplain protection earthwork, FEMA certification, and complete 
underground conversion of overhead utilities, upgrading local infrastructure 
reliability. 

4.​ Expanded Non-Motorized Connectivity 
○​ Mechanism: Dedicated, grade-separated bicycle and pedestrian corridors 

increase neighborhood desirability for active buyers. 
○​ Ordinance Citation: Section 8-8B-3(D) of Draft 5 SAPD 02 mandates a buffered 

38th Street Bicycle Extension and frequent Greenbelt accessways spaced at 
intervals no greater than 300 feet. 

 
Aspects Driving NEGATIVE (or Moderating) Property Value Impact 

1.​ Traffic & Parking Friction 
○​ Mechanism: Increased local traffic density and potential street parking spillover 

can create localized friction for adjacent homeowners. 
○​ Ordinance Citation: Section 8-8B-5(A) of Draft 5 SAPD 02 targets a Mid-Urban 

density ranging from 30 to 100+ DUA. While Section 8-8B-3(7)(C) explicitly 
prohibits vehicular through-traffic on E. Adams Street into the Waterfront District 
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(unless mandated by ACHD), the higher density will increase vehicle counts on 
37th, 38th, and Chinden Boulevard. 

2.​ Height, Massing, & Shade Impacts 
○​ Mechanism: Multi-story structures near low-density single-family neighborhoods 

can raise concerns regarding privacy loss, view corridor blockages, and 
afternoon shading. 

○​ Ordinance Citation: Section 8-8B-5(D) of Draft 5 SAPD 02 permits base heights 
up to 6 stories (72 feet) along boundary edges, and internal heights up to 8 
stories (96 feet) via height transfers. Although Section 8-8B-5(I) mandates 
residential adjacency stepbacks and privacy controls, immediately adjacent lot 
owners may experience shading or scale changes that temporarily temper resale 
growth relative to the broader area. 

3.​ Construction Phase Externalities (Short-Term Negative) 
○​ Mechanism: Multi-year construction phases involve heavy equipment, dust, 

noise, road closures, and utility interruptions. 
○​ Ordinance Citation: Section 8-8B-4 of Draft 5 SAPD 02 establishes phased 

delivery rules across 34 acres, indicating a multi-stage construction period lasting 
several years. 

4.​ Increased Local Tax Assessments 
○​ Mechanism: As commercial and high-density residential investments raise 

surrounding land values, tax assessments for single-family properties typically 
increase. 

○​ Impact: While higher assessed values increase overall home equity, they 
represent a real holding-cost increase for long-term fixed-income residents. 

 
Overall Summary: Net Market Impact 
Urban economics research and comparative market data indicate that mixed-use infill projects 
with heavy, permanently dedicated open-space requirements almost always result in a 
net long-term gain in property values for surrounding residential neighborhoods. 

While immediately adjacent edge properties may contend with scale transitions (6 to 8 
stories) and short-term construction annoyances during Phase 2, the long-term conversion of an 
industrial maintenance yard into a walkable, park-centric, 25%-green space riverfront 
district provides a permanent amenity asset that strongly drives appreciation above average 
market baselines. 
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What argument would you make that some of the gain seen by 
having a SAP should be returned to the city of Garden City to 
mitigate impacts of the development (as opposed to all the gains 
going to ACHD? 

An argument for allocating a portion of the re-entitlement value gain from the Specific Area Plan 
(SAP) to Garden City rather than allowing ACHD to capture all proceeds rests on value capture 
principles, municipal cost asymmetry, and regional equity: 

1. Garden City Created the Value via Entitlements 

●​ Regulatory Value Creation: The increase in land value (often 50% to 150%+) does not 
arise from ACHD’s physical maintenance yard or transportation operations, but from 
Garden City’s legislative act of adopting Ordinance 10-26 (the Heron Commons 
SAPD-02). 

●​ The "Up-Zoning" Premise: Without Garden City granting Mid-Urban Mixed Use zoning, 
base height up to 6–8 stories, and flexible form standards, the site would remain valued 
as lower-density industrial land. In real estate economics, the jurisdiction conferring the 
entitlement rights has a legitimate claim on a portion of the land value appreciation it 
creates through regulatory action. 

 

2. Fiscal and Infrastructure Impact Asymmetry 

●​ Uncompensated Municipal Costs: ACHD captures 100% of the land sale proceeds to 
fund countywide transportation facilities. However, Garden City bears the ongoing, 
localized civic costs generated by transforming an industrial yard into a high-density 
mixed-use district: 

○​ Emergency services (police, fire, and medical response for high-density 
residential and commercial uses). 

○​ Parks, civic open space maintenance, and public realm upkeep. 
○​ Local utility and stormwater management burdens. 

●​ Capital Cost Gaps: Standard impact fees rarely cover the full capital costs of major 
local amenities (e.g., riverfront plazas, public parks, and neighborhood civic spaces) 
required under the SAP framework. 

 

3. Offsetting Capital Requirements Pre-Sale 

To ensure Garden City is compensated for mitigating site impacts, a compelling case can be 
made through several mechanisms prior to or during the sale: 
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●​ In-Lieu Contributions or Direct Off-Top Allocation: Negotiate an Intergovernmental 
Agreement (IGA) between ACHD and Garden City stipulating that a percentage of the 
net sale proceeds be placed in a dedicated Garden City Public Realm & Infrastructure 
Fund to finance local civic improvements required by the SAP. 

●​ Public Open Space & Infrastructure Dedication: Require ACHD to complete key 
public infrastructure or convey/dedicate required public park acreage (such as the Public 
Open Space-Future Park or Greenbelt interface land) to Garden City prior to selling the 
remaining acreage to private buyers, ensuring public amenities are secured at baseline 
cost. 

●​ Value Capture / Urban Renewal Inclusion: Form an Urban Renewal District or Tax 
Increment Financing (TIF) framework over the area so that future incremental property 
taxes generated by the SAP’s density directly reimburse Garden City for local public 
infrastructure and mitigation projects. 

 

Core Position 

While ACHD is entitled to recover the value of its property to support regional transportation 
needs, ACHD did not create the entitlement value spread. Because Garden City absorbs the 
long-term operational, public safety, and civic impacts of a high-density destination district, 
equity and sound public policy dictate that a portion of the re-entitlement gain be reinvested 
directly into Garden City's public realm. 

 
 

If Ada County Highway District (ACHD) surplus property (such as 
the former operations yard) is sold for private redevelopment, 
what mechanism or percentage of ACHD’s sale proceeds or 
associated property tax revenue could be legally directed back 
into the community to fund regional infrastructure—specifically a 
Boise River pedestrian bridge to mitigate increased Greenbelt and 
transit impacts? 
 
[The rest of the prompt: “Recognizing that ACHD’s authority is strictly bounded by Idaho State 
Code regarding highway funds, what legislative or statutory adjustments by the State of Idaho 
would be required to enable ACHD or Garden City to capture and use these revenues for 
multi-modal river crossings?"]  
 

Page 39 



September 7th, 2026 

Answer Based on Code, State Law, and Policy Options 

1. The Legal Challenge: ACHD Revenue Constraints under Idaho State Code 

Under current Idaho law, ACHD operates under strict statutory limitations regarding how it can 
spend public funds and dispose of real property: 

●​ Idaho Code § 40-1406 (Highway District Powers): ACHD's jurisdiction is strictly limited 
to dedicated public street rights-of-way and dedicated transportation systems. Highway 
district revenues (including fuel tax allocations and local property tax levies) are statutory 
restricted funds that must be spent on highway and road system purposes. 

●​ Idaho Code § 40-1309 (Sale of Surplus Property): When a highway district sells real 
property (like the former ACHD operations yard identified in Section 8-8B-1.B.1 of 
Draft Ordinance 10-26), the net proceeds from the land sale must be deposited back into 
the highway district's general fund or capital acquisition accounts to support broader 
countywide road infrastructure. ACHD cannot independently choose to gift, grant, or 
direct property proceeds to a specific municipality or non-highway project without 
express legislative authorization. 

 

2. Potential State Legislative Fixes to Enable Local Capital Reinvestment 

For ACHD’s land sale proceeds to be legally applied to an off-site pedestrian/bicycle bridge 
across the Boise River, the Idaho State Legislature would need to enact targeted statutory 
changes: 

●​ Amend Idaho Code § 40-1309 (Surplus Land Sales in Urban Mixed-Use Districts): 
○​ Legislative Change: Authorize single-county highway districts to establish 

"Transit and Multi-Modal Infrastructure Trust Funds" using up to a defined 
percentage (e.g., 10%–25%) of net proceeds from the sale of urban surplus 
industrial yards. 

○​ Scope: Codify that pedestrian bridges, river crossings, and active-transportation 
connectivity directly adjacent to redeveloped surplus sites meet the statutory 
definition of a "public transportation enhancement." 

●​ Expand Urban Renewal / TIF Flexibility (Idaho Code Title 50, Chapter 20): 
○​ Legislative Change: Permit highway districts to enter into interlocal agreements 

with municipal urban renewal agencies (URAs) to pass through land-sale 
proceeds or tax increment funds specifically for regional multi-modal river 
crossings that connect state or local trail networks. 

 

3. Strategic Mechanisms for Reinvesting ACHD Revenue in the Bridge 
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Assuming the necessary state statutory amendments or interlocal agreements are established, 
three primary mechanisms could structure the financial reinvestment: 

1.​ Direct Proceeds Reserve (Land Sale Allocation): 
○​ Upon selling the ~13+ acre operations yard, ACHD covenants a fixed portion of 

the net proceeds (e.g., 15% to 20%) into a dedicated capital account restricted 
solely to design and construct the pedestrian bridge connecting the Heron 
Commons Greenbelt section directly across the river. 

2.​ Impact Fee Offsets & Co-Funding (Idaho Code § 67-8201): 
○​ ACHD and Garden City utilize an Interlocal Agreement under the Idaho 

Development Impact Fee Act. ACHD applies a portion of its system-wide 
growth/impact revenues or land sale funds as matching grants against regional 
COMPASS (Community Planning Association of Southwest Idaho) or federal 
grants to complete the bridge. 

3.​ Joint ACHD / Garden City Urban Renewal Revenue Area: 
○​ ACHD waives or redirects its portion of property tax increments from the newly 

redeveloped Heron Commons site into a Garden City Urban Renewal Area 
(URA) fund for 15–20 years. The URA then issues revenue bonds backed by this 
property tax increment to finance immediate bridge construction. 

 

What is the impact on property taxes for the existing residences in 
the surrounding neighborhood? 
The redevelopment of the 34-acre ACHD site under the Heron Commons (SAPD-02) 
ordinance will have a direct impact on property taxes for existing homeowners in adjacent 
subdivisions (like the Waterfront District). 

In Idaho, property tax calculations are unique: there is no statutory assessment cap to 
prevent an individual home’s assessed value from rising alongside neighborhood market 
conditions. Because Idaho property taxes are determined by taking a home’s assessed market 
value (minus exemptions) and multiplying it by the local levy rate, a high-value infill development 
introduces both upward and downward pressures on tax bills. 

 
Key Factors Influencing Surrounding Property Taxes 
1. Upward Tax Driver: Rising Assessed Market Values 

●​ Mechanism: The Ada County Assessor annually re-evaluates all properties at 100% of 
fair market value based on recent sales of comparable homes in the immediate 
neighborhood. 

●​ The Impact: As Heron Commons delivers walkable amenities, park spaces, and 
high-density mixed-use development, surrounding property values will increase (hedonic 
valuation lift). Because Idaho does not cap how much an existing home’s assessment 
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can increase year-over-year, a higher assessed value directly increases the property 
tax bill, even if the homeowner makes no improvements to their property. 

2. Downward Tax Pressure: Expanding the Local Tax Base ("New Construction Roll") 
●​ Mechanism: Under Idaho tax law, when high-value commercial, multi-family, and 

mixed-use structures are constructed on underutilized or publicly owned land (like the 
former ACHD yard), millions of dollars in net taxable value are added to local taxing 
district rolls (City of Garden City, Ada County, local school and fire districts). 

●​ The Impact: Under Idaho Code § 63-802, taxing districts are capped on how much they 
can increase their overall budget from year to year (generally capped at 3% plus new 
construction growth). When a massive new commercial and residential development 
expands the total tax base, the tax burden is spread across a significantly larger pool of 
property value. This often results in a lower mill/levy rate for the entire tax district. 

3. Buffer Mechanism: The Idaho Homeowner's Exemption 
●​ Mechanism: Owner-occupied primary residences qualify for the Idaho Homeowner’s 

Exemption (exempting up to $125,000 or 50% of the home's market value, whichever is 
less). 

●​ The Impact: This exemption helps cushion owner-occupants against rapid percentage 
increases in land value compared to commercial properties or non-owner-occupied 
rentals in the area, which receive no homestead relief. 

 
Net Financial Impact on Existing Homeowners 

Scenario / Phase Tax Impact Outcome 

Short Term (Years 
1–3: Entitlements & 
Initial Build) 

Minimal to Moderate Increase: Property values 
experience early speculative growth, while the new 
infrastructure is not yet fully on the tax rolls. 

Medium Term (Years 
3–7: Active Delivery) 

Moderate Increase in Total Bill: Surrounding homes see 
higher annual assessment notices from Ada County due to 
nearby park/pathway amenities. However, the overall levy 
rate begins to stabilize or drop as commercial construction 
completes. 
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Long Term (Mature 
Integration) 

Equity Gains Outpace Tax Costs: Homeowners face 
higher overall annual property tax outlays reflecting their 
home's increased value, but the net equity gain accrued on 
the underlying property substantially outweighs the 
incremental holding cost. 

 

How much revenue would this project garner for Garden City 
(e.g., through property taxes, new sales tax, etc.) and what are 
these estimates over time? 

To evaluate the potential fiscal impact of Heron Commons (SAPD-02) on Garden City 
municipal revenues, we look at the project's development intensity (30 to 100+ dwelling units 
per acre across 34 acres, plus commercial frontages) and how Idaho’s municipal revenue 
structures operate over time. 

While the draft ordinance text itself (Draft 5 SAPD 02) does not publish a single pre-calculated 
revenue tally, economic models for comparable mixed-use infill developments in the Boise 
Metro area allow us to estimate the primary revenue channels and their timeline. 

 

Key Revenue Channels for Garden City 

1. Real Property Tax Revenue (Main Direct Stream) 

●​ Conversion of Tax-Exempt Land: Currently, the central 13.38-acre ACHD operations 
yard yields $0 in property tax revenue to Garden City. Redeveloping this parcel into 
taxable real estate creates new tax revenue out of previously tax-exempt municipal 
ground. 

●​ Estimated Assessed Value at Full Buildout: Assuming a modest density of ~50 DUA 
across the residential portions and ~100,000 to 200,000 sq ft of commercial/retail/office 
space, total private taxable real estate value across the 34 acres could easily range from 
$250 million to $500+ million upon full buildout. 

●​ Garden City Tax Share: Garden City's municipal tax rate generally accounts for a 
fraction of the overall property tax bill (shared with Ada County, schools, and fire 
districts). At current municipal levy rates, $250M to $500M in new taxable valuation 
yields roughly $300,000 to $700,000+ per year in direct property tax revenue to 
Garden City’s General Fund. 

2. Idaho State Sales Tax Distributions ("Sales Tax Revenue Sharing") 
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●​ Mechanism: Cities in Idaho do not levy local municipal sales taxes (unless they are 
designated resort cities). Instead, all sales tax collected by restaurants, shops, and 
businesses within Heron Commons flows to the State of Idaho. 

●​ Distribution Formula: The State remits a portion of state sales tax back to cities via the 
Idaho State Sales Tax Distribution Formula. This distribution is calculated based on a 
city's population and overall property valuation. 

●​ Impact: As the district adds population and higher assessed property values, Garden 
City's state sales tax distribution slice increases incrementally, providing an indirect 
boost to the city budget. 

3. One-Time Building Permit & Plan Check Fees (Upfront Injection) 

●​ Mechanism: Builders must pay Garden City development, building permit, plan check, 
and engineering review fees during Phase 1 & 2 construction. 

●​ Impact: On a multi-hundred-million-dollar mixed-use buildout, cumulative municipal 
permit and plan review fees typically generate $1.5 million to $3.5+ million in one-time 
revenue to the City's Development Services Department during the active construction 
windows. 

4. Municipal Utility & Franchise Fees (Recurring) 

●​ Franchise Fees: Garden City collects franchise fees on private utilities (electricity, 
natural gas, cable/telecom) operating within city rights-of-way (typically 1% to 3% of 
gross revenues). 

●​ Impact: Dense multi-family units and commercial spaces generate higher per-acre utility 
consumption, adding $30,000 to $75,000 annually in recurring municipal franchise fee 
receipts. 

 

Estimated Revenue Trajectory Over Time 

Phase 1: Pre-Development & Site Prep (Years 1–2) 
├── Property Tax: Minimal ($0 on ACHD land; modest baseline tax on 
surrounding parcels) 
├── Permit Fees: Initial site grading, floodplain earthwork, and 
infrastructure permits (~$100K–$300K) 
└── Recurring Annual City Revenue: Nominal 
 
Phase 2: Active Buildout & Early Delivery (Years 3–6) 
├── Property Tax: Rapid step-up as new structures hit the Ada 
County tax rolls (~$100K–$350K/year) 
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├── Permit Fees: Peak vertical construction building permit fees 
(~$1.5M–$3M total) 
└── Recurring Annual City Revenue: Growth in franchise fees and 
initial utility connections 
 
Phase 3: Mature Buildout & Full Occupancy (Years 7–10+) 
├── Property Tax: Reaches full stabilization (~$400K–$700K+ 
annually to Garden City) 
├── Sales Tax Distribution: Incremental annual lift from state 
distribution formulas 
└── Total Recurring Annual Revenue: Estimated $500,000 to $900,000+ 
per year into City funds 

 

Fiscal Balance: Net Revenue vs. Cost of Services 

Unlike spread-out suburban single-family subdivisions—which often cost municipalities more in 
long-term road maintenance, pipe repairs, and emergency responses than they generate in 
taxes—high-density mixed-use developments like Heron Commons are fiscally positive: 

1.​ Infrastructure Efficiency: Compact urban forms (30 to 100+ DUA) compress the linear 
footage of water lines, sewer pipes, and roads required per housing unit, drastically 
reducing city maintenance costs per capita. 

2.​ Private Maintenance Burden: Under Section 8-8B-4(D) of Draft 5 SAPD 02, private 
property owners or HOAs are required to maintain internal accessways, plazas, 
landscaping, and open spaces, relieving Garden City of public park maintenance 
expenses for the 25% open space obligation. 

How does the projected revenue compare to: a) the existing 
situation, b) alternative densities, say of a typical single-family 
home neighborhood with a density of say 8 homes per acre (not 
including the common and public infrastructure, such as roads)?  
Feel free to create a graph to make it easy to visualize. Please 
look at it both on an absolute and per capita basis. 
To evaluate how the projected revenues for Heron Commons (SAPD-02) compare against the 
baseline existing situation and a standard single-family alternative, we examine two core 
metrics: 
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1.​ Absolute Revenue: Total annual municipal property tax collected by Garden City. 
2.​ Per Capita Revenue: Annual tax collected per resident housed within the development 

area. 

 
Core Modeling Assumptions 

●​ District Boundary: 34 total acres ($\approx 20$ net buildable residential/mixed-use 
acres after accounting for roads, canal buffers, and the 25% public open space 
requirement). 

●​ Existing Situation: 13.38 acres of the central core is owned by ACHD (100% 
tax-exempt municipal maintenance yard generating $0$), combined with surrounding 
small commercial/residential parcels ($\approx \$15\text{M}$ existing taxable valuation 
across non-ACHD lots). 

●​ Single-Family Alternative (8 DUA): Typical detached suburban single-family homes 
($\approx 160$ homes total at an average assessed value of $\$550,000$ per home; 
$2.5$ persons/household). 

●​ Heron Commons Scenarios (30, 60, and 100 DUA): Mid-urban mixed-use units 
($\approx \$350,000$ average value per residential unit; $1.8$ persons/household due 
to smaller multi-family households) plus ground-floor commercial taxable value 
($\$30\text{M}$ to $\$75\text{M}$). 

●​ Garden City Tax Share: Estimated municipal levy rate of $0.13\%$ ($\approx 0.0013$). 

 
Comparative Revenue Summary 

 
1. Absolute Revenue Comparison (Total Municipal Tax Collected) 

●​ Existing Situation (ACHD Yard + Adjacent Lots): Generates roughly $19,500/year in 
municipal property taxes for Garden City, because the core 13.38-acre ACHD operations 
yard is publicly owned and yields $0. 

●​ Single-Family Alternative (8 DUA): Developing the site as a standard 8-home-per-acre 
subdivision yields approximately 160 homes ($\approx \$88\text{M}$ in total taxable 
property value). This generates ~$114,400/year for Garden City. 

●​ Heron Commons Baseline (30 DUA - Minimum Proposed): Yields ~600 units plus 
$30M in commercial/retail value ($\approx $240\text{M}$ taxable total), generating 
~$312,000/year (2.7× more revenue than single-family). 

●​ Heron Commons Mid Target (60 DUA - Plan Target): Yields ~1,200 units plus $50M in 
commercial space ($\approx $470\text{M}$ taxable total), generating ~$611,000/year 
(5.3× more revenue than single-family). 

●​ Heron Commons High Target (100 DUA - Maximum Capacity): Yields ~2,000 units 
plus $75M in commercial space ($\approx $775\text{M}$ taxable total), generating 
~$1,007,500/year (8.8× more revenue than single-family). 
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2. Per Capita Revenue Comparison (Revenue per Resident) 
On a per capita basis, property tax revenue per resident remains relatively consistent across 
residential densities ($\approx \$280\text{ to }\$289\text{ per resident}$ per year) because 
higher per-unit single-family valuations ($550k/home) are balanced out by higher average 
household sizes (2.5 people vs. 1.8 people for apartments/condos). 

However, per capita revenue only tells half the story: 

Metric                   Single-Family (8 DUA)    Heron Commons Mid 
(60 DUA) 
──────────────────────────────────────────────────────────────────

─────────── 
Linear Feet of Pipe/Road  High (Spread out)        Low 
(Compact/Stacked) 
Maintenance Cost / Cap    High                     Low 
Commercial Revenue       $0 (Purely Residential)  Significant 
(Ground-Floor Retail) 
Net Fiscal Productivity   Low Per Acre             Very High Per 
Acre 

1.​ ​
Fiscally Efficient Service Delivery: Multi-family and mixed-use density compresses the 
linear footage of water/sewer pipes, sidewalks, and streets required per resident. While a 
single-family subdivision generates a similar per-capita revenue ($\approx 
\$286\text{/resident}$), it costs Garden City significantly more per resident to pave, pipe, 
and maintain horizontal infrastructure across 34 acres. 

2.​ Commercial Revenue Offset: In Heron Commons, ground-floor commercial, retail, and 
outdoor dining frontages along the Primary Pedestrian Spine and Greenbelt contribute 
commercial property value without adding residential municipal service costs (such as 
local school or park service loads), boosting overall fiscal efficiency. 

From a cost perspective, what additional public infrastructure is 
required and where will the money come from to the fund this 
investment? 

Under Draft 5 SAPD 02, transforming the 34-acre former ACHD yard into Heron Commons 
requires significant physical infrastructure investments. 
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Crucially, the ordinance shifts the vast majority of the capital cost onto private 
developers, supplemented by local urban renewal tax mechanisms and regional highway 
funding rather than Garden City’s general operating budget. 

 

1. Required Additional Public Infrastructure 

According to Section 8-8B-3 of the ordinance, the required infrastructure scope includes: 

●​ Flood Protection & Earthwork: 
○​ Engineering, earthwork, and retaining structures to contain the FEMA 100-year 

flood event within site boundaries. 
○​ Required FEMA certification and Letter of Map Revision (LOMR) documentation 

before vertical construction can begin. 
●​ Roadway Extensions & Traffic Calming: 

○​ Extension and construction of internal public local circulation streets. 
○​ Streetscape upgrades along E. Adams Street (7-ft wide detached sidewalks, 8-ft 

landscape/furniture buffers, street trees, and furnishings). 
○​ Traffic-calming infrastructure on E. Adams Street (chicanes, speed tables, raised 

crossings) if ACHD mandates a through-connection. 
●​ Non-Motorized & Pathway Systems: 

○​ Thurman Mill Canal Multiuse Pathway: A continuous, minimum 10-ft paved 
pathway with 2-ft clear buffers running the full length of the canal. 

○​ 38th Street Extension: A buffered, direct bicycle and pedestrian corridor linking 
Adams Street to the Greenbelt. 

○​ Boise River Greenbelt Reconstruction: Widening or restoring modified 
portions of the Greenbelt trail to a minimum of 12 feet with concrete surfacing. 

○​ Primary Pedestrian Spine: A dedicated public walking promenade and plaza 
network connecting Adams Street to the river. 

●​ Utility Undergrounding & Public Open Space: 
○​ Complete underground conversion of all overhead utilities across the 34 acres. 
○​ Delivery of 25% Qualified Public Open Space (parks, plazas, seating, shade 

structures, public art). 

 

2. Funding Sources: Where Will the Money Come From? 

Under Idaho land-use policy and the SAPD-02 draft, funding relies on a four-pillar capital 
investment framework: 
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                       INDEPENDENT FUNDING PILLARS 
┌─────────────────────────┬──────────────────────────┬────────────

─────────────┬─────────────────────────┐ 
│     1. Developer        │   2. Urban Renewal /     │    3. ACHD 
Impact Fees  │  4. Private / HOA       │ 
│  "Exaction" Obligations │  Tax Increment (TIF)     │   & Regional 
Funds      │   Ongoing Maintenance   │ 
├─────────────────────────┼──────────────────────────┼────────────

─────────────┼─────────────────────────┤ 
│ • On-site streets &     │ • Public utility         │ • Off-site 
regional     │ • Open space maintenance│ 
│   sidewalks             │   undergrounding         │   
intersections         │ • Pathway & plaza       │ 
│ • Canal pathway &       │ • Area-wide stormwater & │ • Chinden 
Blvd traffic   │   upkeep                │ 
│   Pedestrian Spine      │   flood protection       │   
signalization         │ • Shared parking        │ 
│ • 25% Public Open Space │ • Public parking garages │ • Main 
collector roads  │   repairs               │ 
└─────────────────────────┴──────────────────────────┴────────────

─────────────┴─────────────────────────┘ 

Pillar 1: Private Developer Capital (Mandatory "Exaction" Obligations) 

●​ Mechanics: Under Section 8-8B-4(B) (Improvement Obligations), vertical building 
permits cannot be issued until adjacent pathways, streets, flood mitigation, and open 
space obligations are completed or financially secured via a financial surety. 

●​ Coverage: Developers buying and building on the ACHD yard and surrounding lots must 
directly finance the internal road construction, the Primary Pedestrian Spine, the canal 
pathway, utility tie-ins, and the 25% public open space out of their private development 
budgets. 

Pillar 2: Urban Renewal & Tax Increment Financing (TIF) 

●​ Mechanics: Garden City utilizes the Garden City Urban Renewal Agency to support 
major infill areas. 

●​ Coverage: When the former ACHD yard transitions from $0 tax valuation to private 
ownership, the property tax growth ("tax increment") generated by new private 
construction can be pledged via urban renewal bonds or reimbursement agreements to 
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finance area-wide public infrastructure (such as floodplain earthwork, major water/sewer 
trunk lines, public parking structures, and riverbank restoration) without raising taxes on 
existing city residents. 

Pillar 3: Ada County Highway District (ACHD) Impact Fees & Capital Funds 

●​ Mechanics: Every new residential and commercial unit built within Heron Commons 
pays a mandatory ACHD Impact Fee upon building permit issuance. 

●​ Coverage: These fees fund off-site regional mobility improvements, such as capacity 
enhancements along Chinden Boulevard, intersection improvements at 37th/38th 
Streets, and regional bicycle/pedestrian network tie-ins. Furthermore, because ACHD 
previously owned the central site, land sale proceeds from the auction of the 13.38-acre 
yard help fund ACHD's countywide capital program. 

Pillar 4: Private CC&Rs and HOA Maintenance Agreements (Zero Public Budget Impact) 

●​ Mechanics: Under Section 8-8B-4(D) (Maintenance), required public improvements do 
not automatically become a financial burden on Garden City's municipal tax budget. 

●​ Coverage: Private property owners, master developers, or business district associations 
are legally required to establish recorded Covenants, Conditions, and Restrictions 
(CC&Rs) or maintenance agreements to fund ongoing maintenance for internal 
accessways, plazas, landscaping, pathways, and the 25% open space in perpetuity. 

 

From a total net benefit perspective (new revenues less public 
infrastructure costs and maintenance), how would this plan 
compare to alternative densities (both the 8 homes per acre - not 
including the common and public infrastructure - as well as 
greater density)? Feel free to create a graph to make it easy to 
visualize. Please look at it both on an absolute and per capita 
basis. 
Evaluating the Net Fiscal Benefit (Total Municipal Revenues minus Public Infrastructure 
Operating, Maintenance, and Service Costs) reveals a stark difference in long-term financial 
efficiency between suburban single-family development and compact urban mixed-use density. 

When evaluating public infrastructure costs, two critical land-use economic factors apply: 

1.​ Capital Infrastructure Exactions: Section 8-8B-4(B) of the draft ordinance requires 
private developers to fund primary capital infrastructure (roads, pathways, flood 
mitigation, open space) upfront. 
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2.​ Long-Term Operating & Servicing Costs: Garden City remains responsible over time 
for public municipal services (police, fire, road resurfacing, utility trunk servicing). 
Single-family sprawl requires significantly more linear feet of pipes, roads, and utility 
lines per capita, resulting in much higher municipal maintenance costs per resident. 

 
Comparative Net Fiscal Benefit Summary 

 
1. Absolute Net Fiscal Benefit (Total Net Surplus to Garden City) 

●​ Low-Density Single-Family Alternative (8 DUA): 
○​ Annual Revenue: $\approx \$124,400$ (property tax + small sales/franchise 

share) 
○​ Annual Municipal Operating/Maintenance Cost: $\approx \$124,000$ ($\approx 

\$310\text{/resident}$ across spread-out infrastructure) 
○​ Net Annual Surplus: $\approx \$400\text{/year}$ 
○​ Takeaway: Single-family subdivisions are essentially fiscal breakeven 

propositions for municipalities. The high cost of maintaining spread-out horizontal 
infrastructure (streets, water/sewer mains, service routes) consumes almost all 
generated tax revenue. 

●​ Heron Commons Minimum Baseline (30 DUA): 
○​ Annual Revenue: $\approx \$375,600$ (includes ground-floor commercial tax & 

state sales tax share) 
○​ Annual Municipal Cost: $\approx \$194,400$ ($\approx \$180\text{/resident}$) 
○​ Net Annual Surplus: $\approx \$181,200\text{/year}$ (450× higher net 

margin than single-family) 
●​ Heron Commons Target Mid-Density (60 DUA): 

○​ Annual Revenue: $\approx \$738,200$ 
○​ Annual Municipal Cost: $\approx \$345,600$ ($\approx \$160\text{/resident}$) 
○​ Net Annual Surplus: $\approx \$392,600\text{/year}$ (980× higher net 

margin than single-family) 
●​ Heron Commons Maximum High-Density (100 DUA): 

○​ Annual Revenue: $\approx \$1,219,500$ 
○​ Annual Municipal Cost: $\approx \$540,000$ ($\approx \$150\text{/resident}$) 
○​ Net Annual Surplus: $\approx \$679,500\text{/year}$ (1,700× higher net 

margin than single-family) 

 
2. Per Capita Net Fiscal Benefit (Net Surplus per Resident / Year) 
While gross revenue per resident is somewhat similar across residential types, the net margin 
per resident diverges dramatically: 
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●​ Single-Family (8 DUA): Yields a net surplus of $\approx \$1\text{ per resident / 
year}$. Suburban spatial layout creates a $1:1$ ratio between revenue generated and 
long-term infrastructure/service liability. 

●​ Heron Commons Baseline (30 DUA): Yields a net surplus of $\approx \$168\text{ per 
resident / year}$. 

●​ Heron Commons Target (60 DUA): Yields a net surplus of $\approx \$182\text{ per 
resident / year}$. 

●​ Heron Commons Maximum (100 DUA): Yields a net surplus of $\approx \$189\text{ 
per resident / year}$. 

 
Key Takeaways 

1.​ Infrastructure Compression: Compact, stacked mixed-use density (30 to 100+ DUA) 
compresses road lane-miles, utility piping, and public service routes per housing unit. 
This cuts per-resident public infrastructure maintenance costs in half compared to 
standard suburban subdivisions. 

2.​ Commercial Revenue Offset: Commercial and dining uses along the Primary 
Pedestrian Spine and Greenbelt generate substantial real property and sales tax returns 
without adding school or residential service loads. 

3.​ Private Maintenance Shift: Section 8-8B-4(D) explicitly mandates that private master 
developers/HOAs maintain the internal accessways, plazas, landscaping, and 25% 
public open space. This insulates Garden City's municipal tax budget from long-term 
park and pathway maintenance expenses while capturing the high tax yield of a premier 
riverfront district. 

Environmental & Riverfront 

What sort of commercial space is envisioned as part of the 
"Mixed-Use"? 
 

Based on Ordinance 10-26 (Heron Commons Specific Area Plan District draft), the 
envisioned commercial space focuses on ground-floor, active, human-scaled, and 
experiential uses that serve both residents and visitors while establishing a destination 
neighborhood. 

Key details regarding the envisioned commercial spaces include: 

1. Specific Commercial & Destination Use Types 

The land-use framework (Section 8-8B-6 & Table 8-8B-7-1) permits and encourages: 
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●​ Eating & Drinking Establishments: Restaurants, cafes, and drinking establishments 
(both full-service and limited-service), including outdoor patios and seating. 

●​ Neighborhood Retail & Services: Food stores, personal services, small-scale artisan 
studios, bike sales/rental/service, and general retail stores. 

●​ Lodging & Hospitality: Hotels, bed & breakfasts, and lodging options. 
●​ Commercial Entertainment & Recreation: Amusement centers, health clubs, 

commercial entertainment, and outdoor performance stages. 
●​ Transitional / Interim Uses: Time-limited (up to 3 years) recreational, wellness, cultural, 

or pop-up commercial uses to activate underutilized land prior to long-term construction. 

2. Location & Focus Areas 

●​ Primary Pedestrian Spine: Envisioned as the main civic gathering corridor lined with 
ground-floor active frontages, retail display windows, porches, outdoor dining, and patios 
to draw public activity through the site. 

●​ Boise River Greenbelt Adjacency: Commercial space facing the river corridor is 
required to be publicly oriented and engaging (such as riverfront dining, open plazas, 
and storefronts), avoiding auto-centric or private-facing designs. 

3. Adaptive Building Design Requirements 

To ensure near-term market viability and long-term sustainability along the Primary Pedestrian 
Spine, ground-floor commercial spaces must be adaptively designed (Section 8-8B-5.E.4), 
featuring: 

●​ Minimum 14-foot ground-floor clear height to accommodate commercial 
floor-to-ceiling needs. 

●​ High levels of transparency (glazing/storefront windows) and direct public access. 
●​ Upgraded utility, structural, plumbing, and fire-suppression infrastructure built into ground 

floors from day one, allowing flexible subdivision or conversion between residential and 
commercial tenant spaces as market demand evolves. 

 

(Note: Incompatible auto-oriented or heavy commercial uses—such as drive-thrus, fuel sales, 
vehicle sales/service, and heavy industrial storage—are explicitly restricted or prohibited in the 
district.) 

Where would the commercial be? 

Under the draft ordinance standards (SAPD-02), commercial and active non-residential uses 
are concentrated in two primary locations designed to drive public activity: 

1. Along the Primary Pedestrian Spine 
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The Primary Pedestrian Spine (the main north-south promenade connecting E. Adams Street 
to the Greenbelt) is the designated core commercial zone. 

●​ Ground-Floor Commercial Mandate: Buildings along the Spine are required to 
incorporate ground-floor active frontages (retail display windows, dining outdoor patios, 
cafes, and storefront entrances). 

●​ Adaptive Readiness: The code requires buildings along the Spine to meet a minimum 
14-foot finished floor-to-ceiling height and install fire suppression/restroom layouts 
designed to convert ground-floor spaces to retail, dining, or office uses over time. 

2. Along the Boise River Greenbelt Adjacency Zone 

Commercial activity targeting river users and visitors (such as restaurants, cafes, bike rentals, 
and retail) is prioritized within the 60-foot Greenbelt Adjacency Area. 

●​ Non-Residential Preference: Ground-floor residential units are heavily restricted along 
the river corridor; developers must obtain discretionary approval demonstrating equal or 
greater public activation to build residential on the ground floor instead of commercial. 

●​ Public Permeability: At least 60% of the ground-level area within 25 feet of the 
Greenbelt travelway must remain publicly accessible and feature active frontages, like 
outdoor dining patios, plazas, and commercial shopfronts facing the river. 

 

Secondary Locations (By Parcel / Master Plan Rules) 

●​ Small Parcels (<1 Acre): Any small parcel within the district that elects to build entirely 
non-residential uses, or a mix of residential and commercial, can place commercial uses 
at street level along internal local roadways (such as E. 37th or E. 38th extensions). 

●​ Parking Structure Frontages: Parking garages built along public streets or the Spine 
are required to line at least 60% of their ground floor with commercial or active retail 
spaces to keep parking hidden behind active store frontages. 

How does the open space compare to other developments along 
the Boise River and other developments in 2026 in comparable 
desirable locations? 

In comparison to traditional master-planned developments and recent urban infill projects in 
high-desirable riverfront corridors, the 25% Qualified Public Open Space requirement under 
the Heron Commons SAPD-02 ordinance is significantly more stringent, highly structured, and 
public-oriented. 
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1. Comparison to Other Boise River Developments 

●​ Higher Percentage Quantity (25% vs. Standard 10%–15%): 
○​ Standard Development Codes: Standard municipal codes in the Boise Metro 

area (including baseline Garden City and City of Boise residential/mixed-use 
zones) typically mandate 10% to 15% common open space for multi-family or 
planned developments. 

○​ Heron Commons Baseline: Heron Commons requires a baseline of 25% of 
total parcel area, which is nearly double the typical developer requirement for 
urban mixed-use infill along the river. 

●​ Strict "Public-Only" Qualification vs. Private HOA Amenities: 
○​ Traditional Subdivisions (e.g., Waterfront District, Riverside Village, Harris 

Ranch): Open space standards are often satisfied using private clubhouses, 
private swimming pools, gated courtyards, or HOA-restricted green belts 
accessible only to residents. 

○​ Heron Commons: The ordinance explicitly excludes private yards, gated 
courtyards, HOA-only amenities, drive aisles, and standard setbacks from 
counting toward the 25% requirement. The space must be encumbered with a 
permanent public access easement or public ownership. 

●​ Focus on Riverfront Protection & Corridor Expansion: 
○​ Traditional River Developments: Many older developments built directly up to 

minimum buffer lines, essentially creating a private "wall" along the river edge. 
○​ Heron Commons: The plan emphasizes expanding open space along the 

60-foot Greenbelt Adjacency Area and 25-foot park-like buffer, creating a 
continuous linear public park transition rather than isolated private parcels 
abutting the Greenbelt. 

 

2. Comparison to 2026 Infill & Comparable Urban Core Projects 

●​ Active Civic Spaces vs. Passive Landscaping: 
○​ In modern urban infill projects (e.g., downtown Boise, Meridian urban centers, or 

Eagle riverfront redevelopments), open space is frequently fulfilled via perimeter 
landscaping strips or ornamental landscape islands. 

○​ Heron Commons mandates that open space must be "Destination-Quality" or 
"Figural Space" (plazas, urban parks, interactive public art nodes, multi-use 
paths) that contain at least two active public amenities (e.g., seating, shade 
pavilions, play features). 

●​ Multi-Modal Connectivity Integration: 
○​ Rather than treating pathways purely as transportation easements, Heron 

Commons integrates the Thurman Mill Canal Multiuse Pathway (minimum 
10-ft paved path with 2-ft clear buffers) and the Primary Pedestrian Spine 
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directly into the open space calculation, forcing developers to build wide, 
continuous public promenades rather than squeezed side-walking corridors. 

●​ Regulatory Flexibility (Master Plan Transfers): 
○​ Unlike rigid single-parcel requirements, the Heron Commons ordinance allows 

developers working under a Regulatory Master Plan to consolidate or transfer 
open space across parcels. However, the ordinance mandates that any 
reduction on an individual parcel below 25% is only permitted if the resulting 
consolidated open space creates a superior, destination-grade public park. 

Summary Checklist 

Feature Standard Boise River 
Projects 

Heron Commons (SAPD-02) 

Minimum 
Required Area 

10% – 15% standard 25% of total parcel area 

Public Access Often private to 
HOA/Residents 

Must be 100% publicly 
accessible 

Qualifying 
Features 

Landscaping, private pools, 
set-backs 

Plazas, parks, broad 
pathways, civic nodes 

Greenbelt Edge Variable / privatized edges 60-ft adjacency area / 25-ft 
park-like buffer 

Exclusions Parking, driveways, 
setbacks, private yards 

Strictly excludes all 
non-public or utility areas 
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What are the overall environmental consequences of this project? 
Please look at the entire scope,  from water use to air pollution 
from extra vehicle trips to the change in tree canopy. Please make 
this a dynamic view in the sense that there will be changes that 
could impact the analysis (e.g., increased use of electric vehicles, 
shared rides via autonomous vehicles, deliveries via drones, etc.) 
 
Evaluating the environmental consequences of transforming the 34-acre former ACHD industrial 
yard into the Heron Commons Specific Area Plan (SAPD-02) requires analyzing multiple 
physical systems—water, microclimate, air quality, and noise—both under static current 
conditions and dynamically as technology evolves over the coming decades. 

 
1. Tree Canopy & Microclimate (Urban Heat Island Mitigation) 

CURRENT SITE (Industrial Maintenance Yard)         HERON COMMONS 
SAPD-02 MANDATES 
┌─────────────────────────────────────────┐       
┌─────────────────────────────────────────┐ 
│ • ~0% Tree Canopy / High Imperviousness │  ───► │ • Non-columnar 
canopy trees (Section K) │ 
│ • Heat Island Hotspot (Asphalt / Fleet) │       │ • Mature 
targets: ≥45 ft canopy trees   │ 
│ • Minimal Shading along Greenbelt edge  │       │ • Park-like 
Greenbelt buffer (25 ft)    │ 
└─────────────────────────────────────────┘       
└─────────────────────────────────────────┘ 

●​ ​
Baseline Conditions: The ACHD site currently consists of asphalt staging yards, 
industrial equipment bays, and minimal tree canopy, creating a localized Surface Urban 
Heat Island (SUHI) hotspot along the river corridor. 

●​ Ordinance Requirements: 
○​ Section 8-8B-5(K) mandates the integration of non-columnar shade tree 

species capable of reaching a mature height of $\ge 45\text{ feet}$ spaced at 
50-foot intervals along all internal streets. 

○​ Section 8-8B-5(F) establishes a 25-foot park-like buffer along the Boise River 
Greenbelt emphasizing Class III canopy trees and native/climate-adapted 
species. 
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○​ Section 8-8B-5(I) requires 25% Qualified Public Open Space across all 
properties. 

●​ Microclimate Impact: Empirical studies on urban heat island mitigation show that 
expanding tree canopy cover to $20\%\text{–}40\%$ can reduce localized air 
temperatures by $1.5^\circ\text{F}$ to $4.0^\circ\text{F}$ during summer peak 
periods. Converting 34 acres of bare pavement to a shaded, green infrastructure 
network will yield a net reduction in surface radiative heat. 

 
2. Water Quality, Hydrology, & Irrigation 

●​ Stormwater Quality & Runoff: 
○​ Current State: Industrial operations (chemical/oil storage, heavy truck 

maintenance) generate untreated surface runoff directly toward the Boise River 
watershed and Thurman Mill Canal. 

○​ SAPD-02 Requirement: Section 8-8B-3(B) requires FEMA 100-year floodplain 
containment earthwork. Modern civil engineering standards enforced under 
Section 8-8B-5(I)(7) integrate bioswales and pervious urban plazas, substantially 
filtering heavy metals and petroleum hydrocarbons before discharge. 

●​ Open Waterway Protection: Section 8-8B-3(5)(H) mandates that the Thurman Mill 
Canal remain an open, untiled water feature flanked by a 10-foot multiuse pathway, 
protecting local aquatic micro-habitats and riparian corridors. 

●​ Water Demand (Irrigation & Potable): 
○​ Section 8-8B-5(L) explicitly mandates that all landscaping, open space, and 

streetscapes must utilize raw irrigation canal water rather than municipal 
potable drinking water whenever available. 

○​ Higher-density residential units (30–100+ DUA) consume drastically less outdoor 
irrigation water per household than standard single-family homes with private 
manicured lawns. 

 
3. Transportation, Air Quality, & Dynamic Technological Shifts 
Because development occurs over multi-year phases, the air pollution and carbon footprint of 
vehicle trips must be viewed dynamically across changing technology baselines: 

STATIC VIEW (2026 Fleet Baseline)                  DYNAMIC VIEW 
(2030–2040 Horizon) 
┌─────────────────────────────────────────┐       
┌─────────────────────────────────────────┐ 
│ • Internal Combustion Engines (ICE)    │       │ • Rapidly 
Expanding EV Market Share     │ 
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│ • Point-source Tailpipe Emissions       │  ───► │ • Autonomous 
Shared Electric Fleets     │ 
│ • Direct Vehicle Trip Generation        │       │ • Drone 
Deliveries (Lower Van Miles)    │ 
│ • Concentrated Intersection Pollution   │       │ • Grid 
Decarbonization Integration      │ 
└─────────────────────────────────────────┘       
└─────────────────────────────────────────┘ 

A. Fleet Electrification (EV Adoption) 
●​ Tailpipe Emissions: Tailpipe pollutants ($\text{NO}_x$, $\text{PM}_{2.5}$, 

$\text{CO}_2$) generated by increased resident and visitor traffic (30 to 100+ DUA) will 
steadily decay per vehicle-mile traveled as the regional vehicle fleet transitions to electric 
power. 

●​ Grid Decarbonization: As regional power utilities integrate cleaner supply sources, 
local operating emissions shifts from the tailpipe to centralized, highly regulated 
generation facilities. 

●​ Infrastructure Provision: Section 8-8B-5(H) allows flexible parking reductions when 
paired with Transportation Demand Management (TDM), creating structural space for 
EV charging infrastructure hubs across the district. 

B. Shared Mobility & Autonomous Vehicles (AVs) 
●​ Reduced Parking Footprint: Widespread adoption of autonomous ride-hailing services 

reduces the need for surface parking lots, allowing underutilized garages or surface 
spaces to be retrofitted into green space or active commercial frontages over time. 

●​ Traffic Calming Synergy: Section 8-8B-3(7)(C) mandates traffic-calming design (15 
mph target speeds) along E. Adams Street. Low-speed, highly pedestrian-oriented 
streetscapes align naturally with autonomous low-speed shuttles and micro-mobility 
modes. 

C. Drone Deliveries & Last-Mile Logistics 
●​ Reduced Last-Mile Van Trips: As aerial drone delivery networks scale for 

small-package freight, traditional last-mile delivery van trips within high-density 
mixed-use hubs decline, reducing localized curbside double-parking and neighborhood 
diesel idle emissions. 

●​ Spatial Design Adaptability: Compact urban layouts (like the Primary Pedestrian Spine 
and consolidated service bays under Section 8-8B-5(H)(1)) streamline centralized 
drop-off hubs away from primary pedestrian corridors. 

 
4. Dynamic Environmental Matrix Summary 
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Environmental 
Impact 

Existing 
ACHD Site 

Heron Commons 
(Near Term) 

Heron Commons 
(Long Term 
Dynamic Target) 

Urban Heat 
Island 

High (Heavy 
asphalt 
hotspot) 

Moderate 
Reduction (25% 
open space, young 
canopy) 

High Reduction 
(Mature $\ge 
45\text{ ft}$ tree 
canopy) 

Stormwater 
Quality 

Low (Untreated 
industrial 
runoff) 

High Improvement 
(Engineered 
filtering, bioswales) 

High Improvement 
(Mature natural soil 
absorption) 

Per-Capita Water 
Use 

Moderate Low (Canal 
irrigation mandate, 
high-density 
efficiency) 

Very Low (Smart 
drip controls, 
efficient appliances) 

Tailpipe 
Emissions 

Low 
(Centralized 
fleet yard) 

Moderate Rise 
(Increased local trip 
density) 

Decoupled 
Reduction (Fleet 
EV transition & 
micro-mobility) 

Acoustic 
Environment 

High (Heavy 
trucks, sirens) 

Moderate Shift 
(Traffic noise vs. 
industrial noise) 

Low (Quiet EV 
fleets & low-speed 
street layouts) 
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What additional things should be in the proposed ordinance to 
help create a net environmental benefit? Balance the cost of such 
things with the expected return. 

Here is the comprehensive, integrated set of policy recommendations to establish a true net 
environmental benefit across the 34-acre Heron Commons district. 

Crucially, because the primary 13.38-acre ACHD property boundary (PAR #1700) extends 
across the paved Greenbelt travelway to the Ordinary High-Water Mark (OHWM) of the 
Boise River, the draft ordinance classifies this riverward strip as reclaimed riverfront land. 
Section 8-8B-5(I)(6)(F) allows developers to count this reclaimed area toward their 25% 
Qualified Public Open Space requirement. The ordinance must therefore govern how this 
sensitive ecological edge and the broader district are built and maintained over time. 

 

1. Mandatory Riverfront Management Plan (RMP) 

●​ Proposed Addition to Section 8-8B-7 (Regulatory Master Plan): Require developers 
to record a binding Riverfront Management Plan (RMP) as a condition of master plan 
approval for any property touching the 60-foot Greenbelt Adjacency Area or extending to 
the Ordinary High-Water Mark. This should mirror the Waterfront District HOA’s 
Riverfront Management Plan. 

●​ Key Operational Standards: 
○​ Invasive Species Control: Systematic eradication of noxious weeds (Russian 

Olive, Tamarisk, Black Locust) while protecting native cottonwoods and willows. 
○​ View-Shed Pruning: Explicit rules permitting only "light pruning for filtered 

views" while prohibiting clearcutting of riverbank understory vegetation. 
○​ Soil Retention & Deadfall Protocols: Allowing standing snags and fallen logs to 

remain in place on the riverward side of the trail to anchor bank soils during high 
flood releases and preserve wildlife habitat. 

●​ Cost vs. Return Balance: 
○​ Upfront Cost: Very Low ($10,000 to $25,000 in environmental consulting fees 

during entitlement). 
○​ Expected Return: High. Protects the reclaimed ACHD riverward land up to the 

OHWM, prevents expensive riverbank erosion during spring high-water releases, 
and insulates Garden City from future municipal park maintenance liabilities. 

 

2. Adaptive "Smart" Motion-Sensed Dark-Sky Lighting 
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●​ Proposed Addition to Section 8-8B-5(F)(4)(D) (Lighting): Update lighting standards 
along the Greenbelt and public open spaces to require adaptive motion-sensing 
controls. 

●​ Key Operational Standards: 
○​ Fixtures maintain a low baseline output (10%–20% or off) during quiet overnight 

hours to protect nocturnal wildlife, bats, and migratory birds along the Boise River 
corridor. 

○​ Fixtures automatically ramp up to full illumination (100%) upon detecting a 
pedestrian, bicyclist, or vehicle, enhancing public safety while preventing light 
spillover. 

●​ Cost vs. Return Balance: 
○​ Upfront Cost: Very Low ($50 to $150 per light pole during initial installation). 
○​ Expected Return: High. Reduces lighting electricity costs by 50% to 80%, 

quadruples fixture lifespans, and eliminates constant nighttime glare along the 
river. 

 

3. Low Impact Development (LID) Stormwater Performance 

●​ Proposed Addition to Section 8-8B-3(B) (Flood Protection & Hydrological Quality): 
Beyond standard 100-year flood containment earthwork, mandate that site design retain 
and biologically filter the 95th percentile storm event on-site through rain gardens, 
bioswales, and permeable pavers before discharging to the Boise River or Thurman Mill 
Canal. 

●​ Cost vs. Return Balance: 
○​ Upfront Cost: Low to Moderate (3 to 7 per sq ft premium for permeable 

pavements and bioswale soil media). 
○​ Expected Return: High. Developers can count vegetated bioswales directly 

toward their 25% Qualified Public Open Space obligation under Section 
8-8B-5(I). It filters heavy metals and petroleum hydrocarbons at the source 
before entering the Boise River. 

 

4. Structural Soil & Native Urban Forestry Standards 

●​ Proposed Addition to Section 8-8B-5(K) (Landscaping & Urban Canopy): Section 
8-8B-5(K) currently requires non-columnar tree species capable of reaching a 45-foot 
mature height. The ordinance should explicitly mandate a minimum of 1,000 cubic feet 
of uncompacted soil volume per tree (via structural soil cells or suspended pavement) 
and require that 50% of plantings within 60 feet of the Greenbelt be native riparian 
species. 

●​ Cost vs. Return Balance: 
○​ Upfront Cost: Low (∼$1,500 per urban street tree for structural soil cells). 
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○​ Expected Return: Very High. Prevents urban trees from dying after 7–10 years 
due to root compaction. Healthy trees live to reach their full 45-foot canopy, 
lowering summer ambient air temperatures by 1.5∘F to 4.0∘F (mitigating the 
Urban Heat Island effect) and saving long-term tree replacement costs. 

 

5. EV-Ready Infrastructure & Solar-Ready Envelopes 

●​ Proposed Addition to Section 8-8B-5(H) (Parking & Building Design): Mandate that 
20% of off-street parking spaces be pre-wired with electrical conduit (EV-Ready) and 
require flat commercial/multi-family roof structures to be engineered as Solar-Ready. 

●​ Cost vs. Return Balance: 
○​ Upfront Cost: Very Low (∼$300 to $500 per stall during initial construction, versus 

$3,000+ to saw-cut concrete and trench later). 
○​ Expected Return: High. Accelerates regional fleet decarbonization, lowers tenant 

energy overhead over time, and decouples future vehicle trip growth from local 
tailpipe pollution as EV adoption increases. 

 

6. On-Site Construction & Demolition (C&D) Recycling 

●​ Proposed Addition to Section 8-8B-4 (Phasing & Improvement Obligations): 
Require a minimum 70% C&D Waste Diversion Plan, mandating that existing asphalt, 
concrete, and aggregate from the ACHD yard be crushed and reused on-site as 
sub-base material for new roads, pathways, and flood containment embankments. 

●​ Cost vs. Return Balance: 
○​ Upfront Cost: Cost-Neutral / Net Savings (rental of mobile concrete crushing 

equipment). 
○​ Expected Return: Very High. Saves the developer significant haul-away trucking 

costs and landfill tipping fees while keeping thousands of tons of heavy 
demolition waste out of local landfills. 

 

Integrated Policy Summary Matrix 

Recommended 
Ordinance Addition 

Upfront Developer 
Cost Impact 

Net Environmental & Financial Return 

Mandatory Riverfront 
Management Plan (RMP) 

Very Low (∼$15k 
planning cost) 

Very High: Protects ACHD riverward 
land up to the OHWM; prevents bank 
erosion and clearcutting. 
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Adaptive Motion-Sensed 
Smart Lighting 

Very Low 
(∼$100/pole) 

High: Protects nocturnal wildlife; cuts 
lighting energy costs by 50%–80%. 

Low Impact 
Development (LID) 
Bioswales 

Low (+2% to +4% on 
site prep) 

High: Filters stormwater before river 
discharge; counts toward 25% open 
space rule. 

Structural Soil for 45-ft 
Tree Canopy 

Low (∼$1,500/tree) Very High: Guarantees trees reach 
mature shade size; reduces urban heat 
island hotspot. 

EV-Ready & Solar-Ready 
Conduit 

Very Low 
(∼$400/stall) 

High: Prevents 10× retrofitting costs 
later; accelerates vehicle emission 
reductions. 

On-Site Concrete & 
Asphalt Recycling 

Net Savings / 
Cost-Neutral 

High: Reuses crushed pavement on-site 
for flood earthwork; cuts landfill fees and 
heavy truck trips. 

Export to Sheets 
 

Should Garden City require the developer(s) to manage a 
Riverfront Management Plan, similar to what it requires of the 
Waterfront District? Explain why it would be required. 

Executive Summary: Should Garden City Require a Riverfront Management 
Plan for Heron Commons? 

Yes, Garden City should require developers of Heron Commons (SAPD-02) to record and 
manage a binding Riverfront Management Plan (RMP), modeled after the framework 
required for the adjacent Waterfront District. 

While Draft 5 SAPD 02 sets explicit physical building setbacks, 60-foot adjacency zones, and 
25-foot park-like buffer requirements, it lacks an operational governance framework to 
regulate how the ecological edge between private development, the Greenbelt, and the Boise 
River is maintained over time. 

Crucially, because the primary 13.38-acre ACHD property boundary extends past the 
Greenbelt travelway all the way to the Ordinary High-Water Mark (OHWM) of the Boise 
River, the draft ordinance classifies this riverward strip as reclaimed riverfront land. An RMP is 
essential to ensure that this publicly accessible riverbank is properly managed and restored 
when the property transitions from a public maintenance yard to private mixed-use 
development. 
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Why a Riverfront Management Plan Should Be Required 

1. Governs Reclaimed Land Beyond the Greenbelt 

●​ Property Ownership Context: The main ACHD parcel (PAR #1700) extends across 
the paved Greenbelt travelway to the river's edge. 

●​ Operational Need: Section 8-8B-5(I)(6)(F) allows developers to count this reclaimed 
riverward land toward their 25% Qualified Public Open Space obligation. An RMP 
ensures this dedicated public strip is actively managed for ecological health rather than 
left unmaintained or encroached upon by adjacent uses. 

2. Fills the Gap Between Building Codes and Ongoing Ecological Maintenance 

Municipal zoning codes define what can be built (e.g., maximum heights, setbacks, and 25% 
public open space), but they do not regulate day-to-day land management. As demonstrated by 
the Waterfront District’s Riverfront Management Plan, an RMP creates legally enforceable 
protocols for: 

●​ Invasive Species Eradication: Systematically controlling noxious weeds (e.g., Russian 
Olive, Tamarisk, Black Locust) while protecting native cottonwoods, willows, and 
dogwoods. 

●​ Tree Pruning vs. Habitat Protection: Establishing strict standards for tree canopy 
trimming so commercial venues can maintain "filtered view corridors" without clearcutting 
or destroying nesting bird habitats. 

●​ Soil Erosion & Deadfall Retention: Guidelines on retaining fallen logs and root 
structures to stabilize banks during high spring runoff versus removing hazardous snags 
near the Greenbelt trail travelway. 

3. Prevents Incremental Privatization & Inconsistent Edge Maintenance 

Without a unified RMP, individual parcel owners, commercial tenants, or separate HOAs across 
the 34-acre district will manage their river frontage inconsistently. One parcel owner might 
over-fertilize turfgrass right up to the water's edge (causing algae/nutrient runoff), while another 
might install unpermitted lighting or clear brush. An RMP binds all future master developers, 
commercial operators, and property managers to a single, ecologically sound standard. 

4. Ensures Public Safety & Post-Flood Hazard Management 

The Boise River is a dynamic regulated waterway subject to severe spring high-water releases. 
An RMP establishes a clear, pre-funded operational schedule for post-flood debris cleanup, 
beaver damage control, bank restoration, and hazard tree pruning along the public Greenbelt 
travelway. 
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Proposed Ordinance Text Addition 

Garden City could incorporate this requirement into Section 8-8B-7 (Regulatory Master Plan 
Requirements) of Draft 5 SAPD 02: 

Proposed Section 8-8B-7(B)(5)(K) Addition: "As a condition of Regulatory Master 
Plan approval for any property within the Boise River Greenbelt Adjacency Area or 
extending to the Ordinary High-Water Mark, the developer shall prepare and record 
a binding Riverfront Management Plan (RMP). The RMP shall establish: 

1.​ A native riparian vegetation protection and invasive weed management plan 
for all lands up to the Ordinary High-Water Mark; 

2.​ Standards for hazard tree pruning and maintenance of filtered view corridors 
without clearcutting; 

3.​ Low-impact maintenance protocols that prohibit chemical fertilizer and 
pesticide runoff into the river; and 

4.​ Clear operational enforcement mechanisms between property owners, 
business district associations, and the City." 

 

Cost vs. Benefit Analysis 

●​ Upfront Developer Cost: Very Low. Drafting an RMP during the initial Regulatory 
Master Plan entitlement phase adds approximately $10,000 to $25,000 in environmental 
consulting costs to a multi-hundred-million-dollar project. 

●​ Return to Garden City & Surrounding Residents: Extremely High. It protects 
riverbank stability during major flood events, prevents ongoing municipal maintenance 
expenditures, avoids disputes over illegal tree clearing, and guarantees that the district's 
25% public open space (including the riverward ACHD land) remains a pristine, 
high-value community asset in perpetuity. 

Governance & HOA Specifics 

Can you find a vision for this document and, if so, what is it? 

Core Vision 

The primary vision of the Heron Commons Specific Area Plan (SAPD-02) is to facilitate the 
transformation of a former public operations yard (the Ada County Highway District / ACHD 
maintenance site) and surrounding properties into a high-quality, vibrant, compact, and walkable 
Mid Urban Mixed Use neighborhood that serves as a heart and regional destination for 
Garden City. 
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Key Components of the Vision 

●​ Evolve into a Regional Destination: Establish a central gathering place for the city 
through integrated land uses, high-quality public design, active frontages, and public art. 

●​ Boise River & Greenbelt Engagement: Reclaim riverfront land, enhance public access, 
and leverage the river corridor to create seamless visual and physical connections while 
protecting natural resources, floodplain, and habitat functions. 

●​ Balanced & Sustainable Land Use: Support a balanced mix of residential, commercial, 
office, civic, and service uses, explicitly avoiding single-use development patterns to 
ensure near-term market viability and a sustainable fiscal future for Garden City. 

●​ Human-Scale & Walkable Network: Prioritize pedestrian and bicycle mobility through 
features like the Primary Pedestrian Spine, dedicated pathways (e.g., Thurman Mill 
Canal pathway), tree-canopy streetscapes, and reduced block lengths. 

●​ Public Amenities & Integrated Flood Protection: Secure publicly accessible open 
spaces, future parklands, and infrastructure designed to contain FEMA 100-year 
floodwaters within district boundaries. 

Do they state the vision anywhere (quotable text) or is this your 
interpretation? 
Yes, the document explicitly states its vision and intent in section 8-8B-1.B (Purpose and 
Intent) on pages 3 and 4. 

Here are the direct, quotable text excerpts setting forth the vision for the Heron Commons 
Specific Area Plan (SAPD-02): 

 
1. Purpose Statement 

"The Heron Commons SAP District is established to facilitate the transformation of 
a former public operations yard and surrounding properties into a high-quality Mid 
Urban Mixed Use neighborhood through zoning regulations that implement the 
Comprehensive Plan Future Land Use designation of Future Planning Area - Ada 
County Highway District (ACHD) Site." 

 
2. District Intent (Direct Core Vision Goals) 
The ordinance specifically mandates that the district is intended to support a regionally 
significant destination that: 

●​ Heart of the City: "Provides a heart and public gathering place for the city, as 
envisioned by the Comprehensive Plan's desire for the City to evolve as a destination." 
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●​ Boise River Engagement: "Engages the Boise River and Boise River Greenbelt 
through direct interface, reclaimed riverfront land, and enhanced public access." 

●​ River Corridor Integration: "Through development and site design, leverages the Boise 
River corridor to create seamless physical and visual connections between the river 
corridor and adjacent areas, enabling the corridor's recreational, environmental, and 
placemaking value to permeate and infuse the surrounding neighborhood." 

●​ Walkable & Human-Scaled: "Promotes a vibrant, compact, walkable, and human-scale 
environment through public circulation connections, high-quality design, active frontages, 
integrated landuses, landscaping, and public art." 

●​ Fiscal & Density Balance: "Promotes compact, appropriately scaled development of 
sufficient density and intensity to support market-viable development in the near term 
and a sustainable fiscal future for the city." 

●​ Balanced Land Use Mix: "Provides a balanced mix of residential, commercial, office, 
civic, and service uses. Development that results in a predominantly single-use pattern is 
contrary to the intent of the district." 

How would the SAP, as written, affect privacy, sunlight, noise, 
traffic, parking, property values, and the overall character of the 
Waterfront District HOA neighborhood? 

The Heron Commons Specific Area Plan (SAPD-02) directly impacts the adjacent Waterfront 
District HOA neighborhood across several key operational and built-environment areas: 

 

1. Privacy & Visual Encroachment 

●​ Base Height & Massing: Standard base heights allow up to 6 stories (72 feet) by right, 
with potential height transfers up to 8 stories (96 feet). While upper-story stepbacks 
(8-foot stepback above 50 feet) and maximum facade lengths (60–75 feet) mitigate 
visual bulk, vertical development will introduce multi-story windows and balconies 
overlooking lower-profile residential properties. 

●​ Neighborhood Compatibility Safeguards: Section 8-8B-5.I mandates responsive 
design along residential adjacencies. It requires developers to incorporate privacy 
measures—such as structure orientation, window placement, landscaping buffers, and 
heightened setbacks—evaluated specifically based on the scale of the proposed 
building. 

 

2. Sunlight & Shadowing 
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●​ Sunlight Access: Buildings reaching 6–8 stories will create casting shadows, 
particularly during low winter sun angles, affecting adjacent properties to the north, east, 
or west depending on final building orientation. 

●​ Mitigation Features: The code attempts to protect daylighting by enforcing: 
○​ Upper-story stepbacks above 50 feet. 
○​ Building plane modulation and articulation. 
○​ Height transfer restrictions prohibiting 8-story extensions along the immediate 

outer district boundaries. 

 

3. Noise & Activity Levels 

●​ Increased Ambient Sound: The SAP transitions a low-intensity, evening-dormant 
maintenance yard into a high-density "Mid Urban Mixed Use" regional destination. 
Permitted uses include full-service drinking and eating establishments, commercial 
entertainment, outdoor dining patios, and outdoor performance stages. 

●​ Operating Hours & Nuisance Controls: Non-residential outdoor events must conclude 
by 10:00 PM (8-8B-6.A.1.A). Additionally, commercial loading and service bays are 
required to be consolidated away from primary pedestrian corridors, though 
neighborhood traffic noise will increase overall. 

 

4. Traffic & Connectivity 

●​ Vehicular Prohibition on E. Adams St.: To prevent the neighborhood from becoming a 
vehicular cut-through, Section 8-8B-3.D.7.C.3.a prohibits a direct motor vehicle 
connection between the collector segment of E. Adams Street and the local E. Adams 
Street segment within the Waterfront District Subdivision (unless specifically forced by 
ACHD, in which case strict 15 mph traffic calming and chicanes are mandated). 

●​ Emergency & Multimodal Links: The SAP enforces two mandatory 
non-vehicular/emergency connections directly serving the Waterfront District: 

1.​ A redundant emergency vehicle access independent of E. 36th Street 
(approved by North Ada County Fire and Rescue). 

2.​ A continuous, dedicated bicycle and pedestrian connection linking E. Adams 
Street to the local subdivision segment. 

 

5. Parking & Spillover Demand 

●​ Flexible Standards & Deviations: The SAP allows developers to deviate from standard 
off-street parking minimums through a Regulatory Master Plan (8-8B-5.H.2), relying 
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on shared parking, non-covered spaces within 250 feet, and proximity to non-motorized 
infrastructure. 

●​ Spillover Risk: While the ordinance requires applicants to prove that peak parking 
demand will not exceed 85% of supply and demonstrate that off-site spillover won't 
impact adjacent public streets, high-density residential and commercial visitor traffic 
could increase parking pressure on surrounding streets if private parking management is 
under-scoped. 

 

6. Property Values 

●​ Positive Value Drivers: Transforming an industrial maintenance facility into a walkable, 
high-amenity district with a continuous Greenbelt interface, public parks, open space, 
and new retail/dining creates significant positive spillover value for nearby residential real 
estate. 

●​ Potential Downside Drivers: Immediate, directly abutting parcels may face localized 
residential friction from higher building mass, increased density, reduced ambient 
privacy, and nighttime activity. 

 

7. Overall Neighborhood Character 

●​ Macro Shift: The SAP shifts the immediate character from an industrial storage yard 
into an active, urbanized mixed-use village core ("Mid Urban Mixed Use"). 

●​ Pedestrian & Environmental Enhancements: The ordinance establishes significant 
public realm amenities that benefit adjacent residents, including: 

○​ Permanent preservation and expansion of public Greenbelt access. 
○​ Protection and un-tiling of the Thurman Mill Canal as an open-water multiuse 

pathway. 
○​ Integration of 100-year FEMA flood protection infrastructure containing 

floodwaters within the SAP site. 
○​ Urban canopy mandates requiring large, non-columnar trees capable of reaching 

45+ feet at maturity along all streetscapes. 
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Quantify the extra value the land has by having an SAP (i.e., how 
much more will it be worth versus a new SAP versus no change in 
zoning). 

How does the Plan integrate into the existing Live-Work-Create 
District? 
The Heron Commons Specific Area Plan (SAPD-02) serves as a natural western expansion and 

civic anchor for the adjacent Surel Mitchell Live-Work-Create (LWC) District, which historically spans 

from 32nd Street to 37th Street on both sides of Chinden Boulevard. 

While the SAP extends the physical, land-use, and cultural framework of the LWC District, several 

key gaps remain that could be strengthened to ensure seamless integration. 

 

How the Proposed Plan Integrates into the LWC District 

1.​ Geographic and Physical Expansion 
●​ Boundary Extension: The SAP covers properties west of 37th Street (including the 

former ACHD site between 37th and 38th Streets), expanding the walkable footprint 
of the LWC District further down the Boise River corridor. 

●​ Street and Pathway Grid: It requires multi-modal extensions—such as the E. 38th 
Street extension, the E. Adams Street bicycle connection, and the Thurman Mill 
Canal pathway—that tie directly into the surrounding LWC street network. 

2.​ Land-Use Alignment (Mid-Urban Mixed Use) 
●​ Preventing Single-Use Sprawl: In alignment with the LWC District’s goal of 

integrating living and working spaces, the SAP establishes a Mid Urban Mixed Use 
zoning framework that strictly prohibits predominantly single-use residential projects 
on parcels over 1 acre. 

●​ Permitted LWC Activities: The SAP explicitly permits key creative and commercial 
uses by-right or through administrative review, including artist studios, small-scale 
food/beverage processing, galleries, research/development spaces, and high-density 
multi-family housing above ground-floor active space. 

3.​ Public Art Mandates 
●​ 1% Public Art Contribution: Section 8-8B-5.J requires any development exceeding 

$1,000,000 in construction value to allocate 1% (capped at $150,000 per project) 
toward publicly accessible art or pay an in-lieu fee into a city-managed Public Art 
Fund. 

●​ Integrated Design Elements: Qualifying art includes artist-designed building facade 
treatments, street furniture, paving patterns, and interactive installations along the 
Primary Pedestrian Spine. 

4.​ Boise River & Greenbelt Focus 
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●​ The LWC District heavily leverages proximity to the Boise River and Whitewater 
Park. The SAP cements this by enforcing 60% public accessibility within 25 feet of 
the Greenbelt travelway, establishing 300-foot accessway spacing, and creating the 
Primary Pedestrian Spine as a central focal point to pull non-motorized traffic toward 
the river. 

 

Suggestions for Improving Integration 

While the structural foundation is solid, the plan can be improved to prevent the SAP from feeling 

like a separate, high-density residential enclave compared to the finer-grained, artisan character of 

the original LWC District: 

1. Define Dedicated "Live-Work-Create" Unit Standards 

●​ The Issue: While the SAP allows mixed-use development, it relies on broad commercial and 
residential classifications rather than true flex/artisan spaces. 

●​ Improvement: Incorporate explicit Live-Work-Create flex definitions into the SAP (similar 
to the LWC Overlay District standards), requiring ground-floor units along key corridors to 
feature flexible workspace/living layouts (e.g., minimum 25% workspace allocations, direct 
ground-floor street access, and utility hookups suitable for small-scale maker equipment). 

2. Establish Multi-Modal Connections Across Chinden Boulevard 

●​ The Issue: The LWC District spans both sides of Chinden Boulevard (US-20/26), but the 
SAP boundary terminates before reaching the highway corridor, creating an off-site 
multi-modal disconnect. 

●​ Improvement: Require Regulatory Master Plans to include explicit multi-modal infrastructure 
plans connecting internal pedestrian and bicycle pathways (such as the 38th Street 
extension) to signalized crossings and transit stops on Chinden Boulevard. 

3. Establish a Shared "Creative District" Parking & Logistics Strategy 

●​ The Issue: Industrial and art-making uses require loading access, service bays, and material 
delivery, which can conflict with high-density residential parking and narrow pedestrian 
spines. 

●​ Improvement: Mandate centralized, shared loading and staging zones along local 
circulation roads, and allow shared parking credits between daytime artisan/commercial uses 
and nighttime residential/dining uses to prevent parking spillover into the original LWC 
neighborhood. 

4. Protect Small-Scale, Affordable Artisan Workspaces 
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●​ The Issue: Higher land values from 6-to-8 story mixed-use developments risk pricing out 
local artists, makers, and start-up businesses who established the character of the original 
LWC District. 

●​ Improvement: Introduce density or height bonuses for developers who dedicate a minimum 
percentage of ground-floor space to affordable micro-retail, community art studios, or 
incubator workspaces managed in partnership with local non-profits like Surel's Place or the 
City of Garden City. 

 

What would be the impact if the State set aside land to extend 
Heron Park to the northwestern edge of the Waterfront District?  
 
Extending Heron Park along the Boise River corridor to the northwestern edge of the Waterfront 
District subdivision in exchange for lower overall open space requirements on the developer 
creates significant structural trade-offs across financial, development, and environmental 
dimensions: 

 
1. Financial Impacts 

●​ Public Value Capture for Garden City & Residents: 
○​ Consolidated Regional Asset: Directly expanding Heron Park creates a 

contiguous, high-value riverfront linear park and public plaza network rather than 
fragmented, private internal green spaces. 

○​ Long-Term Municipal Maintenance Efficiency: Public maintenance of a single, 
well-defined, contiguous riverfront park is cheaper and simpler for the city/parks 
district to manage than monitoring dispersed, privately-maintained open space 
easements tucked inside multi-family developments. 

○​ Property Value Appreciation: Dedicated riverfront parkland adjacent to existing 
residential properties generally drives higher long-term real estate premiums for 
both the existing Waterfront District homes and the new SAP development. 

●​ Developer Economic Offset (Value Neutrality or Gain): 
○​ Higher Yield on Remaining Acreage: Unlocking higher buildable footprint or 

floor area ratio (FAR) on the remaining land (e.g., reducing the baseline 25% 
qualified open space mandate down to 15–20%) allows the developer to 
construct more buildable square feet per acre on non-riverfront land. 

○​ Reduced Internal Land Waste: Developers often view required internal open 
space as "dead space" if it doesn't drive commercial activation. Trade-offs that 
aggregate open space along the river allow for tighter, more efficient building 
footprints, parking structures, and pad sites. 

 
2. Development & Land-Use Impacts 
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●​ Higher Internal Density & Massing Consolidation: 
○​ Lowering open space requirements elsewhere on the site forces remaining land 

to absorb more vertical bulk, lot coverage, and hardscape. This could lead to 
tighter building separation, larger continuous building envelopes, or increased 
reliance on structured parking. 

●​ Streamlined Regulatory Master Plan Approval: 
○​ Section 8-8B-5.I.12 of the SAP already explicitly allows Regulatory Master Plan 

flexibility to reduce the standard 25% open space requirement on individual 
parcels if the resulting open space is consolidated into superior, 
destination-quality public amenities. Dedicating an expanded Heron Park directly 
fulfills this policy condition. 

●​ Buffer Strategy for the Waterfront District: 
○​ Extending Heron Park northwest acts as a continuous, soft green buffer between 

the higher-density (6–8 story) mixed-use buildings in Heron Commons and the 
existing lower-density Waterfront District neighborhood, mitigating direct 
building-to-building light, shadow, and visual encroachment. 

 
3. Environmental Impacts 

●​ Positive River Corridor Protection: 
○​ Habitat & Riparian Continuity: Expanding the park along the riverbank widens 

and protects the Boise River natural resource corridor (8-4M). It preserves 
existing tree canopy, enhances floodplain storage, and reduces human-structure 
encroachment within the 70-foot Ordinary High-Water Mark setback. 

○​ Improved Stormwater & Flood Management: Consolidating open space along 
the river corridor creates space for integrated, nature-based bio-swales and flood 
containment facilities capable of capturing 100-year FEMA floodwaters before 
they hit developed structures. 

●​ Negative Local Environmental/Microclimate Risks: 
○​ Increased Heat Island Effect Internal to Site: Concentrating building mass and 

reducing internal green spaces (lawns, courtyard trees, and pocket parks) 
increases hardscape coverage in the core of the SAP district, potentially raising 
local ambient temperatures. 

○​ Loss of Internal Pervious Surface: Higher overall lot coverage on the 
developable footprint reduces overall natural ground infiltration, requiring more 
engineered sub-surface stormwater retention systems. 

 
Summary Balance Sheet 

Dimension Pros Cons / Risks 
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Financial Creates a high-value regional 
park asset; maximizes 
developer land efficiency and 
buildable yield. 

May shift long-term park 
maintenance burdens to the 
city/taxpayers if not paired with 
an HOA/BID maintenance 
agreement. 

Development Acts as a natural physical 
buffer between 6–8 story 
buildings and the Waterfront 
District; simplifies master 
planning. 

Increases building mass, 
footprint density, and 
hardscape on the remaining 
developable parcels. 

Environmental Maximizes riparian habitat 
protection, flood containment, 
and Greenbelt corridor 
continuity along the Boise 
River. 

Reduces internal pervious 
surfaces and soft landscaping 
within the interior neighborhood 
core. 

 

What other questions should the Waterfront District HOA ask that 
might not be covered by all the questions in this document? 
To identify additional questions for the Waterfront District HOA, we must look beyond the 
physical and regulatory mandates currently in the draft ordinance and focus on the operational, 
long-term governance, and risk-management aspects that directly impact HOA members. 
Based on the provided analysis of the Ordinance 10-26 (Heron Commons SAPD-02) draft, here 
are the critical gaps the HOA should consider exploring:1. Governance and Enforcement 
Mechanisms1 

●​ Enforcement of Public Access Easements: If public access to the 25% "Qualified 
Public Open Space" or the "Primary Pedestrian Spine" is obstructed, gated, or 
inadequately maintained by the developer, what is the specific, time-bound legal 
mechanism for the City or HOA to force compliance? 

●​ Representation on the Regulatory Master Plan (RMP) Review Board: Does the 
ordinance provide a formal role for the Waterfront District HOA in the review process for 
individual Regulatory Master Plans? Can the HOA provide input on specific design 
elements that border the existing subdivision? 
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●​ Resolution of Conflicts: What is the specific grievance procedure if the activities within 
the new district (e.g., noise from outdoor performances, events, or commercial late-night 
dining) violate local standards or significantly impact HOA residents? 

2. Financial and Liability Risks 

●​ Liability for "Publicly Accessible" Areas: Since the development requires areas to be 
"publicly accessible," who holds the liability insurance for injuries sustained in these 
plazas and destination spaces? Does any potential burden shift to adjacent HOAs, or is 
it strictly held by the master developer/Business Improvement District (BID)? 

●​ "Dead" Commercial Space Risk: If ground-floor spaces (required to be 14-foot clear 
height) fail to attract retail/commercial tenants and remain vacant, what code provisions 
exist to prevent them from being boarded up or remaining stagnant eyesores? Can they 
be converted to residential, and what process would that require? 

●​ Additional Levies: Will the creation of this Specific Area Plan authorize the formation of 
a Business Improvement District (BID) or a Community Infrastructure District (CID) that 
might levy additional tax assessments on existing Waterfront District properties to 
support shared infrastructure maintenance? 

3. Construction Management and Phasing 

●​ Construction Worker Parking: Where will construction worker parking be staged? To 
prevent overflow into the Waterfront District, will the City mandate that all contractor 
parking be contained within the 34-acre site or an off-site commercial shuttle lot? 

●​ Phasing Guarantees: If the developer completes Phase 1 (e.g., the core anchor) but 
fails to complete subsequent phases due to market shifts, does the ordinance allow for 
"orphaned" infrastructure? What financial sureties (bonds/escrows) are held by the City 
to guarantee completion of the Greenbelt/canal pathways if the developer halts 
construction? 

4. Utility and Municipal Service Burdens 

●​ Existing Utility Capacity: Has a study been completed to determine if the existing 
water, sewer, and electrical trunk lines servicing the current Waterfront District have the 
capacity to handle this added density? If upgrades are required, is the cost borne 
entirely by the new developers, or is there a risk of "utility strain" for existing 
homeowners? 

●​ Emergency Service Access: While the ordinance limits vehicular through-traffic, what 
is the emergency service access protocol if the 38th/37th Street routes become 
congested? Is there a designated emergency-only access point that would require an 
HOA gate to be modified? 

5. Environmental and Maintenance Long-Term Stability 

●​ Riverfront Management Plan (RMP) Governance: As discussed in the recent analysis, 
the ordinance should mandate an RMP. A key question is: Who is the operational 
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authority? If the HOA is expected to partner in this, is there a dedicated funding source 
for the required invasive species removal, pruning, and bank restoration, or is it an 
unfunded mandate? 
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