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____________________________________________________ 

 
July 28, 2025 
 
Cynda Herrick, AICP, CFM 
Valley County Planning and Zoning 
219 North Main Street 
Cascade, Idaho 83611 
 
 
Subject:   HWY 55 Storage – C.U.P. & Preliminary Plat Application  
  
Dear Cynda,   
  
Please find attached to this letter, a submittal for the HWY 55 Storage Subdivision located at 
14014 State Highway 55 Valley County, Idaho. The proposed development consists of a 2-lot 
subdivision Preliminary Plat and a storage condominium Preliminary Plat on Block 1 including 
one-hundred eight (108) storage condominiums with two (2) shared office/bathrooms. The 
subdivision encompasses approximately 28.46 acres. The Conditional Use Permit (C.U.P.) 
application is intended only for the proposed storage condominiums on Block 1 of the 
Preliminary Plat. Any additional land use on Block 1 or Block 2 will require a separate C.U.P. 
Lot coverage calculations show that the proposed storage condominiums on Block 1 is 
approximately 26.36%. Access to the site will be consolidated to the joint access easement 
shown on the HWY 55 Storage Preliminary Plat and Vandal Flats Final Plat. 
  
Groundwater data has been collected on the property and will be provided to Central District 
Health for their review and approval of the septic system(s) on the property prior to Final Plat.  
  
A formal wetland delineation was performed, submitted to U.S. Army Corps of Engineers 
(USACE), and a Preliminary Jurisdictional Determination was issued.  Delineated wetland 
areas are shown on the Preliminary Plat and will be depicted on the Final Plat as “no-build” 
areas. At this time, it is not anticipated that construction of the storage condominiums or 
parking/drive areas will impact wetland areas.  
  
We have met with McCall Fire Department and will be working with them to seek their 
approval of the fire protection for the proposed development. It is anticipated that a pond and 
two (2) dry hydrants will be utilized for fire protection. In addition, there will be two access 
points internal to the storage facility.  
  
Idaho Power has been contacted and is aware of the proposed development. We are 
currently working with them to create a power distribution plan and it is anticipated that it will 
be finalized upon approval of a Preliminary Plat. We anticipate that their facilities will be 
installed within appropriate utility easements as needed.  
  
Currently we are not requesting any variances for the development. Included in the submittal 
are three (3) copies of the following items in the order listed:  
  

• Valley County C.U.P. & Preliminary Plat Application – 14 pages  
Application  
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Irrigation Plan  
Weed Control Agreement  
Impact Report  
Lighting Plan  
Landscaping Plan 
Phasing Plan and Construction Timeline   

• Preliminary Plat – 2 sheets 
• Existing Conditions with Preliminary Site Plan – 1 sheet 
• Preliminary Road, Grading and Stormwater Management Plan – 3 sheets 
• Preliminary Landscape Plan – 1 sheet 
• Warranty Deed – 2 pages 
• Title Report – 10 pages 
• Property Owners Within 300 Feet of Property Boundary– 1 page 
• Well Logs – 11 pages 
• Wildfire Mitigation Plan – 6 pages 
• Neighborhood Meeting – 4 pages 

  
Thank you for your attention to this submittal and please feel free to contact our office at your 
earliest convenience should you have any questions and/or comments regarding the 
submitted applications. An electronic version will be submitted along with the hard copies.   
  
Sincerely,  
  
Crestline Engineers, Inc.  

 
Rob Pair, E.I.T.  
 Associate Engineer           
             
             
 Cc: Dusty Bitton, Pearson Storage Partners, LLC 
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Irrigation Plan 
(Idaho Code 31-3805) 

 
 

This land:    □    Has water rights available to it 
     □    Is dry and has no water rights available to it.   

 
Idaho Code 31-3805 states that when all or part of a subdivision is “located within the boundaries of an 
existing irrigation district or canal company, ditch association, or like irrigation water deliver entity … no 
subdivision plat or amendment to a subdivision plat or any other plat or map recognized by the city  
or county for the division of land will be accepted, approved, and recorded unless:” 

 
A. The appropriate water rights and assessment of those water rights have been transferred from said lands 

or excluded from an irrigation entity by the owner; or 
 

B. The owner filing the subdivision plat or amendment to a subdivision plat or map has provided for the 
division of land of underground tile or conduit for lots of one acre or less or a suitable system for lots of 
more than one acre which will deliver water to those landowners within the subdivision who are also within 
the irrigation entity with the appropriate approvals: 
 
1.   For proposed subdivisions located within an area of city impact, both city and county zoning authorities 

must approve such irrigation system. 
 
2.   For proposed subdivisions outside of negotiated areas of city impact, the delivery system must be 

approved by the Planning and Zoning Commission and the Board of County Commissioners with the 
advice of the irrigation entity charged with the delivery of water to said lands (e.g., irrigation district). 

 
To better understand your irrigation request, we need to ask you a few questions.  Additional pages can be 
added. A list of the map requirements follows the short questionnaire.  Any missing information may result 
in the delay of your request before the Planning and Zoning Commission and ultimately the approval of 
your irrigation plan by the Board of County Commissioners as part of final plat approval. 

 
1. Are you within an area of negotiated City Impact?        _____ Yes               _____ No 
 
2. What is the name of the irrigation district/company and drainage entities servicing the property? 
 Irrigation:  _____________________________________________________________________________ 
 Drainage: _____________________________________________________________________________ 
 
3. How many acres is the property being subdivided?  ____________________________________________ 
 
4. What percentage of this property has water?  _________________________________________________ 
 
5. How many inches of water are available to the property?  ________________________________________ 
 
6. How is the land currently irrigated? □ surface □ sprinkler                □ irrigation well    
  □ above ground pipe    □ underground pipe 
 
7. How is the land to be irrigated after it is subdivided?  □ surface    □ sprinkler   □ irrigation well    
   □ above ground pipe     □ underground pipe 
 
8. Describe how the head gate/pump connects to the canal and irrigated land and where ditches &/or pipes go.   

______________________________________________________________________________________

______________________________________________________________________________________  

9.  Is there an irrigation easement(s) on the property?      □ Yes   □ No 
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14014 State Hwy 55 Storage 
IMPACT REPORT  

(from Valley County Code 9-5-3-D) 
 

You may add information to the blanks below or attach additional sheets.  

❖ An impact report shall be required for all proposed Conditional Uses.   
 

❖ Answer all Questions. Mark N/A if the question is not applicable to your application. 
 

❖ The impact report shall address potential environmental, economic, and social impacts 
and how these impacts are to be minimized as follows:   

1. Traffic volume, character, and patterns including adequacy of existing or proposed 
street width, surfacing, alignment, gradient, and traffic control features or devices, and 
maintenance. Contrast existing with the changes the proposal will bring during 
construction and after completion, build-out, or full occupancy of the proposed 
development. Include pedestrian, bicycle, auto, and truck traffic. 

 
The existing access point to State Highway 55 is going to be abandoned and a shared access 
will be constructed in the Joint Access Easement shown on the Preliminary Plat and Vandal 
Flats Final Plat. The proposed access will consolidate multiple access points and will align 
with the development on the west side of State Highway 55. The owner will be responsible for 
maintaining access to the proposed storage units. A moderate increase in traffic flow will occur 
during construction activities and at the completion of the storage units.  An ITD Right-of-Way 
Encroachment Permit will be verified prior to construction of the Joint Access approach.  
    

2. Provision for the mitigation of impacts on housing affordability. 
 
 It is not expected that the storage condominiums will affect local housing affordability. 

 
3. Noise and vibration levels that exist and compare to those that will be added during 

construction, normal activities, and special activities.  Include indoor and outdoor, day 
and night variations. 

  
A short-term increase in daytime noise and vibration levels is expected during the 
construction phase. Once the storage units are operational, a slight increase in noise may 
occur; however, nighttime activity is not anticipated to be frequent. 

 
4. Heat and glare that exist and that might be introduced from all possible sources such 

as autos in parking areas, outdoor lights, water or glass surfaces, buildings, or outdoor 
activities. 

 
Post-construction, minimal changes in heat and glare are anticipated as a result of the 
buildings and vehicle traffic. These impacts will be minimized to the greatest extent possible 
through thoughtful site planning, strategic building orientation, and the use of natural and 
planted vegetative screening. Outdoor lighting will be dark sky compliant and will be noted in 
the CCR’s and on the face of the Final Plat.  
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5. Particulate emissions to the air including smoke, dust, chemicals, gasses or fumes, etc. 
both existing and what may be added by the proposed uses. 

 
Little to no net change in particulate emissions are expected outside of those generated by 
increased traffic flows.  
 

6. Water demand, discharge, supply source, and disposal method for potable uses, 

domestic uses, and fire protection.  Identify existing surface water drainage, wetlands, 

flood prone areas and potential changes.  Identify existing ground water and surface 

water quality and potential changes due to this proposal. 

Private well water will furnish water to the property for proposed office/bathrooms. Septic 
system disposal is proposed for potable wastewater. The applicant has met with McCall Fire 
Department and it is anticipated that fire suppression water supply from a potential pond will 
meet the necessary requirements of the fire department. The site plan has been modified to 
eliminate impacts to any existing wetland areas. Currently, run-off drains to the 
south/southwest corner of the property where stormwater management improvements from 
developed areas are also anticipated. The design of the facility will meet Idaho Department of 
Environmental Quality, Central District Health Department, and United States Army Corps of 
Engineers requirements. 
 

7. Fire, explosion, and other hazards existing and proposed. Identify how activities on 
neighboring property may affect the proposed use. 

 
There are no known existing or proposed hazards associated with this development. Current 
conditions on-site are native grasses that will be replaced with building structures and 
parking/driveway areas, which will eliminate/reduce fuel in case of a fire. It is not anticipated 
that any heavy industrial/commercial use will be allowed as part of the development, therefore 
minimizing any potential hazards for explosion.  
 

8. Removal of existing vegetation or effects thereon including disturbance of wetlands, 
general stability of soils, slopes, and embankments and the potential for sedimentation 
of disturbed soils. 

 
Existing vegetation removal will be mostly limited to removal of natural grasses and the 
driveway will be developed with swales designed to capture stormwater runoff. Areas 
disturbed during construction will be revegetated as needed to prevent erosion and provide 
final stabilization. A formal wetland delineation was conducted, submitted to the U.S. Army 
Corps of Engineers (USACE) and a Preliminary Jurisdictional Determination was issued. It is 
not anticipated that wetland impacts will be required for the construction of the storage units 
or building/parking areas. If wetland impacts are determined to be necessary for the 
development, they will be mitigated and permitted by USACE accordingly.  
 

9. Include practices that will be used to stabilize soils and restore or replace vegetation. 
 

Areas that are disturbed during the private road construction will be revegetated using seed 
mixture native to the areas. Permanent Best Management Practices (BMP’s) will be installed 
to stabilize the site.  

 
10. Soil characteristics and potential problems in regard to slope stability, embankments, 

building foundation, utility and road construction.  Include suitability for supporting 
proposed landscaping. 

 
There are no anticipated problems with existing soil suitability. Roadway construction will be 
supported by appropriate imported backfill material to stabilize sections as needed. Topsoil 
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may be added to surface restoration areas to supplement existing soil conditions as needed 
for growth.  

 
11. Site grading or improvements including cuts and fills, drainage courses and 

impoundments, sound and sight buffers, landscaping, fencing, utilities, and open 
areas. 

 
Site grading will be provided to ensure drainage of the development, and the plan will be 
approved by the Valley County Engineer. Stormwater management will be designed to meet 
Valley County standards. A subtle, undulating landscape berm is proposed along State 
Highway 55 that will be constructed to help break-up the site line, but not entirely screen the 
site. The site is relatively flat and large cuts/fills are not anticipated for the proposed 
development.   

 
12. Visibility from public roads, adjoining property, and buildings.  Include what will be 

done to reduce visibility of all parts of the proposal but especially cuts and fills and 
buildings.  Include the effect of shadows from new features on neighboring property. 

 
Structures will be visible from State Highway 55 and adjacent properties. However, 
landscaping within the project area will increase aesthetics. No shadows should affect 
neighboring properties due to the relative topography of the surrounding properties.  
 

13. Reasons for selecting the particular location including topographic, geographic and 
similar features, historic, adjoining land ownership or use, access to public lands, 
recreation, utilities, streets, etc., in order to illustrate compatibility with and 
opportunities presented by existing land uses or character. 

 
Site selection was based upon the availability of land with convenient access to McCall and 
Valley County. The area currently has a demand for services provided by the proposed 
development as many of the residential subdivisions prohibit owners to store recreational 
vehicles, boats, trailers, etc. The site is adjacent to other commercial properties and 
developments with similar land use. 
 

14. Approximation of increased revenue from change in property tax assessment, new jobs 
available to local residents, and increased local expenditures. 

 
Upon completion of the improvements, including the subdivision, the taxable value will 
increase over the value of existing undeveloped land. 
 

15. Approximation of costs for additional public services, facilities, and other economic 
impacts. 

 
Demand for public services such as public-school systems, Fire, and EMS for the 
development are anticipated to have minimal economic impacts that are offset by increased 
property tax revenue collection. 

 
16. State how the proposed development will impact existing developments providing the 

same or similar products or services. 
 

HWY 55 Storage proposed development will provide additional storage in an area which 
historically has had very few opportunities. 
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17. State what natural resources or materials are available at or near the site that will be 
used in a process to produce a product and the impacts resulting from the depletion 
of the resource.  Describe the process in detail and describe the impacts of each part. 

 
N/A  

 
18. What will be the impacts of a project abandoned at partial completion? 
 

The development will increase the value, access, and utility of the property. If the project is 
abandoned, the remaining improvements will benefit another entity looking to create storage 
condominiums.  
 

19. Number of residential dwelling units, other buildings and building sites, and square 
footage or gross non-residential floor space to be available.   

 
There will be no residential dwelling units as part of the proposed project. One-hundred eight 
(108) storage units will be constructed along with two (2) office/bathroom units.  

 
20. Stages of development in geographic terms and proposed construction time schedule. 
 

The stages of construction depend on the availability of building materials, contractors, 
surveyors, and utility companies scheduling. The project timing is subject to market changes 
and financing, but it is expected that the project will be completed in a phased approach by 
building one or two buildings at a time. Currently the southern most storage building is under 
construction. The next phase of buildings that are anticipated to be built are the two western 
most buildings along State Highway 55, then building one or two buildings at a time moving 
east, until project completion.  

 
21. Anticipated range of sale, lease or rental prices for dwelling units, building or other 

site, or non-residential floor space in order to insure compatibility with adjacent land 
use and development. 

 
Building prices are expected to be competitive with similar developments located within the 
County. 
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APPENDIX B
PRELIMINARY LEGAL DESCRIPTION
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APPENDIX C
TITLE REPORT



Date:
Number:

Class/DescriptionFile Number AmountClient's File #Transactee Memo

07/02/2025

Futura Title & Escrow, LLC
380 E Parkcenter Blvd., Ste. 105
Boise, ID  83706

Elise Bitton

1001571

Invoice

             Please Remit Payment To:
                        AmeriTitle, LLC
                        Attn: Accounts Receivable
                        PO Box 201982
                        Dallas, TX  75320-1982
                        (208) 955-9680

PLEASE NOTE CHANGE OF REMITTANCE ADDRESS

          Property Address:
                   14014 Highway 55
                   Cascade, ID 83611

Pearson Storage
Partners LLC

Title Examination $200.001009221

Total $200.00

$200.00Total Due

Buyer (Borrower) - Pearson Storage Partners LLC and Elise Bitton
Seller (if any) -
Loan Amount (if any) -
Sales Price (if any) -



507 E Pine St., McCall, ID  83638
Phone (208) 634-6363 Fax (208) 634-8403

STATUS OF RECORD TITLE

FSBO Customer July 2, 2025
FSBO Title Number:  1009221

Title Officer:  Molly Landers
Fee:  $200.00

Your Reference No.:   

We have searched the status of record title as to the following described property:

See attached Exhibit 'A'

Vestee:

Pearson Storage Partners, LLC, an Idaho Limited Liability Company 

and dated as of June 12, 2025 at 7:30 a.m.

Said property is subject to the following on record matters:

1. Taxes, including any assessments collected therewith, for the year 2025 which are a lien not yet due and payable.

2. Rights of others in and to the use of any drains and/or ditches located over, across, in or under the insured 
premises, and rights to enter upon said premises to maintain the same.

3. An easement including the terms and provisions thereof, affecting the portion of the Land and for the purposes 
stated therein as set forth in instrument:
Granted To:  Idaho Power Company
Recorded:  October 17, 1977
Instrument No.:  93585

4. An easement including the terms and provisions thereof, affecting the portion of the Land and for the purposes 
stated therein as set forth in instrument:
Granted To:  Idaho Power Company
Recorded:  November 18, 1988
Instrument No.:  132351

5. Easements reservations and dedications, as shown on record of survey.
Recorded:  December 1, 1987
Instrument No.:  152824

6. Conditional Use Permit No. 06-06
Issued to: Idaho Power Company
Recorded: July 25, 2006
Instrument No. :311318
(Effect if any)

7. A Deed of Trust, including the terms and provisions thereof, to secure the amount noted below and other amounts 
secured thereunder, if any:
Amount: $500,000.00
Trustor/Grantor: BP Properties, LLC
Trustee: AmeriTitle, LLC 
Beneficiary: Robert S Goff and Jean Goff

https://my.futuratitle.com/DownloadDocument.aspx?DocGUID=81c13f3b-73be-4962-96e7-49f67890cde3
https://my.futuratitle.com/DownloadDocument.aspx?DocGUID=226c779b-5681-4fd8-b3ab-e4b3efc6ece7
https://my.futuratitle.com/DownloadDocument.aspx?DocGUID=0dd034b0-b1dc-421a-b2d8-1a179d0fa27e
https://my.futuratitle.com/DownloadDocument.aspx?DocGUID=19b0a2c5-5896-4e01-956c-f0b5a34fc580


Order No.  1009221
Page 2

Dated: January 31, 2022
Recorded: January 31, 2022
Instrument No.:  447747

Informational Notes:

A. In the event this transaction fails to close and this commitment is cancelled a fee will be charged complying with 
the state insurance code.

B. According to the available County Assessor's Office records, the purported address of said land is:
14014 Highway 55, Cascade, ID 83611

C. Taxes, including any assessments collected therewith, for the year shown below are paid:
Amount: $1,145.80
Year:  2024
Parcel No.:  RP18N03E331807
Taxes as paid include the following exemptions: none

D.  Any map or sketch enclosed as an attachment herewith is furnished for information purposes only to assist in 
property location with reference to streets and other parcels. No representation is made as to accuracy and the 
company assumes no liability for any loss occurring by reason of reliance thereon.

THIS IS NOT A TITLE REPORT, A COMMITMENT TO ISSUE TITLE INSURANCE OR A GUARANTEE OF ANY KIND.  
No liability is assumed with this report.  The fee charged for this service does not include supplemental reports or other 
services.  Further dissemination of the information in this report in a form purporting to insure title to the herein described 
land is prohibited by law.

https://my.futuratitle.com/DownloadDocument.aspx?DocGUID=c04d59b8-2dca-4d81-b07d-1060af3bfb6e
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EXHIBIT ‘A’

File No. 1009221

A parcel of land situate in the SE ¼ of the NE ¼ of Section 33 Township 18 North Range 3 East, B.M., Valley County, 
Idaho, more particularly described as follows:

Commencing at the Northwest corner of Lot 1 Knob Hill Estates Subdivision as shown on the official plat thereof on file in 
the Office of the Recorder of Valley County, Idaho, in Book 6, Page 35 of Plats, a 5/8 rebar, thence, North 0°17’31” East., 
246.43 feet along the easterly right-of-way line of State Highway 55 to a 5/8” rebar, The Real Point of Beginning
Thence, North 80°41’54” East, 484.00 feet to a 5/8” rebar,
Thence, North 5°48’34” West, 125.57 feet to a 5/8” rebar,
Thence, North 55°20’31” East, 515.30 feet to a 5/8” rebar,
Thence, South 50°13’55” East, 191.38 feet to a 5/8” rebar on the northwesterly boundary of Lot 9 in said Knob Hill Estates 
Subdivision,
Thence, North 30°34’15” East, 435.95 feet along the northwesterly boundary of said Knob Hill Estates Subdivision to a 
5/8” rebar,
Thence North 43°16’03” East, 44.83 feet, along said northwesterly boundary to its intersection with the easterly line of 
said SE ¼ NE ¼, a 5/8” rebar,
Thence, North 0°49’11” East, 137.90 feet to the northeast corner of said SE ¼ NE ¼, a 5/8” rebar, 
Thence South 89°53’02” West, 1285.65 feet along the northerly line of said SE ¼ NE ¼ to its intersection with the easterly 
right-of way of State Highway 55, a 5/8” rebar;
Thence South 0°17’31” West 917.06 feet to the Point of Beginning.
Bearings based on State Plane Grid Azimuth.
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APPENDIX D
PROPERTY OWNERS WITHIN 300 FEET OF 

PROPERTY BOUNDRY



ADJOINING PROPERTY OWNERS

Below is a list of all property owners and their mailing addresses, owning property any
part of which is within, or within 300 feet of, the external boundaries of the land being
considered, according to the Valley County Assessor.

High Rock Residential LLC
52640 NE First Street
Scappoose, OR 97056

Ronald Hoogendyk
PO Box 
McCall, ID 83638

McCall Donnelly Joint School District #421
299 S 3rd Street
McCall, ID 83638

McCall Landing LLC
190 Krahn Lane
McCall, ID 83638

Harrison Development LLC.
5112 N 40th Street Suit 105
Phoenix, AZ 85018

Matt Graham
PO Box 
McCall, ID 83638

Jason and Jennifer Tinney
PO Box 
McCall, ID 83638

PDIME LLC
411 Deinhard Lane #F224
McCall, ID 83638

Gregory Nelson
32 Knob Hill Drive
McCall, ID 83638

Johnson Eagle
1326 Manse Jolly Road
Anderson, SC 29621

Platt Richard Family Revocable Trust
24 Knob Hill Drive
McCall, ID 83638

MC Laughlin Michael
PO Box 
McCall, ID 83638

Kelly Carter
22 Knob Hill Road
McCall, ID 83638

April Whitney
PO Box 
McCall, ID 83638

Bollar Dale & Carolyn Trust
12 Knob Hill Drive
McCall, ID 83638

Patsy Hamilton
4 Knob Hill Drive
McCall, ID 83638
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APPENDIX E
WELL LOGS



Wells and Groundwater Management

Esri, HERE, iPC, Esri, HERE, Garmin, iPC, Maxar

Wells

Administrative Regions

Counties

6/10/2025, 3:15:37 PM

0 0.07 0.140.04 mi

0 0.1 0.20.05 km

1:4,514

Idaho Department of Water Resources
Maxar | Esri, HERE, iPC | IDEQ, IDWR- Ranking & Trend Analysis | USGS, IDWR, Spokane County, WA | USGS, Idaho Department of Water Resources | Idaho Department of Water Resources
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WILDFIRE MITIGATION PLAN



  Valley County WUI Fire Protection Plan 
1 

 

HWY 55 Storage 

WILDLAND URBAN INTERFACE FIRE PROTECTION PLAN 

10-7-1: PURPOSE: 

Valley County's community wildfire protection plan acknowledges that wildfire hazard areas exist 

throughout the county. Therefore, wildfire mitigation actions are prudent to enable safe habitation 

in these fire environments. The Valley County fire working group recommends that a requirement 

for the development and approval of a wildland urban interface fire protection plan be added as 

an addendum to the Valley County subdivision regulations ordinance. The existence of said plan 

will assist the Valley County planning and zoning commission and the structural fire districts in 

satisfying the current subdivision regulation, subsection 10-3-2-6D7 of this title. (Ord. 10-07, 8-

26-2010) 

10-7-2: DEFINITIONS: 

APPROVED: Refers to approval as the result of review, inspection or tests by reason of accepted 

principles.  

ASPECT: Generally, refers to the direction to which a mountain slope faces. For example: A slope 

that faces the sun in the afternoon has a westerly aspect or is a west facing slope.  

DEFENSIBLE SPACE: Refers to that area between a building and an oncoming wildfire where 

the vegetation has been modified to reduce the wildfire threat and to provide an opportunity for 

firefighters to effectively defend the building.  

FORESTED: Idaho Code title 38, chapter 1 (Idaho forestry act) defines "forestland" as meaning 

"any land which has upon it sufficient brush or flammable forest growth of any kind or size, living 

or dead, standing or down, including debris or growth following a fire or removal of forest products, 

to constitute a fire menace to life (including animal) or property".  

FUEL BREAK: An area, strategically located for fighting anticipated wildfires, where the 

vegetation has been modified or removed so that fires burning into it can be more easily 

controlled. Fuel breaks may divide fire prone areas into smaller areas for easier fire control and 

to provide access for firefighting.  

PROFESSIONAL: Can include qualified professional forester, fire ecologist, or comparable 

experience. Professionals can be prequalified by the commission or recommended by the Valley 

County fire working group and kept on record at the planning and zoning office.  

PROFESSIONAL FORESTER: An individual holding at least a Bachelor of Science degree in 

forestry from an accredited four (4) year institution. (This is consistent with Idaho state tax 

commission rule 960 of the Idaho administrative code, Idaho state tax commission, PDAPA 

35.01.03, section 04.)  

SLOPE: The variation of terrain from the horizontal; the number of feet of rise or fall per one 

hundred feet (100') measured horizontally, expressed as a percentage.  

STRUCTURE: That which is built or constructed, an edifice or building of any kind or any piece 

of work artificially built up or composed or parts joined together in some manner.  

VALLEY COUNTY FIRE WORKING GROUP: This group is given charter by the Valley County 

board of commissioners and is tasked with oversight of the community wildfire protection plan. 
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This group is represented by local fire departments, SITPA, public land managers (USFS, IDL, 

BOR), bureau of homeland security, West Central Highlands RC&D, Valley County Natural 

Resource Consultants, etc.  

WILDFIRE: An uncontrolled fire spreading through vegetative fuels, exposing and possibly 

consuming structures.  

WILDLAND URBAN INTERFACE AREA: That geographical area where structures and other 

human development meets or intermingles with wildland or vegetative fuels. (Ord. 10-07, 8-26-
2010) 

10-7-3: BASIS FOR RECOMMENDAITON: 

Valley County adopted the 2006 international fire code, which references the international 

wildland urban interface when dealing with wildlands. The following addendum's structure set out 

in section 10-7-4 of this chapter is based on the 2006 wildland urban interface area requirements 

section 405. (Ord. 10-07, 8-26-2010) 

10-7-4: SUBMISSION REQUIREMENTS: 

A. General: All developers of proposed subdivisions shall provide a wildland urban interface fire 

protection plan (the plan) for review and approval by the planning and zoning commission with 

their preliminary plat application or planned unit development submittal.  

B. Content: The plan shall be based upon a site-specific wildfire risk assessment that includes 

consideration of location, topography, aspect, flammable vegetation, climatic conditions and 

fire history. The plan shall address water supply, access, fire protection systems and 

equipment, defensible space, and vegetation management.  

1. Preparation: The plan shall be developed by a "professional" (see definition in section 10-7-2 

of this chapter). Professionals can be prequalified by the commission and a list will be 

maintained at the Valley County planning and zoning office.  

2. Format: The plan shall consist of two (2) sections: 

a. Wildfire Risk Assessment: This portion of the plan includes a map and narrative 

describing the status of the land to be developed. At a minimum, the following must 

be included: 

1. Topographic map. Use blank map format included on the last page. 
 

Refer to Appendix A, Existing Conditions with Preliminary Site Plan, Drawing No. EX-3, Sheet 
3 of 7. 

2. Site description including discussion of slope(s), aspect(s), and significant 
topographic features. 

 
HWY 55 Storage is located in Valley County, Idaho, Parcel No. RP18N03E331807 in Section 
33, Township 18 North, Range 3 East. The property currently comprises of one (1) storage 
building under construction. The property lies approximately 3.0 miles south of McCall just 
past Johnson Lane and is approximately 28.46 acres in total. The current land use around the 
proposed subdivision consists of primarily residential use.  
 
The natural topography is relatively flat, sloping from the north to the south with slopes ranging 
from two (2%) percent to five (5%) percent.  
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3. Narrative describing existing vegetation and fuel hazards, distribution, and continuity. 
 

During a site visit, it was determined that the majority of existing vegetation is natural grasses 
and shrubbery. 

 
4. Fire history, including historical occurrence, causes, typical wind and climatic 

conditions which influence fire behavior. 
 
Weather patterns in Valley County during the summer months produce thunderstorms that 
have the potential to ignite wildfires. The average summer temperature (June 20 through 
September 14) is 77 degrees, and the average for July is 83 degrees. Increased summertime 
thunderstorms, warm temperatures, low humidity, and winds from the south/southwest create 
an ideal situation for the ignition of a fire from natural or human caused events. The rapid 
changes of weather conditions in the summer and fall months could create fire behavior that 
increases the risks of homeowners and firefighters. 

 
5. Existing roads and bridges, including a description of widths, grade percentages and 

weight limits. 
 

Currently there is one ingress/egress point for the property, a driveway used to access the 
buildings that were demolished and current building under construction. The driveway is 
approximately three hundred and fifty (350’) feet long, fifteen (15’) feet wide and is relatively 
flat. The existing driveway will be abandoned and a new shared access to the proposed 
storage buildings will connect to State Highway 55.  
 

6. Location of existing structures and an estimate of the proposed density, types and sizes 

of planned structures. 

Currently there is no existing structures on the property except for one storage building under 
construction. Proposed density at full build-out for HWY 55 Storage is one-hundred eight (108) 
storage condominiums and two (2) shared office/bathroom spaces located in 8 separate 
structures. Building sizes range from 50’x216’ to 100’x300’. 

 
7. Infrastructure that may affect wildland fire risk (i.e., existing power lines, railroad lines, 

propane tanks, etc.). 
 

Existing infrastructure on the site currently consists of overhead power. 
 

8.  Description of existing features that may assist in controlling a wildfire (i.e., fuel breaks, 
water sources, etc.). 
 
Currently, Highway 55 and an existing irrigation ditch act as fire breaks to the south, eastern 
and western sides of the property. In addiction a proposed pond and two (2) dry hydrants will 
be installed. Dipping and/or drafting from Payette Lake could also be an option for water 
supply (approximately 6.8 - mile air distance).  
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9. Current structural and wildland fire jurisdictional agencies. 
 

HWY 55 Storage is located within the McCall Fire Protection District (MFPD) and wildfire 
suppression for timbered lands is provided by Southern Idaho. Timber Protective Agency 
(SITPA). 

 
10. Effect of proposed development on current wildland fire risk within the development 

area and to adjacent landowners. 
 

Wildland fire risk imposed by the development includes individual property owners with 
potential for human caused fire ignition.  
 

b. Wildfire Risk Mitigation: This portion of the plan includes a map(s) and narrative 
detailing planned wildfire hazard mitigation actions to be taken by the developer prior 
to individual lot development to mitigate risks to life and property from wildland fire. 
Specific items to be addressed include: 

 
1. Access - planned ingress and egress routes. 
 

HWY 55 Storage includes one (1) ingress and egress route connected to State Highway 55 
and two (2) internal access points at full build-out. All roadway/drive areas are anticipated to 
be built to a paved surface and will be constructed per Civil Typical Detail C806 on Drawing 
No. EX-6, Sheet 6 of 7 included in the land use application.  
 

2. Water supply for structural and wildland fire response. 
 

HWY 55 Storage will include a pond and two (2) dry hydrants for structural and wildland fire 
response. 

 
3. Estimated response time and distances for jurisdictional fire agencies. 
 

The development is located within District 1 of the MFD and the estimated response time is 
six (6) minutes. Additional wildfire resources from federal agencies are available upon 
request.  

 
4.  Planned internal fire protection systems and/or equipment, including buried tanks, 

wells, hydrants, drylines, etc., along with protective measures for systems and/or 
equipment. 

 
HWY 55 Storage will be constructed to meet the requirements of MFD’s fire flow requirements 
with the use of a pond and dry hydrant. 
 

5. Proposed infrastructure, including bridge standards, road widths, grades, signage, 
aboveground/belowground power lines, etc. 

 
As described above, the development will utilize one (1) ingress/egress route and two (2) 
internally access points. Due to the natural topography being relatively flat, road grades are 
not anticipated to exceed six (6%) percent.   
 
Power infrastructure has not been designed but is anticipated that it will be installed 
underground.  
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It is suggested that storage building construction utilize building materials that are fire resistant 
and are recommended by the International Fire Code and Valley County Building Department.   

 
6. Safety zone locations. 
 
 It is suggested that defensible space be designed to reduce fuel loads around structures and 

implemented before construction within the proposed subdivision. There are three zones that 
successfully create defensible space around structures according to Firewise programs; the 
immediate zone (0-5 feet), intermediate zone (5-30 feet) and the extended zone (30-100 feet). 
Below are some suggestions to create a defensible space for each zone. 

 
Immediate Zone (0 to 5 Feet) 

• All plant debris should be removed from around the residence. 
• Use non-combustible mulch such as stones and rock around the home, instead of mulch 

or wood chippings. 
• Trim branches that overhang the home, porch and deck while pruning the lower branches 

of larger trees at least six (6’) feet from the ground.  
• Keep leaf litter and pine needs off of the roof and remove branches within 10 feet of the 

chimney.  
• Use ignition resistant building materials on exterior walls. 
• Use non-flammable fencing materials. 
• Keep the gutters clean of leaf debris that is collected in gutters (annually). 

 

Intermediate Zone (5 to 30 Feet) 

• Keep vegetation clear around propane tanks. 
• Keep grasses mowed to four inches. 
• Irrigate lawns and trees to prevent them from becoming dry. 
• Remove vegetation under trees to prevent fire from reaching tree crowns. 
• Trees should have a minimum of ten (10’) to eighteen (18’) feet between crowns, this 

spacing should increase as slope increases. 
• Remove ladder fuel by pruning the lower branches of trees to minimize the risk of any fires 

reaching the crowns. 
• Create fuel breaks such as pathways. 

 

Extended Zone (30 to 100 Feet) 

• Remove piles of ground litter/debris, dead plants, and tree materials. 
• Remove vegetation around out-buildings. 
• Remove small conifers growing between mature trees. 
• Space all trees to have a minimum of six (6’) to ten (10’) feet between the crowns, this 

spacing should increase as slope increases. 
• Remove ladder fuel by pruning the lower branches of trees to minimize the risk of any fires 

reaching the crowns. 
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7.  Planned live and dead fuel treatment actions, including modification through thinning, 
pruning, piling, chipping, and fuel break construction; and removal through 
commercial harvest, chipping and hauling or prescribed burning. 

 
Prior to building construction and during site grading, fuel reduction should be followed to 
remove all woody ground fuels, slash piles and any other hazards. Dead and dying debris 
should also be removed and existing trees should be limbed where appropriate. 

 
8. Long term maintenance schedule to sustain fuel treatment effectiveness. 
 

It is anticipated the HWY 55 Storage CCRs will include language pertaining to Section 6 Safety 
Zone Location for long term wildfire maintenance.  

 
9. Analysis of the overall change in wildland fire risk within the development and to 

adjacent landowners once the planned mitigation actions are implemented. 
 

HWY 55 Storage does not present a large wildland fire risk in relation to the existing 
conditions/vegetation on-site, however development of this project into a community worthy 
of a Firewise Communities USA designation could be an overall goal.  

 
3. Submittal, Implementation and Verification:  

a. The plan shall be submitted with the preliminary plat application to the Valley County 
planning and zoning office.  

b. Planned mitigation work must be completed or financially guaranteed prior to the 
recordation of the final plat. A schedule for the phased completion of mitigation work may 
be approved in conjunction with recordation of final plats.  

c. Verification of completed implementation of mitigation actions will be the responsibility of 
the jurisdictional structural fire district. Where no structural fire district exists, the Valley 
County sheriff shall appoint a county representative.  

 
4. Exceptions: Proposed administrative plats of less than five (5) lots and proposed subdivisions 

with lands less than twenty percent (20%) "forested" (see definition in section 10-7-2 of this 
chapter) are exempt from the professional requirement. For proposed subdivisions fitting  
these descriptions, the developer may complete the plan (see the fire protection form). The 
plan for an administrative plat can be approved by the administrator upon receiving an approval 
letter from the fire district.  
 

5. Cost: The cost and implementation of the plan preparation shall be the responsibility of the 
applicant.  

 
6. Plan Retention: The approved plan shall be retained at the Valley County planning and zoning 

office and the jurisdictional fire district or designated agency where no fire district exists. (Ord. 
10-07, 8-26-2010)  

  
Use additional pages as necessary. If you have map already constructed, it may be used instead. 



  HWY 55 Storage

Crestline Engineers, Inc.

APPENDIX G
NEIGHBORHOOD MEETING



323 Deinhard Lane, Suite C ∙ PO Box 2330  ∙  McCall, Idaho 83638  ∙  208.634.4140  ∙  Fax 208.634.4146
www.crestline-eng.com ∙  info@crestline-eng.com

 
___________________________________________________

July 14, 2025

Subject: 14014 State Hwy 55 TBD Storage – Neighborhood Meeting

Dear Neighbor, 

You are invited to attend a neighborhood meeting to discuss plans to develop a subdivision in 
Valley County located at 14014 Highway 55 (please see attached map for project location). 

The meeting will be held on Thursday, July 24, 2025, at 6:00 P.M. on site at 14014 Highway 55, 
McCall, ID 83638. 

If you are unable to attend the meeting, have any questions about the meeting, or questions about 
the proposed project, please do not hesitate to contact me at (208) 634-4140 or by email at 
rpair@crestline-eng.com

Sincerely, 

Crestline Engineers, Inc.

Robert Pair,.
Associate Engineer 

Cc: Dusty Bitton, Pearson Storage Partners, LLC.

Enclosures:

1. Project Location Map
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High Rock Residential LLC
52640 NE First Street
Scappoose, OR 97056

Bollar Dale & Carolyn Trust
12 Knob Hill Drive
McCall, ID 83638

McCall Donnelly Joint School District 
#421
299 S 3rd Street
McCall, ID 83638

Patsy Hamilton
4 Knob Hill Drive
McCall, ID 83638

Harrison Development LLC.
5112 N 40th Street Suit 105
Phoenix, AZ 85018

Ronald Hoogendyk
PO Box 
McCall, ID 83638

Jason and Jennifer Tinney
PO Box 
McCall, ID 83638

McCall Landing LLC
190 Krahn Lane
McCall, ID 83638

Gregory Nelson
32 Knob Hill Rive
McCall, ID 83638

Matt Graham
PO Box 
McCall, ID 83638

Johnson Eagle
1326 Manse Jolly Road
Anderson, SC 29621

Platt Richard Family Revocable Trust
24 Knob Hill Drive
McCall, ID 83638

MC Laughlin Michael
PO Box 
McCall, ID 83638

Kelly Carter
22 Knob Hill Drive
McCall, ID 83638

April Whitney
PO Box 
McCall, ID 83638





323 Deinhard Lane, Suite C  ∙  PO Box 2330  ∙  McCall, Idaho 83638  ∙  208.634.4140  ∙  Fax 208.634.4146 
 www.crestline-eng.com  ∙  info@crestline-eng.com 

 

____________________________________________________ 

 

STATE HWY 55 STORAGE 

NEIGHBORHOOD MEETING SUMMARY 
 
BY:  Rob Pair 

PROJECT: HWY 55 Storage, C.U.P. & Preliminary Plat Application 

DATE/TIME: Thursday, July  24, 2025, 6:00 P.M. 

LOCATION: On-site (14014 Highway 55, McCall, ID 83638) 

 
Attendance List (attached) 
 
An introduction to the project and was provided by Rob Pair, Crestline Engineers, Inc. and Elise 
Bitton, Applicant, HWY 55 Storage. 
 

I. Neighborhood Discussion 
 
During the meeting, the following list of general topics or concerns were discussed. The 
bulleted list below is not intended to be all inclusive and some items or topics of discussion 
may have been missed. A few of the main topics discussed are listed below. 
 

• Concerns about residential units within the development. 
 

• Discussion about the number of units proposed.  
 

• Discussion on phasing on the development. 
 
• Discussion on the exterior building appearance. 
 
• Discussion about the existing/proposed access point. 
 
• Discussion about septic systems and wells.  
 
• Discussion about outdoor lighting trespass, dark sky protection, and the Valley County 

Lighting Ordinance. 
 

mailto:info@crestline-eng.com
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