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SECTION I 
GENERAL INFORMATION 

1.  GENERAL INFORMATION 

2. OVERVIEW 

3. PROCESS 

Valley County Land Use and Development Ordinance

Valley County Land Use and Development Ordinance
Valley County Subdivision Regulations
 
 
4.  PURPOSE 
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Valley County Land Use and Development Ordinance
the Valley County Land Use and 

Development Ordinance italics
Valley County Land Use and Development Ordinance
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SECTION II 
THE VALLEY MEADOWS PUD   

SUBMISSION REQUIREMENTS FOR  
THE VALLEY COUNTY LAND USE AND DEVELOPMENT ORDINANCE 

CHAPTER 9, SECTIONS 1-5  

A. DEFINITION 
 
A “planned unit development” (hereinafter referred to as a PUD) is an area of land controlled by one or 
more landowners which is to be developed under a single and comprehensive plan of development.  Any 
mix of residential building types, or any mix of residential commercial, industrial recreational, and 
agricultural uses may be permitted to provide greater flexibility in land usage.  Additional flexibility in 
development is furnished because setbacks, height, lot size, density, and other site regulations may differ 
from those normally imposed for similar uses.  Residential units and other buildings, if any, may be 
constructed by either the developer or individual buyers; however, the application must be accompanied 
by plans and other documents sufficient for the administrator, staff and commission to review the 
application for compliance with the requirements of this title.
  
1. Location and Surroundings 
 

2. Project Overview 
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Townhomes 
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Multi-family 

 
 
Commercial 

 

Utilities 

B. PURPOSE 

The PUD concept allows the site planner to propose the best use and arrangement of development on 
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the parcel of land by reducing the more rigid regulations herein.  A PUD is designed so that buildings are 
clustered together to create open space of common ownership, preserve natural features and landscape 
character, more efficiently use the site and to minimize development costs by sharing common walls, 
shortening and narrowing roads, and concentrating utilities.  It is expected that a PUD will provide 
certain amenities like recreational facilities, landscaping, and natural open spaces for the enjoyment of 
all owners, employees, etc., and will demonstrate better than average quality of development.   
 
1. Comprehensive Plan Compliance 

2. Compatibility/Impact 

 

C.   CONCEPT APPROVAL 
 
In considering whether to approve a PUD, the commission shall determine: 
 
1. That the proposed use nets a positive score on the compatibility rating system herein.  The 

compatibility rating shall be computed for the full application as presented to the Commission after 
revisions requested during any preliminary review or work sessions; 

 
  In the case of PUD’s in which the Board determines that it                                                           
  is in the public’s best interest that the Board deal  
                        exclusively with certain of the nine Compatibility  
                        Questions contained in Appendix A, then, subject to the 
                         Board’s direction, the Commission shall not consider such 

Questions as part of its Compatibility rating of the proposed use. 
 

2. That the proposal works with the characteristics of the site by protecting or highlighting attractive 
features and by minimizing the impact of development where natural constraints exist; 
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3. That the proposal’s layout promotes the clustering and separation of different kinds of land uses so 

that both internal compatibility and common open space can be maintained; 
 
4. That the proposal’s layout and design provides economics in the provision of roads and other site 

improvements; and 
 
5. That it is more desirable to have a PUD than a subdivision or some other singular use and that the 

PUD is not be being proposed simply to bypass or vary the more restrictive standards required of a 
subdivision, business, industry, or other similar use.  

1. Rating System 

2. Site Characteristics 
  

3. Clustering 
 

4. Site Improvements 

5. PUD Submittal 
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D.  TIME FOR COMPLETION 

The proposed development shall be completed within the time specified in the phasing plan.  Extensions 
may be approved by the Commission if it can be shown as necessary, and in the public interest. 
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1. Phasing 

TABLE A 
Valley Meadows Phasing Breakdown 

Dwelling or Commercial 
Unit Component 

Phase 1 Phase 2 Phase 3 

E. CHANGES FROM APPROVED PLANS 

Changes in building design and layout may be approved by the Commission if it can be shown as being 
necessary or more desirable. 
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SECTION III 
SUBMISSION REQUIREMENTS FOR PUD 

VALLEY COUNTY LAND USE AND DEVELOPMENT ORDINANCE 
CHAPTER 9, SECTIONS 6-12  

F. SUBMISSION REQUIREMENTS 

In addition to the items required for a Conditional Use Permit, graphic and written material shall also be 
submitted regarding: 
 
1.  Lots and Buildings 
 
Proposed front, side, and rear setbacks as different from those required under normal standards for like 
uses and any other changes in similar kinds of standards including, but not limited to, building height, 
minimum number of parking spaces per unit, street widths, and lot size. 

2.  Building Sites 
 
Proposed building sites if these are to be indicated without or in addition to lots, complete with 
dimensions. 

3.  Open Space 
 
Common open space and facilities with conditions for their permanency. 

A portion of real property devoid of buildings and other physical improvements, except where 
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accessory to the provision of recreation or fish and wildlife habitat improvements, or any natural 
break which serves one of the following functions: 

Provides relief from monotonous building arrangements 
Conserve or preserve natural, historic and other amenities with social of cultural 
value 
Maintains the natural water table level or preserves wetlands 

4.  Phase Development 
 

Phase of development, to be shown geographically and indicating stages in the construction program 
and time schedule for progressive completion. 

5.  CC&R’s and Design Guidelines 
 

An outline of the restrictive covenants expressing key provisions. 

6.  Road Maintenance 

Plans for maintaining roads, parking, and other areas of circulation, snow removal, and any other 
necessary upkeep.  
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7.  Drainage Patterns and Water Quality 

Plans for surface water management. 
 

“Handbook of Valley County 
Stormwater Best Management Practices”

8.  Conditional Use Permits 

Any other information deemed necessary by the Commission because of the proposed use. 
 

G. STANDARDS 

1. PUD Acreage 

The minimum number of acres that may comprise a PUD is two (2) acres. 

2.  Site Improvement Standards 
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Streets, utilities, and other site improvements shall be installed, or proper provision shall be made for 
their later installation, at the developer’s expense prior to recording the plat.  Streets shall be 
constructed in accordance with the minimum standards set forth in Chapter III and all references made 
therein if they are to be dedicated to the County. 
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3.  Specification, Standards and Requirements 

It is recognized that the uniqueness of each proposal for a PUD requires that the specifications, 
standards, and requirements for various facilities, including but not limited to, roads, alleys, easements, 
utilities, signs, parking areas, storm drainage, water supply and distribution, and sewage collection and 
treatment, may be subject to modification from the specifications, standards, and requirements 
established for subdivisions and like uses in this Ordinance.  The Commission may, therefore, at the time 
of general submission, as requested by the applicant, waive or modify these specifications, standards, 
and requirements which otherwise shall be applicable. 

4. Distribution of Residential Units Within Phases 
 
Averaging and transferring of densities with the PUD shall be allowed: 
 

a. Upon showing that it fits the concept of a PUD. 
b. As long as the overall average residential density is no greater than six (6) dwelling units per 

gross acre. 
c. Only if residential units are to be connected to central water and sewer systems.  The overall 

average residential density shall be calculated by summing the number of residential dwelling 
units planned within the boundary of the PUD and dividing by the total gross area expressed in 
acres within the boundary of the PUD except public lands.  It is recognized that the increased 
residential density of a PUD shall be in relationship to the site and structure location, application 
of technology, design, construction techniques, landscaping and topography. 

 
5. Setbacks 

 
Lot and Building setbacks may be decreased below or otherwise altered from the standards of like uses 
set forth elsewhere in this Ordinance. 
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Table C – Valley 
Meadows PUD Standards for Lots and Buildings 

TABLE C 
                     Valley Meadows PUD Standards for Lots and Buildings 

Dwelling or Commercial 
Unit Component 

Ownership Min. 
Lot Size 

(ac.) 

Bldg. 
Height 

(ft.) 

Setbacks (ft.) 
Front Side Side 

Street 
Rear 

6. Building Height 
 
The maximum height of buildings may be increased above those for like uses mandated elsewhere in this 
Ordinance in consideration of the following characteristics: 

a. Unreasonable adverse visual effect on adjacent sites of other areas in the immediate vicinity. 
b. Potential problems for adjacent sites caused by shadows, loss of air circulation, or loss of view. 
c. Influence on the general vicinity, with regard to extreme contrast, vistas, and open space. 

7. Parking 
 
The design and construction standards for parking spaces shall conform to Section 3.03.04.c and the 
number of parking spaces required may be increased or decreased relative to the number mandated for 
like uses elsewhere in consideration of the following factors: 
 

a.    Estimated number of cars owned by occupants of dwelling units in the PUD. 
b. Parking needs of each specific use. 
c. Varying time period of use whenever joint use of common parking areas is proposed. 
d. Surface parking areas shall not be considered open space for the purposes of paragraph 9 below. 
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8. Road Layout 
 
The PUD shall provide an adequate internal street circulation system designed for the type of traffic 
generated, safety, and separation from living areas, convenience, and access.  Private internal streets 
may be narrower than normally required provided that adequate access for police and fire protection 
and snow removal equipment is maintained. 

9. Open Space 
 

At least fifty percent (50%) of the total area within the boundary of any residential PUD and twenty 
percent (20%) of any commercial or industrial PUD shall be devoted to common open space; provided, 
however, that the Commission may reduce this requirement if they find that such a decrease is 
warranted by the design of, and the amenities and features incorporated into, the plan and that the 
needs of the occupants of the PUD for open space can be met in the proposed development.  Each 
residential unit shall have ready access to common areas and facilities. 

10. Site, Design and Construction

Harmonious variations in materials, textures, and colors shall complement and supplement the natural 
beauty and pleasant environment of the site and the individual buildings.  The site, design, and 
construction of all residences shall be planned in such a manner that there is a substantial resemblance 
of uniformity. 
 

11. Surety  
 
It is recognized that the uniqueness of each proposal for a PUD requires that the applicant must make 
adequate assurances of performance on each phase of the proposal.  The Commission may impose any 
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form of bond on those portions of the proposal, which will provide common services to the public, or 
users of the PUD as deemed appropriate by the commission under the circumstances. 

H. OTHER INFORMATION AND DISCLOSURE REQUIREMENTS: THE APPLICANT SHALL 
DISCLOSE AND PROVIDE THE FOLLOWING: 

1. General Information 
   

The name, address, telephone number of any owner, equitable interest holder, stockholder, partner, 
associate, or any other person having a financial interest of 10% or greater in the proposed planned unit 
development. 
 

2. Method of Financing 
 

The method of financing and the cost of improvements that serve the common services of the public and 
users of the PUD. 
 

3. Total Estimated Probable Cost 

The cost of the proposed planned unit development. 

 
4. Phase Estimated Probable Cost 
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The cost of each phase of the planned unit development. 

2004 Estimate 2021 Estimate

5. Ratio of Loan to Property Value
 
The ratio of the amount of all loans to the value of the property throughout the development of the 
planned unit development. 

6. Accommodations 

Plans for housing employees, construction workers, subcontractors, independent contractor or any other 
person related to or associated with the applicant’s buildings, improvement, development or temporary 
use during and after the proposal. 
 

7. Fire Protection 

Plans for providing any additional fire protection and emergency medical services which may be 
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necessary during and after construction. 

8. Guarantees 
 
Proposals for guarantees that the applicant will complete all those improvements that serve the common 
services of the public and users of the PUD or that the land will be reclaimed to its condition prior to 
construction. 

9. Impact Fees 

Plans for any impact fees to be paid by the applicant for the proposal. 

10. BMP’s 
 
Plans for minimizing any water run-off created by the buildings, improvement, development or other 
temporary use of the proposal. 
 

“Handbook of Valley County 
Stormwater Best Management Practices”
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11. Solid Waste 

Plans for minimizing the impact on solid waste disposal during and after the proposal. 
 

 
12. Fish and Wildlife 
 
Plans for minimizing the impact on fish, wildlife or biotic resources in the general area of the proposal 
before, during and after the completion of the proposal 
 

13. Security 

Plans for providing for enforcement of security on the site of the proposal. 
 

 
14. Transportation 
 
Plans for transporting workers to and from job sites and special traffic control measures for public safety 
during and after construction. 
 

15. Disclosures 

Certain disclosures required by this section will not apply to certain PUD’s because of the uniqueness and 
small size of the proposal.  When disclosures 2,6,7,8,12,13, and 14 are either not applicable or not of 
sufficient importance because the impact of the PUD would be minimal, the applicant shall include a 
statement showing why the disclosure does not apply.  Staff shall make a recommendation to the 
Commission as to each application, and the Commission shall decide applicable procedure.  All PUD 
applicants shall adequately respond to disclosures  1, 3, 4, 5, 9, 10, and 11. 
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I. DEVELOPMENT AGREEMENT 

Because of the uniqueness of each proposal a PUD may impact county services and /or property which 
may be mitigated through a Development Agreement.  Compensation for these impacts shall be 
negotiated in work sessions with appropriate county entities and a Development Agreement shall be 
entered into between the applicant and the county through the Board as additional conditions 
considered for approval of a PUD. 

J. IMPACT FEES 

The Commission may recommend to the Board impact fees as authorized by Idaho Code Section 31-870 
for any PUD proposal.  The Board may implement the impact fees as recommended by the Commission 
or as it deems necessary for the proposal. 
 

K. REIMBURSEMENT FEES 
 
The applicant shall be required, in addition to the filing fee otherwise imposed to pay a reimbursement 
fee.  The reimbursement fee shall be negotiated by the staff with approval of the Board.  
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SECTION IV 
C.U.P./PRELIMINARY PLAT APPLICATION 

 
1. APPLICATION 
 
2. CHAPTER THREE;  
 
9-5-1: GENERAL PROVISIONS: 
This chapter contains standards and procedures for those uses which may be incompatible with 
permitted uses in the multiple use district of the county and, therefore, are subject to review and 
evaluation by the commission and the public. Conditional uses may be allowed only after proper 
application, review, approval, and mitigation of impacts through conformance with the conditions of 
approval. 
 
9-5-2: POLICY: 
The comprehensive plan states in part that the rural atmosphere of the valleys be protected, that 
recreation should be encouraged, and that the economic value of privately owned land be increased.  
This section is intended to fulfill those goals and objectives by: 
      

Defining those uses which are not inherently compatible with the "permitted uses" defined in 
chapter 4 herein. 

        
 Limiting the impact of conditional uses through standards and procedures. 
        

Allowing conditional uses in areas and to standards that will increase the value of privately 
owned property without undue adverse impact on the environment, adjoining properties, or 
governmental services and where consistent with the county comprehensive plan. In order to 
achieve these goals, the maintenance of agricultural uses and low density development will be 
more acceptable located on the valley floor; higher density development will be more acceptable 
adjacent to the valley perimeter; commercial and industrial development will be more 
acceptable in commercial hubs, villages, or near existing established incorporated communities 
with similar characteristics and infrastructure to serve the more intense land use needs. 

    

9.5.3 STANDARDS 

The provisions of this section shall apply to the various buildings and uses designated herein as 
Conditional Uses. 
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Subdivision Regulations for Valley County, Idaho

Subdivision Regulations for Valley County, Idaho

10
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APPENDIX D 
IMPACT REPORT 

Comprehensive Plan
Valley County Land Use and Development Ordinance

A. TRAFFIC VOLUME

B. NOISE AND VIBRATION

Valley County Land Use and Development 
Ordinance.

 
C. HEAT AND GLARE
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D. AIR QUALITY

E. SOLID WASTE

F. WATER DEMAND/SYSTEM

 
G. SANITARY SEWER SYSTEM
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H. FIRE PROTECTION

I. FLOOD POTENTIAL

J. DRAINAGE PATTERNS/WATER QUALITY

“Handbook of 
Valley County Stormwater Best Management Practices”

K. WETLAND AREAS  

L. SOIL CHARACTERISTICS 
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M. SITE GRADING

N. VEGETATION

O. FISH AND WILDLIFE

P. VISIBILITY TO DEVELOPMENT
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Q. SITE SELECTION

R. MARKET NEED

 
S. ANTICIPATED RANGE OF SALES

T. PROPOSED PHASING
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PHASE I

PHASE II

PHASE III

 
U. PROPOSED FINANCING
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2004 Estimate 2021 Estimate

V. PROPOSED CONSTRUCTION SCHEDULE
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W. PUBLIC SERVICES

 
X. BENEFITS VS. COSTS (of the project)

Comprehensive Plan Valley County Land Use 
and Development Ordinance.
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Comprehensive Plan  Valley 
County Land Use and Development Ordinance. 



 
    

 

 

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. 

Applicant’s Signature:  _______________________________________   Date:  ____________________ 

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

Subdivision Regulations.   
 A phasing plan and construction timeline. 
 One 8½ x 11” – 300 scale drawing of the proposed subdivision showing only the street names and lots. 
 A plot plan, drawn to scale, showing existing utilities, streets, easements, ditches, and buildings. 
 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. 

 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.   

 A lighting plan.  
 A Wildfire Mitigation Plan. 
 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. 
 Ten (10) copies of the application and additional materials are required.   

 
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. 

TO BE COMPLETED BY THE PLANNING AND ZONING DEPARTMENT                 Check # __________     or     Cash 

FILE #  _________________________________________________               FEE $ ____________________ 

ACCEPTED BY ______________________________________________               DEPOSIT  ________________ 

CROSS REFERENCE FILE(S): __________________________________              DATE  ___________________ 

  ADMINISTRATIVE PLAT                             COMMENTS:  _________________________________________ 

  SHORT PLAT                                                                      _________________________________________ 

  FULL PLAT                                                                          ______________________________________________

Authentisign ID: AD4DA86C-CDEE-EC11-B656-501AC56BE253

_________

Authentisign ID: EEC5C9F4-D0F0-EC11-B656-501AC56BE253



 
CONTACT INFORMATION 

 
PROPOSED SUBDIVISION NAME:  __________________________________________________________ 
 
APPLICANT ___________________________________________________ PHONE __________________ 
   Owner   Option Holder      Contract Holder   
 

MAILING ADDRESS _________________________________________________________________   ZIP __________ 
 
EMAIL ___________________________________________________________________________________________ 
 
PROPERTY OWNER         
      (if not the applicant) 
MAILING ADDRESS _________________________________________________________________   ZIP __________ 
 
EMAIL ___________________________________________________________________________________________ 
 
Nature of Owner’s Interest in this Development? _________________________________________________ 
 
AGENT / REPRESENTATIVE _____________________________________ PHONE __________________ 
 
MAILING ADDRESS _________________________________________________________________   ZIP __________ 
 
EMAIL ___________________________________________________________________________________________ 
 
ENGINEER   
 
MAILING ADDRESS _________________________________________________________________   ZIP __________ 
 
EMAIL ______________________________________________________________ PHONE ____________________ 

 
SURVEYOR   
 
MAILING ADDRESS _________________________________________________________________   ZIP __________ 
 
EMAIL ______________________________________________________________ PHONE ____________________ 

 
 

PROPERTY INFORMATION 
 

 SIZE OF PROPERTY          Acres 

 AMOUNT OF ACREAGE OF ADJACENT LAND HELD BY THIS OWNER _____________________ Acres 

 ANY RESTRICTIONS ON THIS PROPERTY?  Must show all easements on plat. 
Easements __              
Deed Restrictions         ________     
Liens or encumbrances       _______      

 LEGAL DESCRIPTION    _________________________      
            _______   

 TAX PARCEL NUMBER(S) ______________________________________________________________ 

 Quarter   Section    Township    Range  ___________ 

Authentisign ID: AD4DA86C-CDEE-EC11-B656-501AC56BE253Authentisign ID: EEC5C9F4-D0F0-EC11-B656-501AC56BE253

Valley Meadows

x
Triple Dot Development, LLC

811 E McKinley St.                                                                                                                           83712

Triple Dot Development, LLC

811 E McKinley St.                                                                                                                     83712

To develop a PUD in three phases with residential, commercial, and
multi-family

Cam Scott, KM Engineering, LLP                                                     208.639.6939

5725 N Discovery Way, Boise, ID                                                                                                 83713

cscott@kmengllp.com

KM Engineering, LLP

5725 N Discovery Way, Boise, ID                                                                                              83713

joe@kmengllp.com                                                                                                                          208.639.6939

KM Engineering, LLP

5725 N Discovery Way, Boise, ID                                                                                                 83713

joe@kmengllp.com                                                                                                                          208.639.6939

20.78
0.0

not at this time
not at this time

not at this time

situated in a portion of the NE 1/4 of Section 17, Township 16 North, Range 3 East, Boise
Meridian, Valley County, Idaho

RP16N03E170895; RP16N03E170945; RP16N03E170965; RP16N03E170700

NE                                                    17                                                   16N                                            3E

Joe Pachner, PE

joe@kmengllp.com



 
 EXISTING LAND USES AND STRUCTURES ON THE PROPERTY:  

   _____            _____ 
   _____            _____ 
   _____            _____ 
   _____            _____ 

 ARE THERE ANY KNOWN HAZARDS ON OR NEAR THE PROPERTY (such as canals, hazardous 

material spills, soil or water contamination)?  If so, describe and give location:_______________________ 

_____________________________________________________________________________________ 

 ADJACENT PROPERTIES HAVE THE FOLLOWING BUILDING TYPES AND/OR USES: 
North                
South                
East                
West                

9a. TYPE OF TERRAIN:     Mountainous      Rolling     Flat   Timbered  
9b. DOES ANY PORTION OF THIS PARCEL HAVE SLOPES IN EXCESS OF 15%?    Yes       No  
9c. DESCRIBE ANY SIGNIFICANT NATURAL RESOURCES SUCH AS ROCK OUTCROPPING, MARSHES, 

WOODED AREAS:              
   _______             

10a. WATER COURSE:             
10b.  IS ANY PORTION OF THE PROPERTY LOCATED IN A FLOODWAY OR 100-YR FLOODPLAIN? 
      (Information can be obtained from the Planning & Zoning Office)                         Yes       No  

10c. ARE THERE WETLANDS LOCATED ON ANY PORTION OF THE PROPERTY?  Yes       No  
 

10d. WILL ANY PART OF THE PROPERTY BE SUBJECT TO INUNDATION FROM STORMWATER 
OVERFLOW OR SPRING MELTING RUN-OFF?          

11a. NUMBER OF EXISTING ROADS:    Width    Public     Private     
      Are the existing road surfaces paved or graveled?  Gravel      Paved  

11b.  NUMBER OF PROPOSED ROADS:   Proposed width:   _______   
  Will the proposed roads be     Public     Private     
  Proposed road construction:  Gravel      Paved  

12a. EXISTING UTILITIES ON THE PROPERTY ARE AS FOLLOWS: ________________________________ 
        ___ ____ 
        ____ ____ 

12b. PROPOSED UTILITIES:         
        ______________________ 
 
    Proposed utility easement width       Locations__  ____ 

  

Authentisign ID: AD4DA86C-CDEE-EC11-B656-501AC56BE253Authentisign ID: EEC5C9F4-D0F0-EC11-B656-501AC56BE253

The property is currently undeveloped, and was previously used for agriculture. There are not existing structures
on the property at this time.

There are no hazards on the
property that we are aware of at this time.

Residential
Agricultural

Residential
Timberland

x
x

There are no significant natural resources on the property that we are aware of at this time.

There are no water courses on the property at this time.

x

No

x

2

x
x x100.16'; 80.00'

na na

We are proposing centralized sewer and water.

to be determined                            to be determined during final design of utilities

gas, power, irrigation, telephone



13.  SOLID WASTE DISPOSAL METHOD:   Individual Septic        Central Sewage Treatment Facility  

14.  POTABLE WATER SOURCE:    Public        Water Association        Individual  
  If individual, has a test well been drilled?   Depth   Flow   Purity Verified?   
  Nearest adjacent well           Depth   Flow   

15. ARE THERE ANY EXISTING IRRIGATION SYSTEMS?      Yes       No  
 Are you proposing any alterations, improvements, extensions or new construction?    Yes       No  
 If yes, explain:  ________________________________________________________________________ 
 ____________________________________________________________________________________ 
          _____ _____ _____ 
16.  DRAINAGE (Proposed method of on-site retention):   ___________________   
  Any special drains?    (Please attach map) 
  Soil type(s):  _________________________________________________________________________ 
      (Information can be obtained from the Natural Resource Conservation Service: websoilsurvey.nrcs.usda.gov) 
17.  WILL STREETS AND OTHER REQUIRED IMPROVEMENTS BE CONSTRUCTED PRIOR TO THE 

RECORDING OF THE FINAL PLAT?        
  If not, indicate the type of surety that will be put up to ensure the construction of the improvements 

within one (1) year from the date of filing the plat:    ________________  ________________ 
 ____________________________________________________________________________________ 
 
16. OUTLINE OF PROPOSED RESTRICTIVE COVENANTS: 
 Setbacks:     Front _____ feet    Sides _____ feet    Rear _____ feet 
 Mobile homes allowed?    Yes       No  
 Minimum construction value      Minimum square footage  _____ 
 Completion of construction required within   Days  Months  Years  
 Resubdivision permitted?   Yes       No  
 Other      _____ 

17. LAND PROGRAM: 
 Open Areas and/or Common Areas     Yes       No  
 Acreage in subdivision   Number of lots in subdivision    
 Typical width and depth of lots       
 Typical lot area   Minimum lot area   Maximum lot area   
 Lineal footage of streets     Average street length per lot   
 Percentage of area in streets    %  
 Dedicating road right-of-way to Valley County?   Yes       No  
 Percentage of area of development to be public (including easements)  % 
 Maximum street gradient      
 Is subdivision to be completely developed at one time?   Yes     No  - Attach phasing plan and timeline. 
 
18. COMPLETE ATTACHED PLAN FOR IRRIGATION if you have water rights &/or are in an irrigation district. 
 Submit letter from Irrigation District, if applicable. 
19. COMPLETE ATTACHED WEED CONTROL AGREEMENT. 
20.  COMPLETE ATTACHED IMPACT REPORT. It must address potential environmental, economic, and social 

impacts and how these impacts are to be minimized.  
 

Authentisign ID: AD4DA86C-CDEE-EC11-B656-501AC56BE253Authentisign ID: EEC5C9F4-D0F0-EC11-B656-501AC56BE253

x

x
na na na na

na na na

Yes

x
x

No
Development will use best management practices

Roseberry coarse sandy loam

30                                      10                                       30
x

to be determined; market driven 3,341 SF
3 x

x
20.78                                                                                                            96

3,341 SF

16

x

4,011 SF 1.59 AC
see narrative see narrative

20
x

see narrative



 

Irrigation Plan 
(Idaho Code 31-3805) 

 
 

This land:     
      

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 

Authentisign ID: AD4DA86C-CDEE-EC11-B656-501AC56BE253Authentisign ID: EEC5C9F4-D0F0-EC11-B656-501AC56BE253



10.  How do you plan to retain storm and excess water on each lot?  _________________________________ 

______________________________________________________________________________________

______________________________________________________________________________________ 
 

11.  How do you plan to process this storm water and/or excess irrigation water prior to it entering the 
established drainage system?   (i.e. oil, grease, contaminated aggregates)   

_____________________________________________________________________________________

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 
 

Irrigation Plan Map Requirements 

The irrigation plan must be on a scalable map and show all of the irrigation system including all supply and 
drainage structures and easements.  Please include the following information on your map: 

 All canals, ditches, and laterals with their respective names. 
 Head gate location and/or point of delivery of water to the property by the irrigation entity. 
 Pipe location and sizes, if any 
 Rise locations and types, if any. 
 Easements of all private ditches that supply adjacent properties (i.e. supply ditches and drainage ways). 
 Slope of the property in various locations. 
 Direction of water flow (use short arrows on your map to indicate water flow direction   ). 
 Direction of wastewater flow (use long arrows on your map to indicate wastewater direction                 ). 
 Location of drainage ponds or swales, if any where wastewater will be retained on property 
 Other information:  _________________________________________________________________ 

 
Also, provide the following documentation:   

 Legal description of the property. 
 Proof of ownership. 
 A written response from the irrigation entity and/or proof of agency notification. 

 Copy of any water users’ association agreement which shows water schedules and maintenance 
responsibilities. 

 Copy of all new easements ready for recording (irrigation supply and drainage). 

 If you are in a city area of impact, please include a copy of the approvals by the city planning and zoning 
commission and city council of your irrigation plan. 

 
=======================Applicant Acknowledgement======================= 

 
I, the undersigned, agree that prior to the Planning and Zoning Department accepting this application, I am 
responsible to have all the required information and site plans. 
 
I further acknowledge that the irrigation system, as approved by the Planning and Zoning 
Commission and ultimately the Board of County Commissioners, must be bonded and/or installed 
prior to the recording of the plat or building permit. 
 
Signed:  ___________________________________________             Date:     ______/______/______ 
                   Applicant  
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The purpose of this agreement is to establish a cooperative relationship 
between Valley County and the undersigned Cooperator to protect the 
natural and economic values in the Upper Payette River watershed from 
damages related to the invasion and expansion of infestations of noxious 
weeds and invasive plants.  This is a cooperative effort to prevent, eradicate, 
contain and control noxious weeds and invasive plants on public and private 
lands in this area.  Factors related to the spread of weeds are not related to 
ownership nor controllable at agency boundaries.  This agreement 
formalizes the cooperative strategy for management of these weeds 
addressed in Valley County’s Integrated Weed Management Plan. 
 
In this continuing effort to control Noxious Weeds, Valley County Weed 
Control will consult with the undersigned Cooperator and outline weed 
identification techniques, present optional control methods and recommend 
proper land management practices. 
 
The undersigned Cooperator acknowledges that he/she is aware of any 
potential or real noxious weed problems on his/her private property and 
agrees to control said weeds in a timely manner using proper land 
management principles. 
 
Valley County Weed Department can be contacted at 208-382-7199. 

 By:     By:       
Applicant Valley County Weed Control 

Date: _______________________________   Date: _______________________________      
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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. 

 
 
 
 
 
2. Provision for the mitigation of impacts on 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. 
 
 
 
 
 
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. 
 
 
 
 
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. 
 
 
 
 
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. 
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7. Fire, explosion, and other hazards existing and proposed.  Identify how activities on neighboring 
property may affect the proposed use. 

 
 
 
 
 
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. 
 
 
 
 
 
9. Include practices that will be used to stabilize soils and restore or replace vegetation. 
 
 
 
 
 
10. Soil characteristics and potential problems in regard to slope stability, embankments, building 

foundation, utility and road construction.  Include suitability for supporting proposed landscaping. 
 
 
 
 
 
11. Site grading or improvements including cuts and fills, drainage courses and impoundments, sound 

and sight buffers, landscaping, fencing, utilities, and open areas. 
 
 
 
 
 
 
 
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 impacts of 
shadows from new features on neighboring property. 

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

 
 
 
 
 
15. Approximation of costs for additional public services, facilities, and other economic impacts. 
 
 
 
 
 
16. State how the proposed development will impact existing developments providing the same or 

similar products or services. 
 
 
 
 
 
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. 

 
 
 
 
18. What will be the impacts of a project abandoned at partial completion? 
 
 
 
 
 
19. Number of residential dwelling units, other buildings and building sites, and square footage or gross 

non-residential floor space to be available.  
 
 
 
 
 
20. Stages of development in geographic terms and proposed construction time schedule. 

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. 
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Property Tax Exemption 
 

New and expanding business may qualify for a property tax exemption for up to 5 years by meeting 
the qualifications in accordance with Idaho Code§ 63-602NN 
 
Application must be filed with the Valley County Assessor’s office before construction begins. 
 
Protocols for qualifying property exemption in Valley County, Idaho: 
 

 Application must be received prior to the start of construction (ex. Building Permits, excavation) 
 Term of exemption, not to exceed 5 years, will be up to the discretion of the Valley County 

Board of Commissioners 
 Retail sales business do not qualify 
 Multi use may qualify excluding retail sale area 
 Housing 

 Multi-family housing must have 5 units or more per structure.   
 Multi-Family housing units may qualify if more than one structure is built totaling                          

5 or more units 
 For local housing only (workforce) 
 Short term rentals not allowed 
 Units cannot be individually sold (e.g., no condominiums) 

 Remodel and/or additions to existing businesses 
 Only the area of remodel/addition may qualify for exemption 
 Retail sales additions/remodel will not qualify 

 
For further information regarding the 63-602NN application process and instructions,  
please contact the Valley County Assessor’s office at 208-382-7126. 
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APPROVED CONSTRUCTION PERMIT

PHASE 1 

PHASE 1

PHASE 3 
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PHASE 3 

PROJECT THE MEADOWS

ANTICIPATED PROJECT COMPLETION 06/16/25
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All of Lot _____ [insert lot number] of Valley Meadows Subdivision, according to 
the official plat thereof, subject to the Declaration of Conditions, Covenants, 
Restrictions, and Easements, all on file in the office of the Valley County Recorder.
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