PO Box 1350 » 219 North Main Street

Cascade, ID 83611-1350

Valley County Planning and Zoning

Phone: 208-382-7115
Fax: 208-382-7119
Email: cherrick@co.valley.id.us

STAFF REPORT:
HEARING DATE:
TO:

STAFF:

APPLICANT /
PROPERTY OWNER:

REPRESENTATIVE:

LOCATION:

SIZE:
REQUEST:
EXISTING LAND USE:

C U.P. 22-23 Keller Multiple Residence
July 14, 2022
Planning and Zoning Commission

Cynda Herrick, AICP, CFM
Planning and Zoning Director

Brett & Marcie Keller
79 Lounsbury RD
Ridgefield CT 06877

Heather Susemihi & Courtney Snyder
McCall Design & Planning

P.O. Box 729

McCall, ID 83638

3737 West Mountain Road and 3743 West Mountain Road
RP18N02E247206 and RP18N0O2E247265
N % of SE % Sec. 24, T.18N R.2E, Boise Meridian, Valley County, |daho

46 acres
Multiple Residences on One Parcel
Single-Family Residence

Brett and Marcie Keller are requesting a conditional use permit for two residential homes on one
parcel. A bunk area on the upper level is also planned for a barn. The residences are for family
and guests The attached site plan shows proposed building sites for the primary residence, the
guest house, and the barn. Construction of the smalier home will begin in 2022; construction of
the larger home will begin in 2023,

Individual wells and septic systems are proposed. A shared driveway would access both

residences.

The applicant plans to combine parcels RP18N02E247206 and RP18N02E247265.

The 46-acre site is addressed at 3737 West Mountain Road and 3743 West Mountain Road.

FINDINGS:

1. The application was submitted on May 4, 2022.

2. Legal notice was posted in the Star News on June 23, 2022, and June 30, 2022. Potentially
affected agencies were notified on June 14, 2022. Property owners within 300 feet of the
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property line were notified by fact sheet sent June 17, 2022. The site was posted on July 5,
2022. The notice and application were posted online at www.co.valley.id.us on June 14, 2022.

3. Agency comment received:

Central District Health has received septic applications and test holes have been conducted.
Applicant must submit ground water monitoring before CDH can evaluate for issuance of
septic permits. (June 17, 2022)

Garrett de Jong, McCall Fire Department Fire Marshall, stated if the driveway is ever gated, the
owner shall provide the Fire District with an emergency means of operation. (June 21, 2022)

4. Neighbor comment received: none
5. Physical characteristics of the site: Slopes up from West Mountain Road; partially treed.

6. The surrounding land use and zoning includes:
North: Single-family Residential Rural Parcel
South: Single-family Residential Rural Parcel and Agricultural (Productive Timber)
East: Agricultural (Grazing)
West: Agricultural (Productive Timber)

7. Valley County Code (Title 9): In Table 9-3-1, this proposal is categorized under:
« 2. Residential Uses (j) Multiple Residences on One Parcel

9-5C-4: MAXIMUM BUILDING HEIGHT AND FLOOR AREA:

A. Maximum Height: Building heights, except as may be modified by a PUD, shall not exceed thirty five
feet (35') above the lower of existing or finished grade.

B. Building Size Or Floor Area: The building size or fioor area, except as may be modified by a PUD,
shall not exceed the limitations of subsections_9-5-3A and C of this chapter.

C. Lot Coverage: No structure or combination of structures, except as may be modified by a PUD, may
cover more than forty percent (40%) of the lot or parcel. (Ord. 11-5, 6-6-2011)

9-5C-5: SITE IMPROVEMENT:

A. Off Street Parking Spaces: Two (2) off street parking spaces shall be provided for each dwelling unit.
These spaces may be included in driveways, carports, or garages.

B. Ulility Lines: All utility lines, including service lines, that are to be located within the limits of the
improved roadway in new residential developments must be installed prior to placing the leveling
coarse material. {Ord. 11-5, 6-6-2011)

9-5C-6: DENSITY:

A. The density of any residential development or use requiring a conditional use permit shall not exceed
two and one-half (2.5) dwelling units per acre, except for planned unit developments or long-term
rentals. Long-term rental density can be determined by the Planning and Zoning Commission in
regards to compatibility with surrounding land uses and will require a deed restriction.

B. Density shall be computed by dividing the total number of dwelling units proposed by the total acreage
of land within the boundaries of the development. The area of existing road rights of way on the
perimeter of the development and public lands may not be included in the density computation. (Ord.
11-5, 6-6-2011; amd. Ord. 20-12, 7-6-2020)

SUMMARY:
Compatibility Rating: Staff's compatibility rating is a +23.

The Planning and Zoning Commission should do their own compatibility rating prior to
the meeting (form with directions attached).
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STAFF COMMENTS:

1. The property is within the McCall Fire District, within a Herd District, and not within an
irrigation district.

2. Maximum allowed density is 2.5 dwelling units per acre; proposed density is 0.06
dwelling units per acre.

ATTACHMENTS:

Conditions of Approval

Blank Compatibility Evaluation

Staff's Compatibility Evaluation

Vicinity Map

Aerial Map with Wetland Layer
Assessor’s Plat — T.18N R.2E Section 24
ROS 13-253

Site Plan

Pictures taken July 5, 2022

Responses

Conditions of Approval

1.

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

The use shall be established by December 31, 2024, or a permit extension will be required.

The issuance of this permit and these conditions will not relieve the applicant from
complying with applicable County, State, or Federal laws or regulations or be construed as
permission to operate in violation of any statute or regulations. Violation of these laws,
regulations or rules may be grounds for revocation of the Conditional Use Permit or grounds
for suspension of the Conditional Use Permit.

Must comply with requirements of Central District Health Department.

Driveways shall be constructed to meet current McCall Fire Codes. If the property is gated
they must comply with requirements of the McCall Fire Department.

Shall clearly post the address(es) at the driveway entrance and on both residences.

All lighting must comply with the Valley County Lighting Ordinance. All lights shall be fully
shielded so that there is not upward or horizontal projection of lights.

Neither unit can be used as a short-term rental unless a new conditional use permit is
approved. One unit can be used as a long-term rental. If this property is sold this will need to
be a deed restriction.

10. This property is not approved for commercial use.

END OF STAFF REPORT
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9.41-1: APPENDIX A, COMPATIBILITY EVALUATION:

A. General: One of the primary funclions of traditional zening Is to classlfy land uses so that those which are not fully compatible or congruoys can be
gepgraphically seperated fram gach ather. The uquq(y has ppteq lo substitute traditional zoning with a multiple use concept in which there Is no

separation of land uses, Propbsed Ingompatibie Uses may pdversely efiect eidstind tises, people, or lands In nunierous ways: nalse, odots, creation of

hazards, view, waler contamination, foss of needed or desired resources, proparty values, orinfiinge on a desied lifestyle. To ensuea thal the county can
contintid fo'frow and develop without causing such land use problema and confiics, 8 mechanism designed to Identily and discourage land vse
ptoposals which will be incompatible et particular locations has been devised. The compatiblity evaluation of all condilional uses alsa provides for
eveluations In a manner which Is both syslematic end conslstent.

B. Purpose; Usix

1. Tha compalibility rating is to be used as a top! fo assist In the determination of compalibllity. Tha compatibility rating Is not the scle deciding factor In
the approval or denfal of any application.

2. Staff prepares & preliminary compaliblity rating for conditional wse permits, except for conditional use parmits for PUDs, The commission reviews the
compatibliity rating and may change any value.

C. General Evaluation: Compleling the compatibility questions and evaluation (farm}):
4. All avaluations shall ba made a5 objectively as passible by assignment of polnts for each of a serfes of quastions, Polnls shall be assigned as follows:
Plus 2- assignad for full compatibiity (adjacency encouraged).
Plus 1 - assignad for pariial compatibiity {adjacency not necessarlly encouraged).
0 - assigned if pot appiicable or pedtral,
Minus1 - asslénad for minimal compatbllity {adjacency nol discouraged).
Mintes 2 - asslgned for no compalibllily (adjacency not acceptable).

2. Each response valie shall be muldplied by some number, which jndicates how Important tha! parficular response Is relative to all the pthers.
Multiptiers shall be any of the following:

x4 - indicales major refalive imporance
%3 - jndicates above average relalive importance
%32 - indicales below averaga relative imporiance,
x1 - Indicales miner rejative importance.
o i o o oot g o bl prser posatie ropse s o iy end s, Eod
box indicales he extent of chmpatiblity belween any two {2} Inlersecing uses ‘Thesa nurmbers should not be changad from proposat o proposal, @xcept

whernd tﬂsléndlva uses srise which may present uniqua compalitility considerations. The commission shall delerniine whether ot not there s a unique
conslderation.

€. Terms:
DOMINANT ADJACENT LAND USE: Any use which is within threa hundred feet {300°) of the use boundary being proposed, and
1. Comprises a!)8astone-half {!fz) of the adjacent uses and éne-fourth (444} of the total adjacent area; or

2. Where twa {2} or more tses compels equally In numbes and are mora fraquent than all tha other uses, the one with tha greates! amount of
pcreaga Is the dominant land use; or

3. I all other situations, no deminant land use exists. When this occurs, the response value shall ba zero.

wc&ﬂ}nmﬂ; Land uses within a one to three (3) mile radius, The various usas therein should be identifed and averaged to determine the ovarall
use of the

F. Questions 4 Through 8:

1. In delermining the response values for questions 4 through 8, the evaluators shall consider the information contained In tha tien, the goal d
objectives of the comprehansiva plan, the provisions of this tille end related ordinances, informalion geined from an actual kﬁ%n of lh: snﬂn sa::
information gathered by the slaff, "

2. The evaluator or commiasion shall alsa consider proposed miigation of the datermined impacts, Adequacy of the mifigation will ba & factor,
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Compatibility Questions and Evaluatjon

Matrix Line # / Uss: Prepared by:
Response
YES/NO X Value Use Matrix Values:
(+2/-2) X 4 1. Is the proposed use compatible with the dominant adjacent land use?
2. Is the proposed use compatible with the other adjacent land uses (total and
{(+2/-2) X 2 average)?
3. Is the proposed use generally compatible with the overall land use in the local
(+2/-2) X 1 vicinity?
Site Specific Evaluation (Impacts and Proposed Mitigation)
4. Is the properly large enough, does the existence of wooded area, or does the
lay of the land help to minimize any potential impacts the proposed use may
(+2/-2) X 3 have on adjacent uses?
5.
(+2/-2} X1 Is the size or scale of proposed lots and/or structures similar to adjacent ones?
6. Is the traffic volume and character to be generated by the proposed use similar
ta the uses on properties that will be affected by proximity to parking lots, on-
(+2/-2) X 2 site roads, or access roads?
7. Is the potential impact on adjacent properties due to the consuming or
(+2/-2) X 2 emission of any resource or substance compatible with that of existing uses?
8. Is the proposed use compatible with the abilities of public agencies to provide
service or of public facilities to accommodate the proposed use demands on
utilities, fire and police protection, schools, roads, traffic control, parks, and
(+2/-2) X 2 open areas”?
9. Is the proposed use cost effective when comparing the cost for providing
public services and improving public facilities to the increases in public
(+21-2) X 2 revenue from the improved property?
Sub-Total (+)
Sub-Total ()
Total Score

The resulting values for each questions shall be totaled so that each land use and development proposal
receives a single final score.



Compatibility Questions and Evaluation

75 -
Matrix Line # / Use: _5 Prepared by: {l

Response
YES/NO X Value Use Matrix Values:

(+2/-2) +/ X 4 # ’7/

—

- Is the proposed use compatible with the dominant adjacent land use?

PR AP

/ 2. Is the proposed use compatible with the other adjacent land uses (total and

2
average /%//(‘4 /74// P /

/ / 3. Is the proposed use generally compatible with the overall land use in the local
—/ X - vicinity? ] /
Site Specific Evaluation (Impacts and Proposed Mitigation

4, Is the property large enough, does the existence of wooded area, or does the
- 4 lay of the land help to minimize any potential impacts the proposed use may

have on adjacent uses? //- P, /4 o oy ad

5. / P =
(+2/-2) 7" ZX 1 72 Is the size or scale of proposed lots and/or structures similar to adjacent ones?

(+22) ~Z. X 2

(+2/-2)

(+2/-2) 72X 3

/S

6. Is the tra%c/ volume and character to be generated by the proposed use similar
to the uses on properties that will be affected by proximity to parking lots, on-

2 # 7/ site roads, or access roads?

ol e

7. Is the potential impact on adjacent properties due to the consuming or
7 / emission of any resource or substance compatible with that of existing uses?

v

8. Is the proposed use compatible with the abilities of public agencies to provide
service or of public facilities to accommodate the proposed use demands on
~ }/ utilities, fire and police protection schools, roads, traffic control, parks, and

(+21-2) 72X . open areas? f)(/ _ //Le 4 7{

9. Is the proposed use cost effective when comparing the cost for providing
public services and improving public facilities to the increases in public
{+2/-2) f" }X/ 2 7’_/ revenue from the improved property?

Sub-Total (4 < %// 7~ 7 ke
Sub-Total {--} é j_

Total Score 7"? j

The resulting values for each questions shall be totaled so that each land use and development proposal
receives a single final score.

(+2/-2) 72X

(+212) 72X 2
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CUP 22-23 Aerial and Wetland Map
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@0. CENTRAL Valley County Transmittal Return to:

BIESZ\'!?J%-TI Division of Community and Environmenial Health [ Cascads
[J Donnelly
Rezone # [ Mccall
Conditional Use # C,l/Lp 227 T - [ Mcecall Impact
Preliminary / Fina / Short Plat A2 Valley County
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10.

12.

We have No Objections to this Propas |

We recommand Dzniz of this Propaszl.

Specific knowlecigz 25 to the exzct type of use must be pravided before we can comment on this Proposal,
We will requirs more data concern’ng soi condit ons on this Proposzl before we can comment,

Eefore we can comment concern ng nd vidual sewage disrosal, we will rzquire more data concerning tha dapth

of: [Qhigh seasona grou d vrater (O wasts Fow characteristics
[} bedrock from orig nal arads [Jother

This office may requ re 2 study to ssess the impact of nutriants and pathogens to receiving ground vieters and surfzee
walers, -

This ptr)oject shall be raviewed by tha idaho D partme ¢ of W tsr B sour es concerning well construction angd water
gvailabllity. B

. After written approvals from zpproprat  nt ties sre submittad, we can approve this proposal for.

[Jeentral sewage [0 community sewagz system [ community wzter wel
Clinterim sewage [] eentral water
[ ndividua sewags {77 Inclividual water

Tha fallowing p an{s) must be subm ti~d to znd 8pp oved by the Idah  Depzriment of Environments| Quality;

[ centrat sewage L] cormunity s=wzge syst m O community water
[sewage dry nes 1 centrat water

Run-offis not to create a mosqulta brezding roblem
This Daparimznt would recomme o dzfarre! until high szasonzl ground water can bs detarminzd if othzr
considerations Indicats approva!,

i rastroom facilities sra bo beins.alled thona sewags syslem MUST bz insizlied to meat Idzho Statz Sewsa:
Pagulztions, -

. Wewill require plans be submitted far & pla  ravizw for 2 7

food extablistme, SWIMMIng £ools or 5pas ) child czrs center
bavzrage estzb shrang Grocery storz
g £ Te (f{ O v d) L%

Mﬁiﬁﬁ%&[ﬁ%ﬁ@_ﬁefm we_grn sopludels P /6Ll tame e
_af_s;efnt'c

ioa.-rm-f\,-f Revizwad By %
e /// V/E7,




From: Garrett de Jong

Sent: Tuesday, June 21, 2022 12:00 PM

To: Cynda Herrick I
Subject: CUP 22-23 Keller Multiple Residences

Hi Cynda,

| do not have any comments regarding the application for CUP 22-23. In the event that the
driveway is ever gated, the owner shall provide the Fire District with an emergency means of
operation.

Thank you,
Garrett

Garrett de Jong
Fire Chief

McCall Fire & EMS
201 Deinhard Lane
McCall, ID 83638



