
 

 

 

November 13, 2025 
Project No.: 25-198 
 
Cynda Herrick, AICP, CFM 
Planning & Zoning Director 
Valley County 
219 N Main Street 
Cascade, ID  83611 
 
RE:   Garnet Valley – Valley County, ID 
  Time Extension Application 

Dear Cynda,  

On behalf of Timberline Development, LLC and/or its assigns, please find the attached application and 
supplemental items for review of a time extension request for the Garnet Valley Subdivision. 
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Background and Approval 
The Garnet Valley Conditional Use Permit (CUP No 23-10) was approved on January 17, 2024. Garnet Valley is a 
single- and multi-family residential community consisting of 11 buildable lots (1 multi-family lot and 10 single-
family lots), 3 common lots, and 1 right-of-way lot for a total of 15 lots on 38.84 acres.  
 
The PUD included 306 multi-family units within 9 buildings in the western part of the development. The 10 single-
family homes were positioned within the eastern part of the development to provide a transition from existing 
homes within the Meadows at West Mountain Subdivision. A variety of open space and amenities and an 
affordable housing product were included in the development plan.  
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The developer that obtained CUP approval had initially contemplated including manufactured homes within the 
site, but upon receiving feedback from the neighbors and community stakeholders, revised the project concept. 
After considerable coordination with the County, stakeholders and internal reviews, the Garnet Valley concept 
plan was developed.  
 
Garnet Valley was considered by Planning and Zoning Commission and the Valley County Commissioners through 
several meetings. Discussion with staff, decision-makers and residents resulted in a concept that included a 
maximum number of 316 residential units (306 multi-family and 10 single-family). Eighty-two (82) of those units 
were to be included as “Workforce Units”, with a combination of 80% AMI Restriction, LIHTC Restriction and a Fire 
District Unit. Included within the approved PUD were restrictions on short-term vacation rentals, traffic mitigation 
requirements, open space and amenity requirements, and infrastructure improvements (sewer, water, 
roadways). A phasing plan included within the Development Agreement indicates the development was planned 
to occur in two phases.  
 

Progress and Status 
In the time since the CUP was granted in January 2024, the developer that obtained the CUP approval coordinated 
with various reviewing agencies to address requirements and development details. It is our understanding that 
the developer that obtained the CUP approval was unable to find an investor or partner on the project due to the 
complexity and associated financing necessary for the approved housing types.  
 
A new developer has stepped into the project to determine the viability of the project. They are working with the 
landowner to pursue next steps with the approved PUD. There are no proposed changes to the scope or phasing 
of the project at this time. 
 

Time Extension 
We would like to request a two-year time extension to allow us to continue working with the development team 
to find a path forward for the planned development. This additional time will give the development team the 
ability to continue coordinating with reviewing agencies, contractors and builders. 
 

We appreciate your consideration on this request and look forward to continuing to work with Valley County 
toward the project’s completion. Should you have questions or require further information to review this request, 
please contact me as soon as possible. 
 
 

Sincerely, 
KM Engineering, LLP 
 
 
 
Stephanie Hopkins 
Land Planning Manager 
 
cc: Timberline Development, LLC. 
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DECIDUOUS TREES BOTANICAL / COMMON NAME SIZE MATURE HXW CLASS QTY

ACER TRUNCATUM `PACIFIC SUNSET` TM 2" CAL. B&B 35`X30` CLASS II 67
PACIFIC SUNSET MAPLE

FRAXINUS PENNSYLVANICA `PATMORE` 2" CAL. B&B 40`X20` CLASS II 44
`PATMORE` ASH

MALUS "SPRING SNOW" 2" CAL. B&B 25`X20` CLASS I 25
SPRING SNOW CRABAPPLE

EVERGREEN TREES BOTANICAL / COMMON NAME SIZE MATURE HXW CLASS QTY

PICEA OMORIKA `BRUNS` 6`-8` B&B 30`X10` EVERGREEN 54
BRUNS SPRUCE

PICEA PUNGENS `HOOPSII` 6`-8` B&B 35`X15` EVERGREEN 72
HOOPSI BLUE SPRUCE

PINUS FLEXILIS `VANDERWOLF`S PYRAMID` 6`-8` B&B 25`X15` EVERGREEN 70
VANDERWOLF`S PYRAMID PINE

OTHER BOTANICAL / COMMON NAME CONT

EXISTING VEGETATION TO REMAIN NONE 1,071,015
PRESERVE AND PROTECT. SEE KEY NOTES.

SOD/SEED BOTANICAL / COMMON NAME CONT

NATIVE SEED SEED 323,523 SF

TURF SOD RHIZOMATOUS SOD 511,387 SF
RHIZOMATOUS TALL FESCUE
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1. INSTALL 3' DIAMETER SHOVEL CUT TREE RING, WITH BARE EARTH SURFACE INSTALL 3' DIAMETER SHOVEL CUT TREE RING, WITH BARE EARTH SURFACE AT ALL TREES WITHIN TURF AREAS. 2. 40' CLEAR VISION TRIANGLE. NO TREES SHALL BE PLANTED WITHIN A CLEAR 40' CLEAR VISION TRIANGLE. NO TREES SHALL BE PLANTED WITHIN A CLEAR TREES SHALL BE PLANTED WITHIN A CLEAR VISION TRIANGLE. THE MAXIMUM HEIGHT OF ANY VEGETATIVE GROUND COVER AT MATURITY WITHIN THE CLEAR VISION TRIANGLE SHALL BE 3' FROM THE ADJACENT STREET GRADE. 3. RESIDENT GARAGES. SEE ARCHITECTURAL PLANS. RESIDENT GARAGES. SEE ARCHITECTURAL PLANS. 4. TRASH ENCLOSURE. SEE ARCHITECTURAL PLANS. TRASH ENCLOSURE. SEE ARCHITECTURAL PLANS. 5. SCHEMATIC CLUBHOUSE, PATIO AND ASSOCIATED SITE FURNISHINGS. FINAL SCHEMATIC CLUBHOUSE, PATIO AND ASSOCIATED SITE FURNISHINGS. FINAL DESIGN TO BE SUBMITTED AND APPROVED AS PART OF FINAL PLAT CONSTRUCTION PLANS. 6. SCHEMATIC BASKETBALL COURT. FINAL DESIGN TO BE SUBMITTED AND SCHEMATIC BASKETBALL COURT. FINAL DESIGN TO BE SUBMITTED AND APPROVED AS PART OF FINAL PLAT CONSTRUCTION PLANS. SEE REFERENCE PHOTO PPL3.0-2. 7. SCHEMATIC PICKLEBALL COURTS. FINAL DESIGN TO BE SUBMITTED AND SCHEMATIC PICKLEBALL COURTS. FINAL DESIGN TO BE SUBMITTED AND APPROVED AS PART OF FINAL PLAT CONSTRUCTION PLANS. SEE REFERENCE PHOTO PPL3.0-3. 8. SCHEMATIC BENCH SEATING. FINAL DESIGN TO BE SUBMITTED AND APPROVED SCHEMATIC BENCH SEATING. FINAL DESIGN TO BE SUBMITTED AND APPROVED AS PART OF FINAL PLAT CONSTRUCTION PLANS. 9. SCHEMATIC LOCATION OF SCHOOL BUS STOP. FINAL DESIGN TO BE SCHEMATIC LOCATION OF SCHOOL BUS STOP. FINAL DESIGN TO BE SUBMITTED AND APPROVED AS PART OF FINAL PLAT CONSTRUCTION PLANS. 10. 6' WIDE GRAVEL RECREATIONAL PATHWAY. SEE CIVIL PLANS. 6' WIDE GRAVEL RECREATIONAL PATHWAY. SEE CIVIL PLANS. 11. SCHEMATIC LOCATION OF MAIL KIOSK. FINAL DESIGN TO BE SUBMITTED AND SCHEMATIC LOCATION OF MAIL KIOSK. FINAL DESIGN TO BE SUBMITTED AND APPROVED AS PART OF FINAL PLAT CONSTRUCTION PLANS. 12. EXISTING VEGETATION TO REMAIN. PRESERVE AND PROTECT. EXISTING VEGETATION TO REMAIN. PRESERVE AND PROTECT. 13. EXISTING ASPHALT PATHWAY. PRESERVE AND PROTECT. EXISTING ASPHALT PATHWAY. PRESERVE AND PROTECT. 14. SCHEMATIC PLAYGROUND. FINAL DESIGN TO BE SUBMITTED AND APPROVED SCHEMATIC PLAYGROUND. FINAL DESIGN TO BE SUBMITTED AND APPROVED AS PART OF FINAL PLAT CONSTRUCTION PLANS. SEE REFERENCE PHOTO PPL3.0-4. 15. SCHEMATIC BICYCLE PARKING. FINAL DESIGN TO BE SUBMITTED AND SCHEMATIC BICYCLE PARKING. FINAL DESIGN TO BE SUBMITTED AND APPROVED AS PART OF FINAL PLAT CONSTRUCTION PLANS. SEE REFERENCE PHOTO PPL3.0-5. 16. TREES PLANTED IN PARK STRIPS TO BE CENTERED IN STRIP.TREES PLANTED IN PARK STRIPS TO BE CENTERED IN STRIP.
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