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June 27, 2025 

Preliminary Plat – Moss Landing Subdivision - Narrative: 

Moss Landing Subdivision Description 

The Moss Landing Subdivision consists of eleven (11) Lots. The proposed overall 
objective of Moss Landing Subdivision project is to provide low density residential lots 
on 39.39 acres (average lot size 3.1 acres). The Moss Landing Subdivision will include 
one private road with a fire turnaround, built to Valley County and Donnelly Fire District 
standards.  Discussions have taken place with Donnelly Fire District. The applicant and 
fire district are currently working on underground fire storage capacity requirements 
(see proposed tank easement area on the Preliminary Plat). The HOA and CC&Rs are 
being prepared for submission to the Valley County P&Z Department for evaluation. 

The final engineering for the road/stormwater plans is being prepared for submission to 
the Valley County Engineer for review and approval. A new proposed highway approach 
(Moss Lane) is required. A preliminary traffic analysis has been conducted, and the ITD 
encroachment permit application has been submitted (refer to the attached Turn 
Warrant Study). 

The Moss Landing Subdivision is situated in a treeless cattle pasture that extends 
beyond its boundary. The Wildland Urban Interface Fire Protection Plan will consist of 
using the approved Donnely Fire District storage tank for fire suppression in the general 
area.  

The applicant's plan for 11 Moss Landing Lots includes encouraging Builders/Buyers to 
construct above-garage units or accessory buildings (shop) for affordable housing 
rental.  Rent will be based on market rates. 

The CDHD application was submitted, and staff visited the site. Septic systems have 
been designated for the proposed project.  Septic Engineering Report is being prepared 
for the final designated septic systems. 

The anticipated price range for dwelling units lots is approximately $180,000. to 
$280,000.00. The anticipated price range for dwelling residential units is approximately 
$500.00 sf. 
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Valley County Planning and Zoning Department 

219N. Main 
PO Box 1350 

Cascade, ID 83611 
www.co.va lley.id.us 

cherrick@co.va1ley .id.us 
208-382-7115

C.U.P. &
Preliminary Plat 

Application 

□ Check# _ _  _ or D Cash

FEE$ _______ _

DEPOSIT ______ _

TO BE COMPL�TED BY THE PLANNING AND ZONING DEPARTMENT 

FILE# ____________________ _ 

ACCEPTED BY ________________ 

_ CROSS REFERENCE FILE(S):

___________ _ 

DATE ______ _

D ADMINISTRATIVE PLAT COMMENTS: _______________ _ 

□ SHORT PLAT

□ FULL PLAT

When an application has been submitted, it will be reviewed in order to determine compliance with application
requirements. A hearing date will be scheduled only after an application has been accepted as complete.

/4pplicant's Signatur� Date: � \ c::;:- \--c__ �

The following must be completed and submitted with the conditional use permit application: 
D A preliminary plat containing all of the necessary requirements according to the Valley County

Subdivision Regulations. 
D A phasing plan and construction timeline.
D One 8½ x 11" - 300 scale drawing of the proposed subdivision showing only the street names and lots.
D A plot plan, drawn to scale, showing existing utilities, streets, easements, ditches, and buildings.
D A landscaping plan, drawn to scale, showing elements such as trees, shrubs, ground covers, and vines.

Include a plant list, indicating the size, quantity, location, and name {both botanical and common) of all
plant material to be used. 

D A site grading plan clearly showing the existing site topography and detailing the best management 
practices for surface water management, siltation, sedimentation, and blowing of dirt and debris caused
by grading, excavation, open cuts, side slopes, and other site preparation and development.

0 A lighting plan.
D A Wildfire Mitigation Plan.
D Names and mailing addresses of property owners within 300 feet of the property boundary. 

Information can be obtained through the Valley County GIS maps. Only one list is required.
D Ten 10 copies of the application and additional materials are re uired. 

We recommend you review Title 9 and Title 10 of the Valley County Code online at 
www.co.valley.id. us/planning-zoning or 

at the Planning and Zoning Office, 219 North Main, Cascade, Idaho. 
Subject to Idaho Statute 55-22 Underground Facilities Damage Prevention.
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SUB 25-017 Moss Landing
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11 SF Residential Lots
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1123 12th Avenue Road, #425 | Nampa, Idaho 83686 | t: (208) 922-7199 | www.tjwengineering.com 

 
 
 
September 3, 2024 
 
 
 
Mr. Jim Fronk 
JAMES FRONK CONSULTING, LLC. 
P.O. Box 576 
McCall, Idaho 83638 
 

SUBJECT:  Moss Landing Turn Warrant Study - City of McCall, Idaho 

 

Dear Mr. Fronk, 
 
TJW Engineering, Inc. (TJW) is pleased to submit this Turn Warrant Study for the proposed project located 
at the southeast corner of Elk Haven Lane and State Highway 55 in the City of McCall. The proposed project 
consists of converting 2 units into 12 single-family residential dwelling units. Site access is proposed via 
State Highway 55 and is assumed a full access. The proposed site plan is in the Appendix.  
 
Existing Conditions 

 
State Highway 55 is classified as Other Principal Arterial roadway under ITD functional classification.  
Adjacent to the proposed project, State Highway 55 is a two-lane undivided roadway, and has a 65-MPH 
speed limit. On-street parking is not allowed, and bicycle lanes are also not present within the segment 
of roadway within the project limits.  
 
Trip Generation 

 
Trip generation represents the amount of traffic, both inbound and outbound, produced by a 
development. Determining trip generation for a proposed project is based on projecting the amount of 
traffic that the specific land uses being proposed will produce. Industry standard Institute of 
Transportation Engineers (ITE) Trip Generation Manual (11th Edition, 2021) trip generation rates were 
used to determine trip generation of for the proposed project land use. The projected trip generation 
was determined using the Single-Family Detached Housing land use. Trip generation values found in 
Table 1 below are based on the proposed project’s intended uses.  
 
 
 
 
 
 
. 
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TJW Engineering, Inc. 

JFC24001 Moss Landing Turn Warrant Analysis 09032024.docx 

Table 1 

Project Trip Generation 

Proposed Land Use1 Qty Unit2 
Daily AM Peak Hour PM Peak Hour 

Rate Volume Rate In:Out 
Split 

Volume 
Rate In:Out 

Split 
Volume 

In Out Total In Out Total 
Single-Family Detached Housing 12 DU 9.43 113 0.7 25:75 2 6 8 0.94 63:37 7 4 11 
1: Trip generation and pass-by rates from ITE Trip Generation (11th Edition, 2021). 

2: DU = Dwelling Units. 

 
Trip Distribution 

 
Projecting trip distribution involves the process of identifying probable destinations and traffic routes 
that will be utilized by the proposed project’s traffic. The potential interaction between the proposed 
land use and surrounding regional access routes are considered to identify the probable routes onto 
which project traffic would distribute. The projected trip distribution for the proposed project is based 
on anticipated travel patterns to and from the project site. The proposed project trip distribution is 
shown in Figure 1 below.  
 

Figure 1 

Proposed Project Trip Distribution 
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Existing and Forecast Traffic 

 
Existing traffic volumes were collected on August 20, 2021, to determine 24-hour average daily traffic 
(ADT) volume, and AM and PM peak hours and volumes along Highway 55. Based on the collected data, 
for both directions of travel, the 24-hour ADT on State Street was 7,436 vehicles, with 561 total vehicles 
during the AM peak hour (7:00 AM to 8:00 AM) and total vehicles during the PM peak hour (4:30 PM to 
5:30 PM). 
 
Forecast traffic volume assumes full occupancy of the proposed project. Opening Year 2026 traffic 
volumes were estimated by applying a 4% annual ambient growth rate to existing volumes, and the trips 
of the proposed project.  
 
Driveway Analysis 

 
Turn Lane Warrant Analysis 
 
Turn lane warrant analysis was conducted for the driveway using ACHD turn lane guidelines for the 
Opening Year 2026 conditions. The driveway was analyzed to operate as a full access driveway.  Based 
on the left and right turn lane warrants provided in the attachment, no turn lanes are warranted under 
Opening Year 2026 conditions.  
 
 
Please contact us at (208) 922-7199 if you have any questions regarding this memo.  
 
Sincerely, 
 
 
     
Thomas Wheat, PE      David Chew 
President       Planning Manager 
 

 
Registered Civil Engineer #20918 

  

 
      Daniel Flores, EIT 
      Project Engineer  
 
 
 

 
 



ACHD Right-turn Lane Guideline For Two-Lane Roadway

Project Name : Moss Landing 
Project Location : South East Corner of Elk Haven Lane and Highway 55 in the City of McCall
Project Scenario Opening year plus project 2026 

Direction
Speed 
Limit

Peak 
Hour

Right 
Turn 

Volume 

Major 
Road 

Volume
Warrants 

Met?
AM 1 347 No
PM 3 288 No

65

Intersection

Intersection 11
Highway 55/ 

Project Driveway
NB

1 1

1



ACHD Left-turn Lane Guideline For Two-Lane Roadway (more than 65 MPH)

Project Name : Moss Landing
Project Location : South East Corner of Elk Haven Lane and Highway 55 in the City of McCall
Project Scenario Opening year plus project 2026

Direction
Speed 
Limit

Peak 
Hour Advancing Opposing Left-Turn %

Warrants 
Met?

AM 248 347 <1% No
PM 436 371 1% No

SB 65

I.D.

Intersection 11
Highway 55/ 

Project Driveway

1
1

1
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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. 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 RECOMMENDATION:
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) 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=10-3-2-6
http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=10-7-4
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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.

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

(3) Narrative describing existing vegetation and fuel hazards, distribution, and continuity.

(4) Fire history, including historical occurrence, causes, typical wind and climatic conditions which influence fire behavior.

The Property Site is located 3.3 miles south of Lake Fork Idaho on State Highway 55 (east side) on 
Tax Parcel RP17N03E157655.
The Site slope is 0-3 percent sloping to the southeast. The Site aspect is generally to the southeast.

.

The Property Site is open irrigation pasture ground.  The fuel hazard is low, the closest forested
land is 2500 l.f. to the southwest.

The Property Site has no known fire occurrence.

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=10-7-2
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(5) Existing roads and bridges, including a description of widths, grade percentages and weight limits.

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

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

(8) Description of existing features that may assist in controlling a wildfire (i.e., fuel breaks, water sources, etc.).

(9) Current structural and wildland fire jurisdictional agencies.

The Property Site has no roads or other infrastructure (i.e. buildings or power lines ).

NA - See Section 5 above.

NA - See Section 5 above.

The Property Site is located within 2000 l.f. of a open water pond located on adjacent property to the
north with road access. 

The Property site is within the Donnelly Fire Protection District (DFPD) - 7.0 miles distant with a
estimated response time of approximately 10 minutes.  
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(10) Effect of proposed development on current wildland fire risk within the development area and to adjacent landowners.

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:

(11) Access - planned ingress and egress routes.

(12) Water supply for structural and wildland fire response.

(13) Estimated response time and distances for jurisdictional fire agencies.

(14) Planned internal fire protection systems and/or equipment, including buried tanks, wells, hydrants, drylines, etc., along with protective
measures for systems and/or equipment. 

The proposed development will have a small, limited effect on the current fire risk with the
development and adjacent landowners.

State Highway 55 is the primary ingress and egress route from the subject property and will provide
the primary escape route to travel north and south.

The Property Site is located within the Donnelly Fire Protection District. The DFPD requires the
installation of a 10,000 gallon water storage tank for fire protection.

The Property Site is within the Donnelly Fire Protection District (DFPD) - 7.0 miles distant with a
estimated response time of approximately 10 minutes.
Additional Fire response for the Property Site will be supplemented by the McCall Fire Protection
District (MFPD) - 5 miles distant with an estimated response time of approximately 10 minutes.
The Southern Idaho Timber Protective Association (SITPA) provides wildfire protection for all timber
lands in the area.

None – There are no plans for internal fire protection for the proposed residences currently.
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(5) Proposed infrastructure, including bridge standards, road widths, grades, signage, aboveground/belowground power lines, etc.

(6) Safety zone locations.

(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.

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

(9) Analysis of the overall change in wildland fire risk within the development and to adjacent landowners once the planned mitigation actions
are implemented. 

Apply Firewise Defensible Space guidelines to each proposed single-family residence 
before construction. (see www.idahofireswise.org for Firewise information pamphlet).

The Property Site driveways that are constructed to access future residences will not exceed 10% grade, must be
at least 20 feet wide, have an unobstructed vertical clearance of 13.5 feet, and should be maintained to support 
fire apparatus up to 70,000 pounds.
New structures are strongly urged to utilize building materials meeting a standard of fire resistance advocated by 
the Valley County Building Department and the International Fire Code (IFC).
All new residences will have the address number posted as per Valley County standards (i.e., numbers posted at 
the entrance to the driveway or on the house and the numbers must be at least 3 and1/2 inches tall with a 
reflective coloring). 
Electrical power will be provided to the proposed building structures via underground infrastructure.

The escape route and evacuation plan for the eleven (11) proposed residences is to use State
Highway 55 to travel either north or south.

Promote the opportunity to maintain or return to native plant species and trees resistant to fire (such as Ponderosa
pine, Western Larch, and Douglas-fir). 

Woody debris can be disposed on site by piling and burning or at the appropriate time for mulching.

No open fires will be allowed during the closed burn season (May 10- October 20).  Fire pits if installed should be 
maintained to prevent a fire from escaping the structure.  Recommend using metal containers for the fire pit. 
Keep the shrubs and tree branches cut back along the existing roads to provide good access for firefighting 
equipment.

The subject property is currently located in a low fire hazard area. The implemented fire mitigation 
actions will only decrease the risk of wildland fire hazards.
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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. 

See Preliminary Plat Map Attached. N 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=10-7-2
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