




















STAFF COMMENTS / QUESTIONS:

1. This site is within the Cascade Fire District and Water District 65. It is not within a herd nor
an irrigation district.

2. The Commission should determine if additional landscaping is required.
3. A more detailed site plan is needed with:

» Boundary of the 2-acre leased site and
» Setbacks from property lines.

4. |s this a new propane company coming to the valley?
5. How many bobtail trucks will be operated from this site?

6. Please describe the use...storage of small tanks that will be taken to private property, one
large tank on a chassis that the bobtail will fill from each day...?

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?

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

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

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

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

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

6. 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.
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ATTACHMENTS:

¢ Proposed Conditions of Approval

e Blank Compatibility Evaluation and instructions
e Compatibility Evaluation by Staff

e Location Map

e Aerial Map

e Google Maps — Aerial & Street Views
e Pictures Taken May 21, 2026

e Assessor Plat — T.12 R.4E Section 17
e Site Plan

e Responses

[ ]

Applicant's Submittal Dated June 2, 2026

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.

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

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.

Must comply with requirements of the Cascade Fire District.

6. All lighting must comply with the Valley County Lighting Ordinance. All lights shall be fully

10.

11

shielded so that there is not upward or horizontal projection of lights.
No parking allowed in the setback areas.

Shall post the site address at the driveway entrance.

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

Existing landscaping shall be maintained and replaced if necessary.

. Al noxious weeds on the property must be controlled.
12.
13.
14.

Quiet hours are 10:00 p.m. to 7:00 a.m.
Hours of commercial operation shall be limited from 8:00 a.m. to 5:00 p.m.

Shall obtain a sign permit prior to installation of any signs, other than hazardous material
warning signs, labels, and notices as required by the State of Idaho.

END OF STAFF REPORT
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On Tue, Jan 21, 2025 at 3:15 PM Kendra Conder <Kendra.Conder@itd.idaho.gov>
wrote:

Hi Ryan,

See attached. Will this language work for what you need (see asterisk under requirements
' section)?

i Thank you!

- Kendra Conder

- District 3 | Development Services Coordinator
Idaho Transportation Department
Office: 208-334-8377

i Cell: 208-972-3190

<image001l.png>

From: Ryan Schneider <SS

- Sent: Thursday, January 16, 2025 3:13 PM
- To: Kendra Conder <Kendra.Conder@itd.idaho.gov>; Heidi Schneider

A | >

Subject: Re: Turn lane Construction

"AUTION: This email oriainated outside the State of ldaho network. Verifv links and
ttachments BEFORE vou click or open. even if vou recognize and/or trust the sender.
ontact your agency service desk with any concerns.







i Much appreciated, thanks Kendra.

Regards,

' Heidi Schneider

|} Cell: AR

On Tue, Jan 14, 2025 at 8:58 AM Kendra Conder
i <Kendra.Conder@itd.idaho.gov> wrote:

| Good Morning Heidi,

" Yes, | am happy to do so! | will get an updated staff report sent over as soon as
- possible.

. Thank you,

. Kendra Conder

I ¢ District 3 | Development Services Coordinator
' Idaho Transportation Department
- Office: 208-334-8377

' Cell: 208-972-3190

From: Heidi Schneider
Sent: Monday, January 13, 2025 10:46 AM

To: Kendra Conder <Kendra.Conder@itd.idaho.gov>



Cc: Ryan Schneider < SENG_—Gi S

Subject: Re: Turn lane Construction

CAUTION: This email oricinated outside the State of Idaho network. Verifv links
and attachments BEFORE vou click or open. even if vou recoanize and/or trust
the sender. Contact your agency service desk with any concerns.

Hi Kendra, | want to confirm a few things.

Since | received the email dated December 20th, you and Ryan discussed
the build-out of the subdivision. He explained that while we are the
developers we are not constructing homes, just selling lots. Most buyers
who are purchasing lots have no intention of building for years. We
currently have one home under construction out of the 20 lots sold so far
(over the last 2 years). With that said, we want to confirm that

the requirement for turn lanes is based on the_number of homes

constructed NOT the number of lots approved by the County._

For example, we are not required to install the turn lane at Challis Lane until
after the 48th home is constructed. And we are not required to construct the
turn lane at Saddle Rock Drive until after the 56th home is constructed. 48 is
the number of lots in phases 1,2,3, and 8 lots in phase 4. 56 is the number of
lots in phases 1,2,3 and 4.

Can ITD revise the staff report to reflect the total number of homes allowed
- prior to the installation of the turn lane?

- Please let me know if you have any questions.Thank you!

Regards,

Heidi Schneider

Cell: i SR


































From: AirPro Kouba nll S |
Sent: Thursday, June 4, 2026 9:28 AM

To: Cynda Herrick <cherrick@valleycountyid.gov>
Subject: Cup regarding Propane storage/transfer station

Hi there!
My name is Charlie Kouba and | am a current property owner in the saddle rock
development near Cascade Idaho. My lot is located off Sawtooth place in phase 1 of

saddle rock.

lam in full support of the application submitted for the propane storage and transfer
facility and | feel it will not affect me negatively.

The Schneider’s have been a pleasure to work with and | have no concerns (if approved)
that my property will be devalued in any way. | would welcome the addition and fully
support the application for approval.

If you have any questions, please call me direct at_ My home address is
18807 n old shore place Boise idaho 83714.

Sincerely,
Charlie Kouba

Sent from my iPhone






From: Brett Dodds <} B
Sent: Wednesday, June 3, 2026 6:03 PM

To: Cynda Herrick <cherrick@valleycountyid.gov>
Subject: Support for CUP 26-012 - Schneider Propane Storage

Dear Valley County Planning & Zoning and Commission,

My name is Brett Dodds, and | am a property owner near the Saddle Rock subdivision. | am writing to
express my support for the Conditional Use Permit (CUP) application submitted by Heidi and Ryan
Schneider for the parcel located off Challis Lane near the Highway 55 corridor.

Although my property is located on the opposite side of the neighborhood and | do not regularly
use the subdivision entrance nearest the proposed site, | reviewed the application materials and the
clarifying information provided by the applicants. Based on that review, | believe the proposed use is
appropriate, low-impact, and consistent with both the character of the area and the intent of
conditional use allowances within Valley County.

The parcel proposed for this use is already established as a location for equipment and material storage
and is situated adjacent to undeveloped areas. Its placement, along with the steps taken to limit visibility
and concentrate activity away from existing parcels, substantially reduces the potential impact on
surrounding property owners. In practical terms, this site has been intentionally positioned and
managed to minimize interaction with the broader neighborhood.

I would also like to acknowledge the Schneider family’s long-standing investment in the Saddle Rock
subdivision. Beyond development, they have consistently contributed to the maintenance and quality
of the subdivision in ways that benefit all property owners. In my experience, they have
demonstrated thoughtful stewardship and a clear commitment to preserving the desirability of the
community.

More broadly, it is my understanding that a Conditional Use Permit process exists specifically to
allow reasonable land uses in appropriate zones when certain criteria are met—particularly when
those uses do not adversely affect surrounding properties, public infrastructure, or community
character. Where an applicant has demonstrated compliance with those criteria, including safety
requirements, access, and compatibility with surrounding uses, it is important that the process
function as intended.

Property owners should be able to make reasonable, code-compliant use of their land, especially
when that use is carefully designed to minimize external impacts. In this case, the application appears
to meet those standards. From my perspective, approval of this CUP would be consistent with both
the spirit and purpose of Valley County’s land use framework.

For these reasons, | respectfully encourage the Commission to approve the Schneider CUP
application.

Thank you for your time and consideration.

Sincerely,
Brett Dodds
Area Property Owner









From: Sarah Foutz G
Sent: Wednesday, May 27, 2026 1:16 PM

To: Cynda Herrick <cherrick@valleycountyid.gov>
Subject: Concerns Regarding Proposed Propane Business Near Saddle Rock

Dear Cynda,

I am writing to express concern regarding the proposed retail propane business adjacent to the
Saddle Rock subdivision.

Many homeowners purchased property in this area because of its rural residential character,
natural setting, quiet environment, and long-term investment stability. The introduction of a
commercial propane operation in close proximity to an HOA neighborhood raises several
important questions that deserve careful consideration before any approval is granted.

First, this appears to represent a significant shift from residential land use toward commercial or
industrial activity. Approval of this type of business could set an unwanted precedent for the
residents, gradually altering the long-term character of the area as future businesses are approved.

There are also practical infrastructure concerns. Residents currently bear the cost of private road
maintenance and snow removal on Challis Lane. Increased commercial traffic could create
additional wear, maintenance costs, and safety concerns. It is unclear who would be responsible
for those impacts.

Additionally, many homeowners are concerned about potential effects on property insurance
availability and affordability. Insurance coverage in rural and wildfire-prone areas is already
increasingly difficult to secure, and it would be helpful to understand whether any analysis has
been conducted regarding how a propane retail operation could affect homeowners’ policies or
underwriting risk.

Fire mitigation and emergency response capacity are also important considerations. Has review
occurred with the local fire department regarding emergency access, fire suppression
requirements, or possible impacts to existing HOA fire mitigation infrastructure, including
underground water tanks?

Further questions remain regarding:

e Operational noise and traffic impacts

e Exterior lighting and preservation of dark skies

e Proposed signage and visual impacts

» Potential effects on surrounding property values and marketability

* Measures that would be implemented to preserve the rural character of the neighborhood

This is not opposition to business in general, but rather opposition to this specific type of
commercial use immediately adjacent to an established residential community. Knowing this
would have been a part of future plans would have changed our decision considerably to purchase
this property and is not fair to the residents who bought land for solitude and recreation away from
the hubbub a business brings.

I respectfully ask that these concerns be carefully evaluated before any decisions are made that
will impact the future outcome of this development.

Thank you for your time and consideration.

Sincerely,
Sarah Foutz



From: Andrew Gerard JEENENENEGEGEGEGEGE

Sent: Wednesday, May 27, 2026 9:05 PM
To: Cynda Herrick <cherrick@valleycountyid.gov>
Subject: Saddlerock sub propane station proposal.

To Whom It May Concern,

I'am writing to express my strong concerns regarding the proposed retail propane
filling/refill/exchange station planned within our residential subdivision in Valley County.

Our subdivision was developed and marketed as a quiet mountain residential and
recreational community. Many property owners purchased land here specifically because of
the peaceful wooded setting, low traffic, natural beauty, and close proximity to outdoor
recreation. The proposed commercial propane operation appears fundamentally
inconsistent with the character and intent of the subdivision.

This area is heavily forested and located in a mountain environment where wildfire risk is
always a serious concern. Introducing a retail propane filling and exchange facility into the
center of a residential wooded subdivision raises significant safety concerns for
homeowners and visitors alike. Even if the facility meets minimum regulatory standards,
many residents will understandably view the increased presence of combustible materials
and associated vehicle traffic as an unnecessary risk in an area already vulnerable to fire
danger.

In addition to safety concerns, many homeowners are worried about potential impacts on:

- Property values

- Insurance premiums and insurability

- Increased commercial traffic and noise

- The overall recreational and residential atmosphere of the subdivision

Property owners within this HOA already bear ongoing financial responsibilities for road
maintenance and winter snow removal. Many of us invested here with the expectation that
this would remain a low-density residential mountain community, not a location for
commercial fuel-related operations.

| respectfully ask the County to carefully consider whether this proposed use is truly
compatible with the surrounding residential subdivision and the long-term interests of the
homeowners and families who use this area for recreation, retirement, and peaceful
mountain living.

Thank you for your time and consideration.
Sincerely,

Andrew Gerard
60 Sawtooth Loop
Cascade Idaho

Lot 31 phase 2.






From: Olga Gavrilyuk S B
Sent: Sunday, May 31, 2026 8:44 PM

To: Cynda Herrick <cherrick@valleycountyid.gov>
Subject: COP 26-012 Schneider Propane Storage

We are strongly opposed to the proposal of a propane tank storage and distribution
company in a residential community. Our concerns are outlined below:

1. At the time we purchased our lot, there was no disclosure or indication that a propane
tank distribution company would be constructed within the Saddle Rock community nor
was there any disclosure that commerical use would be allowed in a residential area.

2. Saddle Rock is located in a designated fire-prone area. Obtaining homeowners
insurance is already challenging. The presence of a large propane distribution company
could further increase insurance premiums or potentially result in declined coverage
altogether.

3. The proposed propane distribution company would negatively impact the character and
integrity of the area. Increased vehicle traffic, and operational noise could disturb the
natural environment and drive away local wildlife, which is one of the community’s valued
attributes.

4. Approval of this project may establish a precedent for similiar developments in the
future, introducing uses that lot owners neither anticipated nor supported when investing
in the Saddle Rock community. Had we been aware that a commerical propane
distribution company was a possibility, we would not have made the investment.

5. Regardless of the safeguards and safety measures implemented, the presence of large
propane storage tanks will always raise legimiate safety concerns for residents and
property owners.

6. Acommerical business has no place in a residential area.

For these reasons, we respectfully urge decision-makers to reject this propsal and
preserve the character, safety, and expectations of the Saddle rock community.

Respectfully,

Vitaliy and Olga Gavrilyuk
Owners of Lot 11



Date: June 1, 2026
To: Valley County ldaho Planning and Zoning Commission
Re: CUP 26-012 Schneider Propane Storage

We oppose the approval of CUP 26-012 Schneider Propane Storage. We own two lots in Saddle Rock
- 33 Challis and 15 Dakota Way. Both were in Phase one 1 and we were one of the first to buy in the
development. Our plans are to build our retirement home on this property. We've already invested
over 600K in the land alone.

The proposal does not align with the original Saddle Rock Community’s master plan (i.e. rural, single
family) presented by Heidi & Ryan Schneider at the time landowners purchased property in Saddle Rock.
Furthermore, it appears to grant access to private roads which is a violation of the Development's
Declaration. The Saddle Rock Declaration of private roads within the covenants ( item 7, page 23),
clearly states that “private roads that any portion of said roads is not for the general public or for the
benefit of the general public or for any public purpose whatsoever.”

Is there truly a need for a 4th propane business in Cascade? There are already three within 10 miles
of Saddle Rock. If so, why put it in a residential neighborhood that is in a high wildfire risk zone vs a
commercial zone area near the town where it can be serviced more easily, faster and without impact to
residents?

While Heidi has recently informed landowners that this is a storage facility with limited daily runs it is
our experience that all businesses grow, no matter how small they start and that changes the
community. What starts small tends to grow bringing unwanted noise, traffic, pollution and safety
concerns that will degrade our private roads by large vehicles and create an environment risk and
unnecessary traffic impediment into the development from an already busy highway (55). This will
impact 55 traffic and residents' access to their homes.

Allowing a commercial propane business in a densely forested residential neighborhood introduces an
unwanted and unnecessary fire/explosion/environmental risk that is directly against the Zoning board’s
purpose to promote the health, safety and welfare of County residents.

The landowners in Saddle Rock invested in property that was intentionally remote, rural, forested, and
developed for single family homes on large tracts of land. The current land covenants of Saddle Rock
limit the number of buildings per lot, restrict fences,allow no irrigation, require dark sky lighting and
allow no signage etc., all to intentionally protect the land values, wildlife and the environmentally
friendly nature of the land. Commercial development will negate all these. So with these covenants and
practices in place why would the county allow a business to operate within the development in violation
of the residents' covenants?

We respectively ask you to vote no to CUP 26-012 Schneider Propane Storage.

Respectively,
David Billig





















From: jrchenoweth
Sent: Tuesday, June 2, 2026 9:39 AM
To: Cynda Herrick <cherrick@valleycountyid.gov>

Cc: Jaime Chenoweth
Subject: CUP 26-012 Schneider Propane Storage

Dear Members of the Valley County Planning and Zoning Commission,

[ am writing to formally object to the prepesed prepane storage facility planned for development in
the heavily wooded area near our property. (CUP 26-012)

Our objection is primarily based on the significant and increasing wildfire risk in this location. The
siting of a propane storage facility within a densely vegetated, fire-prone area creates a serious
public safety concern. In the event of a wildfire, the presence of pressurized fuel storage tanks
introduces the potential for catastrophic consequences, including tank failure, fire escalation, or
explosion, which could endanger nearby residents, properties, and first responders.

Given the realities of wildfire behavior—particularly in dry, forested environments—it is difficult to
reconcile how such a facility can be safely operated in this location without introducing unacceptable
risk. Wildfires in similar environments can spread rapidly, generate extreme heat, and overwhelm
even well-designed mitigation measures.

For these reasons, we respectfully but firmly oppose approval of this proposal. At a minimum, we
request that the Planning & Zoning commission require:

e A comprehensive, site-specific wildfire risk assessment that fully evaluates worst-case
scenarios

¢ Demonstration of robust, enforceable defensible space and long-term vegetation
management plans

e Clear evidence that the facility can withstand direct wildfire exposure without catastrophic
failure

o Formal review and approval from the local fire authority confirming that the risks can be
safely managed

Absent clear and convincing evidence that these risks can be mitigated to an acceptable level, we
believe approval of this project would place the surrounding community at unnecessary risk.

We urge the Planning & Zoning commission to prioritize public safety and carefully reconsider the
appropriateness of this location for propane storage.

Thank you for your consideration.

Jake & Jaime Chenoweth



1.

From: J Clouss

Sent: Tuesday, June 2, 2026 1:06 PM

To: Cynda Herrick <cherrick@valleycountyid.gov>
Subject: P&Z Public Hearing on CUP 20-012

Dear Valley County Planning & Zoning Commission, 6/2/2026

| appreciate the opportunity to comment on Valley County P&Z CUP 26-012 proposal. While |
understand the need for reliable energy infrastructure, placing a propane gas depot in aremote
location near and/or in residential neighborhoods poses significant and avoidable risks.

Public Safety Concerns
Propane is highly flammable, and large storage tanks increase the potential for catastrophic
accidents in the event of leaks, equipment failure, or natural disasters. This rural residential
timbered area is not designed with the emergency response infrastructure needed for such
hazards, putting families and community spaces at unnecessary risk. Closest major fire support is
approximately 13 miles north in Cascade.
Increase of heavy truck and industrial equipment traffic in a section of 3 lane Hwy 55. Southbound
passing lane with limited visibility for Saddle Rock traffic coming on Hwy 55. While northbound
single lane will require yielding to oncoming southbound traffic to complete turn into Saddle Rock.

Environmental Impact
Propane storage and transfer can lead to air quality degradation through fugitive
emissions. In the event of a spill or leak, soil and groundwater contamination are possible.

Current Propane Vendor in Cascade area
Propane refill and transfer currently available at several locations in Cascade area. A
few that | know of are Howdy’s Gas & Grub, Harpo’s Chevron, Farm Supply, Valley Wide,
Arrowhead RV, Alpine Lodge & RV, Waters Edge RV, Cascade Hardware, Suburban Propane.

Property Values & Community Character
Industrial facilities in residential zones often lead to decreased property values and deter future
investment. The visual, noise, and traffic impacts of tanker trucks and industrial equipment are
incompatible with the quiet, safe character residents expect.

Zoning Intent & Precedent
Residential zoning exists to protect the health, safety, and welfare of residents. Approving this
depot would set a precedent for further industrial encroachment, undermining the integrity of the
zoning plan and eroding public trustin the process
Conclusion
There are more suitable locations for a propane depot—industrial or commercial zones with proper
safety buffers, infrastructure, and emergency response capabilities. | respectfully urge the
commission to reject this proposal and work with the applicant to identify a safer, more
appropriate use of site.

Regards,
J & Marlene Clouss
23 Vaughn Dr.

Cascade, ID

Sent from Qutlook






4. Property Value Concerns

The presence of a propane storage and distribution facility may negatively impact
neighboring property values and marketability. Potential buyers often view proximity to fuel
storage facilities as an undesirable condition.

5. Future Expansion Potential

While the current application describes a limited operation, approval of the permit could
lead to future expansion of storage capacity, vehicle traffic, hours of operation, or
commercial activity. Residents deserve assurance that the intensity of use will not
increase beyond what s currently proposed.

For these reasons, | respectfully request that the Planning & Zoning Commission deny CUP
26-012. Ata minimum, | ask thatthe Commission thoroughly evaluate the long-term
safety, traffic, property value, and land-use compatibility impacts before considering
approval.

Thank you foryour consideration of my comments and for your service to Valley County.
Sincerely,
Russell Ward

37 Challis Lane-Lot 13

Cascade, ID 83611

[ B g






From: Gayle Ward < |
Sent: Wednesday, June 3, 2026 1:08 PM

To: Cynda Herrick <cherrick@valleycountyid.gov>
Subject: CUP 26-012 Schneider Propane Storage

To the Planning & Zoning Commission,

We are writing to respectfully oppose the Conditional Use Permit application submitted by
the Schneider family to lease acreage within Saddle Rock for use by a propane storage and
delivery company.

Saddle Rock was established and marketed as a residential subdivision. Like many of our
neighbors, we purchased property in this community with the expectation that the area
would remain residential in nature and preserve the quiet, rural character that attracted us
to the development. The introduction of a commercial operation within the subdivision is
inconsistent with those expectations and raises concerns about the future character of the
community.

While the current proposal has been described as a limited operation involving storage and
minimal vehicle traffic, Conditional Use Permit approvals can establish precedents for future
commercial activity. Businesses often evolve and expand over time, potentially resulting in
increased vehicle traffic, operational activity, equipment storage, signage, lighting, and other
impacts that may not be present initially.

We are also concerned about the potential effect on surrounding property values and the
desirability of the neighborhood. Prospective homeowners seeking a residential mountain
community may be less inclined to purchase property adjacent to or within a subdivision
that includes commercial or industrial-type operations. Additionally, the presence of
propane storage facilities may raise questions regarding insurance availability or costs for
neighboring property owners.

Approval of this request may also encourage future applications for other commercial uses
within the subdivision. As property owners, we believe it is important to preserve the
residential nature of Saddle Rock and avoid incremental changes that could alter the
character of the community over time.

We further request that Heidi Schneider on the Council who has a personal, financial, and
familial interest in this application fully disclose such interest and recuse herself from any
deliberation or vote as required by applicable ethics and conflict-of-interest standards.
Furthermore, we wish any other council members who may have been swayed from
personal interactions also recuse themselves from voting and deliberation.

For all these reasons mentioned above, we respectfully request that the Planning and
Zoning Commission deny the Conditional Use Permit application.

Thank you for your time, consideration, and service to our community.
Sincerely,

Gayle Ward
Marvin Ward

Lot 13
37 Challis Lane






06/02/2026
Re: CUP 26-012
Commissioners and Staff,

Thank you for the opportunity to provide additional information regarding CUP 26-012 and to
respond to the public comments submitted regarding the application.

First, we would like to acknowledge and respect the concerns expressed by neighboring property
owners. We understand that residents value the rural character, privacy, natural setting, and quiet
enjoyment of the Saddle Rock community. Ryan and I share those values and have spent years
developing Saddle Rock with those principles in mind.

The vision behind Saddle Rock has always been to create a community that balances privacy,
safety, and outdoor living while preserving the qualities that make the area special. Our goal has
been to provide an environment where residents can enjoy peaceful surroundings, open space,
and the quality of life that comes with being connected to nature.

It is also important for the Commission to understand that Ryan and I have invested significant
time, capital, and effort into the creation of Saddle Rock. With additional phases still coming
online, we have every incentive to protect the long-term integrity and desirability of the
subdivision. Our interests are directly aligned with those of existing property owners. If we
believed this proposal would negatively impact property values, future lot sales, marketability, or
the long-term character of the area, we would not support the application.

Our goal in providing this response is not to dismiss the concerns that have been raised, but
rather to provide additional context and clarification regarding the nature of the proposed use and
address the standards the Commission must evaluate when considering this Conditional Use
Permit application.

Before addressing those standards, we believe it is important to clarify several recurring themes
contained within the public comments.

The proposed facility is not a retail propane store or public filling station. The facility will not be
open to the public and will not generate customer traffic. Rather, the proposal consists of
propane storage associated with a single propane service provider.

Operational activity is expected to be extremely limited. On a typical day, one employee would
arrive in a personal vehicle, depart in a company vehicle, return at the end of the workday, and
leave in their personal vehicle, resulting in approximately four vehicle trips per day.

Several comments also characterize the proposal as commercial use within Saddle Rock

Subdivision. While the parcel is adjacent to Saddle Rock and accessed via the private road
system, it is a separate parcel and is not part of Saddle Rock Subdivision. The parcel is not
subject to Saddle Rock CC&Rs and has historically been used for equipment and material



storage associated with the development, construction, and maintenance of Saddle Rock. The site
is already graded, graveled, and improved.

The location was selected specifically because it is effectively out of sight. The site cannot be
seen from Highway 55, cannot be seen from the subdivision entrance, is not visible while
traveling through Saddle Rock, and is not visible from existing or future lots. In our view, this
significantly limits any potential visual or practical impact to surrounding property owners.

1. Will the application result in an increase in value of private property?

The proposed use does not change the appearance, visibility, or character of Saddle Rock
Subdivision. The site cannot be seen from Highway 55, cannot be seen from the Saddle Rock
entrance, is not visible while traveling through Saddle Rock, and is not visible from existing or
future lots.

Similarly, the proposed operation is extremely limited in nature. There will be no retail activity,
no public access, no customer traffic, no exterior lighting, and no signage and no noise
generation. For neighboring property owners, the proposed use is not something they will see,
hear, or interact with.

Ryan and I continue to own property within the area and have future phases of Saddle Rock
underway with lots hitting the market constantly. We remain heavily invested in the long-term
success, desirability, and marketability of the community. If we believed the proposed use would
negatively impact the value of surrounding properties or the future success of Saddle Rock, we
would not support the application.

Because the proposed use does not materially change the existing use or character of the property
and 1s not expected to create observable impacts to surrounding property owners, we do not
believe the proposal will adversely affect surrounding property values.

2. Will approval of the application result in an undue adverse impact on the environment?

Many comments raise concerns regarding wildfire risk, propane storage, and emergency
response.

We understand these concerns and agree that safety should be carefully evaluated. The proposed
facility will be required to comply with all applicable federal, state, and local regulations
governing propane storage. The project is subject to review and approval by Cascade Fire and
must satisfy all applicable fire requirements prior to operation.

Several comments raise concerns regarding the location of propane storage in proximity to
residential property.

It is important to recognize that propane is a critical utility and service throughout Valley
County. Most homes, cabins, businesses, and other properties rely on propane for heating, hot
water, cooking, backup power generation, and other daily needs. Because much of Valley






We believe it is important to evaluate this proposal based on the specific facts of the application
and the operational characteristics of the proposed use, rather than simply the presence of
propane itself.

The proposed operation is limited in scale, will not involve public access, and will operate in
compliance with applicable code requirements. Based upon these safeguards, regulatory
oversight, and ongoing wildfire mitigation efforts, we do not believe the proposal will create an
undue adverse impact on the environment.

3. Will approval of the application result in an undue adverse impact on adjoining
properties?

This appears to be the primary concern raised in the public comments.

While any use of property has some level of impact, we believe the limited nature of the
proposed operation results in impacts that are minimal and compatible with surrounding uses.

The operation consists of approximately one employee and approximately four vehicle trips per
day. No retail activity will occur. No customer traffic. No exterior lighting. No signage. No
increased noise generation.

For neighboring property owners, the proposed use is not something they will see, hear, or
interact with.

The site is screened from surrounding properties and not visible from neighboring lots,
subdivision roads, the subdivision entrance, or Highway 55.

Based on the limited scale of the operation and the physical characteristics of the site, we do not
believe approval of the CUP will result in an undue adverse impact on adjoining properties.

4. Will approval of the application result in an undue adverse impact on governmental
services?

As part of the application process, trip generation associated with the proposed use was
reviewed, and the Idaho Transportation Department determined that no roadway mitigation is
required. This reflects the limited nature of the operation and the minimal traffic generated by the
proposed use.

Several comments reference road maintenance. The Saddle Rock roads are privately owned by
the Declarant and maintenance of those roads is not the county’s responsibility. Ryan S.
Schneider and/or Saddle Rock LLC and are not owned by the Saddle Rock HOA. The Private
Road Declaration, recorded November 9, 2022, as Instrument No. 454117 in conjunction with
the final plat, specifically reserves the right to annex additional properties into the private road
system and permits use of the road system by properties outside the subdivision.



This is a common practice in phased developments, where developers retain ownership and
control of private roads until all phases of development are completed and the roads are
ultimately conveyed to the homeowner’s association, if and when the Declarant elects to do so.

Additionally, the proposed lessee will contribute financially toward private road maintenance in
the same manner as other users of the private road system. Access to the site occurs immediately
off Challis Lane and utilizes approximately 120 feet of the Saddle Rock Road system before
reaching the property—roughly one-third the length of a football field and approximately 0.4%
of the overall private road network.

For these reasons, we do not believe the proposed use will create an undue adverse impact on
governmental services.

5. Is the application consistent with the Valley County Comprehensive Plan?
Because this area of Valley County is unzoned, compatibility is an important consideration.

The proposed use is located on a separate parcel adjacent to, but not within, Saddle Rock
Subdivision and adjacent to HWY 55. The operation is intentionally limited in scale, generates
minimal traffic, is not open to the public, and is screened from surrounding properties.

Many comments focus on whether the proposal is compatible with surrounding uses. We believe
compatibility is demonstrated not only by the limited scale of the operation, but by the fact that
the operation is effectively hidden from the surrounding community and supports all adjacent
community needs.

The site cannot be seen from Highway 55, cannot be seen from the Saddle Rock entrance, is not
visible while traveling through Saddle Rock, and is not visible from existing or future lots. There
will be no retail activity, no public access, no customer traffic, no exterior lighting, no noise
generating activities, and no signage.

In practical terms, if this Conditional Use Permit application had not been submitted,
neighboring property owners and the general public would likely have no awareness that the
operation existed. The operation is not something surrounding property owners will see, hear, or
interact with.

The property is already utilized as a storage and operations area associated with the development
and maintenance of Saddle Rock. The proposed use does not materially change the appearance,
character, or function of the property. Rather, it continues operational use on a site specifically
selected because it is screened from view and isolated from surrounding residential properties.

The proposal allows for the reasonable use of private property while minimizing impacts on
neighboring landowners. For these reasons, we believe the proposed use is highly compatible
with surrounding land uses and consistent with the goals and policies of the Valley County
Comprehensive Plan.



6. Can impacts be mitigated through conditions of approval?

The Conditional Use Permit process exists specifically to evaluate uses that may require
conditions to ensure compatibility with surrounding properties.

To the extent the Commission identifies potential impacts, those impacts can be addressed
through conditions of approval related to signage, lighting, operational requirements, traffic
generation, access, and compliance with applicable fire and safety regulations.

We also understand that several comments express concern regarding future expansion. A
Conditional Use Permit does not create unlimited development rights. The Commission is
evaluating a specific application for specific use. Any future expansion or material change in use
would remain subject to County review and approval requirements.

Conclusion

We appreciate the thoughtful comments submitted by neighboring property owners and
understand their desire to preserve the character of the area they have invested in. Our intent in
providing this response is simply to ensure that the Commission has accurate information
regarding the nature and scale of the proposed use when evaluating the application.

Based on the limited scope of the operation, lack of public access, minimal traffic generation,
screening of the site and compliance with applicable regulations, we respectfully believe the
application satisfies the standards required for approval of CUP 26-012.

Thank you for your consideration.

Respectfully,
Heidi Schneider

Ryan Schneider





