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Planning and Zoning Director

Jody Hurst

673 E Lava Falls ST, Meridian ID 83646
Mike Williams, South Beck and Baird
1102 S Vista Ave, Boise, ID 83705

13965 Highway 55
Parcel RP18NO3E339481 in the SESE Section 33, T.18N, R.3E,
Boise Meridian, Valley County, Idaho

Variances from Valley County Code

On February 12, 2026, the Planning and Zoning Commission approved C.U.P. 25-031 Sterling
Landscaping and recommended approval of variance for parking lots and storage bins:

o A 30-ft setback instead of 100-ft from the front setback along Highway 55 for parking.

o A 5-ft setback instead of 10-ft from the side (south) property line and a 55-ft setback
instead of 100-ft from the front setback along Highway 55 for the outside storage.

o A 25-ft setback instead of 30-ft from the rear (west) property line for the outside storage.

The applicant originally proposed a shop and larger variances from required setbacks. The
recommended variances are based on changes proposed by the applicant in response to
comments and PZ Commission discussions.

FINDINGS:

1. The Planning and Zoning Commission held properly noticed public hearings on the
conditional use permit application on December 11, 2025, and February 12, 2026. The
public hearing on January 8, 2026, was tabled and no testimony nor discussion occurred on
this date. See attached Staff Reports, Meeting Minutes, and Facts and Conclusions.

2 The Commission unanimously recommended approval of the variances.

3. This is not a public hearing.
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4. Valley County Code:

9-5H-10: VARIANCES:
A. Conditions: Pursuant to Idaho Code section 67-6516, the commission shall be empowered to

grant variances relaxing or modifying the requirements of this title with respect to lot size,
setbacks, parking space, height of buildings, or other provisions of this title affecting the size
or shape of a structure upon lots, and other land use requirements of this title. In the case of
a PUD involving variations from the requirements of this title, it shall not be necessary for the
applicant to file a separate application for such variances. Variances may also be heard
simultaneously with conditional use permit applications.

B. Application:
1. A variance may be granted to an applicant only upon a showing of undue hardship as a

result of characteristics of the site.
2. A written application for a variance shall be submitted to the administrator or staff
containing:
a. Description of the nature of the variance requested.
b. A narrative statement and graphic material demonstrating:

(1) That special conditions and circumstances exist which are not a result from any action
of the applicant, which are peculiar to the land use or structure involved, and which
are not applicable to other similar or adjacent lands, uses, or structures.

(2) That granting the variance requested will not result in any special privilege otherwise
denied to other similar or adjacent lands, uses, and structures.

c. A site plan showing the location of the variance and the special characteristics of the site.
d. A list of adjoining property owners within three hundred feet (300') of the site.
e. The fee set by resolution of the board shall accompany the application for a variance.

C. Procedure: An application for a variance shall be reviewed by the administrator or staff and
the commission in accordance with section 9-5H-11 of this article. The administrator shall
post notice of the public hearing to the applicant, adjoining property owners, on site, and the
public in accordance with subsection 9-5H-6B of this article.

D. Granting Of Variance:
1. A variance may be granted if the commission makes specific findings of fact based directly

on the particular evidence in the application which supports the conclusion that the above
conditions have been met by the applicant.

2. Within ten (10) days after a decision has been rendered, the administrator or staff shall
provide the applicant with written notice of the action by regular mail if so requested by the
applicant.

3. The commission's decision shall be a recommendation to the board.

4. The clerk, upon receipt of a recommendation from the commission, shall set the item on
the agenda of the board at the earliest possible regular meeting of the board.

5. The board shall consider and act upon the commission's recommendations by following the
procedures outlined in section 9-5H-11 of this article. However, if the commission's
recommendation is unanimous and there is no opposition to approval of the variance, then
the board need not hold a public hearing, but may make a decision as a regular agenda
item. Only the applicant must be notified as to the time on the agenda of the public meeting.

6. A permit for the variance may be issued by the administrator or staff only after approval by

the board.
7. The variance approval is valid for five (5) years, unless a more specific date is specified.

9-4-3-2: SETBACKS:
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A. Buildings Exceeding Three Feet In Height: The setbacks for all buildings exceeding three
feet (3') in height shall be in accordance with section 9-4-8, table 4-A of this chapter.

B. Setback From Highway 55: All buildings shall be set back one hundred feet (100') from the
right of way line of Highway 55 unless a more restrictive setback is required within other

sections of this title.

C. High Water Lines And Ditches: All residential buildings shall be set back at least thirty feet
(30") from high water lines and ditches. All other buildings shall be set back at least one
hundred feet (100') from high water lines and ditches.

D. Front Yard: Front yard shall be determined by the structure establishing the principal use on
the property and the access street or road.

E. Encroachment By Other Structures: No other structures may encroach on the yards
determined for the structure establishing the principal use.

F  Measurement: Setbacks shall be measured horizontally, perpendicular to the property line,
to the nearest corner or projections or overhang.

G. Adjustment Of Front Or Rear Yard Setbacks: The minimum front or rear yard setbacks may
be adjusted to allow a proposed principal use building to conform with the average setback
of existing similar buildings on adjoining properties within the same block; however, no
setback may be less than seven and one-half feet (7.5').

H. Lots Having Common Boundary Line With BLM Property Surrounding Cascade Reservoir:
Minimum rear yard setbacks for those lots having a common boundary line with bureau of
reclamation property surrounding Cascade Reservoir are seven and one-half feet (7.5'), but
may not be less than that provided for in subsection C of this section.

STAFF COMMENTS:

The Board is reviewing only the variances contained within the conditional use permit
application, as modified by the applicant. The Planning and Zoning Commission already
approved the conditional use permit.

Recommended Motion if Approved:

| move to approve the following variances from Valley County Code as per the Planning and
Zoning Commission recommendation and adopt the Facts and Conclusions as our own:
e A 30-ft setback instead of 100-ft from the front setback along Highway 55 for parking.

e A 5-ft setback instead of 10-ft from the side (south) property line and a 55-ft setback
instead of 100-ft from the front setback along Highway 55 for the outside storage.

o A 25-ft setback instead of 30-ft from the rear (west) property line for the outside storage.

Recommended Motion if Denied:

| move to deny the requested variances.
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ATTACHMENTS:
o Applicant’s Slide Presentation with Revised Site Plan (Exhibit 1, February 12, 2026)

e PZ Commission Facts and Conclusions
e PZ Commission Meeting Minutes

o December 11, 2026

o January 8, 2026

o February 12, 2026
e PZ Commission Staff Reports

END OF STAFF REPORT
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FINDINGS OF FACT AND CONCLUSIONS OF LAW BEFORE
THE VALLEY COUNTY PLANNING AND ZONING COMMISSION

SUBJECT: C.U.P.25-031 Sterling Landscaping with Variances from Setbacks
INTRODUCTION

This matter came before the Valley County Planning and Zoning Commission on December 11,
2025. The Commission reached a quorum. Commission members in attendance were Brad
Mabe, Ben Oyarzo, Carrie Potter, Heidi Schneider, and Chairman Ken Roberts. A public
hearing was held. The matter was tabled to January 8, 2026, at 6:00 p.m., for more information.

This matter came before the Valley County Planning and Zoning Commission on January 8,
2026. The Commission reached a quorum. Commission members in attendance were Brad

Mabe, Ben Oyarzo, Carrie Potter, Heidi Schneider, and Chairman Ken Roberts. The matter
was tabled to February 12, 2026, at 6:00 p.m., as requested by the applicant.

This matter came before the Valley County Planning and Zoning Commission on February 12,
2026. The Commission reached a quorum. Commission members in attendance were Brad
Mabe, Ben Oyarzo, Carrie Potter, and Chairman Ken Roberts. A public hearing was held.

Mike Williams of South Beck & Baird, Boise, represented the applicant, Jody Hurst. Mr. Hurst
requested a conditional use permit for a landscaping business. The existing home would be used
for housing; an 1800-sqft shop was proposed. Variances from setbacks were requested. An
individual well and individual septic system would be used. Access would be from one driveway
onto Highway 55. The 0.99-acre parcel RP18N03E339481, addressed at 13965 Highway 55, is in
the SESE Section 33, T.18N, R.3E, Boise Meridian, Valley County, Idaho.

The application was modified by the applicant. The proposed shop was removed and the variance
requests were reduced in size.

FINDINGS OF FACT

Having given due consideration to the application and evidence presented at the Public
Hearing, which is summarized in the Minutes of the Commission’s meetings dated December
11, 2026; January 8, 2026; and February 12, 2026; the Valley County Planning and Zoning
Commission hereby made the following findings of fact:

1. The application and submittal information presented at the public hearing meets all the
requirements of the Valley County Ordinances as codified in Title 9 of the Valley County Code.

2. That the existing use of the property is a Single-Family Residential Parcel with Home.
3. That the land use categorization in Valley County Code (Table 9-3-1) is as follows:
e 5. Commercial Uses — d. Area Business

4. That the surrounding land uses are Single Family Residential Parcels and Lots; CUP 19-05
Cornerstone Construction; CUP 83-4 Automotive Shop; and Highway 55.

5. That the proper legal requirements for advertisement of the hearing have been fulfilled as
required by the Valley County Land Use and Development Ordinance, Valley County Code,

Facts and Conclusions
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11. The modification of the site plan, including removal of the proposed shop, requests for
smaller variances, limiting parking to behind the parallel line of the home along Highway
55, and shared access with the neighbor to the south, mitigates the impacts to the
neighborhood, the Payette River National Scenic Byway, and Highway 55.

12. There is a legitimate undue hardship, as required by Valley County Code 9-5H-10, due
to the physical characteristics of the site and parcel, including triangular shape, size, and
proximity to Highway 55.

13. Modified variances, as requested on February 12, 2026, are recommended to the Board
of County Commissioners for approval.

ORDER

The Valley County Planning and Zoning Commission, pursuant to the aforementioned, orders that
the application of Jody Hurst for C.U.P. 25-031 Sterling LLandscaping, as described in the application,
staff report, correspondence, and minutes of the meetings be approved. The Commission

recommended approval of variances from setbacks to the Board of County Commissioners.

Special conditions applied to the proposed use are:

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 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.

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

3. 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.

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

5. 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.

6. Must have a stormwater management plan and site grading plan approved by the Valley
County Engineer prior to doing any dirt work on-site.

7. Must comply with requirements of Central District Health.

8. Must comply with the requirements of the McCall Fire District.

9. Must have approval from Lake Irrigation District.

10. Snow must be stored on-site.

11. The site must be kept in a neat and orderly manner.

12. Shall obtain a sign permit from Valley County prior to installation of any sign.
13. Noise shall be kept to a minimum between 10:00 p.m. and 7:00 a.m.
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14. Hours of operation are 7:00 a.m. to 7:00 p.m., Monday through Saturday.

15. Additional landscaping shall be installed prior to October 1, 2027. If landscaping dies, it must
be replaced. Noxious weeds must be controlled using proper land management principles.

16. A minimum of one tree should be maintained for every 25 feet of linear street frontage along
the property line. The trees may be grouped or planted in groves.

17. Any berms shall have siopes no steeper than three to one (3:1) and be planted with vegetation.
18. All open storage shall be limited to locations designated on the site plan.

19 Maximum number of vehicles is six (6) which includes three employee vehicles and three
service vehicles with trailers.

20. Bins shall be shielded from view of Highway 55.
21. Cross access shall be allowed to the property to the south.

22. No storage of debris or burning on site
23. This conditional use permit is non-transferable and would expire if property changes ownership.

24. The Commission recommends approval of the following variances for parking lots and
storage bins:
o A 30-ft setback instead of 100-ft from the front setback along Highway 55 for parking.
o A 5-ft setback instead of 10-ft from the side (south) property line and a 55-ft setback
instead of 100-ft from the front setback along Highway 55 for the outside storage.
o A 25-ft setback instead of 30-ft from the rear (west) property line for the outside storage.

NOTICE OF FINAL ACTION AND
RIGHT TO REGULATORY TAKING ANALYSIS

The Applicant is hereby notified that pursuant to Idaho Code §67-8003, an owner of real
property that is the subject of an administrative or regulatory action may request a regulatory
taking analysis. Such requests must be in writing and must be filed with the Valley County Clerk
not more than twenty-eight (28) days after the final decision concerning the matter at issue. A
request for a regulatory takings analysis will toll the time period within which a Petition for

Judicial Review may be filed.

Please take notice that if this is a decision of the Planning and Zoning Commission it can be
appealed to the Valley County Board of Commissioners in accordance with Valley County Code
9-5H-12. The appeal should be filed with the Valley County Planning and Zoning Administrator

within ten days of the decision.

Please take notice that if this is a decision of the Board of County Commissioners it is a final
action of the governing body of Valley County, Idaho. Pursuant to Idaho Code §67-6521, an
affected person i.e., a person who has an interest in real property which may be adversely
affected by the issuance or denial of the application to which this decision is made, may within
twenty-eight (28) days after the date of this Decision and Order, seek a judicial review as
provided by Chapter 52, Title 67, Idaho Code, after seeking reconsideration within 14 days in
accordance with Valley County Code 9-5H-13 and Idaho Code §67-6535 .

B END FACTS AND CONCLUSIONS
&1 & Ve - S Date: 3 f 2 ZGZJ

Valley County Planning and Zoning Commission Chairman
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Valley County Planning and Zoning Commission

Phone: 208-382-7115

PO Box 1350 » 700 South Main Street
Email: cherrick@valleycountyid.gov

Cascade, ID 83611-1350

Brad Mabe, Commissioner
Ben Oyarzo, Commissioner
Heidi Schneider, Com missioner

Ken Roberts, Chairman
Carrie Potter, Vice-Chair

MINUTES
Valley County Planning and Zoning Commission
December 11, 2025
Valley County Court House - Cascade, Idaho
PuBLIC HEARING - 6:00 p.m.

A. OPEN: Meeting called to order at 6:00 p.m. by Chairman Roberts. A guorum exists.

PZ Director — Cynda Herrick: Present
PZ Commissioner — Brad Mabe Present
PZ Commissioner — Ben Oyarzo: Present
PZ Commissioner — Carrie Potter: Present
PZ Commissioner — Ken Roberts: Present
PZ Commissioner — Heidi Schneider: Present
PZ Planner il - Lori Hunter: Present

B. MINUTES: Commissioner Mabe moved to approve the minutes of November 13, 2025.
Commissioner Potter seconded the motion. Motion passed unanimously.

C. NEW BUSINESS:

1. C.U.P. 21-38 Jug Mountain Ranch P.U.D. 97-1 — Phase 3 Village South - Extension
Request: Jug Mountain Ranch LLC is requesting a two-year extension of the conditional
use permit and preliminary plat approval that expire on December 21, 2025. Original
approval was for 8 single-family residential lots plus 1.48 acres of open space. The Jug
Mountain Ranch central sewer and central water systems will be used. Lots will be
accessed from Jug Mountain Ranch Road, a private road, onto Farm-to-Market Road, a
public road. The 3.33-acre site is located in the SW %z Section 6, T.17N, R.4E, Boise
Meridian, Valley County, Idaho. Action Item.

Chairman Roberts introduced the item and asked if there was any exparte contact or conflict of
interest; there was none. Director Herrick presented the staff report and displayed the site, GIS

map, and site plan on the projector screen.

Commissioners and Staff discussed the response from Central District Health (CDH). Some
developments do not submit to CDH until closer to approval of the final plat. CDH will have to
sign off the plat but the applicant will also need approval from Idaho Department of
Environmental Quality (DEQ) due to the sewer system. This is a different process than a plat
with individual septic systems for each lot.
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The property owner did operate a landscaping business during 2025 at this site. Mr. Williams
did not realize the client was operating during this 2025 until contacted by Code Compliance,
which is why the application submittal was delayed.

Three variances are requested due to the irregular shape of the parcel. The widest part of the
parcel is the southern portion, south of the existing home. Due to fire-related requirements, a
20-ft access driveway around the entire proposed shop structure has been shown. The shop
would be aligned with or behind the existing structures along Highway 55 in the immediate area.

Mr. Willians responded to Staff comments and questions within the Staff Report. Shirley
Florence of the Lake Irrigation District has stated no water rights are available for this property.
The existing home will be used for the employees and other renters. The existing concrete pad
north of the home will be used for patio amenities; landscaping will be added to the site. The
property owner will want the area to look good for his landscaping business. Snow will be
stored on site along the western property line. The landscaping business only operates spring
thru autumn. The property owner has been renting the home to traveling nurses during the off
season, when the site is not used by employees. The entire site would not be cleared of snow

during winter.

The use of the residences is included as part of the commercial Idaho Transportation
Department (ITD) permit. The review included four employees. There is room for parking
behind the home during the business’ off season. During the application process with ITD, Mr.
Williams learned that the adjacent business located to the south did not apply for an ITD permit
as required by their conditional use permit. A recorded shared driveway agreement would be
done with the adjacent property owner. Mr. Hurst, the property owner, has been in contact with
owner to the south. ITD will only allow one access for the two commercial businesses. ITD will
not approve the new access construction until the agreement is in place. There was further
discussion and clarification. The proposed access to Highway 55 for this landscaping business
and the home would be located just north of the southern property line. ITD will require that
both the existing access on the property north of the home and the existing access for the
property to the south be closed. The access apron to Highway 55 would be paved, the
remainder of the driveway would be gravel.

The property owner is fine with limiting the site to the typical business hours of 7:00 a.m. to 7:00 p.m.

Mr. Williams expanded on the variance requests for the rear and side setbacks. Approval would
allow storage bins for the landscaping materials and room for the access road around the new
shop building. Five (5) metal bins, about 65-ft long, would be located along the south side of the
property. The submitted picture included with the application submittal is an example of similar
bins. However, the new bins would be metal, not concrete.

Chairman Roberts stated he is concerned with allowing new construction within the 100-ft
setback from Highway 55. The existing buildings were constructed in the 1940s. The
Commission is tasked with planning for the future; it is likely that the width of Highway 55 will be
expanded. Is there a way to build a shop that is not within the 100-ft setback from Highway 557
Mr. Williams replied not possible to do so and meet the requirement of the typical fire code. He
has not spoke directly with McCall Fire Department. The 100-ft from traveled way was viewed
on the GIS maps by Commissioners and Staff.

In response to questions, Mr. Williams stated there are no plans to store materials other than
new product for landscaping jobs. This includes no storage on site of logs, branches, and
similar materials moved from off-site.
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Director Herrick stated a condition of approval could state that the property owner must agree
not to fight eminent domain by ITD in the future. Chairman Roberts stated that would be a mute

point; the Commission has been firm on this issue for a long time, specifically for businesses
near to this site.

In response to a Commissioner, Mr. Williams stated that the applicant obtained the property
within the past few years, likely the purpose of the business. Director Herrick added that the a
preapplication meeting was held spring 2025; she believes this occurred after purchase of the

property.

Chairman Roberts opened the public hearing and asked for proponents. There were none.
Chairman Roberts asked for undecided. There were none.
Chairman Roberts asked for opponents. There were none.

Chairman Roberts closed the public hearing. The Commission deliberated. Commissioner
Mabe stated the lot does not fit the proposed use unless variances are approved. He does not
think a variance from Highway 55 is acceptable; new buildings should not be added within the
100-ft setback. It is not a compatible use of the lot to add shop and landscaping storage. He

does not support the variance requests.

Director Herrick asked if the Commission would support the use without the additional shop
building?

Commissioner Schneider agreed with Commissioner Mabe. The parcel does not work with the
proposed building. She has concerns with future improvements to Highway 55. The use would
be okay without the additional shop building. However, the 100-ft setback would also prohibit

the storage of materials or equipment within that area.

Commissioner Mabe stated without the shop, there would be room for the proposed bins and
the applicant would be able to meet the front setback requirement. This proposal attempts to
squeeze more in the space than allowed. He does want to support local businesses, but the

parcel does not lend itself to this use.

Director Herrick asked if parking would be allowed within the 100-ft setback, something that
would not interfere with future expansion of the Highway.

Commissioner Potter stated Valley County Code 9-5H-10 allows the Commission to grant
variance because the parcel is highly irregular and triangular.

Commissioner Mabe stated if the home burnt down, he would be inclined to approve a variance
along the back property line for the residential use.

Commissioner Potter thought the fire truck only needed room to turn around, not access fully
around a building. This is why she wanted to know if the applicant’s representative had reached

out to McCall Fire.

Chairman Roberts stated it is unfortunate that the section line created this a narrow area
between Section line and Highway 55, thus resulting in this oddly shaped lot. He is concerned
with maintaining the 100-ft setback and the safety issue of accessing directly onto the highway.
it is better when access can be from side roads. He cannot support the application as currently

proposed.
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Staff and Commissioners discussed if a revised site plan could be approved if the shop was
moved back and/or removed. Parking could be allowed in the setback areas with a variance. A
recent applicant was denied the ability to park vehicles or equipment within the 100-ft setback;
however, that parcel was not a difficult shape like this one. Commissioner Potter would like to
see two revised site plans: 1) no shop building and 2) a request for a smaller variance from the
front property line. Commissioner Mabe would support variances for the rear and side (south).
There was discussion on parking for the residence if the shop was moved further back.

Would put parking for house in jeopardy if move shop to further back. The applicant should
speak to McCall Fire regarding requirements.

A condition of approval could include that the property owner must grant access to the property
to the south: a shared driveway agreement shall be recorded.

Commissioner Mabe moved to table C.U.P. 25-031 Sterling Landscaping to January 8, 2025, at
6 p.m., so the applicant has opportunity to revise the site and parking plan and reduce the
variance request. Commissioner Schneider seconded the motion. Commissioner Schneider
would also like some communication from the southern neighbor regarding the removal of
access and clarification on how many and which approaches will be removed. Commissioner
Mabe concurred with this addition to the motion. Motion carried unanimously.

The Commission clarified to Mr. Williams that the following information is desired:
e Updated site plan showing parking area.
o Updated site plan showing building location with a smaller variance requested.
e Communication from the adjacent neighbor.
o Requirements of McCall Fire Department.

7:50 p.m.

D. OTHER:

1. Is Conditional Use Permit Needed for Additional Structures at Camp Ee Da How,
Parcel RP16N03E278705, 12850 Northwind RD? Action Iltem.

The grandfathered church camp at 12850 Northwind Road wants to add additional structures,
specifically four open-sided pole barns to use as dining and picnic structures. The Commission
should determine if this would result in a change in land use or scope; if so, a conditional use
permit would be required. There was discussion between Commissioners and Staff. A building
permit is required for the additional structures. Commissioners concurred that this request
would not expand or change the existing use at the site. Commissioner Potter moved to allow
these four new structures at Camp Ee Da How; Commissioner Schneider seconded. Motion

approved unanimously.

2. C.U.P. 25-005 Lex Multiple Residences: |s amendment required to long-term rent primary
residence? Action Item.

C.U.P. 25-005 Lex Multiple Residences was approved by the Commission, effective May 2025,
for multiple residences on one parcel home plus the conversion of the shop to house. The
location and access was discussed. The conditional use permit stated no short-term rental of
either home. Valley County Code allows the short-term rental permit only for single-family
residential use. This parcel has multiple residences. The application and minutes state no
short-term rentals, long-term rental of the converted home, that the property owners would
reside in the primary residence. The property owner now desires to rent the primary residence
as the owners will be out of the area for a few years. Staff recommends allowing long-term
rental of both residences. Typically either short-term rental or long-term rental of both homes
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property line would have a 25-ft setback instead of 30 feet. The bins would contain landscaping
materials, would be temporary in nature, and could easily be moved. Both the site plan and

landscape plan have been revised.

Mr. Williams replied to questions from the Commissioners. Business parking would occur within
the 100-ft setback from the property line along Highway 55. This would include pickups with
trailers and employee vehicles. There would not be a berm; the existing trees screen the site.
The existing home will stay and the proposed shop will not be built. The house will be used for
crew members during the working season. The location of parking and number of vehicles were
discussed. There is a small crew who use pickups with landscaping equipment in the trailer.
Currently there are two business pickups with attached trailers and two employee vehicles. A

maximum of six vehicles is requested.

Mr. Williams stated the applicant is a landscape business who wants the site to look well for his
business. The bins and aggregates are shielded from view of Highway 55. There will be no
retail sales from this site. McCall Fire has no issues since the proposed shop has been
removed from the proposal. The existing residence is already close to the highway. The new
driveway access will improve fire access to the home. The access will be shared with the
adjacent property to the south. Idaho Transportation Department is requiring that the cross-

access agreement be in place.

The site will not be used to store additional equipment or supplies. Landscaping equipment
such as lawnmowers and weed eaters are kept on the trailers when not in use. There will be no
storage of debris on site such as broken concrete, stumps, or dirt piles.

Chairman Roberts opened the public hearing and asked for proponents. There were none.
Chairman Roberts asked for undecided. There were none.
Chairman Roberts asked for opponents. There were none.

Chairman Roberts closed the public hearing. The Commission deliberated. Commissioner
Mabe supports the project with the removal of the proposed shop, the request for smaller
variances, and parking limited behind the parallel line of the home along Highway 55. The
Scenic Byway will be protected with landscaping and screening of storage bins. Commissioner
Potter and Commissioner Oyarzo concurred. Chairman Roberts stated he would not have
supported any additional buildings within the 100-ft setback from Highway 55 and appreciates
that the proposed shop has been removed from site plan.

Commissioner Potter moved to approve C.U.P. 25-031 Sterling Landscaping with the stated
conditions.

COA: Maximum number of vehicles is six (6) which includes three employee vehicles
and three service vehicles with trailers.

COA: Bins shall be shielded from view of Highway 55.

COA: Cross access shall be aliowed to the property to the south.

COA: No storage of debris or burning on site

COA: This conditional use permit is non-transferable and would expire if property

changes ownership.
Commissioner Mabe seconded the motion. Motion carried unanimously.

There is a 10-day appeal period to the Board of County Commissioners in accordance with
Valley County Code 9-5H-12.
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Phone: 208-382-7115
Email: cherrick@valleycountyid.gov

STAFF REPORT:

MEETING DATE:
TO:
STAFF:

APPLICANT/
PROPERTY OWNER:

REPRESENTATIVE:

LOCATION:

SIZE:
REQUEST:
EXISTING LAND USE:

C.U.P. 25-031 Sterling Landscaping
with Variances from Setbacks

December 11, 2025

Planning and Zoning Commission

Cynda Herrick, AICP, CFM

Planning and Zoning Director

Jody Hurst

673 E Lava Falls ST, Meridian ID 83646
Mike Williams, South Beck and Baird
1102 S Vista Ave, Boise, ID 83705

13965 Highway 55

Parcel RP18N03E339481 in the SESE Section 33, T.18N, R.3E,
Boise Meridian, Valley County, Idaho

0.99-acre parcel
Landscaping Business and Homesite
Single-Family Residential Parcel with Home

Jody Hurst is requesting a conditional use permit for a landscaping business. The existing

home would be used for housing; a new 1,800-sqft shop is proposed south of the home. The
shop would be constructed within five years.

Outside storage of landscape materials is proposed along the southern border; see site plan.
Both conifer and deciduous trees exist for screening; additional trees are proposed.

Variances are requested due to the geometry of the property:
1) A 30-ft setback instead of 100-ft from the front setback along Highway 55.
2) A 5-ft setback instead of 10-ft from the side (south) property line for the outside storage.
3) A 25-ft setback instead of 30-ft from the rear (west) property line for the outside storage.

An individual well and individual septic system would be used.

There are currently two access points onto Highway 55 for this parcel; one would be eliminated.
A shared-access with the property to the south is proposed. ITD issued permit # 3-25-694A for

the new commercial use.

The application states that there will be four (4) commercial vehicles stored at the site. Four (4)
parking spots are proposed north of the future shop.

Staff Report
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Site Plan: The site plan for a conditional use permit shall include a detailed scale drawing showing the

parking area plan including driveways, parking spaces, setbacks, landscaping, buildings, vehicle

maneuver areas including firetrucks and refuse collection trucks, snow storage, and drainage.

. Accessory Parking And Loading Facilities Required: Accessory parking and loading facilities shall be
provided as required herein for every building and structure erected, and every land use established

after the effective date hereof; unless the commission or the board determines that the proposed

parking is adequate.

Required Spaces: The minimum number of spaces required is specified herein under the site and
development standards for the specific use.
Parking Space, Maneuvering Area And Aisle Dimensions: All parking spaces and on site vehicular
circulation areas shall comply with the following minimum sizes 1 :
1. Parking Area Dimensions:
a. Minimum size parking spaces shall measure eight feet six inches by eighteen feet (8'6" x 18").
b. All parallel parking spaces shall measure a minimum of eight feet six inches by twenty two

feet (8'6" x 22').

c. Recreational vehicle parking spaces shall measure a minimum of ten feet by twenty four feet

(10" x 24").

2. End Parking Space Maneuvering: A three foot (3') wide maneuvering area shall be provided for
end parking spaces in single access parking areas as shown below.
3. Vehicle Overhang: ~
a. Recreational Vehicles And Parking Spaces: Recreational vehicles and parking spaces are not
allowed to overhang sidewalks, curbs or landscape areas.
b. Standard Size Parking Spaces:

(1) Landscaped Areas: Standard size parking spaces are allowed to overhang landscaped
areas and curbs but this overhang shall not encroach into any required setback and this area
shall not be considered in meeting any required percentage of lot to be landscaped.

(2) Sidewalks: Standard size parking spaces are allowed to overhang sidewalks only where
the sidewalk is a minimum of six feet (6") in width.

c. Access To And From Streets: Parking areas must have safe, convenient, and unobstructed
access to and from streets by means of a driveway not less than ten feet (10') wide nor more

than forty feet (40") wide that extends onto the private property at least twenty feet (20"

beyond the property line. Driveways to loading facilities will enable vehicles to leave and enter

streets in a forward direction.

d. Driveways: All driveways shall be designed and constructed in accordance with the county
approach policies.

e. Surface: Parking areas and driveways shall be surfaced with asphalt, concrete, compacted
gravel, and crushed rock, or other dust free, durable material.

f. Surface Water Drainage: Drainage of surface water shall be provided that will be adequate to
drain the surface of the parking area while preventing flows of water onto adjacent properties.
Surface waters shall be managed in accordance with best management practices to protect or
improve water quality.

g. Screening: Parking areas containing more than ten (10) spaces shall be effectively screened
on all sides adjoining residential uses by a wall, fence, or plantings not less than four feet (4")
in height.

h. Prohibited In Setback Zone: No part of a parking area shall be located within a required
setback zone such as a side, front, or rear yard.

i. Off Street Loading Facilities: Off street loading facilities shail be provided separately from
parking spaces for commercial, industrial, and institutional uses. The facilities shall be
adequate to provide loading and unloading without obstruction to the street or parking areas.

j- Maintenance: Parking areas and off street ioading facilities shall be maintained in good order,
clear of debris, and shall not be used for any other use that interferes with or limits the
intended use.

k. Lighting: Only indirect lighting may be used to illuminate a parking area. See other lighting
regulations in section 9-5B-2 of this chapter.

Staff Report
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SUMMARY:
Staff's compatibility rating is a + 22.

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

STAFF COMMENTS / QUESTIONS:

1. This site is within the McCall Fire District, Water District 65, and Lake Irrigation District. It is
not within a herd district. The applicant stated that the property does not have water rights.

2. Will the area north of the home be used by the business, if so, what will be the use?
3. Where will snow be stored?

4. The ITD permit included in the application refers only to commercial use. Was use of the
residence included? Would this increase the trip generation calculations?

5. Where will the residents of the home park vehicles?

Hours and days of operation should be specified. Typically we approve 7 am. to 7 p.m.,
Monday through Saturday.

Variances Requested: (variances are typically given for topographic reasons, are you
claiming there is a topographic reason due to the geometry of the site?)

This parcel is the result of two parcels being combined in 1996. The original parcels were
created in 1988 and 1975.

There was a garage in the location of the concrete pad, but it burned down in approximately
2024,

1) A 30-ft setback instead of 100-ft from the front setback along Highway 55.

The new structure appears to be setback a greater distance than the existing home on this

property and the home on the property to the south; so, the intrusion into the setback area is not
being expanded along Highway 55.

2) A 5-ft setback instead of 10-ft from the side (south) property line for the outside storage.
Why do you need to relax the setback from the southern boundary?

3) A 25-ft setback instead of 30-ft from the rear (west) property line for the outside storage.

Why do you need to relax the setback from the western boundary?

Question to P&Z Commission:

1. Does this use meet the minimum standards in Title 9, Chapter 5, of the Valley County
Code, etc.? If not, which ones does it not comply with?

2. Would impacts be properly mitigated? If not, which impacts would not be mitigated?
3. What could the applicant do to gain approval?
Staff Report
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Standards of Approval:

1.
2.

Will the application result in an increase in value of private property? VCC 9-5-2(B)(3).

Will the approval of the application result in an undue adverse impact on the
environment? VCC 9-5-2(B)(3).

Will the approval of the application result in an undue adverse impact on adjoining
properties? VCC 9-5-2(B)(3).

Wil the approval of the application result in an undue adverse impact on governmental
services? VCC 9-5-2(B)(3).

Is the application consistent with the Valley County Comprehensive Plan?
VCC 9-5-2(B)(3).

Conditional uses may be approved only after a C.U.P. has been evaluated to determine

that the impacts can be mitigated through conformance with conditions of approval.
VCC 9-5-2(A).

These six standards should be a significant focus of attention during the public hearing and
deliberations because they need to be resolved in order to justify approval. VCC 9-5-1(C)
directs the decision-making body to encourage conditional uses where noncompatible aspects
of the application can be satisfactorily mitigated through development agreements for the costs
to service providers and impacts to surrounding land uses. Because mitigation measures are a
requirement of approval the applicant needs to understand that he/she will be required to
perform some off-site improvements. They are not mandatory but without them the application
cannot satisfy the mitigation of impacts requirement and would be denied under the ordinance.

ATTACHMENTS:

Proposed Conditions of Approval

Blank Compatibility Evaluation and Instructions
Compatibility Evaluation by Staff

Location Map

Aerial Map

Map of Nearby Conditional Use Permits
Assessor Plat — T.18N R.3E Section 33
Google Maps — Aerial View - 2025

Google Map Street Images - 2024

Photos Taken November 18, 2025; December 2, 2205
Site Plan

Responses

Septic Handout

Proposed 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 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.

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

Staff Report
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Compatibility Questions and Evaluation

Matrix Line # / Use: 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) X1 vicinity?

Site Specific Evaluation (Impacts and Proposed Mitigation)
. 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) X 1

Is the size or scale of proposed lots and/or structures similar to adjacent ones?

. Is the traffic 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/-2) X2 ° 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?

. 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) 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.



9-11-1: APPENDIX A, COMPATIBILITY EVALUATION:

A. General: One of the primary functions of traditional zoning is to classify land uses so that those which are not fully

compatible or congruous can be geographically separated from each other. The county has opted to substitute
traditional zoning with a multiple use concept in which there is no separation of land uses. Proposed incompatible
uses may adversely affect existing uses, people, or lands in numerous ways: noise, odors, creation of hazards, view,
water contamination, loss of needed or desired resources, property values, or infringe on a desired lifestyle. To
ensure that the county can continue to grow and develop without causing such land use problems and conflicts, a
mechanism designed to identify and discourage land use proposals which will be incompatible at particular locations
has been devised. The compatibility evaluation of all conditional uses also provides for evaluations in a manner
which is both systematic and consistent.

B. Purpose; Use:

1. The compatibility rating is to be used as a tool to assist in the determination of compatibility. The compatibility
rating is not the sole deciding factor in the approval or denial of any application.

2. Staff prepares a preliminary compatibility rating for conditional use permits, except for conditional use permits for
PUDs. The commission reviews the compatibility rating and may change any value.

C. General Evaluation: Completing the compatibility questions and evaluation (form):

1. All evaluations shall be made as objectively as possible by assignment of points for each of a series of questions.
Points shall be assigned as follows:
Plus 2 - assigned for full compatibility (adjacency encouraged).
Pius 1 - assigned for partial compatibility (adjacency not necessarily encouraged).
0 - assigned if not applicable or neutral.
Minus 1 - assigned for minimal compatibility (adjacency not discouraged).
Minus 2 - assigned for no compatibility (adjacency not acceptable).
2. Each response value shall be multiplied by some number, which indicates how important that particular response
is relative to all the others. Multipliers shall be any of the following:
x4 - indicates major relative importance.
x3 - indicates above average relative importance.
x2 - indicates below average relative importance.
x1 - indicates minor relative importance.

D. Matrix - Questions 1 Through 3: The following matrix shali be utilized, wherever practical, to determine response
values for questions one through three (3). Uses classified and listed in the left hand column and across the top of
the matrix represent possible proposed, adjacent, or vicinity land uses. Each box indicates the extent of compatibility
between any two (2) intersecting uses. These numbers should not be changed from proposal to proposal, except
where distinctive uses arise which may present unique compatibility considerations. The commission shall determine
whether or not there is a unique consideration.

E. Terms:

DOMINANT ADJACENT LAND USE: Any use which is within three hundred feet (300') of the use boundary being

proposed; and
1. Comprises at least one-half (1/2) of the adjacent uses and one-fourth (1/4) of the total adjacent area; or
2. Where two (2) or more uses compete equaily in number and are more frequent than all the other uses, the one
with the greatest amount of acreage is the dominant land use; or

3. In all other situations, no dominant fand use exists. When this occurs, the response value shall be zero.

LOCAL VICINITY: Land uses within a one to three (3) mile radius. The various uses therein should be identified
and averaged to determine the overall use of the land.
F. Questions 4 Through S:

1. In determining the response values for questions 4 through 9, the evaluators shall consider the information
contained in the application, the goals and objectives of the comprehensive plan, the provisions of this title and
related ordinances, information gained from an actual inspection of the site, and information gathered by the
staff.

2 The evaluator or commission shall also consider proposed mitigation of the determined impacts. Adequacy of the
mitigation will be a factor.
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G CENTRAL Valley County Transmittal Return to:

ga D‘S}-\RICT Division of Community and Environmental Healith [ Cascade
HEALTH 0 Donnelly
Rezone # _ L McCal
" 2.5 *O?{ L ™ [ o ) O McCall impact
Conditional Use # She | . ANAL (ol M\J} [% Valley County

Preliminary / Final / Short Plat

1. We have No Objections to this Proposal.
We recommend Denial of this Proposal.
Specific knowledge as to the exact type of use must be provided before we can comment on this Proposal.

We will require more data concerning soil conditions on this Proposal before we can comment.

OOoO0odo

5. Before we can comment concerning individual sewage disposal, we will require more data concerning the depth

of: (] high seasonal ground water ] waste flow characteristics
[T bedrock from original grade [Jother

O

This office may require a study to assess the impact of nutrients and pathogens to receiving ground waters and surface
waters.

]

This project shall be reviewed by the idaho Department of Water Resources concerning well construction and water
availability.

D 8. After written approvals from appropriate entities are submitted, we can approve this proposal for:

] central sewage {1 community sewage system [} community water well
[Jinterim sewage [] central water
[Jindividual sewage [ individual water

]

The following plan(s) must be submitted to and approved by the idaho Department of Environmental Quality:

[] central sewage [] community sewage system ] community water
[Jsewage dry lines {1 central water

10. Run-off is not to create a mosquito breeding problem
1. This Department would recommend deferral untii high seasonal ground water can be determined if other
considerations indicate approval.

12. If restroom facilities are to be installed, then a sewage system MUST be installed to meet Idaho State Sewage
Regulations.

O O O o

13. We will require plans be submitted for a plan review for any:

[] food estabtishment {71 swimming pools or spas [ child care center
[] beverage establishment {1 grocery store
E/M' (GTAYY I L CoveA 0‘§ D\-KQP"("" 5\15‘&),« st Yoy Oy g efy f“ﬁwﬁ. wﬂ

1, Ceguie O Dot To bo ‘;‘*‘a(uel T it l 4 l/w—ué Se{n’%:i ‘(},u(fm v
fZ,)wlu(z e Calds 0‘@ !‘H'\f 5)“({,;11{ S?ﬂht. (\ Sterm Reviewed By: /wié%/l ;

Yo ‘C‘N/k dw{~ *’S St 2e (’w\A/K & a{ru,uu(clc{ 5 A ‘C"‘fﬁr Date: [ 126 AS
9'{‘ N ek A uge ool he W‘b“‘”‘k w&h WSt water

‘Cié WS,

6/20 jm

Review Sheet









Do you have a home septic system? As an Idaho resident, there is a good chance you do—thirty-six percent of Idaho’s
homes, or about 210,000 residences, use septic systems to treat their sewage. These systems discharge more than 53 million
gallons of wastewater into Idaho’s soils annually, and this figure grows each year. In 1999, Idaho’s seven health districts
issued over 6,100 permits for new septic systems.

Septic systems dispose of household sewage, or wastewater, generated from toilet use, bathing, laundry, and kitchen and
cleaning activities. Because septic systems are underground and seldom require daily care, many homeowners rarely think
about routine operations and maintenance. However, if a septic system is not properly designed, located, constructed, and
maintained, groundwater may become contaminated.

Household Wastewater

Households that are not served by public sewers depend on septic tank systems to treat and dispose of wastewater.
Household wastewater carries with it all wastes that go down the drains in our homes, including human waste, dirt, food,
toilet paper, soap, detergents, and cleaning products. It contains dissolved nutrients, household chemicals, grease, oil,
microorganisms (including some that cause disease), and solid particles. If not properly treated by your septic system,
chemicals and microorganisms in wastewater can travel through the soil to groundwater and pose a health hazard.

Kitchen ~ Misc. .
10% 5% Bathing

The average person uses between 50 and 75 gallons of water per day; mostly in the bathroom. Reducing your water use will
help your septic system to work more efficiently.

Your Septic System
A conventional septic system has three working parts: a septic tank, a drainfield, and surrounding soil.

Septic Tank

Septic tanks can be made of concrete, fiberglass, or plastic and must be approved by the state. Minimum sizes of tanks have
been established for residences based on the number of bedrooms in the dwelling. In Idaho, a 1,000-gallon septic tank is
required for homes with three or four bedrooms. Larger tanks are required for larger homes. Local district health
departments issue permits for septic systems and specify the minimum size tank. Some systems installed before the current
rules and regulations may have smaller septic tanks.



A septic tank has three main functions:

e to remove as many solids as possible from household wastewater before sending the liquid, called “effluent,” to a
drainfield;

¢ to decompose solids in the tank; and
e to store solids that do not decompose.

When raw wastewater enters the tank, heavy solids sink to the bottom of the tank as sludge. Light solids, such as grease and
paper, float to the surface as scum. During the wastewater storage period, bacteria digest organic material in the wastewater.
During this process, the solid material is reduced in volume and composition. Solids that do not decompose accumulate in

the tank and eventually must be pumped out.
Septic Tank

Inspection Port Pump Out Port
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‘Wastewater ‘—|
Sludge

Tees, or baffles, are provided at the tank’s inlet and outlet pipes. The inlet tee slows the incoming wastes and reduces
disturbance of the settled sludge. The outlet tee keeps the solids and scum in the tank. As new wastewater enters the tank
through the inlet tee, an equal amount of wastewater is pushed out of the tank through the outlet tee. The effluent that leaves
the tank has been partially treated but still contains disease-causing bacteria and other pollutants.

Drainfield
Each time raw wastewater enters the tank it forces an equal amount of effluent into a drainfield. A standard drainfield is

composed of a series of perforated pipes buried in gravel-filled trenches in the soil. The effluent seeps out of the perforated
pipes and percolates through the gravel to the soil.

/\ﬂih‘eni Stack
Manhole

Septic Tank

Drainfield

nspection Porl

Soil

The soil below the drainfield provides the final treatment and disposal of the septic tank effluent. After the effluent has
passed into the soil, most of it percolates downward and outward, eventually entering the groundwater. Soils are critical to
the treatment of septic tank wastewater.



A system that is not functioning properly will release nutrient-rich and bacterial-laden wastewater into the groundwater
and/or surface water. These contaminated waters pose a significant public health threat to people that come into contact with
them. Wastewater that moves with groundwater can transport bacteria considerable distances. This can result in a threat to
public health and adversely affect the quality of ground and surface waters.

Caring for Your Septic System

Installing Your System

In order to have a septic system installed on your property, you must first obtain a permit. Permit applications are available
from your local district health department. Next, you must have a site evaluation performed. Make arrangements for this
with your district health department and with a licensed septic system installer. Note that not all property is suitable for
septic systems, so some permits may be denied. It is recommended that you have a site evaluation performed before you
purchase property. Finally, have your system installed by a licensed installer and inspected by your local health district.
Provide regular, preventative, maintenance to keep your system running smoothly.

Inspecting Your System

When too much sludge and scum are allowed to accumulate in your tank, the incoming sewage will not have enough time in
the septic tank for solids to settle. Solids may flow to the drainfield and clog the pipes, causing the sewage to overflow to the
ground surface, where it exposes humans and animals to disease-causing organisms. To prevent this from happening, it is
very important to inspect your tank regularly and have it serviced when needed. All tanks have accessible manholes for
inspecting and pumping. Some excavation work may be needed to uncover the manhole.

Properly designed tanks should have enough capacity for three to eight years of use before needing service. This is
dependent upon the amount of wastewater generated. It is recommended that an average family of four have its septic tank
pumped out every three to five years. Don’t wait for signs of system failure to have your tank pumped. Your tank should be
checked annually to measure sludge and scum levels. A licensed septic tank pumper can provide a septic tank inspection and
recommend when the tank should be pumped. A tank inspection should include measuring the depth of scum and sludge and
inspecting the tees in the septic tank.

If you do the inspection yourself, it is important to understand that septic tanks always appear full because both the inlet and
the outlet are at the top of the tank. What you will need to know is how much of the tank’s volume is being taken up by scum
and sludge. When sludge and scum take up more than 35 percent of the tank volume, these solids need to be removed by
pumping. A pole wrapped in a course weave cloth can be used to check the sludge depth. An extension on the pole can be
used to measure the scum depth. Record these measurements as part of your pumping records. To check the tees, uncover
the inspection ports.

Never allow anyone to enter your septic tank. Dangerous gases and the lack of oxygen can kill in minutes.

While it is impractical to inspect the pipes in your drainfield, it is important to watch for drainfield failure or overuse. See
“Warning Signs of System Failure” in this booklet for information.

Maintaining Your System

Pumping your septic tank every three years (or as determined by your inspections) will remove accumulations of solids, help
keep the drainfield from becoming clogged, and help prevent you from experiencing sewage backups or septic system failure.
An accumulation of sludge exceeding 35% of the total water depth in the septic tank could cause solids to enter the drainfield
and clog the system. Hire a licensed septic tank pumper to pump your tank for you.

Mapping Your System

In order to take proper care of your septic system, you must know the location of the septic tank and drainfield. The location
of your septic tank can be determined from plot plans, septic system inspection records, architectural or landscape drawings,
or from observations of the house plumbing. If you do not have access to drawings, find where the sewer pipe leaves your
house. Some installers mark the location where the waste pipe comes out of the house with an “S” on the foundation. You
may want to do this as well. Probe in the ground 10 to 15 feet directly out from the location where the pipe leaves your
house to find your tank.



Once the septic tank has been located, make several plot plan diagrams (with measurements) that include a rough sketch of
your house, septic tank cover, drainfield area, well, and any other permanent reference points (such as trees or large rocks)
and place them with your important papers. You’ll find a sample system diagram on the next page, and a place to draw your
own inside the front cover of this booklet. You may also want to hang a diagram in your garage and provide one to your
local district health office.

Maintain a permanent record of any septic system maintenance, repair, sludge and scum levels, pumping, drainfield
condition, household backups, and operations notes.
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Create a septic system diagram, similar to this one, for your system.



Warning Signs of System Failure

While proper use, inspections, and maintenance should prevent most septic tank problems, it is still important to be aware of
changes in your septic system and to act immediately if you suspect a system failure. There are many signs of septic system

failure:

surfacing sewage or wet spots in the drainfield area;

plumbing or septic tank backups;

slow draining fixtures;

gurgling sounds in the plumbing system;

sewage odors in the house or yard (note that the house plumbing vent on the roof will emit sewage odors and this is
normal); and

tests showing the presence of bacteria in well water.

If you notice any of these signs, or if you suspect your septic tank system may be having problems, contact a licensed septic
system professional or your local district health agency for assistance.

Septic System Dos and Don’ts

Proper operation of a septic system can prevent costly repairs or replacement. Observing the following guidelines will help
to keep your system running efficiently.

Do

...practice water conservation. The more wastewater you produce, the more wastewater your system must treat and
dispose. By reducing and balancing your use, you can extend the life of your system and avoid costly repairs.

Use water saving devices such as low flow showerheads.

Repair leaky faucets and plumbing fixtures immediately.

Reduce toilet reservoir volume or flow.

Take short showers.

Take baths with a partially filled tub.

Wash only full loads of dishes and laundry.

Shut off the water while shaving or brushing your teeth.

Balance your water use (e.g., avoid washing several loads of laundry in one day).
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...keep accurate records. Know where your septic tank is, keep a diagram of its location using the space provided in
this booklet, and keep a record of system maintenance.

...inspect your system annually. Check the siudge and scum levels inside the tank and periodically check the
drainfield for odors, wet spots, or surfacing sewage.

...pump your system routinely. Pumping your septic tank is probably the single most important thing you can do to
protect your system.

...keep all runoff away from your system. Water from roofs and driveways should be diverted away from the septic
tank and drainfield area. Soil over your system should be mounded slightly to encourage runoff.

...protect your system from damage. Keep vehicles and livestock off your drainfield. The pressure can compact the
soil or damage the pipes. Before you dig for any reason, check the location of your system and drainfield area.

...landscape your system properly. Plant grass over the drainfield area. Don’t plant trees or shrubs or place
impermeable materials, such as concrete or plastic, over the drainfield.

...use cleaning chemicals in moderation and only according to manufacturer’s directions.



Don’t

...flood irrigate over your system or drainfield area. The best way to irrigate these areas is with sprinklers.
...use caustic drain openers for clogged drains. Use boiling water or a drain snake to clean out clogs.
...enter a septic tank. Poisonous gases or a lack of oxygen can be fatal.

...use septic tank additives. They are not necessary for the proper functioning of your tank and they do not
reduce the need for pumping. In fact, some additives can even harm your system.

...flush harmful materials into your tank. Grease, cooking oil, coffee grounds, sanitary napkins, and cigarettes
do not easily decompose in septic tanks. Chemicals, such as solvents, oils, paints, and pesticides, are harmful to
your systems operation and may pollute groundwater.

...use a garbage disposal. Using a garbage disposal will increase the amount of solids entering the septic tank
and will result in the need for more frequent pumping.



Map your septic system here




For More Information

If you need to obtain a permit for a new or replacement septic system, or if you have questions about septic systems and their
operation and maintenance, please contact your local health district.

Panhandle District Health Department
8500 N. Atlas Road

Hayden, ID 83835

208-415-5100

North Central District Health Department
215 10" Street

Lewiston, ID 83501

208-799-0353

Southwest District Health Department
920 Main Street

Caldwell, ID 83605

208-455-5400

Central District Health Department
707 N. Armstrong Place

Boise, ID 83704

208-327-7499

South Central District Health Department
1020 Washington Street North

Twin Falls, ID 83303

208-734-5900

Southeastern District Health Department
1901 Alvin Ricken Drive

Pocatello, ID 83201

208-239-5270

District 7 Health Department
254 “E” Street

Idaho Falls, ID 83402
208-523-5382
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Valley County Planning and Zoning

Phone: 208-382-7115
Email: cherrick@valleycountyid.gov

STAFF REPORT:

MEETING DATE:
TO:
STAFF:

APPLICANT /
PROPERTY OWNER:

REPRESENTATIVE:

LOCATION.:

SIZE:

REQUEST:
EXISTING LAND USE:

C.U.P. 25-031 Sterling Landscaping

with Variances from Setbacks - Addendum
February 12, 2026

Planning and Zoning Commission

Cynda Herrick, AICP, CFM
Planning and Zoning Director

Jody Hurst
673 E Lava Falls ST, Meridian ID 83646

Mike Williams, South Beck and Baird
1102 S Vista Ave, Boise, ID 83705

13965 Highway 55
Parcel RP18NO3E339481 in the SESE Section 33, T.18N, R.3E,

Boise Meridian, Valley County, Idaho
0.99-acre parcel

Landscaping Business and Homesite
Single-Family Residential Parcel with Home

On December 11, 2025, the Commission tabled C.U.P. 25-031 Sterling Landscaping to January
8, 2026, for additional information:

o Updated site plan showing parking area.

e Updated site plan showing building location with a smaller variance requested.

e Communication from the adjacent neighbor.

o Requirements of McCall Fire Department.

The applicant’s representative requested a continuance to February 12, 2026.

FINDINGS:

1. A properly noticed public hearing was held on December 11, 2025.

2 The matter was tabled for additional information to the regularly scheduled meeting on
January 8, 2026, at 6:00 p.m.

3. Legal notice was posted in the Star News on December 18, 2025, and December 25, 2025.
Since the matter was table to a specific date and time, additional public hearing notice was

not required.

Staff Report

C.U.P. 25-031 Sterling Landscaping — February 12, 2026
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Valley County Planning and Zoning Commission

Phone: 208-382-7115
Email: cherrick@valleycountyid.gov

PO Box 1350 » 700 South Main Street
Cascade, ID 83611-1350

Brad Mabe, Commissioner
Ben Oyarzo, Commissioner
Heidi Schneider, Commissioner

Ken Roberts, Chairman
Carrie Potter, Vice-Chair

MINUTES
Valley County Planning and Zoning Commission
December 11, 2025
Valley County Court House - Cascade, Idaho
PuBLIC HEARING - 6:00 p.m.

A. OPEN: Meeting called to order at 6:00 p.m. by Chairman Roberts. A quorum exists.

PZ Director — Cynda Herrick: Present
PZ Commissioner — Brad Mabe Present
PZ Commissioner — Ben Oyarzo: Present
PZ Commissioner — Carrie Potter: Present
PZ Commissioner — Ken Roberts: Present
PZ Commissioner — Heidi Schneider: Present
PZ Pianner I - Lori Hunter: Present

B. MINUTES: Commissioner Mabe moved to approve the minutes of November 13, 2025.
Commissioner Potter seconded the motion. Motion passed unanimously.

C. NEW BUSINESS:

1. C.U.P. 21-38 Jug Mountain Ranch P.U.D. 97-1 - Phase 3 Village South — Extension
Request: Jug Mountain Ranch LLC is requesting a two-year extension of the conditional
use permit and preliminary plat approval that expire on December 21, 2025. Original
approval was for 8 single-family residential lots plus 1.48 acres of open space. The Jug
Mountain Ranch central sewer and central water systems will be used. Lots will be
accessed from Jug Mountain Ranch Road, a private road, onto Farm-to-Market Road, a
public road. The 3.33-acre site is located in the SW ¥ Section 6, T.17N, R.4E, Boise
Meridian, Valley County, Idaho. Action Item.

Chairman Roberts introduced the item and asked if there was any exparte contact or conflict of
interest; there was none. Director Herrick presented the staff report and displayed the site, GIS

map, and site plan on the projector screen.

Commissioners and Staff discussed the response from Central District Health (CDH). Some
developments do not submit to CDH until closer to approval of the final plat. CDH will have to
sign off the plat but the applicant will also need approval from Idaho Department of
Environmental Quality (DEQ) due to the sewer system. This is a different process than a plat
with individual septic systems for each lot.
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The property owner did operate a landscaping business during 2025 at this site. Mr. Williams
did not realize the client was operating during this 2025 until contacted by Code Compliance,
which is why the application submittal was delayed.

Three variances are requested due to the irregular shape of the parcel. The widest part of the
parcel is the southern portion, south of the existing home. Due to fire-related requirements, a
20-ft access driveway around the entire proposed shop structure has been shown. The shop
would be aligned with or behind the existing structures along Highway 55 in the immediate area.

Mr. Willians responded to Staff comments and questions within the Staff Report. Shirley
Florence of the Lake Irrigation District has stated no water rights are available for this property.
The existing home will be used for the employees and other renters. The existing concrete pad
north of the home will be used for patio amenities; landscaping will be added to the site. The
property owner will want the area to look good for his landscaping business. Snow will be
stored on site along the western property line. The landscaping business only operates spring
thru autumn. The property owner has been renting the home to traveling nurses during the off
season, when the site is not used by employees. The entire site would not be cleared of snow

during winter.

The use of the residences is included as part of the commercial Idaho Transportation
Department (ITD) permit. The review included four employees. There is room for parking
behind the home during the business’ off season. During the application process with ITD, Mr.
Williams learned that the adjacent business located to the south did not apply for an ITD permit
as required by their conditional use permit. A recorded shared driveway agreement would be
done with the adjacent property owner. Mr. Hurst, the property owner, has been in contact with
owner to the south. ITD will only allow one access for the two commercial businesses. 1TD will
not approve the new access construction untif the agreement is in place. There was further
discussion and clarification. The proposed access to Highway 55 for this landscaping business
and the home would be located just north of the southern property line. ITD will require that
both the existing access on the property north of the home and the existing access for the
property to the south be closed. The access apron to Highway 55 would be paved, the
remainder of the driveway would be gravel.

The property owner is fine with limiting the site to the typical business hours of 7:00 a.m. to 7:00 p.m.

Mr. Williams expanded on the variance requests for the rear and side setbacks. Approval would
allow storage bins for the landscaping materials and room for the access road around the new
shop building. Five (5) metal bins, about 65-ft long, would be located along the south side of the
property. The submitted picture included with the application submittal is an example of similar
bins. However, the new bins would be metal, not concrete.

Chairman Roberts stated he is concerned with allowing new construction within the 100-ft
setback from Highway 55. The existing buildings were constructed in the 1940s. The
Commission is tasked with planning for the future; it is likely that the width of Highway 55 will be
expanded. Is there a way to build a shop that is not within the 100-ft setback from Highway 557
Mr. Williams replied not possible to do so and meet the requirement of the typical fire code. He
has not spoke directly with McCall Fire Department. The 100-ft from traveled way was viewed
on the GIS maps by Commissioners and Staff.

In response to questions, Mr. Williams stated there are no plans to store materials other than
new product for landscaping jobs. This includes no storage on site of logs, branches, and
similar materials moved from off-site.
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Director Herrick stated a condition of approval could state that the property owner must agree
not to fight eminent domain by ITD in the future. Chairman Roberts stated that would be a mute
point; the Commission has been firm on this issue for a long time, specifically for businesses

near to this site.

In response to a Commissioner, Mr. Williams stated that the applicant obtained the property
within the past few years, likely the purpose of the business. Director Herrick added that the a
preapplication meeting was held spring 2025; she believes this occurred after purchase of the

property.

Chairman Roberts opened the public hearing and asked for proponents. There were none.
Chairman Roberts asked for undecided. There were none.
Chairman Roberts asked for opponents. There were none.

Chairman Roberts closed the public hearing. The Commission deliberated. Commissioner
Mabe stated the lot does not fit the proposed use unless variances are approved. He does not
think a variance from Highway 55 is acceptable; new buildings should not be added within the
100-ft setback. It is not a compatible use of the lot to add shop and landscaping storage. He

does not support the variance requests.

Director Herrick asked if the Commission would support the use without the additional shop
building?

Commissioner Schneider agreed with Commissioner Mabe. The parcel does not work with the
proposed building. She has concerns with future improvements to Highway 55. The use would
be okay without the additional shop building. However, the 100-ft setback would also prohibit

the storage of materials or equipment within that area.

Commissioner Mabe stated without the shop, there would be room for the proposed bins and
the applicant would be able to meet the front setback requirement. This proposal attempts to
squeeze more in the space than allowed. He does want to support local businesses, but the
parcel does not lend itself to this use.

Director Herrick asked if parking would be allowed within the 100-ft setback, something that
would not interfere with future expansion of the Highway.

Commissioner Potter stated Valley County Code 9-5H-10 allows the Commission to grant
variance because the parcel is highly irregular and triangular.

Commissioner Mabe stated if the home burnt down, he would be inclined to approve a variance
along the back property line for the residential use.

Commissioner Potter thought the fire truck only needed room to turn around, not access fully
around a building. This is why she wanted to know if the applicant’s representative had reached

out to McCall Fire.

Chairman Roberts stated it is unfortunate that the section line created this a narrow area
between Section line and Highway 55, thus resulting in this oddly shaped lot. He is concerned
with maintaining the 100-ft setback and the safety issue of accessing directly onto the highway.
It is better when access can be from side roads. He cannot support the application as currently

proposed.
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Staff and Commissioners discussed if a revised site plan could be approved if the shop was
moved back and/or removed. Parking could be allowed in the setback areas with a variance. A
recent applicant was denied the ability to park vehicles or equipment within the 100-ft setback;
however, that parcel was not a difficuit shape like this one. Commissioner Potter would like to
see two revised site plans: 1) no shop building and 2) a request for a smaller variance from the
front property line. Commissioner Mabe would support variances for the rear and side (south).
There was discussion on parking for the residence if the shop was moved further back.

Would put parking for house in jeopardy if move shop to further back. The applicant should
speak to McCall Fire regarding requirements.

A condition of approval could include that the property owner must grant access to the property
to the south; a shared driveway agreement shall be recorded.

Commissioner Mabe moved to table C.U.P. 25-031 Sterling Landscaping to January 8, 2025, at
6 p.m., so the applicant has opportunity to revise the site and parking plan and reduce the
variance request. Commissioner Schneider seconded the motion. Commissioner Schneider
would also like some communication from the southern neighbor regarding the removal of
access and clarification on how many and which approaches will be removed. Commissioner
Mabe concurred with this addition to the motion. Motion carried unanimously.

The Commission clarified to Mr. Williams that the following information is desired:
¢ Updated site plan showing parking area.
« Updated site plan showing building location with a smaller variance requested.
« Communication from the adjacent neighbor.
e Requirements of McCall Fire Department.

7:50 p.m.

D. OTHER:

1. lIs Conditional Use Permit Needed for Additional Structures at Camp Ee Da How,
Parcel RP16N03E278705, 12850 Northwind RD? Action ltem.

The grandfathered church camp at 12850 Northwind Road wants to add additional structures,
specifically four open-sided pole barns to use as dining and picnic structures. The Commission
should determine if this would result in a change in land use or scope; if so, a conditional use
permit would be required. There was discussion between Commissioners and Staff. A building
permit is required for the additional structures. Commissioners concurred that this request
would not expand or change the existing use at the site. Commissioner Potter moved to aliow
these four new structures at Camp Ee Da How; Commissioner Schneider seconded. Motion

approved unanimously.

2. C.U.P. 25-005 Lex Multiple Residences: |s amendment required to long-term rent primary
residence? Action ltem.

C.U.P. 25-005 Lex Multiple Residences was approved by the Commission, effective May 2025,
for multiple residences on one parcel home plus the conversion of the shop to house. The
location and access was discussed. The conditional use permit stated no short-term rental of
either home. Valley County Code allows the short-term rental permit only for single-family
residential use. This parcel has multiple residences. The application and minutes state no
short-term rentals, long-term rental of the converted home, that the property owners would
reside in the primary residence. The property owner now desires to rent the primary residence
as the owners will be out of the area for a few years. Staff recommends allowing long-term
rental of both residences. Typically either short-term rental or long-term rental of both homes
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From: Mike Williams <mikewilliams@sbbgo.com>

Sent: Thursday, January 22, 2026 8:32 AM

To: Lori Hunter <lhunter@valleycountyid.gov>

Cc: Cynda Herrick <cherrick@valleycountyid.gov>; Jim Mihan <mihan@sbbgo.com>; Jody
Hurst <jhurst@sterlinglandscape.com>

Subject: Re: CU-25-031 Sterling Landscaping

Lori,

We have removed the proposed shop as shown on the attached site and landscape plans.
We are requesting a variance to allow parking within the setback area and the storage bins
to be located 5 feet from the southern property line (side) and 25 feet from the west
property line (rear) (as shown on the site plan). To address the cross-access agreement (as
required by ITD) , we will work with the adjacent neighbor to have that in place prior to
construction of the new access point. As a reminder, we are eliminating two (2) access
points to the highway. Also, as part of the conditional use permit approval associated with
the adjacent neighbor's site, he was required to apply to ITD for an encroachment permit

which was never completed.
If you have any additional questions, please reach out.

Mike
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