Valley County Planning and Zoning

Phone: 208-382-7115

PO Box 1350 « 219 North Main Street Fax: 208-382-7119
Cascade, ID 83611-1350 Email: cherrick@co.valley.id.us
STAFF REPORT: C.U.P. 22-24 Alvarez RV Rental Site
HEARING DATE: July 14, 2022
TO: Planning and Zoning Commission
STAFF: Cynda Herrick, AICP, CFM

Planning and Zoning Director

APPLICANT / OWNER: Alicia and Alfredo Alvarez
13309 Highway 55
McCall ID 83638

LOCATION: 13309 Highway 55
Post Ranches Subdivision Lot 1
NW % Sectlion 3, T.16N, R.3E, Boise Meridian, Valley County, |daho

SIZE: 6.4-Acre Parcel
REQUEST: Rental of a Recreational Vehicle Site
EXISTING LAND USE:  Single-Family Residential

Alfredo and Alicia Alvarez are requesting a conditional use permit for the short-term rental of a
recreational vehicle. Their home is also on the property and would share the same driveway as
the RV Rental Site. The applicant is a property manager and is looking for additional income
and to provide RV owner's an alternative.

Sewage waste would be disposed at the Northlake Recreational Sewer and Water District dump
site. Portable water would be obtained from the Northlake site. The proposed rental season is
May through October.

The applicant proposes to add additional trees along the southern property line to reduce the
visual impact of the RV rental.

The 6.4-acre parcel is addressed at 13309 Highway 55

FINDINGS:

1. The application was submitted on May 11, 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

property line were notified by fact sheet sent June 17, 2022. The site was posted on July 1,
2022. The notice and application were posted oniine at www.co.valley.id.us on June 14, 2022.
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3. Agency comment received:

Central District Health (CDH) stated that Post Ranches Subdivision is served by septic
systems; the application states Northlake Recreational Sewer and Water will be used. If
subdivision is served by central services, CDH has no objection. If served by septic, an
application will be required. (June 17, 2022)

Jess Ellis, Donnelly Rural Fire Protection District Fire Marshal, listed requirements for
addressing, driveways, fires, open burning, smoke detectors, and LPG requirements. (June
20, 2022)

4. Public comment received: None

5. Physical characteristics of the site: Relatively flat and partially treed. Existing buildings are
screened by trees from Highway 55.

6. The surrounding land use and zoning includes:
North: Agricultural (Dry Grazing)
South: Single Family Residential and Agricultural (Dry Grazing)
East: Single Family Residential and Agricultural (lrrigated Grazing)
West: Single Family Residential Subdivision (Post Ranches)

7. Valley County Code (Title 8) in Table 9-3-1. This proposal is categorized under:
« 5. Commercial Uses (e) Recreation Business (4) Campgrounds and facilities

Review of Title 9, Chapter 5 Conditional Uses and Title 12 Mobile Homes should be done.

SUMMARY:
Compatibility Rating: Staff's compatibility rating is a +26.

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

STAFF COMMENTS AND QUESTIONS:

1. This site is within the Donnelly Fire District, is not within an irrigation district and within a
herd district.

2. Have you considered installing a septic tank for the RV Site?

3. in 1971, an ordinance was adopted regulating the development of “Mobile Homes",
including recreational vehicles (RV). Mobile Home parks and developments may be
classified as residential uses, but in this situation, | believe the use is categorized as a
commercial recreation use. These requirements consider the following: reasonable frontage;
separation from traditional residential uses; not located near marshes, central water, sewer,
and power; harmonious appearance; community facilities; circulation; facilities and
amenities; open areas; site views; topography; size of sites; parking areas; lighting;
walkways; hardened surfaces for the RV and driveways, etc.
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ATTACHMENTS:

« Conditions of Approval

e Blank Compatibility Evaluation

o Staff's Compatibility Evaluation

« Vicinity Map

+ Aerial View with Wetland Overlay

o Assessor's Plat T.16N R.3E Section 3
» Post Ranches Subdivision

» Site Plan - Revised

» Pictures — July 1, 2022

e 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.

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

3. The use shall be established within one year, or a permit extension will be required.

4. 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.

5. All lights shall be fully shielded so that there is not upward or horizontal projection of lights.

6. Shall clearly post the address at the driveway entrance.

7. Noise shall be kept to a minimum after 10:00 p.m.

8. Campfires shall be maintained in an established fire ring. Water, shovel, and/or fire
extinguisher must be in close proximity.

9. Applicant must obtain approval from ldaho Transportation Department.

END OF STAFF REPORT
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9.11-1; APPENDIX A, COMPATIBILITY EVALUATION:

A Geperal: One of the primary funclions of tradilional 2oning Is to classlfy land uses so that those which are not fully compatible or congrueoys can be
gengraphically separated from each other The caunfy has opteq to substityta tadilional zoning with & multiple use conceptin which there Is na
separation of land uges. Propésed infompatible bses may sdversely affect e_xlsfir;h yises, peopie, or lands In numerous ways: nolse, odors, creation of
hazans, view, water contamination, loss of needad or detired resaurces, property values, pr infringe on  desired [ifesiyle, To ensura thal the county can

canlin\ji fo'ifow aid develop without causing such land use problems and confiicls, a mechanism designed to idenlify and discourage land use
proposéls which will be Incompatible at particular locations fias baen devised. The compatibliity evaluation of all condilional uses alsa pravides for
evaluations in e manner which Is both systematic and consistent.

B. Purpose; Use:

1. Tha compatibility raling is to be used as a topl to sssist in the determination of compalibllity. The compatibility rating is not the sole deciding faclor In
the approvat or denlal of any appliation.

2. Staff prepares a prefiminary compatibliity rating for conditional use permits, except for condiianal use pemits for PUDs, The cammission reviews the

compatibliily raing and may change any valus,
C. General Evaluation: Completing the compatibllity questions and evatuatlan {farm):

1. All evaluations shall be made as nbjedivalg 85 possible by assignment of polnts for each of a series of queslions. Folnts shali be assigned as fallaws:
Plus 2 - assigned for full compabibility {adjacency encauraged).
Plus 1 - assigned for partial compatibiity (adjacency ot necessarly encouraged).
© - assigned if pot appllcable or pedtral,
Minus 1 - sssigned far minimal cémpalibifity {adjacancy not discouraged)
Minus 2 - as&Tgned for no compalibility (adjacency not acceptable).

2. Esch response value shall ba multiplied by same number, which indicates how Impartant that parficular response is relative to all the pihers.
Multipliers shalt be any of the following:

x4 + indicates major retalive imporiance
x3 - Jndicates shove average relafive Imporfance.
%2 - jndicates below average relative importance.
x1 - Indicates mingr relativa importance.
D. Malrix - Question 1 Through 3: The following malrx shall be utilized, wheraver practical, to detennine response values for questions one through threse
{3). Uses classified and listed in the laft hand column and across the top of the matrix represent possible proposed, adjacenl, or viclnity land uses. Each
box Indicates the extent of compatibiity betwesn any two {2) Intersscling uses Thase numbers should nat be changed from proposal to profuosal, except

wher;! dist‘Iindlva uses arise which may presan! unique compatitility consideratians. The commission shall determilne whether or nol there Is 8 unique
consideration.

E. Terms:
DOMINANT ADJACENT LAND USE: Any usa which is within thres hundred feet (3007} of the use boundary bejng proposed; end
1. Comprises al least’'one-hatf '/2) of the adjacent uses and ane-faurth (%/4) of the total edjacent area; or

2. Where two (2) or more uses campete equally in number and are more frequent than all the other uses, the one with the greatest emount of
acreaga Is the dominant lend use; or

3. In all cther situations, no dominant land use exdsts. When this accurs, the response value shall ba zero,

LOC##(&LW Land uses within a ona o threa (3} miie radius. The various uses therain should be identified and averaged lo detarmine the ovarall
use of the

F. Questions 4 Through 8:

1. In delermining the response values for questions 4 through 8, tha evaluators shali consider the information eonteined in the apgication, the goals and
abjectivas of the comprehansive plan, the provislons of ks title and retated ordinances, Information gained from an actual Inspection of the sits, and
information gathered by the staff, )

2. The evalualor or commission shall also consider proposed mitigation of the detemmined Impacts. Adegquacy of tha miligation will be a factar.
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Compatbility Questions and Evaluation

Matrix Line # / Use: Prepared by:
Response
YES/NO X Value Use Malrix 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 Proposad Mitigation)

4. Is the property 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?

(+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

to the uses pn properties that will be affected by proximity to parking lots, an-
(+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 impraving public facilities to the increases in public
(+2/-2) X 2 revenue frormn 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 scora.



Compatibility Questions and Evaluation

Matrix Line # / Use: @ﬂ Prepared by: /%

Response
YES/NO X Value Use Malrix Values:

w22 72%x 4 +5

—

- 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
—

average)? %/;Cﬂ /A/‘ ’/

3. Is the proposed use generally compatible with the overall land use in the local
were) Ox 1 O

vicinity?
LT W 2ol onrt 2
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) l‘z_x 3 have on adjacent uses? 2 / s /f -5 - f””@"(;/'
5, 7ALES ﬂAﬂj Lot ot

(+21-2) ~&x 2

(+2/-2) 7 2% 1 7‘2. Is the size or scale of proposed lots and/or structures similar to adjacent ones?
¥ 2S
6. Is the traffic volume and character to be generated by the proposed use similar
f 1o the uses on properties that will be affected by proximity to parking lots, on-
(+2/-2) + 2-X 2 2 site roads, or access roads?

S AV — somitan yr 2 /{//Ma/

7. s the potential impact on adjacent properties due to the consuming or
(+2/-2) —/'/ X 2 ¢2. emission of any resource or substance compatible with that of existing uses?

/é/,- Sane //féx//ﬂ//k/

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) ﬁZZ,( 2 open areas? % /; 74

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) _ﬁZx-—g %/ revenue from the improved praperty?
Sub-Total  (+) 20 /'t % " gkl

Sub-Total (--) z
Total Score 'f'g ‘;

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




CUP 22-24 Vicinity Map
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CUP 22-24 Aerial and Wetland Map
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Valley County Planning and Zoning Sie Plan

5/11/2022, 9:36'15 AM 1:2,257
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Preliminary / Final / Short Plat

@ CENTRAL Valley County Transmittal Return to:

E!EI\IECFI! Division of Community and Environmantz) Health [ Cascads
O Donnelly
Rezone # [0 Mecall

Conditional Use # CU\D 22—24 [ McCall Impact

/ﬁfValley County
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We have Mo Object ons to this Proposal

We racommend Denial of this Praposal,

- Specific knowledge a5 to thz exact type of use M st ba provided before we can comment on this Proposal,

We will require rore data concerning soil condit o s on this Proposal before we can commant.

Before we can comment concerning individual sewsge disposal, we will reguire more dsta concerning tha depth

of: [ high seascnal ground water [] waste fiow characteristics
[CIbedrock from orig'nal grads [J other

—

This ofiice msy require a study to assess tne mpact of nutrients and pathogens to recziving groundl waters &nds

viaters urface

This ptrjo]cct shall bz reviewsd by the Idaho Depzrtmznt of Water Resources concerning well construction ang vater
uva:la Illty

After written approvals from eppropriate entities are submitted, we can approva this proposz| for:

(] central sewage [ community sewage system [ community water wal|
[Jinterim sewaga (1 central water
[Jindividual sewage [ Individual water

Thafollowing plan(s) must be submittzd to and approved by ths Idzho Dapartment of Environmental Quality
[eentral sewage (] community sewzaz system [} community water
[ sewaga dry lines [ central water

Run-ofi i5 not to create a mosquito breading problem

This Deparimant vould recommend dsferral until kigh szasonz! around weler ¢2n be detzrmined i other
considerations indiczte approval.
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Donnelly Rural Fire Protection District
P.O. Box 1178 Donnelly, Idaho 83615

June 20, 2022

Valley County Planning & Zoning Commission
P.0.Box 1350
Cascade, Idaho 83611

RE: C.U.P 22-24 Alvarez RV Rental Site

After review, the Donnelly Rural Fire Protection District will require the following.

s Section 503.7.5 IFC 2018 All buildings shall have a permanently posted address,
that shall be placed at each driveway entrance and be visible from both directions
of travel along the road. In all cases, the address shall be posted at the beginning
of construction and mamtained thereafter.

s Section 503.7.8 IFC 2018 Driveways shall be designed and maintained to support
the imposed loads of local responding fire apparatus and shall be surfaced as to
provide all weather driving capabilities

e Driveways shall be inspected and approved by Donnelly Rural Fire Protection
District personnel prior to occupancy

o The Donnelly Rural Fire Protection District requires all fire rings to be of an
approved nature, no larger than 3 feet in diameter. All fire rings shall also have a
ten foot diameter of non-combustible material around fire pit

¢ Section 307.4.2 IFC 2018 Recreational fires shall not be conducted within 25 feet
of a structure or combustible material. Conditions that could cause a fire to spread
within 25 feet of a structure shall be eliminated prior to ignition.

e Section 307.5 IFC 2018 Open buming, bonfires, recreational fires and use of
portable outdoor fireplaces shall be constantly attended until the fire is
extinguished. A minimum of one portable fire extinguisher complying with
section 906 with a minimum 4-A rating or other approved on-site fire-
extinguishing equipment, such as dirt, sand, water barrel, garden hose or water
truck, shall be available for immediate utilization.

¢ Closed bumning season is May 10th through October 20th and may be subject to
bumn restrictions as required by the State of [daho. Check the daily status at
www.bumpermits.idaho.gov or call SITPA at 208-634-2268

o Inaccordance with Section 907.2.10.1 IFC 2018 Smoke Detectors will be
installed in sleeping areas

e Any residence utilized as a short term rental shall comply with Valley County
Ordinance 19-09 Liquified Petroleum Gas



Please call _ with any questions.

Jess Ellis

Fire Marshal
Donnelly Fire Department



