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AMENDED 

AGENDA 

BANNOCK COUNTY 

PLANNING & DEVELOPMENT COUNCIL MEETING 

MAY 20, 2026 – 5:15 PM 

The public meeting will be held in Conference Room 1, Office of Planning and Development 
Services, 5500 S 5th Ave, Pocatello, ID 83204  
_______________________________________________________________________________ 
Any citizen who wishes to address the Council, must first complete a sign-up sheet and give 
their name and address for the record. If a citizen wishes to read documentation of any sort to 
the Council, they must have a copy available to submit as part of the record. There will be a 
three (3) minute time limitation for presentations by citizens. The purpose of this agenda is to 
assist the Council and interested citizens in the conduct of this public meeting. Citizens should 
examine the agenda for the item of their interest. However, citizens are advised that only 
Public Hearings allow for public comment during the discussion / consideration process. 
Citizens have an opportunity to be heard by the Council if the item meets the criteria as 
described in the agenda. You must sign in at the start of the meeting to be recognized. 
_______________________________________________________________________________ 
RECESS:  The Council Chair or Vice Chair may call a recess, as they deem necessary, to allow 
Council members and participants a brief rest period.  
_______________________________________________________________________________ 
Bannock County complies with requirements of the Americans with Disabilities Act. Special 
accommodations can be provided with three (3) days advance notice by calling 208.236.7230, 
emailing development@bannockcounty.gov, or coming into the office. 
 
 
AGENDA ITEM NO. 1. ROLL CALL AND DISCLOSURE OF CONFLICT OF  
  INTEREST – EX-PARTE COMMUNICATION AND  
  SITE VISIT 

 Disclose any communication, including who was there and 
the basic substance of conversation. Disclose if a site visit 
was made, location(s) of the site visit and what was seen. 

 
AGENDA ITEM NO.  2. PRELIMINARY BUSINESS 

a) Agenda Clarification and Approval – Action Item  
 

AGENDA ITEM NO.  3. APPROVAL OF MINUTES – ACTION ITEM:  
a) April 15, 2026 
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PUBLIC HEARING ITEMS 

(The procedure used for conducting the public hearings is at the end of this agenda.) 
 
AGENDA ITEM NO.                   4.  SUBDIVISION CONCEPT PLAN – NELSON MEADOWS 

FIRST ADDITION – ACTION ITEM:  Pursuant to Section 302 
of the Bannock County Subdivision Ordinance, Stewart Ward 
proposes to subdivide approximately 22.02 acres of land into 
three (3) buildable lots and one (1) open space lot.  The 
buildable lots would range from 2.74 to 3.82 acres in size.  The 
subject properties are parcels RPRRNMS000200, 
RPR4015018505, RPRRNMS000300, and RPRRNMS000400 
located off of East Jackson Creek Road, a county-maintained 
road, and Murdock Drive, a private maintained road.  
Individual wells and septic systems have been proposed. 
Type of action: Decision.   

 
BUSINESS ITEMS 

 
AGENDA ITEM NO.                    5. SUBDIVISION PRELIMINARY PLAT – WESTFIELD ESTATES 

DIVISION 7 – ACTION ITEM: David Assan requests 
preliminary plat approval for tax parcel RPR3853006606, in 
accordance with procedures and standards established in the 
Subdivision and Zoning Ordinance.  Type of action: Decision. 

 
AGENDA ITEM NO.                   6.   SUBDIVISION PRELIMINARY PLAT – REPLAT OF DEER 

VALLEY RESERVE & DEER VALLEY RESERVE DIVISION 2 – 
ACTION ITEM: Matt Baker requests preliminary plat 
approval for tax parcels RPRRDVR000100, 
RPRRDVR000200, RPRRDVR000300, RPRRDVR000400, 
RPRRDVR000500, RPRRDVR000600, RPRRDVR000700, 
RPRRDV2000800, RPRRDV2000100, RPRRDV2000200, 
RPRRDV2000300, RPRRDV2000400, RPRRDV2000500, 
RPRRDV2000600, and RPRRDV2000700, in accordance with 
procedures and standards established in the Subdivision and 
Zoning Ordinance.  Type of action: Decision.  

_______________________________________________________________________________ 
AGENDA ITEM NO.  7. ITEMS OF INTEREST 

a) Update on recommendations to Commissioners 
b) Discussion of upcoming hearing items 
c) Announcements 

 
AGENDA ITEM NO.  8. CITIZEN COMMENTS 
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     This time has been set aside to hear items from the  
     audience, not listed on the agenda. Items which appeared  

somewhere else on the agenda will not be discussed at 
this time. The Council is not allowed to take any official 
action at this meeting on matters brought forward under 
this agenda item. You must sign in at the start of the 
meeting in order to be recognized. Note: Total time 
allotted for this item is fifteen (15) minutes, with a 
maximum of three (3) minutes per speaker. 

 
AGENDA ITEM NO.  9. WORK SESSION 

a) None 
 
AGENDA ITEM NO.  10. ADJOURN 
_______________________________________________________________________________ 
 
The application for each item will be available to the public by request at Planning and 
Development Services office and on the department’s website at 
www.bannockcounty.gov/planning. Written testimony of fewer than two (2) pages must be 
received by the Planning and Development Services office no later than May 12, 2026. Written 
testimony may also be sent to development@bannockcounty.gov. Any written testimony not 
received by the deadline must be brought to the council meeting and presented at the public 
hearing. All submitted testimony shall be considered public record. Discriminatory testimony 
shall not be permitted. Written testimony must comply with standards established in §560.7 of 
the Bannock County Zoning Ordinance. 
_______________________________________________________________________________ 

PUBLIC HEARING PROCEDURE 
 

1. A presentation is made by the applicant.  
2. An explanation of the subject of the hearing is presented by the Planning and 

Development Service staff. (No time limit) 
3. Testimony is given by the audience in favor of the proposal and then neutral on the 

proposal and against the proposal. Questioning of the participants, and rebuttals are 
entertained by the Planning and Development Council  

4. The applicant may rebut the arguments offered by the opposition.  
5. The Planning and Development Council discusses the hearing subject; they may direct 

questions to the staff, the applicant and the audience during this stage of the hearing 
process.  

6. The hearing is closed to oral testimony from the applicant and the audience. The 
hearing process is concluded.  

 
The Council accepts oral testimony and may accept limited written testimony from those in 
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attendance, but only if the parties have filled out the testimony sign-in sheet. If you have 
submitted written testimony as part of the packet, you cannot also give an oral testimony 
unless it is to read the written testimony into the record. In order to keep a clear audio 
recording of this hearing, when testifying, a person must come to the podium and state their full 
name and address. Comments will not be accepted from the audience seats and discriminatory 
testimony shall not be permitted. There shall be no booing, hissing, or cheering. 
_______________________________________________________________________________ 
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AGENDA ITEM NO. 2 

Preliminary Business 

a) Agenda Clarification and Approval  
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AGENDA ITEM NO. 3 

Approval of Minutes 

a) April 15, 2026 
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BANNOCK COUNTY PLANNING AND DEVELOPMENT COUNCIL

DRAFT MEETING MINUTES | April 15, 2026 

BANNOCK COUNTY STAFF PRESENT:  Hal Jensen, Planning Director, Alisse Foster, Subdivision 
Planning, and Kiel Burmester, Public Works Director.  

Council Member Selleneit called the meeting to order at 5:15 p.m. 

1.  ROLL CALL AND DISCLOSURE OF CONFLICTS OF INTEREST:

Present:  Chad Selleneit, Stewart Ward, Molly Dimick, and Krystal Madsen. 

No conflicts of interest were declared. 

2.  PRELIMINARY BUSINESS AGENDA CLARIFICATION AND APPROVAL: 

Planning Director, Hal Jensen noted that Agenda Item No. 10, has been withdrawn.  

Planning Director, Hal Jensen recommended approving the agenda as outlined with the noted 
adjustment. 

Selleneit made a motion to approve the agenda as written, with Item No. 10 removed. 

Dimick seconded the motion. 

All in favor; motion passed unanimously. 

3.  APPROVAL OF MINUTES: 

Madsen makes motion to approve minutes as written for March 18, 2026.   

Selleneit seconded the motion.  All in favor; motion passed unanimously. 

PUBLIC HEARING: 

Dimick makes motion to open public hearing.   Madsen seconds.  All in favor. 

4.  VARIANCE FROM §316 – BUILDING BULK AND PLACEMENT STANDARDS – ACTION ITEM:
Colleen Erickson requests a variance for a right-of-way setback from 30’ to 10’ to build an Ag 
structure.  The affected property is labeled as parcel RPR4263004907 and is currently addressed 
as 3080 E. Sublette Road, Arimo, ID 83214. 
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David Erickson, 3080 E. Sublette Road, Arimo, ID spoke on behalf of the applicant. Mr. Erickson 
explained the request was to allow placement of a proposed 40-foot by 60-foot shop building to 
be used for hay and equipment storage, with lean-tos extending from each side. 

He stated the requested location was necessary to best utilize the available space on the 
property. Existing site constraints included the house, well, septic system, drainage areas, and 
steep slopes on portions of the property. Mr. Erickson explained that if the building remained at 
the full 30-foot setback, it would restrict access and maneuverability for trailers, hay unloading, 
and equipment movement. He noted that reducing the setback would improve traffic flow 
through the property and allow continued agricultural operations. 

STAFF 

Alisse Foster, Subdivision Planner, presented the staff report prepared by Annie Hughes. Staff 
noted the report included both a recommendation of denial and an alternative recommendation 
of approval with conditions. 

Staff stated the site contains slopes ranging from approximately 1% to 6%, drainage areas, and 
utility locations. Staff indicated there may be alternative building locations on the property that 
could meet setback requirements. 

Staff further explained that right-of-way setbacks are intended to preserve space for future road 
improvements, snow removal, and potential roadway expansion. Reducing the setback to 10 feet 
could limit the County’s future ability to widen the road. 

Staff also noted the hardship appeared to be related more to design preference and site layout 
rather than a strict physical limitation of the property. 

PUBLIC WORKS COMMENTS 

Kiel Burmester, Public Works Director, stated the roadway is a local, low-volume road with a 50-
foot right-of-way. He did not identify immediate traffic safety concerns with the proposed 
setback, but noted concerns regarding preserving space for potential future road widening or 
increased traffic demand. 

COUNCIL DISCUSSION 

Council discussed the size of the property, possible alternative building locations, and whether 
the applicant had demonstrated an undue hardship sufficient to justify the variance request. 
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May 20, 2026
Page 8 of 128



Page 3 of 10

BANNOCK COUNTY PLANNING & DEVELOPMENT  
COUNCIL DRAFT Meeting Minutes |April 15, 2026

Members noted that the burden of proof rests with the applicant to show no reasonable 
alternative exists. Several members expressed concern that other areas of the property may be 
suitable for construction, including pasture areas with only modest slope. 

Council also discussed the possibility of granting a lesser variance, such as allowing a 20-foot 
setback rather than the requested 10-foot setback. 

PRELIMINARY FINDING 

Council stated there appeared to be a reasonable alternative location for the structure based on 
the staff report, which identified adjoining pasture land with approximately 1% to 3% grade as a 
possible building site. 

Further deliberation and formal findings continued. 

PUBLIC TESTIMONY 

Public testimony in favor: 

Richard and Amanda Jepperson provided written comment in support of variance request. 

Public testimony neutral: 

None.  

Public testimony opposed:     

None. 

FINDINGS 

1. The applicant has shown there is a reasonable alternative. 

 This is based on: The Staff Report which states that a 1-3% grade on adjoining pasture 
that joins from the proposed building location could be an alternative. 

2. The variance is not in conflict with the public interest. 

 This is based on: With current traffic conditions on Sublette Road and no adjoining 
neighbors and no opposing public comments received. 

Bannock County Planning & Development Council
May 20, 2026
Page 9 of 128



Page 4 of 10

BANNOCK COUNTY PLANNING & DEVELOPMENT  
COUNCIL DRAFT Meeting Minutes |April 15, 2026

3. The variance will not adversely affect adjacent property.  

 This is based on: Current traffic conditions on Sublette Road, also there are no adjoining 
neighbors, and no opposing public comments received.  

4. If the variance is not granted, the applicant will not suffer undue hardship caused by the 
physical characteristics of the site. 

This is based on: The Staff Report which states the hardship appears to be self-imposed 
of design preference driven rather than a strict physical limitation. 

Dimick, having reviewed the application, staff report, and all testimony presented tonight as part 
of the record, and based on the criteria for a variance, and having found that those criteria for 
approval are not satisfied, I move to deny Colleen Erickson’s variance request, as described in the 
application and staff report. 

Madsen seconded the motion. 

A roll-call vote was taken: 

 Ward – Yes  
 Selleneit – No  
 Dimick – Yes  
 Madsen – Yes  

Motion carried by a 3 to 1 vote. 

5.  COMPREHENSIVE PLAN FUTURE LAND USE MAP AMENDMENT – ACTION ITEM: Robert 
Matthews proposes the re-designation of approximately 2.5 acres of land from Residential Rural 
to Industrial on the Future Land Use Map.  The subject property is located in Section 27 of 
Township 7 South, Range 36 East and is identified as parcel RPR4015023905. 

Robert Matthews, 1716 E. Terry Street, Pocatello, ID. The applicant spoke in support of the 
request and stated he had previously contacted adjacent property owners, including Jeffrey 
Greenwell and Clark Wanner, to discuss the proposal and potential concerns regarding noise, 
odor, and operations. 

The applicant stated that modern asphalt plant technology would reduce off-site impacts 
through the use of odor control systems, emission controls, and the use of natural gas or propane 
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rather than diesel fuel. He also stated the proposed plant would be a virgin-run facility with no 
recycled asphalt, which would reduce smoke and odor. 

When directed to focus on land use compatibility, the applicant stated the subject 2.5-acre parcel 
was formerly associated with the adjoining gravel pit/mine operation. He argued the parcel 
would be more appropriately zoned industrial rather than residential rural, noting that it is 
surrounded by industrial activity and adjacent mining uses. 

The applicant stated the parcel was not well suited for residential or low-density development 
due to its proximity to the gravel pit and surrounding industrial uses. 

COUNCIL QUESTIONS / PARCEL CLARIFICATION 

Council members questioned inconsistencies between maps and exhibits included in the 
application packet. Specifically, one exhibit depicted a triangular parcel while another showed a 
rectangular parcel. 

Staff clarified that the parcel number listed on the application was Parcel No. RPR4015023905, 
which was the parcel used for public notice and staff review. Staff further explained that another 
surveyed parcel referenced by the applicant had not yet been created through a recorded deed 
and therefore did not appear on County maps. 

Staff stated the unrecorded parcel was different from the parcel noticed for hearing and was not 
the same parcel legally before Council that evening. 

LEGAL / PROCEDURAL DISCUSSION 

Council and staff explained that because the application had been publicly noticed using Parcel 
No. RPR4015023905, only that parcel could be considered during the hearing. If the applicant 
intended to seek approval for a different parcel, a new application and public notice process 
would be required. 

The applicant expressed frustration and stated he had relied on survey information provided by 
the title company. He indicated he did not have authority or a contract for the alternate parcel 
and therefore could not proceed on that basis. 

WITHDRAWAL OF APPLICATION 

After discussion, the applicant formally requested to withdraw both the Future Land Use Map 
Amendment and Rezone applications. 

Bannock County Planning & Development Council
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Staff confirmed that both requests would need to be withdrawn because the rezone could not 
proceed without the corresponding land use map amendment. 

PUBLIC HEARING CLOSURE 

Chair acknowledged the withdrawal request and stated the applications had been withdrawn. 
Staff advised the applicant he could reapply in the future with correct parcel information. 

The Chair then closed the public hearing. 

ADDITIONAL PUBLIC COMMENT AFTER CLOSURE 

Following closure of the hearing, informal discussion occurred regarding roadway access, bridge 
capacity, truck traffic, safety concerns on nearby curves, winter driving conditions, and potential 
impacts of heavy truck traffic associated with aggregate or asphalt operations. Staff advised 
interested parties to contact the County for additional information regarding road jurisdiction 
and transportation concerns. 

6.  ZONING ORDINANCE MAP AMENDMENT/REZONE – ACTION ITEM: Robert Matthews 
proposes the re-designation of approximately 2.5 acres of land from Residential Rural to 
Industrial on the Zoning Map.  The subject property is located in Section 27 of Township 7 South, 
Range 36 East and is identified as parcel RPR4015023905.

Zoning Map Amendment/Rezone – Withdrawn 

BUSINESS ITEMS 

7.  SUBDIVISION PRELIMINARY PLAT – SHAW HOLLOW ESTATES – ACTION ITEM: Pursuant to 
Section 302 of the Bannock County Subdivision Ordinance, Shane Remer proposes to subdivide 
approximately 10.097 acres of land into two (2) buildable lots and one (1) open space lot.  The 
buildable lots would range between 1.485 and 1.492 acres in size. The subject property is parcel 
RPR4015006605 located off of N. Rapid Creek Road, a county-maintained road.  The development 
proposes individual well and septic systems. 

Jay Roche, 2860 N. Rapid Creek, Inkom, ID discussed concept plan, adjustments made, irrigation 
easements, H&H study (floodplain), and steep slopes.   
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FINDINGS 

1. The preliminary plat is in conformance with the Bannock County Planning and 
Development Council’s approved Concept Plan, all applicable provisions of the Bannock 
County Subdivision Ordinance, other County Codes and Ordinances, and Idaho Code.

The conditions from concept have all been met and will be in compliance with the subdivision 
ordinance after adding condition 3 from the Staff Report.                 

2. The street plan for the proposed subdivision will permit its development in accordance 
with the Bannock County Subdivision Ordinance. 

There are no new streets created.                

3. The street plan for the proposed subdivision will permit the development of adjoining 
land by providing access to that land by right of way dedicated to the County, or a 
developed street to the property boundary.  

No new streets were created. All lots will access from a single point off the county road.                

4. Lot lines and roads do relate to land shapes and existing development.  

Based on the characteristics of the site with the slopes and flood plain, the lots are laid out 
appropriately.             

Dimick, having reviewed the application, staff report, and all testimony presented tonight as part 
of the record, and based on the criteria for a Subdivision Preliminary Plat, and having found that 
those criteria for approval are satisfied, I move to approve the Preliminary Plat for Shaw Hollow 
Estates, as described in the application and staff report, with the following conditions: 

1. All subsequent plats shall state “Open Space, Block 1 Lot 3, is a separate lot and is 
restricted from further development but may be farmed, grazed, or timbered, per 
Bannock County Subdivision Ordinance 1997-4, §401.C.3.” 

2. Plat shall state “Stormwater drainage shall be retained on site, within each individual lot, 
per Bannock County Zoning Ordinance 1998-1, §495.” 

3. 30’ access easement shall be removed from lot 3. 
4. Lots that meet requirements of §404.B will need to be marked with an “R” on all 

subsequent plats.  

Chair Ward seconded the motion. 

Bannock County Planning & Development Council
May 20, 2026

Page 13 of 128



Page 8 of 10

BANNOCK COUNTY PLANNING & DEVELOPMENT  
COUNCIL DRAFT Meeting Minutes |April 15, 2026

A roll-call vote was conducted: 

 Ward – Yes  
 Selleneit – Yes  
 Dimick – Yes  
 Madsen – Yes  

Motion carried by a 4 to 0 vote. 

CLOSE PUBLIC HEARING 

Dimick made a motion to close the public hearing. 

Selleneit seconded the motion. 

All in favor; motion passed unanimously. 

8.  VARIANCE EXTENSION REQUEST:  Pursuant to Section 540 of the Bannock County Subdivision 
Ordinance, Ted Van Horn requests an extension approval for tax parcel RPRRSGP003202 for a 25’ 
right-of-way setback off of Utah Drive for the single-family dwelling. 

Ted Van Horn, 3670 Utah Drive, Inkom, ID.  Due to parents’ serious illnesses, he applied for a 
variance extension prior to expiration date.   

Hal Jensen, Planning Director, applicant needs to show some type of just cause or hardship.  Mr. 
Van Horn has been taking care of aging parents that have taken him away from the process of 
starting the house months ago.  Applied for residential dwelling permit.   

Alisse Foster, Subdivision Planner – 20’ setback off of Utah Drive and expiration date will be 
August 20, 2026.   

FINDINGS 

1. The proposal for extension was filed with the Planning and Development Council  
prior to the expiration date of the original variance. 

Dimick, having reviewed the application, staff report, and all testimony presented tonight as part 
of the record, and based on the criteria for a variance, and having found that those criteria for 
approval are satisfied, I move to approve Ted Van Horn’s variance extension request, as described 
in the application and staff report. 
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Madsen seconded the motion. 

A roll-call vote was conducted: 

 Ward – Yes  
 Selleneit – Yes  
 Dimick – Yes  
 Madsen – Yes  

Motion carried by a 4 to 0 vote. 

9.  SUBDIVISION EXTENSION REQUEST:  MARLEY ACRES DIVISION 1 – ACTION ITEM: Pursuant 
to Section 303 of the Bannock County Subdivision Ordinance, Matt Baker requests an extension 
approval for parcel RPR4265012108 for an eight (8) lot subdivision. 

Don Marley, Arimo, ID discussed there have been some problems and applied for extension to 
continue with plan.   

Council discussion with staff.   

FINDINGS 

1. The applicant has submitted 100 percent of the engineering plans or has made a showing 
of “good cause.” 

 The applicant has submitted a 100 percent of the engineering plans and showed good 
 cause due to sale of subdivision. 

Madsen, having reviewed the application, staff report, and all testimony presented tonight as 
part of the record, and based on the criteria for an extension of deadline submittal of final plat, 
and having found that those criteria for approval are satisfied, I move to approve the extension 
of Marley Acres Division 1, as described in the application and staff report. 

Dimick seconded the motion. 

A roll-call vote was conducted: 

 Ward – Yes  
 Selleneit – Yes  
 Dimick – Yes  
 Madsen – Yes  
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Motion carried by a 4 to 0 vote. 

10.  VARIANCE FROM §337 – BUILDING BULK AND PLACEMENT STANDARDS – ACTION ITEM:
Dustin Manwaring requests a variance for a side yard setback from 10’ to 5’ to build a shop.  The 
affected property is labeled as parcel RPRRGJA000500 and is currently addressed as 3241 
Limelight, Pocatello, ID 83201. The procedures and standards for evaluating a variance petition 
are found in §540 of the Bannock County Zoning Ordinance; approval or denial of this request 
shall be in accordance with standards prescribed therein.

Variance – Withdrawn

11.  ITEMS OF INTEREST: 

1. Update on recommendations to Commissioners – No updates 
2. Discussion of upcoming hearing items for May 20, 2026 

 Variance from the cottage dwelling restrictions 

 Subdivision Concept Plan for Nelson Meadows First Addition 
3. No Announcements 

12.  CITIZEN COMMENTS: 

None. 

13.  WORK SESSION: 

None. 

14.  MEETING ADJOURNED 

The public meeting was held in Conference Room 1, Office of Planning and Development Services, 
5500 S. 5th Avenue, Pocatello, ID 83204. 
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Subdivision Concept Plan:  

Nelson Meadows 1st Addition- 

Stewart Ward 
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STAFF REPORT 
CONCEPT PLAN – Nelson Meadows 1st Addition 
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CONCEPT PLAN– NELSON MEADOWS 1ST ADDITION 

PUBLIC HEARING: MAY 20, 2026 

STAFF REPORT 

 

FILE #:        SCP-26-2        

LOCATION: RPR4015018505, currently addressed as 44 E. Jackson Creek Road, Inkom, ID 

83245, RPRRNMS000200, currently addressed as 2596 Murdock Drive, 

Inkom, ID 83245, RPRRNMS000300, and RPRRNMS000400, currently 

unaddressed. 

 

APPLICANT:   OWNER: 

Dioptra                Domini and Nichole Ferrari   Joshua and Brandi Nelson  SCN Living Trust 

Stewart Ward                44 Jackson Creek Road           2596 Murdock Drive         2630 N. Inkom Rd 

4880 Clover Dell Rd     Inkom, ID 83245               Inkom, ID 83245                     Inkom, ID 83245 

Pocatello, ID 83202 

 

RECOMMENDATION: Staff recommends approval with the following conditions:  

 

1. Include the proposed stormwater detention/retention methods and measures, 
adequate for controlling post development stormwater runoff, on the preliminary plat. 

2. A Detailed Based Flood Elevation Study, completed by an Idaho licensed engineer, shall 
be provided at Preliminary Plat and depicted on the plat.  

3. All subsequent plats shall state” Open space shall not be used for open storage or for 
collection of refuse, junk or garbage.” 

4. All subsequent plats shall state “Lot 3 is a Separate Lot per Bannock County Subdivision 
Ordinance §401.3.b.  Lot is deed restricted against further development but it may be 
farmed, timbered, etc.” 

5. A 15’ public utility easement is required along the length of Jackson Creek Road, 
outside of the right-of-way, within lot 5.  

6. All subsequent plats shall state “At the time of the sale of Lot 3 or Lot 4, Block 1 legal 
access of no less than 60’ shall be created and granted to said lot(s).”  

7. If slopes in excess of 20% grade are over 25% of the lot(s), Subdivision Ordinance 
§404.B.1 shall be met and depicted on all subsequent plats.  

8. Provide written comment from City of Inkom in regard to the distance from the city 
sewer line to each lot and ability to connect to city sewer.  
 

Council may wish to add additional conditions as needed.  
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REQUEST & BACKGROUND: Stewart Ward proposes to subdivide approximately 22.02 acres 

of land into three (3) buildable lots and one (1) open space lot.  The buildable lots would range 

from 2.74 to 3.82 acres in size.  Individual wells and septic systems have been proposed. Three 

of the lots are being replated and are currently located within Nelson Meadows Subdivision. 

This subdivision is located ~ 0.24 miles from the City of Inkom boundary.   
  

CONCEPT PLAN PROPOSAL SUMMARY: 

TOTAL AREA: 22.02 +/- acres 

BUILDING LOTS: 3 residential 

DWELING UNIT DENTISY: 1 dwelling unit per 7.34 acres 

BUILDING LOT SIZE: Approximately 2.74 acres to 3.82 acres 

WATER & SEWER: Individual well and septic systems 

STORMWATER SYSTEM:  To be retained on individual lots. 

UTILITIES:  No new installation proposed.  Power exists on lot 2 and lot 5. 

FIRE PROTECTION: Jackson Creek Fire District; none proposed.  

ROADS/ACCESS: Jackson Creek Road, a county-maintained road and Murdock Drive, a private 

road.  

 

SITE CHARACTERISTICS AND ZONING: 

ZONE: Residential Rural (RR) 

PROPERTY SIZE: ~ 22.02 acres 

VIEWS: The property is visible from east, south, and west. 

IMPACT AREA: None 

FLOOD ZONE: A 

TERRAIN: Slopes, natural drainage 

EXISTING STRUCTURES: Dwellings with accessory structures on two proposed lots.  

 

SURROUNDING LAND USES AND ZONING 

NORTH: Bare ground; Residential Rural  

EAST: Residential and bare ground; Residential Rural  

SOUTH: Residential; Residential Rural  

WEST: Residential and bare ground; Residential Rural  

 

COMMUNITY IMPACT ANALYSIS: 

1. Total population at built out will be a total of 9.6.  (3 lots x3.2 persons per household.) 
2. Population five to 17 years of age will be 2.304.  (9.6 population x 24%) 
3. Water usage will be 1,000 gal per day per household, total project at build out will be 

1,200 gal. per day per lot.  
4. Sewage produced per unit will be 208 gallons a day and total for project will be 

approximately 2,500 gallon per day.  
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5. Tax generated for average size lot is estimated to be approximately $4,600 per lot 
assuming a dwelling and land value of $400,000. 

6. Cost to provide services is not known. 
 

APPLICABLE LAWS AND PLANS: 

1. Idaho Code §67-65, LOCAL LAND USE PLANNING ACT – SUBDIVISION ORDINANCE 
2. 2021 Bannock County Comprehensive Plan 
3. Bannock County Zoning Ordinance, 1998-1 

a. §320 RESIDENTIAL RURAL DISTRICT 
4. Bannock County Subdivision Ordinance, 1997-4, specifically: 

a. §302 CONCEPTUAL OR MASTER PLAN REVIEW 
 

CONCEPT PLAN REVIEW CRITERIA §302.E 

The concept plan for a subdivision may be approved only if the reviewing authority shall find 

that it satisfies the following criteria: 

1. The proposed tentative plan is in conformance with the Bannock County 
Comprehensive Plan; is in conformance with all applicable provisions of this 
Ordinance, other County Ordinances, and Idaho Code.  

 
Staff Findings 
Staff has identified the following applicable goals and policies (others may be identified 
by the Council): 
 
Goal 1.2: A balance of urban and rural amenities to attract families. 
Goal 2.2: Development that fosters economic growth while maintaining the rural 
character of the county.  

Strategy 2.2.4:  Allow rural developments to offer a mix of lot sizes to support 
people with diverse incomes, uses, and needs.  
Strategy 2.2.5: Continue to ensure that developments, rezones, and land uses 
align with the Future Land Use Map and its associated characteristics and 
descriptions as illustrated in Figure 7. 

Goal 3.3: A rural atmosphere with a variety of housing and commercial development 
opportunities.  

Strategy 3.3.1: Manage density requirements where growth opportunities exist 
while considering the desire for open space. 

Goal 4.4: Protected natural resources.  
Strategy 4.4.2: Continue responsible natural resource management.  
Strategy 4.4.3: Support responsible use and management of surface and ground 
water.   
 

Idaho Code:  
Developer will need to research Idaho Code to ensure all provisions have been met.   
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Bannock County Zoning Ordinance 

Compliant Standards and Staff Comments 

Yes No N/A Ordinance 
Section 

Staff Comments 

x   §326 Residential Rural allows a density of 
one dwelling to 2.5 acres.  A density of 
7.34 acres per dwelling has been 
proposed.    

 

Bannock County Subdivision Ordinance 

Compliant Standards and Staff Comments 

Yes No N/A Ordinance 
Section 

Staff Comments 

x   §401 Lot 3 is dedicated as a Separate Lot.  
The open space parcel must be no less than 
50% of the entire land being divided, 23.21 
existing acres / 50% required open space 
equals no less than 11.605 acre open space 
lot. Open space connects with other 
permanent open space and includes slopes 
over 35%.  

x   §402 Roads and driveways servicing more than 
two non-agricultural building must meet 
the Highway Standards and Roadway 
Development Procedures for Bannock 
County (HSRDP).  

x   §404.A Lot 2 and lot 5 have existing dwellings. 
Based on the topography of lot 4, it 
appears to have flat area for a building site.  
The District Health Department will review 
the lots before signing the plat.  

x   §404.B Based on condition 7, developer will need 
review slopes and to ensure these criteria 
are met.  

  x §404.G All lots in subdivisions of more than four 
lots shall access to an interior subdivision 
road or street. 

x   Staff Comments The proposed subdivision name “Nelson 
Meadows 1st Addition” has been reviewed.   
All though Nelson Meadows name has been 
used in the past, the same developer owns 
proposed lot 3 and lot 4, allowing the 
subdivision name to be used per Idaho 
Code.  
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2. The proposed roads and bridges will be designed and constructed according to the 
Section 402 of this Ordinance.  If a design deviation is requested, it shall equal or 
exceed those standards for its purpose. 
 

Bannock County Subdivision Ordinance 

Compliant Standards and Staff Comments 

Yes No N/A Ordinance 
Section 

Staff Comments 

x   §402.A Roads and driveways servicing more than 
two non-agricultural buildings must meet 
the meet minimum requirements of the 
Highway Standards and Roadway 
Development Procedures for Bannock 
County (HSRDP). 

x 
 

  Staff Comments No interior roads being proposed for this 
development. 
Lot 2, Block 1 will use an existing 50’ 
private road, Murdock Drive.  This road was 
designed and constructed during the 
original plat of Nelson Meadows.   
Lot 5 Block 1 will access from existing 
individual approaches via Jackson Creek 
Road, a county-maintained road.  
Lots 3 and 4 of Block 1 will access from 
individual approaches via Jackson Creek 
Road, a county-maintained road. These 
lots have contiguous ownership with Lot 12 
Block 1 of Moose Mountain Subdivision 
Phase 2. Legal easement will need to be 
established at the time of selling lots.  

  x §402.C Subdivisions of 20 or more lots, or those 
which adjoin an existing subdivision with a 
combination of 25 or more lots, shall 
provide two or more ingress/egress 
roadways. 

 

3. The proposed partitioning of land does not prohibit the extension of dedicated 
streets or roads. 
 
Staff Findings 
It does not appear there are any dedicated streets or roads that could be extended at 
this time. 
 

Bannock County Planning & Development Council
May 20, 2026

Page 23 of 128



STAFF REPORT 
CONCEPT PLAN – Nelson Meadows 1st Addition 

Page 6 of 8 
 

4. The proposed partitioning will not conflict with legally established easements or 
access within or adjacent to the proposed land partition.  
 
Staff Findings 
There is a 15’ Jackson Creek irrigation and maintenance easement and a 15’ Rapid Creek 
Irrigation Easement that are depicted on the proposed plat.    
Murdock Drive does not and could not be extended due to the placements of existing 
structures.   
The developer should research to find all existing easements and depict them on the 
plat, according to Bannock County Subdivision Ordinance §302.A.2.b. 
 

5. The blocks of lots are located and laid out to properly relate to adjoining or nearby 
lot or parcel lines, utilities, streets, or other existing or planned facilities.   
 
Staff Findings 
The proposed plat will not adjust the blocks of the original subdivision with one 
developed parcel being added to the subdivision.  The open space has been increased 
to account for the increase of acreage by adding the one lot to the subdivision. The 
proposed lots are located in close proximity to existing roads, subdivisions, and utilities.  
Lot 4 is clustered with Moose Mountain Subdivision Phase 2 developable parcels.   
DEQ has indicated that City of Inkom sewer may be located within 2, 000 feet of this 
development.  Ability to connect to city sewer may need further investigated by the 
developer. 
 

6. The proposed property is physically suitable for the type and proposed density of 
development and conforms to existing zone standards. 
 
Staff Findings 
The land is currently used as bare ground and residential.  The proposed buildable lots 
are sloped with relatively flat areas for building.  The land is adjacent to other 
residential uses and bare ground.  The parcel is located approximately 0.23 miles from 
the City of Inkom.  
Per Bannock County Zoning Ordinance §323, single-family dwellings, duplex, accessory 
uses which are customarily incidental to residential uses, livestock on one acre or more, 
noncommercial recreational facilities, commercial agricultural uses, and daycares with 
up to 6 children are permitted uses in this district.  
 

AGENCY COMMENTS: 

1. DEQ – Sent May 11, 2026 

PUBLIC COMMENTS: 

2. None received at the time of this report. 
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REPORT BY:     REPORTED DATE: May 13, 2026 

Alisse Foster, Subdivision Planner                     *Staff comments in this report are based solely upon 

alissef@bannockcounty.gov                  evidence available at the time of the report.  

                     Additional information may be brought to light at or 

                     before the hearing. 

EXHIBITS:  

1. Reference Maps 
2. Application and Concept Plan 
3. Predevelopment Review Comments 
4. Agency/Public Comments (if any) 
5. Referenced Ordinance and Plans-on file 

 

REFERENCE MAPS 

 
SITE MAP 
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ZONING MAP 

 
EXPLORER CONTOUR MAP 
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Bannock County, ID May 7, 2026

Record No:
SCP-26-2

Subdivision Concept
Plan Application

Status: Active

Submitted On:
3/25/2026

Primary Location

No location

Owner

No owner information

Applicant

Stewart Ward
208-237-7373
stewart@dioptrageomatics.com
4880 Clover Dell Rd

Pocatello, ID 83202

Owner/Developer Information

Are the Owner and Developer the same?

Owner Name*

Josh Nelson

Street Address*

2596 Murdock Dr

City*

Inkom

State*

ID

Zip Code*

83245

Email Address*

jrnelsonconstruction@gmail.com

Phone Number*

208-380-0064
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Site Information

Proposed Subdivision Name*

Nelson Meadows 1st Addition

Parcel Number(s)*

RPRRNMS000200, RPR4015018505,
RPRRNMS000300, RPRRNMS000400

Number of Lots *

4

Quarter

NW

Section

23

Township

7S

Range

36E

Subdivision Information

Current zoning*

Residential Rural

Proposed uses of the property*

Residential

Description of improvements proposed to be made
or installed, and the time such improvements are
proposed to be made or completed.*

No public improvements will be built. All
access, utilities and water/sewer are
already installed and will not change

Proposed and/or existing deed restrictions, if any,
including easements and rights-of-way.*

All existing and proposed easements and
rights-of-way are shown on the attached
concept plan.
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Statement describing proposed water supply,
sewage disposal, and drainage.*

All buildable lots will be served by
individual wells and septic systems.
These systems are already installed.

Proposed utilities and location/placement of
utilities.*

No new utilities will be installed

Proposed fire suppression and prevention
measures.*

No fire suppression is planned

Proposed road name(s)*

Current access is off Murdock Dr.

Will this be an Open Space designed subdivision?*

Yes

Will you be requesting any design deviations?*

No

Will this be a phased subdivision?*

No

Comments from Reviewing Agencies*

General comments were received from DEQ.

Subdivision Pre-development Meeting

Pre-development Meeting Date

03/04/2026

Comments from Pre-development Meeting

Steep slopes, Open Space location and calculations, 
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Engineer/Planner/Surveyor Information

Engineer/Planner/Surveyor Name

Stewart Ward

Email

stewart@dioptrallc.com

Phone Number

208-237-7373

Acknowledgement

I hereby acknowledge that I have read this
application and state that the information on this
application is correct to the best of my knowledge.
*

Electronic Signature [Typed Name of Applicant]*

Stewart Ward

Date of Signature*

03/25/2026
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From: Letson, Leon
To: Stewart Ward
Subject: Re: Proposed Nelson Meadows-1st Addition Subdivision
Date: Monday, February 2, 2026 11:01:05 AM
Attachments: image003.png

Hi Stewart,

No comments from Idaho Power on this one.

Thanks,

Leon Letson
FACILITY SITING COORDINATOR
Idaho Power | Economic & Community Development
Office 208-388-5224 | Cell 509-859-3723
idahopower.com

 

From: Stewart Ward <stewart@dioptrallc.com>
Sent: Friday, January 30, 2026 11:55 AM
To: Anita Hymas <anita@bannockcounty.us>; Jeremy Messick <jeremym@bannockcounty.us>; Kiel
Burmester <kielb@bannockcounty.us>; David Bollinger <david.bollinger@bia.gov>;
bnewman@blm.gov <bnewman@blm.gov>; Hannah Sanger <hsanger@pocatello.us>; Ken Keller
<kkeller@phd6.idaho.gov>; Adam Hill <ahill@sbtribes.com>; lkiffin@sbtribes.com
<lkiffin@sbtribes.com>; Gary Billman <gbillman@IDL.idaho.gov>; Idaho Department of Lands
<IDL_jurisdictional@idl.idaho.gov>; Pat Brown <pbrown@idl.idaho.gov>; Katy Bergholm
<Katy.Bergholm@deq.idaho.gov>; Pat Brown <pbrown@idl.idaho.gov>; Carolyn Weiler
<Carolyn.Weiler@deq.idaho.gov>; Allan Johnson <allan.johnson@deq.idaho.gov>; Becky Johnosn
<becky.johnson@idfg.idaho.gov>; James Cafalo <james.cefalo@idwr.idaho.gov>; Letson, Leon
<LLetson@idahopower.com>; Gary Peck <gpeck@idahopower.com>; Flo Ghighina
<Flo.Ghighina@itd.idaho.gov>; Corey Krantz <Corey.Krantz@itd.idaho.gov>; James Murphy
<james.murphy@intgas.com>; Phillip Colborn <phillip.colborn@intgas.com>; Cali Johnson
<portneufswcd@gmail.com>; Ryan Cook <ryan.cook@rockymountainpower.net>; Russell Christ
<Russell.Christ@sparklight.biz>; Kim Obele <kim.obele@usda.gov>; James Joyner
<james.m.joyner@usace.army.mil>; Nate Matlack <nate.matlack@usda.gov>; Michael Rieske
<michael.rieske@williams.com>; Brenda Marshall <brenda.marshall@williams.com>; Johnny Kertner
<johnny.ketner@tax.idaho.gov>; Devin Hillam <devin@bannockplanning.org>;
inkomcityoffices@gmail.com <inkomcityoffices@gmail.com>; Mayor Shaffer
<maxdshaffer@hotmail.com>; Inkom Land Use Board <inkomladams@cableone.net>; Gary Tucker
<gtucker@mvsd21.org>
Subject: [EXTERNAL] Proposed Nelson Meadows-1st Addition Subdivision
 
Agency Reviewer,
 
Please see the attached PDF regarding the proposed Nelson Meadows – 1st Addition
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DIOPTRA





Subdivision located at 2596 Murdock Dr., Inkom, ID 83245. This subdivision proposes 3
residential lots and 1 open space lot on 22.03 acres. The lots are proposed to be served by
individual wells and septic systems.
 
Please review and provide any comments by Friday, February 6, 2026. Any questions can be
directed to stewart@dioptrallc.com or 208-237-7373.
 

Stewart Ward, PLS
Office: 208-237-7373
4880 Clover Dell | Chubbuck, ID 83202
www.dioptrallc.com
Land Surveying | 3D Scanning | Land Planning | Aerial
Mapping

 
This communication (including attachments) contains private, confidential, privileged and/or proprietary
information intended solely for the Recipient(s) named above.  If you are not the intended Recipient, any use
dissemination, distribution or copying of the communication is strictly prohibited.  If received in error, we
apologize and ask that you please notify the sender by calling 208-237-7373 or via return e-mail, permanently
delete this communication from your computer and destroy any printed copies.

 
Out of Office – February 1-4, 2026 and February 15-18, 2026
 

IDAHO POWER LEGAL DISCLAIMER

This transmission may contain information that is privileged, confidential and/or exempt from
disclosure under applicable law. If you are not the intended recipient, you are hereby notified
that any disclosure, copying, distribution, or use of the information contained herein (including
any reliance thereon) is STRICTLY PROHIBITED. If you received this transmission in error,
please immediately contact the sender and destroy the material in its entirety, whether in
electronic or hard copy format. Thank you.
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444 Hospital Way #300 
Pocatello, ID 83201 • (208) 236-6160 

Brad Little, Governor 
Jess Byrne, Director 

  

February 11, 2026 

 

 

 

Stewart Ward, PLS 

Dioptra LLC 

4880 Clover Dell 

Chubbuck, ID 83202 

stewart@dioptrallc.com 
 
Subject: Subdivision Concept Plan – 4-Lot Nelson Meadows – 1st Addition  
 

Dear Mr. Ward:  

 

The Idaho Department of Environmental Quality (DEQ) has reviewed the subject document and 

would like to offer our general recommendations for land development projects (attached).  

 

If you have questions or comments, please contact me at (208) 236-6160 or via email at 

Allan.Johnson@deq.idaho.gov. 

 
Sincerely, 
 
 
Allan Johnson, P.E.  
 
Regional Engineering Manager 
DEQ Pocatello Regional Office 
 

EDMS# 2026AGD713 

 

Attachments: DEQ General Recommendations for Land Development Projects. 

 

c:  Katy Bergholm, Regional Administrator, DEQ Pocatello Regional Office 

 Hal Jensen, halj@bannockcounty.us, Planning Director, Bannock County Planning and 
Development 
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General Recommendations 

The following comments are generally applicable to land development projects or other land use activities 
with the potential to cause impacts to ground water, air quality or surface water. DEQ provides this guidance 
in lieu of more site-specific comments when information regarding the land use proposal is limited.  

Engineering  

DEQ recommends consolidation of drinking water and/or wastewater services wherever feasible especially in 

areas where ground water used for public drinking water supplies is potentially impacted. DEQ considers the 

following alternatives generally more protective of ground water resources than using individual well and 

septic systems for each lot, and we recommend that the county require the developer to investigate the 

following options:  

• Provide either a centralized, community drinking water or centralized community wastewater 
system or both, or  

• Connect each lot to an existing community drinking water system or to an existing community 
wastewater system or both. 

In accordance with Idaho Code 39-118, construction plans & specifications prepared by a professional 

engineer are required for DEQ review and approval prior to construction if the proposed development is to 

be served by either a community drinking water or sewer system. DEQ requires that a water system serving 

10 or more connections is constructed and operated in compliance with IDAPA 58.01.08, “Idaho Rules for 

Public Drinking Water Systems.” 

Air Quality 

New emission sources are generally required to follow applicable regulations for permitting or exempting 

new sources. These are outlined in the Rules for the control of Air Pollution in Idaho.  

Of particular concern is IDAPA 58.01.01.200-228 which establishes uniform procedures and requirements for 

the issuance of “Permits to Construct”. 

Sections 58.01.01.220-223 specifically may be used by owners or operators to exempt certain sources from 

the requirements to obtain a permit to construct.  

Land development projects are generally required to follow applicable regulations outlined in the Rules for 

the control of Air Pollution in Idaho. Of particular concern is IDAPA 58.01.01.650 and 651 Rules for Control of 

Fugitive Dust.  

Section 650 states, “The purpose of sections 650 through 651 is to require that all reasonable precautions be 

taken to prevent the generation of fugitive dust.”  

Section 651 states “All reasonable precautions shall be taken to prevent particulate matter from becoming 

airborne. In determining what is reasonable, consideration will be given to factors such as the proximity of 

dust emitting operations to human habitations and/or activities and atmospheric conditions which might 

affect the movement of particulate matter. Some of the reasonable precautions may include, but are not 

limited to, the following: 

01. Use of Water or Chemicals. Use, where practical, of water or chemicals for control of dust in the 

demolition of existing building or structures, construction operations, the grading of roads, or the 

clearing of land.  
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02. Application of Dust Suppressants. Application, where practical of asphalt, oil, water, or suitable 

chemicals to, or covering of dirt roads, materials stockpiles, and other surfaces which can create 

dust. 

03. Use of Control Equipment. Installation and use, where practical, of hoods, fans and fabric filters 

or equivalent systems to enclose and vent the handling of dusty materials. Adequate containment 

methods should be employed during sandblasting or other operations. 

04. Covering of Trucks. Covering, when practical, open bodied trucks transporting materials likely to 

give rise to airborne dusts. 

05. Paving. Paving of roadways and their maintenance in a clean condition, where practical. 

06. Removal of Materials. Prompt removal of earth or other stored materials from streets, where 

practical.” 

 

Surface Water Quality 

Land disturbance activities associated with development (i.e. - road building, stream crossings, land clearing) 

have the potential to impact water quality and riparian habitat. 

If this project will ultimately disturb one or more acres and there is a possibility of discharging stormwater or 

site dewatering water to Surface Waters of the United States, the operator may need to submit a Notice of 

Intent (NOI) for coverage under the Idaho Pollutant Discharge Elimination System (IPDES) 2022 Construction 

General Permit (CGP). NOIs can be submitted via the IPDES E-Permitting System 

(https://www2.deq.idaho.gov/water/IPDES/). The 2022 IPDES CGP requires a Storm Water Pollution 

Prevention Plan (SWPPP), implementation of Best Management Practices (BMPs) to reduce the sediment and 

other pollutants discharged and requires regular site inspections by persons trained and knowledgeable 

about erosion, sediment control, and pollution prevention. 

Site contractors should remove equipment and machinery from the vicinity of the waterway to an upland 

location prior to any refueling, repair, or maintenance. After construction is completed, disturbed riparian 

areas should be re-vegetated. 

Waste Management - Hazardous Material - Petroleum Storage 

With the increasing population in southeast Idaho, to ensure sufficient solid waste capacity and service 

availability. It is recommended that subdivision developers be instructed to contact the appropriate solid 

waste collection provider and landfill for solid waste disposal coordination.   

Accidental surface spills of hazardous material products and petroleum hydrocarbon products (i.e., fuel, oil, 

and other chemicals) are most associated with the transportation and delivery to work sites or facilities. The 

following Idaho, storage, release, reporting and corrective action regulations may be applicable: 

• Hazardous and Deleterious Material Storage IDAPA 58.01.02.800  

• Hazardous Material Spills, IDAPA 58.01.02.850  

• Rules and Standards for Hazardous Waste IDAPA 58.01.05  

• Petroleum Release Reporting, Investigation and Confirmation IDAPA 58.01.02 .851  

• Petroleum Release Response and Corrective Action IDAPA 58.01.02.852  
 

Please note, The Idaho Release, Reporting and Corrective Action Regulations, IDAPA 58.01.02.851; require 

notification within 24 hours of any spill of petroleum product greater than 25 gallons and notification for the 
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release of lesser amounts if they cannot be cleaned up within twenty-four (24) hours. The cleanup 

requirements for petroleum are also contained in these regulations. 

For reporting requirements of hazardous substances please see Idaho Statute Title 39 Chapter 7, Hazardous 

Substance Emergency Response Act including section 39-7108 Notification of Release is Required. 
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EXHIBIT 3 

Agency Comments 
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444 Hospital Way #300 
Pocatello, ID 83201 • (208) 236-6160 

Brad Little, Governor 
Jess Byrne, Director 

  

 

May 8, 2026 

 
 
 
Mr. Hal Jensen, Planning Director 
Bannock County Office of Planning & Development Services 
5500 S. 5th Ave 
Pocatello, ID 83204 
development@bannockcounty.gov 
 
Subject: Subdivision Concept Plan – 3-Lot Nelson Meadows First Addition – Ward 

Dear Mr. Jensen: 

The Idaho Department of Environmental Quality (DEQ) has reviewed the subject document 
and would like to offer the following comments. 
 
The information provided to DEQ indicates that the lots will use individual wells and septic 
systems for drinking water and wastewater disposal. 
 
The distance from the proposed development to the nearest sewer line is unclear, 
however, it appears that the subdivision is within 2,000 feet of Inkom city limits, which 
indicates that this development may be within 2,000 feet of a sewer line. The current DEQ 
and Health District policies regarding the reasonable accessibility of sewer services is to 
deny septic permits for lots within multiple lot developments when the development is 
within 2,000 feet of a sewer line and the owner of the sewer line agrees to provide service. 
 
The distance from the nearest sewer line to this development must be determined. If a 
sewer line exists within 2,000 feet from the development, a determination from the City of 
Inkom regarding providing sewer service for the project, commonly referred to as a “will-
serve” letter, must be provided to Southeast Idaho Public Health to determine if septic 
permits can be issued for lots within the development. 
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Our general recommendations for land development projects are also attached. 
 
If you have questions or comments, please contact me at (208) 236-6160 or via email at 
Allan.Johnson@deq.idaho.gov. 
 
Sincerely, 

 
 

Allan Johnson, P.E.  
Regional Engineering Manager 
DEQ Pocatello Regional Office 
 

EDMS# 2026AGD2597 
 
Attachments: DEQ General Recommendations for Land Development Projects. 
 
C: Katy Bergholm, Regional Administrator, DEQ Pocatello Regional Office 
 Ken Keller, Environmental Health Director, Southeast Idaho Public Health 
 Kathleen Price, Onsite Coordinator, Southeast Idaho Public Health 
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General Recommendations 

The following comments are generally applicable to land development projects or other land use activities 
with the potential to cause impacts to ground water, air quality or surface water. DEQ provides this guidance 
in lieu of more site-specific comments when information regarding the land use proposal is limited.  

Engineering  

DEQ recommends consolidation of drinking water and/or wastewater services wherever feasible especially in 

areas where ground water used for public drinking water supplies is potentially impacted. DEQ considers the 

following alternatives generally more protective of ground water resources than using individual well and 

septic systems for each lot, and we recommend that the county require the developer to investigate the 

following options:  

• Provide either a centralized, community drinking water or centralized community wastewater 
system or both, or  

• Connect each lot to an existing community drinking water system or to an existing community 
wastewater system or both. 

In accordance with Idaho Code 39-118, construction plans & specifications prepared by a professional 

engineer are required for DEQ review and approval prior to construction if the proposed development is to 

be served by either a community drinking water or sewer system. DEQ requires that a water system serving 

10 or more connections is constructed and operated in compliance with IDAPA 58.01.08, “Idaho Rules for 

Public Drinking Water Systems.” 

Air Quality 

New emission sources are generally required to follow applicable regulations for permitting or exempting 

new sources. These are outlined in the Rules for the control of Air Pollution in Idaho.  

Of particular concern is IDAPA 58.01.01.200-228 which establishes uniform procedures and requirements for 

the issuance of “Permits to Construct”. 

Sections 58.01.01.220-223 specifically may be used by owners or operators to exempt certain sources from 

the requirements to obtain a permit to construct.  

Land development projects are generally required to follow applicable regulations outlined in the Rules for 

the control of Air Pollution in Idaho. Of particular concern is IDAPA 58.01.01.650 and 651 Rules for Control of 

Fugitive Dust.  

Section 650 states, “The purpose of sections 650 through 651 is to require that all reasonable precautions be 

taken to prevent the generation of fugitive dust.”  

Section 651 states “All reasonable precautions shall be taken to prevent particulate matter from becoming 

airborne. In determining what is reasonable, consideration will be given to factors such as the proximity of 

dust emitting operations to human habitations and/or activities and atmospheric conditions which might 

affect the movement of particulate matter. Some of the reasonable precautions may include, but are not 

limited to, the following: 

01. Use of Water or Chemicals. Use, where practical, of water or chemicals for control of dust in the 

demolition of existing building or structures, construction operations, the grading of roads, or the 

clearing of land.  
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02. Application of Dust Suppressants. Application, where practical of asphalt, oil, water, or suitable 

chemicals to, or covering of dirt roads, materials stockpiles, and other surfaces which can create 

dust. 

03. Use of Control Equipment. Installation and use, where practical, of hoods, fans and fabric filters 

or equivalent systems to enclose and vent the handling of dusty materials. Adequate containment 

methods should be employed during sandblasting or other operations. 

04. Covering of Trucks. Covering, when practical, open bodied trucks transporting materials likely to 

give rise to airborne dusts. 

05. Paving. Paving of roadways and their maintenance in a clean condition, where practical. 

06. Removal of Materials. Prompt removal of earth or other stored materials from streets, where 

practical.” 

 

Surface Water Quality 

Land disturbance activities associated with development (i.e. - road building, stream crossings, land clearing) 

have the potential to impact water quality and riparian habitat. 

If this project will ultimately disturb one or more acres and there is a possibility of discharging stormwater or 

site dewatering water to Surface Waters of the United States, the operator may need to submit a Notice of 

Intent (NOI) for coverage under the Idaho Pollutant Discharge Elimination System (IPDES) 2022 Construction 

General Permit (CGP). NOIs can be submitted via the IPDES E-Permitting System 

(https://www2.deq.idaho.gov/water/IPDES/). The 2022 IPDES CGP requires a Storm Water Pollution 

Prevention Plan (SWPPP), implementation of Best Management Practices (BMPs) to reduce the sediment and 

other pollutants discharged and requires regular site inspections by persons trained and knowledgeable 

about erosion, sediment control, and pollution prevention. 

Site contractors should remove equipment and machinery from the vicinity of the waterway to an upland 

location prior to any refueling, repair, or maintenance. After construction is completed, disturbed riparian 

areas should be re-vegetated. 

Waste Management - Hazardous Material - Petroleum Storage 

With the increasing population in southeast Idaho, to ensure sufficient solid waste capacity and service 

availability. It is recommended that subdivision developers be instructed to contact the appropriate solid 

waste collection provider and landfill for solid waste disposal coordination.   

Accidental surface spills of hazardous material products and petroleum hydrocarbon products (i.e., fuel, oil, 

and other chemicals) are most commonly associated with the transportation and delivery to work sites or 

facilities. The following Idaho, storage, release, reporting and corrective action regulations may be applicable: 

• Hazardous and Deleterious Material Storage IDAPA 58.01.02.800  

• Hazardous Material Spills, IDAPA 58.01.02.850  

• Rules and Standards for Hazardous Waste IDAPA 58.01.05  

• Petroleum Release Reporting, Investigation and Confirmation IDAPA 58.01.02 .851  

• Petroleum Release Response and Corrective Action IDAPA 58.01.02.852  
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Please note, The Idaho Release, Reporting and Corrective Action Regulations, IDAPA 58.01.02.851; require 

notification within 24 hours of any spill of petroleum product greater than 25 gallons and notification for the 

release of lesser amounts if they cannot be cleaned up within twenty-four (24) hours. The cleanup 

requirements for petroleum are also contained in these regulations. 

For reporting requirements of hazardous substances please see Idaho Statute Title 39 Chapter 7, Hazardous 

Substance Emergency Response Act including section 39-7108 Notification of Release is Required. 
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BANNOCK COUNTY PLANNING & DEVELOPMENT COUNCIL 
FINDINGS AND ORDER: PERMIT SCP-26-2 

Page 1 

 

 

 

 

BANNOCK COUNTY PLANNING & DEVELOPMENT COUNCIL 
FINDINGS AND ORDER 

 

CONCEPT PLAN – NELSON MEADOWS 1ST ADDITION 
PUBLIC HEARING: MAY 20, 2026 

 
FILE #:   SCP-26-2        
LOCATION: RPR4015018505, currently addressed as 44 E. Jackson Creek Road, Inkom, ID 83245, 

RPRRNMS000200, currently addressed as 2596 Murdock Drive, Inkom, ID 83245, 
RPRRNMS000300, and RPRRNMS000400, currently unaddressed. 

 
APPLICANT:     OWNER: 
Dioptra      Domini and Nichole Ferrari  Joshua and Brandi Nelson SCN Living Trust 
Stewart Ward     44 Jackson Creek Road   2596 Murdock Drive   2630 N. Inkom Rd 
4880 Clover Dell Road  Inkom, ID 83245     Inkom, ID 83245    Inkom, ID 83245 
Pocatello, ID 83202 
 
REQUEST & BACKGROUND:  Stewart Ward proposes to subdivide approximately 22.02 acres of land into 
three (3) buildable lots and one (1) open space lot.  The buildable lots would range from 2.74 to 3.82 acres in 
size.  Individual wells and septic systems have been proposed.  This subdivision is located ~ 0.24 miles from the 
City of Inkom boundary.   

FINDINGS: 
 

JUSTIFICATION FOR THE DECISION/CRITERIA, STANDARDS AND FACTS RELIED UPON 
 

SITE CHARACTERISTICS AND ZONING: 
ZONE: Residential Rural (RR) 
PROPERTY SIZE: ~ 22.02 acres 
VIEWS: The property is visible from east, south, and west. 
IMPACT AREA: None 
FLOOD ZONE: A 
TERRAIN: Slopes, natural drainage 
EXISTING STRUCTURES: Dwellings with accessory structures on two proposed lots.  
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NOTICE AND TESTIMONY REQUIREMENTS: 
Notice of the public hearing was completed according to statutory requirements. Public comment was taken 
according to statutory requirements.  
 
REQUIRED FINDINGS FOR CONCEPT PLAN – REVIEW CRITERIA, §302.E  

1. The proposed tentative plan [is] [is not] in conformance with the Bannock County Comprehensive 
Plan; [is] [is not] in conformance with applicable provisions of this Ordinance, other County 
Ordinances, and Idaho Code.  

_________________________________________________________________________________________               
_________________________________________________________________________________________
_________________________________________________________________________________________ 

2. The proposed roads and bridges [are] [are not] designed and constructed according to Section 402 of 
the Subdivision Ordinance. A design deviation [was] [was not] requested and [was] [ was not] 
granted to equal or exceed these standards for its purpose.  

_________________________________________________________________________________________
_________________________________________________________________________________________
_________________________________________________________________________________________ 

 REQUIRED FINDINGS FOR DESIGN DEVIATION/VARIANCE: 
i. That literal interpretation and enforcement of the regulation [would] [would not] result in 

practical difficulty or unnecessary physical hardship inconsistent with the objectives of these 
standards. 
__________________________________________________________________________________
__________________________________________________________________________________
__________________________________________________________________________________ 

 
ii. That there [are] [are not] extraordinary site characteristics applicable to the property involved or 

to the intended use of the property, which does not generally apply to other properties. 
__________________________________________________________________________________
__________________________________________________________________________________
__________________________________________________________________________________ 

 
iii. That literal interpretation and enforcement of the regulation [would] [would not] deprive the 

applicant of privileges enjoyed by the owners of other properties.  
__________________________________________________________________________________
__________________________________________________________________________________
__________________________________________________________________________________ 
 

iv. That the granting of the variance [will] [will not] constitute a grant of special privilege inconsistent 
with the limitations on other properties. 
__________________________________________________________________________________
__________________________________________________________________________________
__________________________________________________________________________________ 
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v. That the granting of the variance [will] [will not] be detrimental to the public health, safety, or 
welfare or be materially injurious to properties or improvements in the vicinity. 
__________________________________________________________________________________
__________________________________________________________________________________
__________________________________________________________________________________ 

 

3. The proposed partitioning of land [does] [does not] prohibit the extension of dedicated streets or 
roads. 

_________________________________________________________________________________________
_________________________________________________________________________________________
_________________________________________________________________________________________ 

4. The proposed partitioning [will] [will not] conflict with legally established easements or access within 
or adjacent to the proposed land partition.  

_________________________________________________________________________________________
_________________________________________________________________________________________
_________________________________________________________________________________________ 

 
5. The blocks of lots [are] [are not] located and laid out to properly relate to adjoining or nearby lot or 

parcel lines, utilities, streets, or other existing or planned facilities. 
_________________________________________________________________________________________
_________________________________________________________________________________________
_________________________________________________________________________________________ 
 
6. The proposed property [is] [is not] physically suitable for the type and proposed density of 

development and [does] [does not] conform to existing zone standards. 
_________________________________________________________________________________________
_________________________________________________________________________________________
_________________________________________________________________________________________ 
 
(If adding approval conditions) with the following conditions of approval,  

 _________________________________________________________________________________________
_________________________________________________________________________________________
_________________________________________________________________________________________ 
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ORDER: CONCLUSION AND DECISION 

The Planning and Development Council, pursuant to the aforementioned, finds that the request for Nelson 
Meadows 1st Addition Concept Plan, as described in the application, shall be [approved] [denied] [tabled]. 

Motion by ________________________, seconded by ________________________to adopt the foregoing 
Findings and Order. 

 

ROLL CALL: 

Councilperson Dimick Voted [Yes] [No]  [Absent/Recused] 
Councilperson Madsen 
Councilperson Selleneit 

Voted [Yes] [No]  [Absent/Recused] 
Voted [Yes] [No]  [Absent/Recused] 

Councilperson Ulrich Voted [Yes] [No]  [Absent/Recused] 
Councilperson Ward Voted [Yes] [No]  [Absent/Recused] 

 

Motion carried by a _______ to _____ vote. 

Dated this ______________ day of ___________________, 2026. 

 
             __________________________________________________ 
             Signed by (Chairperson) (Vice Chair) 
 

ACKNOWLEDGEMENT CERTIFICATE 
State of Idaho) 
S.S. 
County of Bannock) 
 
On this _____ day of _______________, in the year of 2026, before me ____________________________, a 
notary public, personally appeared ______________________________, personally known to me to be the 
person  whose name  is subscribed to the within instrument, and acknowledged to me that (she) (he) 
executed the same. 
 
S             ______________________________________________ 
E             Notary Public 
A              My Commission Expires on _____________ 20____ 
L      
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EXAMPLE MOTION 
 
APPROVAL (WITH CONDITIONS): 
 
Having reviewed the application, staff report, and all testimony presented tonight as part of 
the record, and based on the criteria for a Subdivision Concept Plan, and having found that 
those criteria for approval are satisfied, I move to approve the Concept Plan for Nelson 
Meadows 1st Addition, as described in the application and staff report, with the following 
conditions: 
 

1. …. 
2. …. 

 
APPROVAL (NO CONDITIONS): 
 
Having reviewed the application, staff report, and all testimony presented tonight as part of 
the record, and based on the criteria for a Subdivision Concept Plan, and having found that 
those criteria for approval are satisfied, I move to approve the Concept Plan for Nelson 
Meadows 1st Addition, as described in the application and staff report. 
 
DENIAL: 
 
Having reviewed the application, staff report, and all testimony presented tonight as part of 
the record, and based on the criteria for a Subdivision Concept Plan, and having found that 
those criteria for approval are not satisfied, I move to deny the Concept Plan for Nelson 
Meadows 1st Addition, as described in the application and staff report. 
 
I find that the petition fails to comply with… (cite specific standards which are not met and 
why). 
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AGENDA ITEM NO. 5 

Subdivision Preliminary Plat:  

Westfield Estates Division 7 – 

David Assan 
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STAFF REPORT 
PRELIMINARY PLAT – Westfield Estates Division 7 

Page 1 of 8 

 

PRELIMINARY PLAT– WESTFIELD ESTATES DIVISION 7 

MEETING DATE: MAY 20, 2026 

STAFF REPORT 

 

FILE #: SPP-26-3        

LOCATION:    RPR3853006606, currently unaddressed. 

 

APPLICANT: OWNER:                                                    
Sunrise Engineering Rio Vista Land LLC          
David Assan  
600 E. Oak Street 
Pocatello, ID 83201 

158 S. Main Street         
Pocatello, ID 83204                      

  
RECOMMENDATION: Staff recommends approval with the following conditions:  

 

1. CC&R’s shall reflect Westfield Estates Division 7 name.  
2. Roadside drainage swales to be built by the developer during final plat. 
3. Development Agreement instrument number to be referenced on final plat.  
4. County variance instrument number 22127540 to be referenced on final plat.  
5. 60’ strip on the west side of the subdivision to be labeled as right-of-way on all 

subsequent plats.  
6. Irrigation line, within right-of-way of Rio Vista Road and Brighton Lane, shall have a 10’ 

easement created.  Said irrigation lines are be dedicated and maintained by the HOA.    
No utilities other than the city water and city sewer shall be installed within the right-
of-way.  Plat shall state, “County or city shall not be responsible for irrigation lines or 
damage to right-of-way due to irrigation lines and shall be the HOAs responsibility.”  

7. Note 7 shall state “Public Utility easements along Brighton Lane is 21’ wide and is for 
public utilities, drainage swales, and roadway slopes unless otherwise noted. “ 

8. Plat shall state “A landscaping easement exists within the public utility easement 
described in note 7, covering the area between the road surface and the adjacent 
sidewalk similar to that of Westfield States Division 5.  This area will be maintained by 
the Homeowner’s Association per the recorded declaration of covenants, conditions 
and restrictions identified on sheet 2 of 2 of this plat.”  

9. Plat shall state “Temporary turn around easement, instrument number 22216397, has 
been vacated.”  
 

Council may wish to add addition conditions as needed.  
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REQUEST & BACKGROUND: David Assan proposes to subdivide approximately 6.78 acres of 

land into 12 lots.  The development proposes City of Chubbuck water and sewer.  The buildable 

lots would range between 0.42 acres and 0.60 acres in size.  This subdivision is located ~0.53 

miles from the City of Chubbuck boundary. 

 

PRELIMINARY PLAT PROPOSAL SUMMARY: 

TOTAL AREA: 6.78 +/- acres 

BUILDING LOTS: 12 residential 

DWELING UNIT DENTISY: 1 dwelling unit per 0.565 acres 

BUILDING LOT SIZE: Approximately 0.42 acres to 0.60 acres 

WATER & SEWER: City of Chubbuck 

STORMWATER SYSTEM:  Roadside swales. 

UTILITIES:  Gas, power, cable TV, etc. to be provided.  Pressurized irrigation will also be 

provided by the HOA. 

FIRE PROTECTION: North Bannock fire district; Fire hydrants will be placed every 500 feet.  

ROADS/ACCESS: Devonshire Drive, a county-maintained road and Brighton Lane, a private 

road. 

 

SITE CHARACTERISTICS AND ZONING: 

ZONE: Residential Suburban (RS) 

PROPERTY SIZE: ~6.78 acres  

VIEWS: The property is visible from all directions. 

IMPACT AREA: City of Chubbuck 

FLOOD ZONE: X, minimal 

TERRAIN: Relatively flat 

EXISTING STRUCTURES: None 

 

SURROUNDING LAND USES AND ZONING: 

NORTH: Residential and bare ground; Residential Suburban  

EAST: Residential; Residential Suburban  

SOUTH: Residential; Residential Suburban  

WEST: Residential and bare ground; Residential Suburban  

 

APPLICABLE LAWS AND PLANS: 

1. Idaho Code §67-65, LOCAL LAND USE PLANNING ACT – SUBDIVISION ORDINANCE 
2. 2040 Bannock County Comprehensive Plan 
3. Bannock County Zoning Ordinance, 1998-1 

a. §330 RESIDENTIAL SUBURBAN DISTRICT 
4. Bannock County Subdivision Ordinance, 1997-4, specifically: 

a. §303 PRELIMINARY PLAT REVIEW 
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b. §400 DESIGN STANDARDS 
 

REVIEW §303.B. 

The Council will review the Preliminary Plat as a business item, considering the plat for: 

1. Conformance to concept approval. Preliminary Plats which: 
a. Alter water sources or delivery systems, or other utilities including sewage 

treatment, as approved in concept; 
b. Increases the total number of lots by 10 percent or more, or 
c. Change access points to existing collector or arterial roads or streets by a 

distance greater than 50’ and not recommended by Staff or Council during 
concept approval, shall require a new concept review and a new review fee 
as established by the Board. 

Staff Findings 
There was no change in delivery systems or utilities, and the number of lots have not 
increased from concept approval.  
 

2. Utility easements and facilities 
Staff Findings   
Public utility easements are shown on the preliminary plat submittal as 21 feet, outside 
of the Brighton Lane right-of-way. A 10 foot public utility easement is show outside of 
the Rio Vista Road right-of-way.     
There is a temporary easement platted in Westfield Estates Division 4, instrument 
number 22216397.  The vehicle turnaround will be vacated once this plat is recorded. 
The public utility easement will not be vacated.  
Common-owned facilities have been addressed in the CC&Rs article 5. 
 

3. Open space if required in concept approval: amount of land, location, use, 
ownership and management plan. 

Bannock County Zoning Ordinance 

Compliant Standards and Staff Comments 

Yes No N/A Ordinance 
Section 

Staff Comments 

  x §336 Parcel is located outside the important 
wildlife habitat and below 5000 feet 
elevation. Subdivision has been designed 
as a Conventional Subdivision.   

 

4. Homeowners’ Association Codes, Covenants and Restrictions which carry out 
conditions imposed by the Council or the goals of the Ordinance and 
Comprehensive Plan. After approval by Council, County Legal staff will also review 
prior to recording of plat and codes.  
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Conditions Imposed by Council 

Compliant Standards and Staff Comments 

Yes No N/A Ordinance 
Section 

Staff Comments 

x    Concept condition #9 is addressed in 
section 5.2 of the cc&r’s. 
CC&Rs reflect the name, Westfield Estates 
Division 1.  Council may consider requiring 
the CC&Rs to reflect the subdivision name 
Westfield Estates Division 6. 

 

Bannock County Subdivision Ordinance 

Compliant Standards and Staff Comments 

Yes No N/A Ordinance 
Section 

Staff Comments 

  x §303.B.3 No open space has been proposed.  

x   §303.B.7 CC&R’s state the common area shall be 
maintained by the HOA in section 5.2, 6.1, 
and  14.3, of the CC&R’s.  

 

5. Street names. A street name must not duplicate an existing street name in the 
County or its cities; it must not be derogatory to any person or group. 
Staff Findings 
Road names within this development have been reviewed for replication and none were 
found.  Brighton Lane is an extension of existing road created within Westfield Estates 
Division 4.  Council should consider requiring the road name be changed to Brighton 
Lane.      
 

6. Water Users Association organization and function. 
Staff Findings 
This development proposes connecting to City of Chubbuck municipal water and no 
Water Users Association has been proposed.  
    

7. A Maintenance and Operation Plan for all commonly-owned improvements. 

Bannock County Subdivision Ordinance 

Compliant Standards and Staff Comments 

Yes No N/A Ordinance 
Section 

Staff Comments 

  x §303.B.3 No open space has been proposed.  

x   §303.B.7 CC&R’s state the landscaping easement 
shall be maintained by the HOA in section 
5.2, 6.1, and 14.3, of the CC&R’s.  
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CRITERIA OF APPROVAL §303.C.  

The Preliminary Plat may be approved only if the reviewing authority finds that it satisfies the 

following criteria: 

 

1. The Preliminary Plat is in conformance with the Bannock County Planning and 
Development Council’s approved Concept Plan, all applicable provisions of this 
Ordinance, other County Codes and Ordinances, and Idaho Code. 

a. Conformance with the Council’s approved concept plan 
Council should review if all conditions have been met.   
 

b. Compliance with the Bannock County Subdivision Ordinance, other County 
Codes and Ordinances, and Idaho Code.  

Bannock County Zoning Ordinance 

Compliant Standards and Staff Comments 

Yes No N/A Ordinance 
Section 

Staff Comments 

x   §336.B The proposed density of this 
subdivision will be 1 dwelling unit per 
0.565 acres.  Development has 
proposed connectivity to city sewer 
and water.  

  x §337 Developable lots have been created to 
meet setback requirements per variance, 
instrument number 22127540. 

  

Bannock County Subdivision Ordinance 

Compliant Standards and Staff Comments 

Yes No N/A Ordinance 
Section 

Staff Comments 

  x §404.B. There are no water problems or steep 
slopes within this parcel.   

x   §404.G All lots front the interior subdivision road. 
Access is restricted from Rio Vista Road, 
per note 10.     

  x §409 There are not natural resources within the 
parcel.  

x   §410 Drainage plan provided indicates the 
calculations of stormwater retention on 
each lot within the swells.  
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Idaho Code 

Compliant Standards and Staff Comments 

Yes No N/A Code Section Staff Comments 

x   §50-13 Developer will need to research Idaho 
Code to ensure all provisions have been 
met.   

x   §50-1307 Westfield Estates Division 7 has been 
reviewed with no duplication found. This 
phase is being platted by the same parties 
as previous phases.  

 
2. The street plan for the proposed subdivision will permit its development in 

accordance with this code.  
The subdivision has proposed to connect to city sewer, water, and propose roads to be 
construction to city standards.  Per Highway Standards and Roadway Development 
Procedures for Bannock County section 2100, Road and Bridge may apply the 
standards and specifications of the city at Road and Bridge’s discretion.   
  

3. The street plan for the proposed subdivision will permit the development of 
adjoining land by providing access to that land by right of way dedicated to the 
County, or a developed street to the property boundary. 
Proposed roads are extensions of existing roads, creating connectivity within existing 
phases. 
 

4. Lot lines and roads relate to land shapes and existing development. 
Westfield Estates Phase 1-6 have similar lot sizes and shapes.   Proposed roads are 
extensions of existing roads, creating connectivity within existing phases.  

 

REPORT BY: REPORT DATE: May 13, 2026 
Alisse Foster, Subdivision Planner *Staff comments in this report are based upon 
alissef@bannockcounty.gov  evidence available at the time of the report. 

Additional information may be brought to light 
at or before the hearing.  

EXHIBITS:  

1. Referenced Maps 
2. Application & Plat    
3. Concept Findings 
4. Proposed CC&Rs 
5. Drainage Plan  
6. Approved Variance 
7. Agency Comments (if any)   
8. Referenced Ordinances – On file 
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SITE MAP 

 
ZONING MAP 
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EXPLORER CONTOUR MAP 
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EXHIBIT 1 

Application & Site Plan 
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ENGINEERING
SHEET NAME:

PRELIMINARY PLAT
WESTFIELD ESTATES DIV. 7

INTELLECTUAL PROPERTY NOTICE
THE DESIGN, IDEAS, DRAWINGS CONTAINED WITHIN THIS SET OF

ASSOCIATED DOCUMENTS ARE THE SOLE PROPERTY OF SE. THEY ARE
SUBJECT TO COPYRIGHT OF SE. THEY ARE CREATED, EVOLVED AND

DEVELOPED FOR USE ON THIS SPECIFIC PROJECT. ANY USE OF THESE
DRAWINGS, DESIGNS, MATERIALS OR INFORMATION CONTAINED

HEREIN, INCLUDING BUT NOT LIMITED TO COPYING OR REPRODUCTION,
WHICH IS NOT EXPRESSLY AUTHORIZED BY SE, IS STRICTLY PROHIBITED

AS AN INFRINGEMENT OF ITS COPYRIGHT AND WILL RESULT IN
ENFORCEMENT UP TO THE FULLEST EXTENT OF THE LAW.
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CREATED:
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SHEET INFORMATION:

DEVELOPER INFORMATION:

BRIGHTON LN

1. CURRENT ZONE:RESIDENTIAL SUBURBAN
2. FUTURE DESIGNATION: MIXED USE
3. TOTAL AREA OF SUBDIVISION:6.78 ACRES
4. LOT SIZE DATA
        PROPOSED MIN: 0.42 ACRES
        AVERAGE LOT SIZE: 0.45 ACRES
5. SUBDIVISION STATS
        12 LOTS
6. ALL STREETS TO BE DEDICATED TO THE PUBLIC FOR USE.
7. PUBLIC UTILITY EASEMENTS ALONG BRIGHTON LANE ARE 21.00'

WIDE.
8. SEWER AND WATER TO BE CONNECTED TO THE CITY OF

CHUBBUCK COLLECTION AND DISTRIBUTION SYSTEMS
RESPECTIVELY.

9. ALL STORM WATER FOR BRIGHTON LANE TO BE RETAINED IN
ROAD SIDE SWELLS

10. LOTS 20 & 21 OF BLOCK 4 ARE RESTRICTED FROM ACCESS OFF
OF RIO VISTA ROAD.

11. THE SUBDIVISION IS IN AN AREA OF CONCERN FOR ETHYLENE
DIBROMIDE (EDB) GROUND WATER CONTAMINATION.

12. ALL SIDEWALKS WITHIN THE RIGHT-OF-WAY SHALL BE THE
HOA'S RESPONSIBILITY WHILE LOCATED WITHIN THE COUNTY.

13. ALL EXISTING STRUCTURES SHALL MEET SETBACK
REQUIREMENTS OF INSTRUMENT NUMBER 22127540. ALL LOTS
SHALL FOLLOW SETBACK REQUIREMENTS OF CURRENT ZONE.

BRIGHTON LANE ROW:1,506 CU FT
LOT 15 BLOCK 4: 871 CU FT
LOT 16 BLOCK 4: 871 CU FT
LOT 17 BLOCK 4: 871 CU FT
LOT 18 BLOCK 4: 871 CU FT
LOT 19 BLOCK 4: 961 CU FT
LOT 20 BLOCK 4: 1,075 CU FT
LOT 21 BLOCK 4: 970 CU FT
LOT 22 BLOCK 4: 817 CU FT
LOT 23 BLOCK 4: 774 CU FT
LOT 24 BLOCK 4: 774 CU FT
LOT 25 BLOCK 4: 774 CU FT
LOT 26 BLOCK 4: 774 CU FT

10.00'
PUBLIC UTILITY

EASEMENT

30.00'
SETBACK

21.00'
PUBLIC UTILITY

EASEMENT

COMMUNITY MAILBOX

SCHOOL BUS STOP

12.37'
WATER-IRRIGATION SEPARATION
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EXHIBIT 2 

SCP-26-1 Recorded Findings 
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EXHIBIT 3 

Declaration of Protective Covenants,  

Conditions, Restrictions & Easements 
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EXHIBIT 4 

Drainage Plan 
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WESTFIELD ESTATES DIV. 7

INTELLECTUAL PROPERTY NOTICE
THE DESIGN, IDEAS, DRAWINGS CONTAINED WITHIN THIS SET OF

ASSOCIATED DOCUMENTS ARE THE SOLE PROPERTY OF SE. THEY ARE
SUBJECT TO COPYRIGHT OF SE. THEY ARE CREATED, EVOLVED AND

DEVELOPED FOR USE ON THIS SPECIFIC PROJECT. ANY USE OF THESE
DRAWINGS, DESIGNS, MATERIALS OR INFORMATION CONTAINED

HEREIN, INCLUDING BUT NOT LIMITED TO COPYING OR REPRODUCTION,
WHICH IS NOT EXPRESSLY AUTHORIZED BY SE, IS STRICTLY PROHIBITED

AS AN INFRINGEMENT OF ITS COPYRIGHT AND WILL RESULT IN
ENFORCEMENT UP TO THE FULLEST EXTENT OF THE LAW.

DRAWN BY:TJT
CREATED:

REVIEWER:
LAST REVISED:03.26.2026

RMH

NAME
CONTACT

INFO

03.26.2026
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SHEET INFORMATION:

DEVELOPER INFORMATION:

BRIGHTON LN

1. CURRENT ZONE:RESIDENTIAL SUBURBAN
2. FUTURE DESIGNATION: MIXED USE
3. TOTAL AREA OF SUBDIVISION:6.78 ACRES
4. LOT SIZE DATA
        PROPOSED MIN: 0.42 ACRES
        AVERAGE LOT SIZE: 0.45 ACRES
5. SUBDIVISION STATS
        12 LOTS
6. ALL STREETS TO BE DEDICATED TO THE CITY OF CHUBBUCK FOR

PUBLIC USE.
7. PUBLIC UTILITY EASEMENTS ALONG BRIGHTON LANE ARE 21.00'

WIDE.
8. SEWER AND WATER TO BE CONNECTED TO THE CITY OF

CHUBBUCK COLLECTION AND DISTRIBUTION SYSTEMS
RESPECTIVELY.

9. ALL STORM WATER FOR BRIGHTON LANE TO BE RETAINED IN
ROAD SIDE SWELLS

10. LOTS 20 & 21 OF BLOCK 4 SHALL ONLY HAVE ACCESS OF OFF
BRIGHTON LANE

11. THE SUBDIVISION IS IN AN AREA OF CONCERN FOR ETHYLENE
DIBROMIDE (EDB) GROUND WATER CONTAMINATION.

12. ALL SIDEWALKS WITHIN THE RIGHT-OF-WAY SHALL BE THE
HOA'S RESPONSIBILITY WHILE LOCATED WITHIN THE COUNTY.

13. ALL EXISTING STRUCTURES SHALL MEET SETBACK
REQUIREMENTS OF INSTRUMENT NUMBER 22127540. ALL LOTS
SHALL FOLLOW SETBACK REQUIREMENTS OF CURRENT ZONE.

BRIGHTON LANE ROW:1,506 CU FT
LOT 15 BLOCK 4: 871 CU FT
LOT 16 BLOCK 4: 871 CU FT
LOT 17 BLOCK 4: 871 CU FT
LOT 18 BLOCK 4: 871 CU FT
LOT 19 BLOCK 4: 961 CU FT
LOT 20 BLOCK 4: 1,075 CU FT
LOT 21 BLOCK 4: 970 CU FT
LOT 22 BLOCK 4: 817 CU FT
LOT 23 BLOCK 4: 774 CU FT
LOT 24 BLOCK 4: 774 CU FT
LOT 25 BLOCK 4: 774 CU FT
LOT 26 BLOCK 4: 774 CU FT

DRAINAGE ARROW
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EXHIBIT 5 

VAR-21-12 Recorded Findings 
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EXHIBIT 6 

Agency Comments 
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Public Works Department 
Development Services Division 
290 E. Linden Avenue, Chubbuck, ID 83202 

208.237.2430 
www.CityofChubbuck.us 

 
 

B:\Public Works\Engineering\Developments\COUNTY Subdivisions\Westfield Estates - Division 7\Platting - Land 
Use\Preliminary\1 submitted 4-2-26\Westfield Estates Div 7 Approval - Preliminary Plat_04.02.2026 - DRAFT.docx 

April 2, 2026 
 
Sunrise Engineering 
Attn: David Assan 
600 E. Oak St. 
Pocatello, Idaho 83201 

 
RE:  Westfield Estates Division 7 Preliminary Plat 
 
Dear David, 
 
Our office has reviewed the preliminary plat submitted with the revision date of 03.31.2026 for 
Westfield Estates Division 7 and found that it appears to meet the City of Chubbuck subdivision 
requirements. 
 
Sincerely, 

 
Sean Harris 
Development Services Manager 
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BANNOCK COUNTY PLANNING & DEVELOPMENT COUNCIL 
FINDINGS AND ORDER: SPP-26-3 

Page 1 

 

 

 

 

 

 

BANNOCK COUNTY PLANNING & DEVELOPMENT COUNCIL 
FINDINGS AND ORDER 

 

PRELIMINARY PLAT–WESTFIELD ESTATES DIVISION 7 

MEETING DATE: MAY 20, 2026 

 

FILE #:   SPP-26-3   

LOCATION: RPR3853006606, currently unaddressed. 

 

APPLICANT: OWNER:                                                    
Sunrise Engineering  Rio Vista Land LLC          
David Assan 
600 E. Oak Street  
Pocatello, ID 83201 
 

158 S. Main Street        
Pocatello, ID 83204                      

  
REQUEST & BACKGROUND: David Assan proposes to subdivide approximately 6.78 acres of land into 12 

lots.  The development proposes City of Chubbuck water and sewer.  The buildable lots would range between 

0.42 acres and 0.60 acres in size.  This subdivision is located ~0.53 miles from the City of Chubbuck boundary. 

 
FINDINGS: 

JUSTIFICATION FOR THE DECISION/CRITERIA, STANDARDS AND FACTS RELIED UPON 
 

SITE CHARACTERISTICS AND ZONING: 

ZONE: Residential Suburban (RS) 

PROPERTY SIZE: ~6.78 acres  

VIEWS: The property is visible from all directions. 

IMPACT AREA: City of Chubbuck 

FLOOD ZONE: X, minimal 

TERRAIN: Relatively flat 

EXISTING STRUCTURES: None 
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BANNOCK COUNTY PLANNING & DEVELOPMENT COUNCIL 
FINDINGS AND ORDER: SPP-26-3 

Page 2 

CRITERIA FOR APPROVAL: 

1. The preliminary plat [is] [is not] in conformance with the Bannock County Planning and Development 
Council’s approved Concept Plan, all applicable provisions of the Bannock County Subdivision 
Ordinance, other County Codes and Ordinances, and Idaho Code. 

 
_________________________________________________________________________________________               

_________________________________________________________________________________________

_________________________________________________________________________________________ 

_________________________________________________________________________________________               

 
2. The street plan for the proposed subdivision [will] [will not] permit its development in accordance 

with the Bannock County Subdivision Ordinance. 
 

_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________ 

_________________________________________________________________________________________                

 

3. The street plan for the proposed subdivision [will] [will not] permit the development of adjoining land 
by providing access to that land by right of way dedicated to the County, or a developed street to the 
property boundary.  

 
_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________ 

_________________________________________________________________________________________                

 

4. Lot lines and roads [do] [do not] relate to land shapes and existing development.  
 

_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________ 

_________________________________________________________________________________________               

 

CONDITIONS (If any)  

 _________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________ 
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BANNOCK COUNTY PLANNING & DEVELOPMENT COUNCIL 
FINDINGS AND ORDER: SPP-26-3 

Page 3 

ORDER: CONCLUSION AND DECISION 

The Planning and Development Council, pursuant to the aforementioned, finds that the request of the 

Preliminary Plat for Westfield Estates Division 7, as described in the application, shall be [approved] [denied] 

[tabled]. 

Motion by ________________________, seconded by ________________________to adopt the foregoing 
Findings and Order. 

ROLL CALL: 

Councilperson Dimick Voted [Yes] [No]  [Absent/Recused] 
Councilperson Madsen Voted [Yes] [No]  [Absent/Recused] 
Councilperson Selleneit 
Councilperson Ulrich 

Voted [Yes] [No]  [Absent/Recused] 
Voted [Yes] [No]  [Absent/Recused] 

Councilperson Ward Voted [Yes] [No]  [Absent/Recused] 
 

Motion carried by a _______ to _____ vote. 

Dated this ______________ day of ___________________, 2026. 

 
             __________________________________________________ 
             Signed by (Chairperson) (Vice Chair) 
 

ACKNOWLEDGEMENT CERTIFICATE 
State of Idaho) 
S.S. 
County of Bannock) 
 
On this _____ day of _______________, in the year of 2026, before me ____________________________, a 
notary public, personally appeared ______________________________, personally known to me to be the 
person  whose name  is subscribed to the within instrument, and acknowledged to me that (she) (he) 
executed the same. 
 
S             ______________________________________________ 
E             Notary Public 
A              My Commission Expires on _____________ 20____ 
L  
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MOTION 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Bannock County Planning & Development Council
May 20, 2026

Page 125 of 128



EXAMPLE MOTION 
 
APPROVAL (WITH CONDITIONS): 
 
Having reviewed the application, staff report, and all testimony presented tonight as part of 
the record, and based on the criteria for a Subdivision Preliminary Plat, and having found that 
those criteria for approval are satisfied, I move to approve the Preliminary Plat for Westfield 
Estates Division 7, as described in the application and staff report, with the following 
conditions: 
 

1. …. 
2. …. 

 
APPROVAL (NO CONDITIONS): 
 
Having reviewed the application, staff report, and all testimony presented tonight as part of 
the record, and based on the criteria for a Subdivision Preliminary Plat, and having found that 
those criteria for approval are satisfied, I move to approve the Preliminary Plat for Westfield 
Estates Division 7, as described in the application and staff report. 
 
DENIAL: 
 
Having reviewed the application, staff report, and all testimony presented tonight as part of 
the record, and based on the criteria for a Subdivision Preliminary Plat, and having found that 
those criteria for approval are not satisfied, I move to deny the Preliminary Plat for Westfield 
Estates Division 7, as described in the application and staff report. 
 
I find that the petition fails to comply with… (cite specific standards which are not met and 
why). 
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AGENDA ITEM NO.6 

Subdivision Preliminary Plat - Replat of Deer 
Valley Reserve & Deer Valley Reserve Division 2 

REMOVED FROM AGENDA 
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AGENDA ITEM NO. 7 

Items of Interest 
a) Update on recommendations to Commissioners 

 
b) Discussion of upcoming hearing items 

 
c) Announcements 
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