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UNFLATTED

RE: Garnet Valley PUD - Private Roads
Valley County, ID

Dear Mr. Warhaft:

We have reviewed your request to utilize the existing private roads within the Meadows at West
Mountain PUD for your secondary access. Timberline Development Inc. retained ownership of
the private roads within the development to assure the remaining property that is located within
the original Preliminary Plat boundary could also be served by these private roads. After
reviewing your proposed layout and roadway access plan, we will grant you access to the
previously completed private roads to serve as Garnet Valley’s for secondary access. Since
Garnet Valley PUD will not be governed by the Meadows at West Mountain’s covenants,
conditions, and restrictions, we require that your development enters into a Road Development
Agreement to share the road maintenance costs for the two connecting street segments
(Timberline Drive and Price Street). The maintenance cost for these road segments will be
shared equally with the Meadows at West Mountain’s HOA. Since these road segments serve as

the primary access for The Meadows at West Mountain, their HOA will determine the
maintenance requirements and repair schedules.

If you have any questions or comments, please call me directly.

ark Reichman
Principal Partner




TIMBERLINE eI \\ater & Sewer

FAX (208) 939-

DEVELOPMENT INC. 0267

132 SW 5™ AVE.

SUITE 100 :
MERIDIAN, Meadows Water Company will

IDAHO 83642 provide service with conditions.
- Install back-up generators
- Designed to DEQ
requirements

June 5, 2023

Roseberry Park LLC.
Dean Warhaft, PSM
13580 Ludlam Road
Pinecrest FL 33156

North Lakes Recreational Sewer and
Water District will provide service

RE: Garnet Valley PUD - Water Will Serve with conditions.
Valley County, ID
- Upgrade pumps
- Upgrade electrical
Dear Mr. Warhafi:

- Upgrade back-up

The above referenced project is serviceable by the Meadows Water, LLC which is owned and generator
operated by Timberline Development Inc. under its present tariffs, rules and regulations as filed
with the Idaho Public Utilities Commission. The water infrastructure system as defined in

[DAPA 58.01.08.003 must be designed to Department of Environmental Quality (DEQ) facility : .

and design standards and must be approved by DEQ. Prior to connection to the water system, Workl ng Wlth N LRSWD to develop

the developer must also complete the improvements listed in your pre-development meeting, regio nal water system

If you have any queslions or comments, please call me directly. - No add itional Wel IS need Ed
to serve area.

Respect

- Have local, professional
entity to run and operate the
system.

Mark Reichman
Principal Partner




EXHIBIT B
Conditions of Zoning Approval

Compliance with Plans. Compliance with plans and specifications submitted to and on file in the
Planning and Zoning Department dated received , except as expressly
modified herein or pursuant to application to the County.

Maximum Units. The maximum number of units allowed shall be 316 (306 multi-family and 10
single-family units).

Workforce Housing. A total of 82 units throughout the project (collectively, the "Weorkforce
Units") shall be identified from time to time and subject to the following affordability and workforce
housing program. As further described below, the 82 Workforce Units shall include a combination
of “80% AMI| Restriction” units, "LIHTC Restriction” unitg, and the "Fire District Unit" (each as
defined below).

triction. Initially, 47 units shall be rent-restricted to individuals making no

than eighty percent (80%:) of average median income (" AMI") for Valley County, ldaho

for the size of the household in guestion, as published from time to time by the ldaho

Housing Finance Association, Inc. ("IHFA") or any successor to IHFA responsible for
administration of Housing Tax Credits under the 1986 Tax Reform Act.

LIHTC Re . Developer shall set aside one building containing a minimum of 34
units {collectively, the "LIHTC Units") for development under the Low-Income Housing Tax
Credit (LIHTC) program administered by IHFA. Developer shall employ commercially
reasonable efforts to obtain LIHTC funding the LIHTC Units and shall not be permitted to
construct the same without LIHTC funding approval for a period of ten (10) years. Upon
such approval, it is anticipated that the LIHTC Units shall be available for rent at o of
AMI but shall be subject to the requirements of federal law and the entity administering the
LIHTC program at the time {anticipated to be IHFA).

i. In the event Developer is unable to receive LIHTC funding during said ten-yvear
period, Developer may construct the LIHTC Units, which shall be subject o the
80% AMI Restriction set forth in Section 3.a, above, increasing the number of 80%
AMI Restriction units to 81.

Fire District Linit. Developer shall make one (1) unit available at no cost to Donnelly Rural
Fire Protection District (the “Fire District™) for a period of ten (10) years, which initial term
may be renewed by the Fire District in its sole discretion for an additional ten (10} year
period on the same terms and conditions. The Fire Di occupancy of said unit shall
be subject to reasonable conditions related to maintena wecupancy, and use. In the
event the Fire District terminates or chooses to no longer occupy, said unit shall be subject
to the 80% AMI Restriction set forth in Section 3.a, above.

Workforce Unit Allocation and Completion. Developer shall ensure that a prorata number
of Workforce Units are made available for occupancy concurrently with each building that
receives a certificate of occupancy. The prorata allecation shall be based on the total
number of Workforce Units required under this Agreement and the total number of buildings
in the development minus one (i.e. 48 units = 8 buildings = 6 units per building). Failure to
comply with this clause shall b sidered a breach of this Agreement.

Waorkforce Unit Occup: s Restriction.  All Workforce Units shall be reserved to Valley
County res : s showing proof of employment with a Valley County employer at
the time of application.







OPEN SPACE CALCULATIONS PERCENT

Common Lot Area 34%

Multi-Family Lot Area 18%

Total Open Space 52%






11. Infrastructure.

Sewer and Water. An agreement with Morth Lake Recreational Sewer and Water District
("NLRSWD") must be finalized prior to signature of the first final plat. Such agreement
shall include all improvements to area sewer and water infrastructure sufficient to permit
MLRSWD to service the project.

Access. Access onto public strests (W. Roseberry Rd.) shall be provided in accordance
with the approved site plans. In the event access onto neighboring private sireets is
determined by a court having jurisdiction to be prohibited, Developer shall pursue and
obtain a modification to the final plat with addiional access onto W. Roseberry Rd.

Trash. It is anticipated that Lakeshore Disposal shall provide trash collection services.
Developer shall provide a will-serve letter confirming such service in connection with the
first final plat of the property.

Parking. Parking shall be in accordance with the approved site plan for the project
Developer (or its sur shall be responsible for any and all parking enforcement
within the Property. The project plan for the Property is attached as Exhibit G and made
a part hereof. Developer shall ensure that resident parking cccurs only within the Property
and not on adjoining public or private streeis.

Stormwater Management and Drainage. Stormwater management and drainage shall be
provided in accordance with the grading and drainage plans attached to the approved
preliminary plat. The detailed stormwater management and site grading plan shall be
approved by the Valley County Engineer prior to any work being done on-site. Preliminary
grading and drainage plans shall be subject to meodification in connection with final
construction documents. Storm drainage systems shall meet or excesed 23-year storm
drainage criteria. Any property affected by jurisdictional wetlands shall require application
and approval by the U.5. Army Corps of Engineers.

Public Transit. Prior to signature of the first final plat, Developer shall provide proof of
disc with Tamarack and area transit authorities in order to identify and reserve a
potential bus stop location within the Property.

. Phasing Plan. The project shall be phased in : dance with that certain phasing plan attached
as Exhibit H. attached hereto and made a part hereof.

. Amendment. Mo changes or amendments to this Agreement shall be permitted unless specifically
agreed in writing by Developer and the County in accordance with then-applicable County
ordinance requirements.

Condifions from Siaff Report (with modi

4. This application, the staff report, and the provisions of the Land Use and Development Ordinance
are all made a part of this permit as if written in full herein. Any violation of any portion of the permit
will be subject to enforcement and penalties in accordance with Title 9-2-5; and, may include
revocation or suspension of the conditional use permit.

. Any change in the nature or scope of land use activities shall require an additional Conditional Use
Permit.

. The first final plat shall be recorded within two years of approval of the conditional use permit or
this permit will be null and void.
















THANKYOU









Traffic Analysis
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HILLHOUSE SUEDRMEION

HILLHOUSE [ SUBDMNISION NO. 2

Preliminary Plat

+/- 38.84 acres

Total lots: 15
Single-family: 10
Multi-family: 1
Common space: 3
Right-of-way: 1

Density

Overall: 8.1 units/acre
Single-family: 4.9
units/acre
Multi-family: 13.4
units/acre



Single-family

10 single-family lots adjacent
to existing residences within
Meadows at West Mountain

8,000 square foot lots to
match existing lots

Over 9 acres of open space
to provide buffer to multi-
family

3.8 acres open space on
south side of Price Street to
buffer existing single-family
homes in Hillhouse Loop



Multi-family
+/- 22.81 acres
Multi-family units: 306

Mix of studio, 1- and 2-
bedroom units

Density: 13.4 units/acre

7 acres (18%) open space
- Pickleball courts
- Tot lot
- Clubhouse with outdoor
seating and patio
- Open space areas

Height of buildings — 2 story
(#of feet?)



Multi-family

Clustering of multi-family
units on the west side of the
site to provide a buffer and
transition to adjacent homes.

Multi-family units abut 6 lots
within the Hillhouse Loop
Subdivision

- 3 lots have been
developed with homes

- closest structure is
about 200’ south of
Garnet Valley property
line



Open Space &
Amenities






Fire Department
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10.

Staff Comments & Questions

Do you have approval or have an agreement to use Timberline Drive?

Yes. The current property owner is the original developer for the Meadows at West Mountain project. They retained ownership
of the roadways and have coordinated with the HOA on maintenance and use. A letter from the current property owner

permitting use of Timberline Drive has been submitted to staff.
Canyou use the Timberline water system?

Yes. We have coordinated with the current property owner and original developer on an agreement to use the Timberline water

system.
Will you be updating your phasing plan so that phase 1 includes access from W Roseberry Rd? Do you have a current phasing plan?

Access to Roseberry Rd will be in first phase. We can update a conceptual phasing plan. Any phasing plan is subject to change
and will be dependent on site and market conditions

Will the pathway along W Roseberry Road be continued through this property?

Internal pathways will connect with existing pathway along Roseberry.

Is it a true statement that there will be no internal roads constructed; there are only driveways and parking lots?

Yes.

Will there be individual meters at each residence for water and/or sewer?

Will have master meter for each of the buildings and will coordinate with DEQ and reviewing agencies on requirements.
Have you considered making any of the building condominiums?

Buildings will not be condominiumized.

Will there be an on-site manager?

Yes.



Staff Comments & Questions

11. What specifically do you propose for a Development Agreement to provide for decreased housing for service providers?
The Developer proposes to provide a rent free unit to the Fire District for their use for a period of 10 years.
12.  Will public events such as weddings be held at the club house?

The clubhouse will not be available for public events, residents may be able to use and will be subject to CC&Rs and the
community’s rules.

13. What activities will be allowed in the community center?
The community center is intended for resident use.
14. Will the pickleball courts, etc. be open to the public?
The pickleball courts will be reserved for residents to use.
15. Plat Note 10 — Conduit should be placed for fiber optic for broadband.
Understood.
16. Plat Note 15 — Disturbed surfaces should be reseeded to prevent Noxious Weeds.
Understood.
17. Where on the plat is Lot 137?
Lot 13 is the 3.83-acre open space lot in the south part of the project, south of Price Street.
18. What is the color scheme of the buildings?

Architect has created renderings depicting the color scheme and architectural styling of buildings.



Additional Proposed Conditions

1. Applicant shall make one unit available at no costto the
Donnelly Rural Fire Protection District for a period of ten (10)

years, subject to reasonable conditions related to
maintenance, occupancy, and use.

2. Applicant will set aside thirty-six (36) units as workforce
housing (80% AMI) for a period of ten (10) years. In addition,
Applicant shall set aside one building/development pad as
deed restricted under the LIHTC program administered in

Idaho by the Idaho Housing Finance Association, with such
units anticipated to be up to 60% of AMI.



Floorplans
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Way 19, 2023

Planning & foning Commission
Walkey County

219 M Main Street

Cascade, ID 83611

RE: Garnet Valley Project
T Whom [t May Concerm:

Tamarack Resort 1s writing to express its support for the Garnet Valley PUD application submitted ta
Valley County. Valley County is in desperate need of additional housing options for existing residents, the
existing workforce, and future residents. As one of Valley Courty's largest employers, Tamarack Resort |s
well-zcquainted with the demand for housing to accommaodate seasonal and full-time employess

In the Resort's discussians with the developer, the Developer has expressed his interest in working with
public agencies in Valley County to ensure it is providing facilities and infrastructure that will improve the
entire area, The Developer has expressed a commitment to reserve a unit for the Fire Department to use
in recruiting/retaining a new EMS employee, which will positively impact the entire community,

Under Tamarack's PUD, the resort is required to provide housing for a certain percentage of its
employess, but not all its employees. Utilizing a leasing program with many rental units and other
developers, Tamarack is currently providing housing, a mix of on-site and off-site, for approdmately 130
employees, both seasonal and full-time. Because this is not a sustainable model, Tamarack is investing
heavily in its employees by building a new and medern village for employees which is located on-site

Thee first 130 beds will be available to resort employess this summer and 2 required by the PUD,
Tamarack will continue to bring additional units online for its employess as its employee base grows.
The balance of the resort’s employees will seck housing outside of the resart and a project such as
Garnet Valley will provide a variety of housing options with maore attainable price points for employees
and other Valley County residents.

Thank you for your consideration.

Lincerely,

Scoft Turlingtord /
President




Atlantic Pacific



