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HIGH-END RESIDENTIAL
DEVELOPMENT.

High-end residential development land for sale in Boise’s East End — +3.579 walled R-1B acres, offered for
acquisition.

PROSPECTUS - HIGH-END RESIDENTIAL DEVELOPMENT PRIVATE & CONFIDENTIAL



SEVENTEEN
UNITS OF
ENTITLEMENT.
ZERO NEED FOR
A REZONE.

Infill acreage does not exist in Boise’s East End — except here.
One legal parcel, walled on every side, holding roughly 17
dwelling units of base capacity under R-1B’s published
standards: 9,000 SF minimum lots at up to 4.8 homes per acre.

The improvements de-risk the play. An 8,959+ SF single-level
residence anchors the site as a premium estate lot — hold it, sell
it, or model it — while the open southern acreage and garden
grounds carry the new luxury homesites.

City water and sewer are already connected. Mature pines,
perimeter walls, and two gated access points are amenity
infrastructure a greenfield developer would spend years and
millions to create.

THE ENTITLEMENT IS THE PRODUCT.
THE ADDRESS IS THE MARGIN.




THE MARKET

RECORD LUXURY ABSORPTION.
FINISHED VALUES THAT CARRY
PREMIUM LOTS.

The buyer pool for high-end residential development in the Treasure Valley has never been deeper: million-dollar-
plus sales grew from 158 in 2019 to 1,204 in 2025 — a nearly eight-fold expansion — with Ada County up 30
percent year over year, and roughly one in five active Ada listings now priced above $1 million.

Around the site itself, the 83712 corridor trades at roughly 102 percent of list on a sixteen-day average market,
with surrounding Table Rock Road residences valued from about $1.2M to $2.2M and nearby foothills listings
reaching to $5M. No lot pricing is asserted here: the residual land analysis framework, capacity study, and
concept yield work are released under NDA.

158 - 1,204 ~17 Units 102% <10 Lots
$s1M+ SALES, 2019 — 2025 R-1B BASE CAPACITY SALE-TO-LIST, 83712 (JUL COMBINED SINGLE-
(CODE MAX) 20286) APPLICATION PLAT

Sources: IMLS / Build Idaho data via BusinessWire (Mar. 2026); Boise City Code Title 11 (April 2026); Ada County records and IMLS via public portals (Jul. 2026). Capacity is a code-derived maximum; concept

yields of 8-12 estate lots are typical after access and design. Not an appraisal.



WALLED, WOODED, AND ALREADY SERVED.

3.579+ 8,959+ SF 864 SF R-1B - 4.8/AC East End
WALLED & GATED SINGLE-LEVEL MAIN GUEST HOUSE ZONING & ALLOWED BOISE’S ORIGINAL
ACRES RESIDENCE DENSITY ESTATE QUARTER

THE PARCEL FROM THE SOUTHERN ACREAGE MATURE LANDSCAPE GATED ACCESS
ABOVE

City water and sewer connected; pressurized irrigation in place; two access points from E. Table Rock Road; full perimeter wall and mature tree canopy. The existing
residence and guest house can anchor the plat as premium improved lots or be repositioned within the concept plan.



PUBLISHED STANDARDS. ONE APPLICATION.

The path from parcel to plat for this residential development runs on the current code — and for a project of this size, most of it runs through a
single combined application.

ZONING (TABLE 11-02.5) PROCESS

R-1B: 9,000 SF minimum lot, 50 ft average width, 20 ft minimum frontage, Subdivision plat under §11-04-04, hearing-level review. Projects of ten or
4.8 units/acre, 35 ft height — approximately 17 units of base capacity on fewer lots with no new public or private streets, outside mapped sensitive-
3.579+ acres. lands areas, qualify for a combined preliminary-and-final plat; sub-five-acre

plats appear exempt from the neighborhood-meeting step.

WATER & UTILITIES OPEN DETERMINATIONS

City water and sewer serve the parcel today. Assured Water Supply Hillside/WUI overlay map status and a no-new-street access design are the
(811-04-010) applies at five or more dwelling units, with a consumptive- two determinations that set the final process level — both are defined
use-neutral exemption path available — the estate’s existing irrigated checks, not discretionary hurdles, and both are disclosed in the diligence
landscape is a substantial current demand. file.

Entitlement basis: Boise City Code Title 11, in effect as of April 2026 (through Ord. 11-26). R-1B, Table 11-02.5: 9,000 SF minimum lot, 50 ft average width, 20 ft minimum frontage, 4.8 units/
acre, 35 ft height — a base capacity of approximately 17 dwelling units on 3.579+ acres. Code-derived maximum; realized yield is design-dependent. Hillside/WUI overlay status and access
design to be confirmed; buyer to verify.



WHERE THE MARGIN ACTUALLY COMES FROM.

For a builder or land investor, this high-end residential development opportunity compresses the three costs that kill infill deals: entitlement time,

carry, and absorption risk.

ENTITLEMENT CERTAINTY

No rezone, no variance, no comprehensive plan amendment — a plat
applying published R-1B standards, with a combined single application
available at ten or fewer lots. Certainty is the cheapest capital there is.

ANCHOR-LOT DE-RISKING

The existing residence can sell as a finished premium estate early in the
plan — returning capital while the balance of the community delivers — a
hedge raw land never offers.

CARRY COMPRESSION

Utilities connected, walls built, canopy grown, two gated entries in place:
the pre-development spend a raw parcel demands is already sunk into this
one, shortening the clock between close and first lot sale.

ABSORPTION DEPTH

An eight-fold expansion in $1M+ sales since 2019, executive in-migration
from a $50B regional buildout, and zero competing walled East End
enclaves: the exact buyer this product serves is the market’s fastest-
growing segment.

Developer diligence file: survey, plat-path memo, capacity study, utility confirmations, and the residual land analysis framework — released under NDA.



THE OFFERING

AVAILABLE FOR
ACQUISITION.

This high-end residential development parcel is offered whole with its entitlement research,
capacity math, and concept framework. Survey, plat-path memo, and the residual analysis
framework are released under NDA.

REQUEST THE OFFERING sales@tablerockestates.com

ARRANGE A PRIVATE (208) 918-1940
WALKTHROUGH

THE ESTATE ONLINE tablerockestates.com

2199 E. Table Rock Road, Boise, Idaho 83712 - All figures approximate; buyer to verify; Zoning Verification Letter pending. - Offered by owner; price and terms released under NDA. - Private &
Confidential — not for distribution. - Financial figures herein are illustrative assumptions for discussion only and are not projections, offers, or guarantees of performance.
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