Valley County Planning and Zoning Department

219 N. Mai ..
e Conditional Use
Cascade, ID 83611 Perm1 t

www.co.valley.id.us
cherrick@co.valley.id.us
208-382-7115

Application

TO BE COMPLETED BY THE PLANNING AND ZONING DEPARTMENT  Ocheck#______ or O cCashor O Card
FILE # FEE $

ACCEPTED BY DEPOSIT

CROSS REFERENCE FILE(S): DATE

PROPOSED USE:

When an application has been submitied, it will be reviewed in order to detemmine compliance with application requirements.
A hearing date will be scheduled only aftgr an applicatjon been accepted as complete or if applicant requests the hearing in writing.
f

U oe: £2/16/202¢  CR

Applicant’s Signature: -
The following must be compé&ﬁ and submitted with the conditional use permit ahpllcation:

3 A detailed proiect description disclosing the purpose, strategy, and time frame of construction. Include a
phasing plan if appropriate. Address fire mitigation, utilities, fencing, access, emissions, dust, noise, and
outside storage.

Ok A plot plan, drawn to scale, showing the boundaries, dimensions, area of lot, existing and proposed
utilities, streets, easements, parking, setbacks, and buildings.

Cx A landscaping plan, drawn to scale, showing elements such as trees, shrubs, ground covers, and vines.
Include a plant list indicating the size, quantity, location and name (both botanical and common) of all
plant material to be used.

Ok A site grading plan clearly showing the existing site topography and detailing the best management

practices for surface water management, siltation, sedimentation, and blowing of dirt and debris caused
by grading, excavation, open cuts, side slopes, and other site preparation and development.

4 A lighting plan.

x Names and addresses of property owners within 300 feet of the property lines. Information can be
obtained through the GIS Portal at www.co.valley.id.us. Only one copy of this list is required.

[k Ten (10) copies of the application, project description, plot plan, landscaping plan, grading plan, and
impact report are required.

We recommend you review the Valley County Code online at www.co.valley.id.us
or at the Planning & Zoning Office at 219 North Main Street, Cascade, Idaho

Subject to Idaho Statute Title 55 Chapter 22 Underground Facilities Damage Prevention.
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CONTACT INFORMATION

APPLICANT DF Development, LLC

Owner @ Purchaserd Lessee 0 RenterO

PHONE _817-490-6834

MAILING ADDRESS 6500 West Frwy, Suite 1020, Ft Worth, Texas zip 76116
emaiL Nicole.Hibbert@wilksbrothers.com

PROPERTY OWNER DF Development, LLC

MAILING ADDRESS 6500 West Frwy, Suite 1020, Ft Worth, Texas 21P 76116

EMAIL Nicole. Hibbert@wilksbrothers.com

AGENT / REPRESENTATIVE Justin Wilks

oHong 817-490-6834

EMAIL

MAILING ADDRESs 6500 West Frwy, Suite 1020, Ft Worth, Texas zp 76116
Nicole.Hibbert@wilksbrothers.com

CONTACT PERSON (if different from above) __Christine Richman

MAILING ADDRESS 375 W. 200 South, Suite 100, Salt Lake City, Utah zip 84101

emaiL CRichman@GSBSConsulting.com

PROPERTY INFORMATION

PHONE 801-746-7660

ADDRESS OF SUBJECT PROPERTY Approximately West Mountain Road and Thunderbolt Place

PROPERTY DESCRIPTION (either lot, block & subdivision name or attach a recorded deed with a metes and bounds description.)

See Attached Map and list

TAX PARCEL NUMBER(S) RP See Attached List
Quarter Section Township

1. PROPOSED USE: Residential Bl Civic or Community (X

2. SIZE OF PROPERTY Acres [ or Square Feet O

Range

Commercial & Industrial O

3. EXISTING LAND USES AND STRUCTURES ON THE PROPERTY ARE AS FOLLOWS:
Forestry, recreation, wildlife habitat, and open space. No existing structures

4. ARE THERE ANY KNOWN HAZARDS ON OR NEAR THE PROPERTY (such as canals, hazardous
material spiils, and/or soil or water contamination)? If so, describe and give location: None

5. ADJACENT PROPERTIES HAVE THE FOLLOWING BUILDING TYPES AND/OR USES:

North Residential/recreational

South Residential/recreational/open space/civic

East Residentialirecreational

west Forestry, recreation, wildlife habitat, and open space.
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APPLICATION DETAILS
TBD by phase, 3-story maximum any phase, ridge-line

6. MAXIMUM PROPOSED STRUCTURE HEIGHT: _protection in al es
7. NON-RESIDENTIAL STRUCTURES OR ADDITIONS (If applicable):
Number of Proposed Structures: TBD by Number of Existing Structures: one
Proposed Gross Square Feet phase Existing Gross Square Feet
1%t Floor 1BD by phase 1%t Floor _None
2™ Floor TBD by phase 27 Floor None
Total TBD by phase Total _ None

8a. TYPE OF RESIDENTIAL USE (If applicable): Single family residence (X Multiple residences on one parcel (X
8b. TYPE OF STRUCTURE: Stick-built (X Manufacture Home [0 Mobile Home O Tiny Home OO Other O
8c. SQUARE FOOTAGE OF PROPOSED RESIDENTIAL STRUCTURES (If applicable): _TBD by phase

8d. DENSITY OF DWELLING UNITS PER ACRE:

SQUARE FOOTAGE OF EXISTING RESIDENTIAL STRUCTURES: None

0.33/gross acre

9. SITE DESIGN:

10.

11.

12.

13.

Percentage of site devoted to building coverage: TBD by phase
Percentage of site devoted to landscaping: TBD by phase
Percentage of site devoted to roads or driveways: 18D by phase Preserved open space,

Percentage of site devoted to other uses: 62% . describe: _ buffers, and ridge lines
Total: 100%

PARKING (if applicable): Office Use Only
a. Handicapped spaces proposed: 180 by phase pandicapped spaces required:

b. Parking spaces proposed: TBD by phase  Parking spaces required:
¢. Number of compact spaces proposed: TBD by phaseNumber of compact spaces allowed:

d. Restricted parking spaces proposed: 1BD by phase

e. Are you proposing off-site parking:  1BD by phase

SETBACKS: BUILDING Office Use Only PARKING Office Use Only
Proposed Required Proposed Required
Front TBD by phase TBD by phase

Rear T8D by phase TBD by phase
Side TBD by phase TBD by phase
Side Street ~ TBD by phase TBD by phase

NUMBER OF EXISTING ROADS: _None Width:

Existing roads will be: Publicly maintained? O Privately Maintained? O or Combination of both? O

Existing road construction: Gravel O Paved O or Combination of both? []
Minimum 66' ROW & 24

NUMBER OF PROPOSED ROADS: _1BD by phase Proposed width: _feet of pavement

Proposed roads: Publicly maintained? O Privately Maintained? Kl  or Combination of both? O
Proposed road construction: Gravel O Paved 00 or Combination of both? [
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14.

15.

16.

17.

18.

19.

20.

21.
21.

23.

24a.

24b.

25.

26.

ARE SHARED DRIVEWAYS PROPOSED? If so, please explain why. Yes [0 No O
TBD by phase

EXISTING UTILITIES ON THE PROPERTY ARE AS FOLLOWS:
Power lines across the northern area

PROPOSED UTILITIES: Water, Sewer, Electricity, Fiber Optics

Proposed utility easement widths _ TBD by phase Locations _TBD by phase

SEWAGE WASTE DISPOSAL METHOD: Septic O Central Sewage Treatment Facility [¥
Name: TBD by phase

POTABLE WATER SOURCE: Public O Water Association [ Individua Well: O
If individual, has a test well been drilled? Depth Flow Purity Verified?
Nearest adjacent well Depth Flow

DRAINAGE (Proposed method of on-site retention): TBD by phase
Any special drains? (Please attach map)

Soil type(s):
(Information can be obtained from the Natural Resource Conservation Service: websoilsurvey.nres.usda.gov)

Stormwater Prevention Management Plan will need approval from Valley County Engineer.

IS ANY PORTION OF THE PROPERTY LOCATED IN A FLOODWAY OR 100-YR FLOODPLAIN?
(Information can be obtained from the Pianning & Zoning Office) YesO  No[X

DOES ANY PORTION OF THIS PARCEL HAVE SLOPES IN EXCESS OF 15%? Yes[X No0O
ARE THERE WETLANDS LOCATED ON ANY PORTION OF THE PROPERTY? YesO No[{
IS THERE ANY SITE GRADING OR PREPARATION PROPOSED? YesK NoD

If yes, explain:
y T'Bpry phase

ARE THERE ANY EXISTING IRRIGATION SYSTEMS? YesO No[¥
Are you proposing any alterations, improvements, extensions or new construction? YesO  No [l
If yes, explain:

COMPLETE ATTACHED PLAN FOR IRRIGATION if you have water rights and are in an irrigation district.
Submit letter from Irrigation District, if applicable. TBD by phase

COMPLETE ATTACHED WEED CONTROL AGREEMENT 4. head

COMPETE ATTACHED IMPACT REPORT  Attached
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IMPACT REPORT (from Valley County Code 9-5-3-D)

You may add information to the blanks below or attach additional sheets.

@

% An impact report shall be required for all proposed Conditional Uses.
« Thoroughly answer all questions. Mark N/A if the question is not applicable to your application.

« The impact report shall address potential environmental, economic, and social impacts and
how these impacts are to be minimized as follows:

1. Traffic volume, character, and patterns including adequacy of existing or proposed street width,
surfacing, alignment, gradient, and traffic control features or devices, and maintenance. Contrast
existing with the changes the proposal will bring during construction and after completion, build-out,
or full occupancy of the proposed development. Include pedestrian, bicycle, auto, and truck traffic.

Hales Engineering completed a Traffic Impact Study (TIS) in November 2025. The study evaluates
existing (2024) and future conditions (2029 and 2036), with and without the proposed project, at
key intersections serving the site, including West Mountain Road, ID-55, (cont'd on addt'| sheet)

2. Provision for the mitigation of impacts on housing affordability.

The Red Ridge Village PUD includes residential development and introduces new housing into a
regional market with limited availability of units for year-round residents. (cont'd on addt'l sheet)

3. Noise and vibration levels that exist and compare to those that will be added during construction,
normal activities, and special activities. Include indoor and outdoor, day and night variations.

Existing ambient noise conditions in the project area are characteristic of a rural, low-density
setting. Intermittent traffic on West Mountain Road, seasonal recreation, and occasional residential
or agricultural equipment generate the primary noise sources. The surrounding area contains no
known continuous industrial or high-intensity noise sources. (cont'd on addt'l sheet)

4. Heat and glare that exist and that might be introduced from all possible sources such as autos in
parking areas, outdoor lights, water or glass surfaces, buildings or outdoor activities.

Existing heat and glare conditions reflect a rural, low-intensity landscape with minimal impervious
surface area. The site contains no known large-scale reflective surfaces or high-intensity nighttime
lighting sources. (cont'd on addt'| sheet)

5. Particulate emissions to the air including smoke, dust, chemicals, gasses, or fumes, etc., both
existing and what may be added by the proposed uses.

Air quality reflects typical rural conditions with generally low particulate levels. Vehicle traffic,
seasonal recreation, and operation of an existing on-site quarry are particulate sources. The site
contains no known industrial manufacturing or processing facilities. (cont'd on addt'l sheet)

6. Water demand, discharge, supply source, and disposal method for potable uses, domestic uses,
and fire protection. Identify existing surface water drainage, wetlands, flood prone areas and
potential changes. Identify existing ground water and surface water quality and potential changes
due to this proposal.

A centralized community water system serves potable and domestic demands and operates in
compliance with Idaho Department of Environmental Quality standards. New on-site groundwater
wells provide water supply, with water rights secured incrementally as development phases
advance. (cont'd on addt'l sheet)
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10.

11.

12.

13.

Fire, explosion, and other hazards existing and proposed. Identify how activities on neighboring
property may affect the proposed use.

The project site lies within the Wildland Urban Interface and experiences wildfire risk typical of
forested landscapes in Valley County. A qualified professional forester prepared a site-specific
Wildland Urban Interface Fire Protection Plan to address these conditions. (cont'd on addt'| sheet)

Removal of existing vegetation or effects thereon including disturbance of wetlands, general
stability of soils, slopes, and embankments and the potential for sedimentation of disturbed soils.

The site consists of forested land shaped by historic timber management. Development requires
selective vegetation removal within defined development areas while preserving major natural
features, including a 135-acre meadow and more than 1,000 acres of contiguous open space.
(cont'd on addt'l sheet)

Include practices that will be used to stabilize soils and restore or replace vegetation.

Soil stabilization and erosion control rely on industry-standard best management practices suited
to site conditions and phased development. Temporary measures during grading and construction
include silt fencing, erosion control blankets, fiber rolls, stabilized construction entrances, and
phased or limited-area disturbance to reduce exposed soils. (cont'd on addt'l| sheet)

Soil characteristics and potential problems in regard to slope stability, embankments, building
foundation, utility and road construction. Include suitability for supporting proposed landscaping.

Soils across the project area reflect geologic conditions typical of Long Valley and include alluvial
deposits, basalt-related materials, sedimentary formations, and terrain-driven variability. Meadow
and lower-slope areas generally contain deeper soils, while hillside and upland areas exhibit more
variable soil depth and structure. (cont'd on addt'l sheet)

Site grading or improvements including cuts and fills, drainage courses and impoundments, sound
and sight buffers, landscaping, fencing, utilities, and open areas.

Grading supports building pads, roads, utilities, and drainage while respecting existing topography.
Site design preserves hillsides, forests, and meadowlands and uses terrain to limit cut-and-fill
activity. (cont'd on addt'l sheet)

Visibility from public roads, adjoining property, and buildings. Include what will be done to reduce
visibility of all parts of the proposal but especially cuts and fills and buildings. Include the impacts of
shadows from new features on neighboring property.

The project site is visible from public locations along West Mountain Road and surrounding
vantage points primarily where vegetation is sparse or topography opens views toward the site.
Forest cover and setbacks from public roads limit overall visibility across much of the property.
(cont'd on addt'l sheet)

Reasons for selecting the particular location including topographic, geographic and similar features,
historic, adjoining land ownership or use, access to public lands, recreation, utilities, streets, etc., in
order to illustrate compatibility with and opportunities presented by existing land uses or character.

This approximately 2,200-acre site was selected for its location, scale, unified ownership, and
consistency with established development patterns along West Mountain Road, which includes
existing and approved subdivision development. The proposed PUD continues this pattern rather
than introducing an isolated or leapfrog project. Adjacent and nearby properties along West
Mountain Road include residential subdivisions, large-lot development, and mixed-use projects
with similar access and infrastructure relationships. (cont'd on addt'l sheet)
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14.

15.

16.

17.

18.

19.

20.

21.

Approximation of increased revenue from change in property tax assessment, new jobs available to
local residents, and increased local expenditures.

The proposed development increases property tax revenue as more than 700 residential units
and associated improvements are constructed over time on land that currently remains
undeveloped. (cont'd on addt'| sheet)

Approximation of costs for additional public services, facilities, and other economic impacts.

Public service and facility impacts occur primarily in the areas of public safety, emergency
response, and use of community amenities as development progresses. These impacts increase
incrementally as residential and mixed-use components move through construction and
occupancy. (cont'd on addt'l sheet)

State how the proposed development will impact existing developments providing the same or
similar products or services.

The housing types proposed within Red Ridge Village respond to documented local and regional
demand and phase over time, which reduces the potential for market displacement or disruption
of existing residential developments. The project introduces a housing typology and aesthetic
distinct from neighboring subdivisions and does not adversely impact them.(cont'd on addt'l sheet)

State what natural resources or materials are available at or near the site that will be used in a
process to produce a product and the impacts resulting from the depletion of the resource.
Describe the process in detail and describe the impacts of each part.

An existing on-site quarry produces rock material for road base to support internal infrastructure
needs. Use of this material remains limited to construction of on-site roads and related
improvements (cont'd on addt'l sheet)

What will be the impacts of a project abandoned at partial completion?

The project follows a phased development approach, with each phase functioning independently
while contributing to the overall master plan. Each phase includes infrastructure, access, utilities,
and open space that support safe and effective operation without reliance on completion of future
phases. (cont'd on addt'l sheet)

Number of residential dwelling units, other buildings and building sites, and square footage or gross
non-residential floor space to be available.

Red Ridge Village PUD proposes a mix of residential building types distributed across multiple
development areas. Residential uses include condominiums, multi-family local housing,
single-family homes on approximately ¥s-acre and 1-acre lots, and larger estate lots. (cont'd on
addt'l sheet)

Stages of development in geographic terms and proposed construction time schedule.

The initial phases of the project focus on areas with the most direct access to West Mountain
Road. Phasing aligns infrastructure delivery, market demand, and environmental considerations
while maintaining functional and self-supporting phases. (cont'd on addt'l sheet)

Anticipated range of sale, lease or rental prices for dwelling units, building or other site, or
non-residential floor space in order to insure compatibility with adjacent land use and development.

Sale, lease, and rental pricing is established on a phase-by-phase basis as individual components
of the PUD advance through development approval. Pricing reflects housing type, location, market
conditions, and applicable deed restrictions in effect at the time of development. (cont'd on addt'l
sheet)
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Red Ridge Village Planned Unit Development
Impact Report (from Valley County Code 9-5-3-d)
continuation sheets

. Traffic volume, character, and patterns including adequacy of existing or proposed street

width, surfacing, alignment, gradient, and traffic control features or devices, and

maintenance. Contrast existing with the changes the proposal will bring during construction

and after completion, build-out, or full occupancy of the proposed development. Include
pedestrian, bicycle, auto, and truck traffic.

(cont’d from Impact Report) ID-55, and connecting local roads.

At full buildout, the project generates approximately 8,071 weekday daily trips, including 445
weekday morning peak-hour trips, 646 weekday evening peak-hour trips, and 834 Saturday
peak-hour trips. Trip generation relies on Institute of Transportation Engineers (ITE) Trip
Generation, 11th Edition (2021), with reduced residential rates consistent with Valley County
practice for mountain communities and internal trip capture associated with the mixed-use
program.

Vehicular access occurs from West Mountain Road at three locations: a primary access point,
a southern access at Fawnlilly Drive, and a temporary construction access at Sundance Drive.
All access points operate as stop-controlled intersections. The Sundance Drive access
transitions to pedestrian-only use after establishment of permanent access points. Trip
distribution follows existing regional travel patterns toward ID-55 and surrounding collector
and local roadways.

The TIS shows acceptable levels of service at existing intersections. Under future project
conditions, some intersections experience reduced levels of service due to cumulative
regional growth. The TIS identifies mitigation measures such as right-turn deceleration lanes
on West Mountain Road and potential future signalization or turn-lane improvements at select
ID-55 intersections. Internal roads operate as privately owned and maintained facilities with a
two-lane cross-section. Construction traffic remains temporary and limited to defined
construction periods, with subsequent engineering and permitting addressing traffic
management measures.

See Appendix J Traffic Impact Study.



Red Ridge Village Planned Unit Development
Impact Report (from Valley County Code 9-5-3-d)
continuation sheets

2. Provision for the mitigation of impacts on housing affordability.
(cont’d from Impact Report) To mitigate potential impacts on housing affordability and
displacement, the project proposes a Local Housing Covenant that dedicates a portion of
homes to full-time, permanent occupancy.

The covenant framework functions as a recorded deed restriction that runs with the land,
limits short-term rental use, and prioritizes occupancy by households with established
connections to Valley County. Eligible occupants include local workers, long-term residents,
seniors, and other qualifying households. The program framework is modeled on the City of
McCall’s Local Housing Incentive Program but will be privately administered and tailored to a
county-jurisdiction development.

Red Ridge Village proposes approximately 722 dwelling units across multiple housing types
clustered on approximately 798 acres, preserving large areas of open space. Covenant-
designated units form a portion of the total unit count. Later development phases refine the
number, unit types, and distribution to maintain flexibility while supporting year-round
residency and maintaining the intent of the program.

Covenant terms address primary-residence occupancy and may include resale or rental
limitations to support long-term attainability, with enforcement incorporated into
neighborhood-level CC&Rs and administered by a qualified entity. Covenant structure,
administration, and enforcement mechanisms are reviewed with each development phase
containing deed-restricted units.

See Appendix H Local Housing Covenant.

3. Noise and vibration levels that exist and compare to those that will be added during
construction, normal activities, and special activities. Include indoor and outdoor, day and
night variations.

(cont’d from Impact Report)

During construction, temporary increases in noise and vibration will occur from standard
activities such as grading, utility installation, and building construction. Construction activity
is limited to daytime hours consistent with typical practices, Valley County and Idaho
construction requirements, and phased over time as development progresses. Earthwork and
compaction activities generate localized vibration effects.

Completed development is expected to produce noise levels comparable to other residential
and neighborhood-scale mixed-use communities. Ongoing noise sources include local
vehicle trips, typical residential activity, and limited commercial operations serving on-site
residents and visitors. The project introduces no industrial or high-intensity commercial uses;
each development phase of the PUD will address noise and vibration concerns
independently.



Red Ridge Village Planned Unit Development
Impact Report (from Valley County Code 9-5-3-d)
continuation sheets

Nighttime noise level expectations remain low. Dark-sky—oriented standards govern lighting
and site activity, limiting late-night use and discouraging large scale, after-hours congregation.
Development buffers of approximately 100 feet or greater, combined with vegetation
retention and restoration, will further attenuate sound transmission to adjacent properties.
Overall, operational noise levels are expected to remain compatible with surrounding uses
and consistent with existing rural residential conditions.

See Appendix G Lighting Standards and Appendix L Design Guidelines.

4. Heat and glare that exist and that might be introduced from all possible sources such as
autos in parking areas, outdoor lights, water or glass surfaces, buildings or outdoor activities
(cont’d from Impact Report)

Project design moderates long-term heat impacts through clustered development,
preservation of contiguous open space, and minimization of impervious surfaces. Defined
development nodes and buffers of approximately 100 feet or greater separate development
from roadways and adjacent properties, limiting localized heat accumulation and glare
spillover. Additionally, the preservation and retention of mature trees and native meadow
systems and forest cover maintains current ecological function with reduced impacts.

Dark-sky lighting standards limit glare through fully shielded fixtures, warm color
temperatures, reduced mounting heights, and time-based controls. Lighting focuses on safety
and circulation and avoids illumination beyond developed areas and property boundaries.

See Appendix F Ecological Considerations, Appendix G Lighting Standards, and Appendix L
Design Guidelines.

5. Particulate emissions to the air including smoke, dust, chemicals, gasses, or fumes, etc.,
both existing and what may be added by the proposed uses.
(cont’d from Impact Report)

A small-scale gravel quarry operates within the project area and will produce road base
material for internal infrastructure. Quarry operations generate localized dust during
extraction, handling, and transport. These emissions remain intermittent and consistent with
existing site conditions.

The project introduces no new industrial uses or permanent emission sources nor ongoing
sources of smoke, chemical fumes, or significant emissions. Residential traffic on paved
roads and routine, neighborhood-scale mixed use site activity will generate long-term



Red Ridge Village Planned Unit Development
Impact Report (from Valley County Code 9-5-3-d)
continuation sheets

particulate emissions following buildout.

See Appendix F Ecological Considerations, Appendix G Lighting Standards, and Appendix L
Design Guidelines.

6. Water demand, discharge, supply source, and disposal method for potable uses, domestic
uses, and fire protection. Identify existing surface water drainage, wetlands, flood prone
areas and potential changes. Identify existing ground water and surface water quality and
potential changes due to this proposal.

(cont’d from Impact Report) A centralized community wastewater system collects and treats
wastewater generated by the project. Disposal relies on a combination of reuse and on-site
infiltration, consistent with DEQ requirements and site-specific conditions.

Each development phase addresses required infrastructure, access, and service coordination
at the time of permitting review.

The domestic water system supports fire protection through a coordinated network of
hydrants and on-site water storage tanks sized to meet applicable fire flow standards.
Individual buildings incorporate fire sprinkler systems where code requires additional
suppression capacity.

Duffner Creek, an intermittent stream, conveys seasonal runoff through the site and defines a
key surface drainage feature. Available information identifies no FEMA-mapped floodplains or
known surface or groundwater quality impairments within planned development areas.

See Appendix E Preliminary Stormwater Assessment and Figures 12 (Terrain and Slope), 13
(Hydrography), and 14 (Soil Types) in Appendix A.

7. Fire, explosion, and other hazards existing and proposed. Identify how activities on
neighboring property may affect the proposed use.
(cont’d from Impact Report)

The plan identifies low-to-moderate fuel conditions across the approximately 2,250-acre
site, reflecting a long history of active forest management. The plan outlines phased
mitigation measures, including shaded fuel breaks, defensible space requirements, and
ongoing vegetation management integrated with development.

McCall Fire District provides structural fire response, with the Southern Idaho Timber
Protection Association (SITPA) supporting wildland fire response. West Mountain Road and
the internal road network provide emergency access and align with International Fire Code
standards. Multiple ingress and egress routes support emergency access and evacuation as

4



Red Ridge Village Planned Unit Development
Impact Report (from Valley County Code 9-5-3-d)
continuation sheets

development proceeds. At a minimum, each phase functions independently with permanent
access, utilities, and safety infrastructure appropriate to the approved development.

Fire access, water supply, and vegetation management measures are addressed concurrent
with phase development and prior to occupancy within that phase. Fire suppression
infrastructure includes hydrants, on-site water storage tanks, wells, and building-level
sprinkler systems where required by code. The project introduces no large-scale explosion
hazards or industrial fire risks.

See Appendix K Wildland-Urban Interface Fire Protection Plan and Figures 15 (Fire Risk), and
16 (XyloPlan Fire Assessment) in Appendix A.

8. Removal of existing vegetation or effects thereon including disturbance of wetlands, general
stability of soils, slopes, and embankments and the potential for sedimentation of disturbed
soils.

(cont’d from Impact Report)

Minor riparian features are present in the US Fish and Wildlife Service’s National Wetlands
Inventory, and at-risk features are anticipated along Duffner Creek and branches of Williams
Creek, vernal waterways, and associated drainages. Formal wetland identification has not yet
been completed and will occur during subsequent phases of engineering and environmental
review. Where wetlands or riparian areas are identified, project design prioritizes avoidance
and maintains appropriate setbacks to minimize disturbances where road crossings or utility
infrastructure are necessary.

Soils on the site include fine-loamy Alfisols, Mollisols, and Inceptisols. Phased grading,
avoidance of steep slopes where feasible, and application of standard erosion and sediment
control practices address potential impacts related to soil stability, slopes, and
embankments. With clustering of development and preservation of large undeveloped areas,
widespread vegetation removal and soil destabilization are not anticipated.

See Appendices E Preliminary Stormwater Assessment and F Ecological Considerations and
Figures 12 (Terrain and Slope), 13 (Hydrography), and 14 (Soil Types) in Appendix A.

9. Include practices that will be used to stabilize soils and restore or replace vegetation.
(cont’d from Impact Report)

Permanent stabilization occurs through revegetation of disturbed areas following
construction. Revegetation uses native or locally adapted plant species compatible with site
soils, slope conditions, and local climate. Planting strategies promote rapid ground cover,
long-term soil stability, and integration with surrounding natural vegetation communities.



Red Ridge Village Planned Unit Development
Impact Report (from Valley County Code 9-5-3-d)
continuation sheets

Large-scale preservation of open space areas and natural drainage corridors further reduces
erosion potential by limiting disturbance and maintaining existing hydrologic patterns. Where
slopes or drainage features require additional protection, future site design incorporates
engineered or bioengineered stabilization methods. Development governance or
homeowners’ associations manage long-term maintenance of revegetated areas to support
soil stability.

See Appendix F Ecological Considerations and Figures 12 (Terrain and Slope), 13
(Hydrography), and 14 (Soil Types) in Appendix A.

10. Soil characteristics and potential problems in regard to slope stability, embankments,
building foundation, utility and road construction. Include suitability for supporting proposed
landscaping.

(cont’d from Impact Report)

Hillside soils require additional consideration due to slope gradients, variable depths, and
potential differences in bearing capacity. Development in these areas remains limited to low-
density single-family uses with defined building envelopes to reduce grading intensity and
avoid unstable conditions. Planned road alignments follow existing logging roads where
feasible, which minimizes new disturbance and reduces cut-and-fill requirements.

Geotechnical investigations conducted with each development phase evaluate suitability for
foundations, utilities, road construction, and retaining structures. These assessments inform
final design parameters and identify site-specific measures to address slope stability,
settlement, or drainage-related considerations.

See Appendix F Ecological Considerations and Figures 12 (Terrain and Slope), 13
(Hydrography), and 14 (Soil Types) in Appendix A.

11. Site grading or improvements including cuts and fills, drainage courses and impoundments,
sound and sight buffers, landscaping, fencing, utilities, and open areas.
(cont’d from Impact Report)

On sloped terrain, design approaches use stepped building pads and road alighments that
follow existing contours or historic logging routes to reduce disturbance. On-site cut-and-fill
operations remain generally balanced.

Site improvements include internal roads, underground utilities, drainage infrastructure, trails,
and common amenities. Landscaping, open space areas, and natural buffers provide visual
screening, reduce environmental disturbance, and maintain scenic character, supporting
compatibility among residential, mixed-use, and open space areas.



Red Ridge Village Planned Unit Development
Impact Report (from Valley County Code 9-5-3-d)
continuation sheets

See Appendices E Preliminary Stormwater Assessment and F Ecological Considerations and
Figures 12 (Terrain and Slope), 13 (Hydrography), and 14 (Soil Types) in Appendix A.

12. Visibility from public roads, adjoining property, and buildings. Include what will be done to
reduce visibility of all parts of the proposal but especially cuts and fills and buildings.
Include the impacts of shadows from new features on neighboring property.

(cont’d from Impact Report)

Building placement and site design standards minimize visual impacts. Development clusters
into defined areas rather than dispersing across the landscape, preserving large areas of open
space and maintaining the visual dominance of natural landforms. Design standards require
setbacks from ridgelines and placement below skyline thresholds to avoid silhouetting when
viewed from public roads or nearby properties.

Design standards regulate building height, massing, and materials and emphasize natural
colors, non-reflective finishes, and articulated forms that respond to terrain. These measures
reduce contrast with the surrounding landscape and limit visual prominence. Retention of
existing vegetation, restoration of disturbed areas, and substantial natural buffers along
roadways and between development areas (100-foot minimum) further screen development
from view and soften transitions between built and natural environments. Lighting standards
limit nighttime visibility impacts by minimizing glare and light spillage.

See Appendix F Ecological Considerations, Appendix G Lighting Standards, and Appendix L
Design Guidelines.

13. Reasons for selecting the particular location including topographic, geographic and similar
features, historic, adjoining land ownership or use, access to public lands, recreation,
utilities, streets, etc., in order to illustrate compatibility with and opportunities presented by
existing land uses or character.

(cont’d from Impact Report)

The project consolidates growth along West Mountain Road to avoid dispersed development
across more environmentally sensitive or less accessible areas. The site’s planned use aligns
with Valley County’s Future Land Use Map and the recently updated Comprehensive Plan,
which encourage clustered development, preservation of open space, and concentration of
growth in areas with existing access and service potential. The PUD framework supports
these objectives more effectively than conventional subdivision patterns.

Unified ownership enables coordinated planning of roads, utilities, open space, and buffers at
a landscape scale. DF Development also owns substantial adjoining acreage to the west in
Adams County. Red Ridge Village functions as a logical gateway and transition area, providing
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managed access and infrastructure that support long-term planning across county
boundaries while maintaining compatibility with existing Valley County development patterns.

See Figures 1,2,3, and 5 in Appendix A.

14. Approximation of increased revenue from change in property tax assessment, nhew jobs
available to local residents, and increased local expenditures.
(cont’d from Impact Report) Assessed values and resulting tax contributions rise
incrementally as development phases reach completion.

Site development supports ongoing employment for engineers, construction firms, and skilled
trades across multiple phases rather than a single short-term construction period. This
activity extends over a decade or more as infrastructure and building plans advance.

The project contributes to local and regional economic activity through spending on materials,
services, and household goods. As homes reach occupancy, routine resident spending in
McCall and surrounding communities contributes to local sales tax receipts. Precise revenue
figures remain unavailable at this stage and depend on market conditions and development
timing.

Each development phase includes evaluation of potential revenues and associated factors as
project concepts advance.

15. Approximation of costs for additional public services, facilities, and other economic
impacts.
(cont’d from Impact Report)

The Red Ridge Village PUD minimizes long-term public infrastructure maintenance costs
through private ownership and maintenance of internal roads, trails, and common facilities by
homeowners’ associations. This structure reduces reliance on Valley County for ongoing
operations, maintenance, and snow removal.

Phased development planning and coordination with service providers address public service
considerations related to fire protection, law enforcement, and emergency medical response.
Infrastructure supporting these services complies with applicable standards.

Each development phase includes evaluation and documentation of public service demands,
infrastructure needs, and associated costs as engineering design, unit counts, and service
areas finalize.
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16. State how the proposed development will impact existing developments providing the same
or similar products or services.
(cont’d from Impact Report)

The inclusion of deed-restricted local housing and limited neighborhood-serving commercial
uses supports the local workforce and meets day-to-day needs of residents without
functioning as a competing destination. Commercial uses remain modest in scale and
complement McCall’s downtown, with residents continuing to rely on McCall for
employment, services, cultural activity, and regional retail.

The proposed Village Center does not function as a regional commercial destination and
remains secondary in scale and function to downtown McCall.

17. State what natural resources or materials are available at or near the site that will be used in
a process to produce a product and the impacts resulting from the depletion of the resource.
Describe the process in detail and describe the impacts of each part.

(cont’d from Impact Report) and does not represent a new or expanded commercial
extraction activity.

The project uses no additional natural resources on or near the site as part of the
development or construction process. Resource use remains limited to typical construction
materials and utilities required for residential and neighborhood-scale mixed-use
development.

18. What will be the impacts of a project abandoned at partial completion?
(cont’d from Impact Report) This structure reduces the risk of incomplete or nonfunctional
improvements if later phases experience delay or modification.

Market-responsive phasing allows development to adapt incrementally to current conditions
and regulatory requirements, reducing the likelihood of large areas experiencing disturbance
without follow-through. Each phase incorporates required improvements concurrently, which
limits exposure to abandoned or partially improved conditions.

See Figures 3 and 6 in Appendix A.

19. Number of residential dwelling units, other buildings and building sites, and square footage
or gross non-residential floor space to be available.
(cont’d from Impact Report) Total residential development includes approximately 720
dwelling units across all phases.
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Non-residential development concentrates within the Village Center. Planned uses include
retail, restaurant, and farm-to-table or food-oriented spaces that serve residents and visitors.
The Village Center includes approximately 60,000 square feet of non-residential floor area.

Subsequent design and permitting phases refine final unit counts, building sizes, and floor
areas while maintaining consistency with the general ranges described above and the
approved PUD framework.

See Figures 3 and 6 in Appendix A.

20. Stages of development in geographic terms and proposed construction time schedule.
(cont’d from Impact Report)

Phase 1aincludes deed-restricted local housing, single-family residences on approximately
%-to 1-acre lots, larger estate lots, and associated infrastructure such as roads, trails,
utilities, and open space improvements. Construction of Phase 1ais anticipated as early as
spring 2027, subject to permitting and market conditions.

Later phases expand residential neighborhoods, open space amenities, and the Village
Center in a logical sequence as access, utilities, and services extend. Development refines
the timing and geographic extent of later phases in coordination with infrastructure and public
service capacity.

See Figures 3 and 6 in Appendix A.

21. Anticipated range of sale, lease or rental prices for dwelling units, building or other site, or
non-residential floor space in order to insure compatibility with adjacent land use and
development.

(cont’d from Impact Report)

Residential pricing spans a broad range. Deed-restricted local housing targets households at
or below approximately 80 percent of Area Median Income, consistent with program intent.
Market-rate housing includes moderately priced single-family homes and higher-end pricing
for larger estate lots, reflecting lot size, location, and amenities.

See Appendix H Local Housing Covenant.
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Irrigation Plan

(Idaho Code 31-3805)

This land: X Has water rights available to it
o Is dry and has no water rights available to it.

Idaho Code 31-3805 states that when all or part of a subdivision is “located within the boundaries of an
existing irrigation district or canal company, ditch association, or like irrigation water deliver entity ... no
subdivision plat or amendment to a subdivision plat or any other plat or map recognized by the city
or county for the division of land will be accepted, approved, and recorded unless:”

A. The appropriate water rights and assessment of those water rights have been transferred from said lands
or excluded from an irrigation entity by the owner; or

B. The owner filing the subdivision plat or amendment to a subdivision plat or map has provided for the
division of land of underground tile or conduit for lots of one acre or less or a suitable system for lots of
more than one acre which will deliver water to those landowners within the subdivision who are also within
the irrigation entity with the appropriate approvals:

1. For proposed subdivisions located within an area of city impact, both city and county zoning authorities
must approve such irrigation system.

2. For proposed subdivisions outside of negotiated areas of city impact, the delivery system must be
approved by the Planning and Zoning Commission and the Board of County Commissioners with the
advice of the irrigation entity charged with the delivery of water to said lands (e.g., imigation district).

To better understand your irrigation request, we need to ask you a few questions. Additional pages can be
added. A list of the map requirements follows the short questionnaire. Any missing information may result
in the delay of your request before the Planning and Zoning Commission and ultimately the approval of
your irrigation plan by the Board of County Commissioners as part of final plat approval.

1. Are you within an area of negotiated City Impact? Yes X No

2. What is the name of the irrigation district/company and drainage entities servicing the property?
Imrigation: __None currently, future entities TBD by phase

Drainage: ___None currently, future entities TBD by phase

. How many acres is the property being subdivided? TBD by phase

. What percentage of this property has water? TBD by phase

. How many inches of water are available to the property?

[+ T 4 ) - N A}

. How is the land currently irrigated? i surface o sprinkler o imigation well
o above ground pipe o underground pipe

7. How is the land to be irrigated after it is subdivided? o surface o sprinkler o irrigation well
TBD by phase o above ground pipe o underground pipe

8. Describe how the head gate/pump connects to the canal and irrigated land and where ditches &Jor pipes go.
TBD by phase

9. Is there an irrigation easement(s) on the property? [1 Yes [ No
None currently, future TBD by phase
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10. How do you plan to retain storm and excess water on each lot? TBD by phase

11. How do you plan to process this storm water and/or excess irrigation water prior to it entering the
established drainage system? (i.e. oil, grease, contaminated aggregates)
TBD by phase

Irrigation Plan Map Requirements
The irrigation plan must be on a scalable map and show all of the irrigation system including all supply and
drainage structures and easements. Please include the following information on your map:
O All canals, ditches, and laterals with their respective names.
Head gate location and/or point of delivery of water to the property by the irrigation entity.
Pipe location and sizes, if any
Rise locations and types, if any.
Easements of all private ditches that supply adjacent properties (i.e. supply ditches and drainage ways).
Slope of the property in various locations.
Direction of water flow (use short arrows on your map to indicate water flow direction — ).
Direction of wastewater flow (use long arrows on your map to indicate wastewater directon —* ).
Location of drainage ponds or swales, if any where wastewater will be retained on property
Other information:

OO0O00o00a8aan

Also, provide the following documentation:
O Legal description of the property.
O Proof of ownership.
O A written response from the irrigation entity and/or proof of agency notification.

O Copy of any water users’ association agreement which shows water schedules and maintenance
responsibilities.

O Copy of all new easements ready for recording (irrigation supply and drainage).

O If you are in a city area of impact, please include a copy of the approvals by the city planning and zoning
commission and city council of your irrigation plan.

===sssss=======ss======Applicant Acknowlgdgement—==========__========

I, the undersigned, agree that prior to the Planning and Zoning Department accepting this application, | am
responsible to have all the required information and site plans.

| further acknowledge that the irrigation system, as approved by the Planning and Zoning
Commission and ultjmately the Board of County Commissioners, must be bonded and/or installed

prior to tl%u\? the plat or building permit.
! Sign Her
Signed: /{ : Date: ;; L ; / _M

Adflicant
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	Text1: Hales Engineering completed a Traffic Impact Study (TIS) in November 2025. The study evaluates existing (2024) and future conditions (2029 and 2036), with and without the proposed project, at key intersections serving the site, including West Mountain Road, ID-55, (cont'd on addt'l sheet) 
	Text2: The Red Ridge Village PUD includes residential development and introduces new housing into a regional market with limited availability of units for year-round residents. (cont'd on addt'l sheet) 
	Text3: Existing ambient noise conditions in the project area are characteristic of a rural, low-density setting. Intermittent traffic on West Mountain Road, seasonal recreation, and occasional residential or agricultural equipment generate the primary noise sources. The surrounding area contains no known continuous industrial or high-intensity noise sources. (cont'd on addt'l sheet)
	Text4: Existing heat and glare conditions reflect a rural, low-intensity landscape with minimal impervious surface area. The site contains no known large-scale reflective surfaces or high-intensity nighttime lighting sources. (cont'd on addt'l sheet)
	Text5: Air quality reflects typical rural conditions with generally low particulate levels. Vehicle traffic, seasonal recreation, and operation of an existing on-site quarry are particulate sources. The site contains no known industrial manufacturing or processing facilities. (cont'd on addt'l sheet)
	Text6: A centralized community water system serves potable and domestic demands and operates in compliance with Idaho Department of Environmental Quality standards. New on-site groundwater wells provide water supply, with water rights secured incrementally as development phases advance. (cont'd on addt'l sheet)
	Text7: The project site lies within the Wildland Urban Interface and experiences wildfire risk typical of forested landscapes in Valley County. A qualified professional forester prepared a site-specific Wildland Urban Interface Fire Protection Plan to address these conditions. (cont'd on addt'l sheet)
	Text8: The site consists of forested land shaped by historic timber management. Development requires selective vegetation removal within defined development areas while preserving major natural features, including a 135-acre meadow and more than 1,000 acres of contiguous open space. (cont'd on addt'l sheet)
	Text9: Soil stabilization and erosion control rely on industry-standard best management practices suited to site conditions and phased development. Temporary measures during grading and construction include silt fencing, erosion control blankets, fiber rolls, stabilized construction entrances, and phased or limited-area disturbance to reduce exposed soils. (cont'd on addt'l sheet)
	Text10: Soils across the project area reflect geologic conditions typical of Long Valley and include alluvial deposits, basalt-related materials, sedimentary formations, and terrain-driven variability. Meadow and lower-slope areas generally contain deeper soils, while hillside and upland areas exhibit more variable soil depth and structure. (cont'd on addt'l sheet)
	Text11: Grading supports building pads, roads, utilities, and drainage while respecting existing topography. Site design preserves hillsides, forests, and meadowlands and uses terrain to limit cut-and-fill activity. (cont'd on addt'l sheet)
	Text12: The project site is visible from public locations along West Mountain Road and surrounding vantage points primarily where vegetation is sparse or topography opens views toward the site. Forest cover and setbacks from public roads limit overall visibility across much of the property. (cont'd on addt'l sheet)
	Text13: This approximately 2,200-acre site was selected for its location, scale, unified ownership, and consistency with established development patterns along West Mountain Road, which includes existing and approved subdivision development. The proposed PUD continues this pattern rather than introducing an isolated or leapfrog project. Adjacent and nearby properties along West Mountain Road include residential subdivisions, large-lot development, and mixed-use projects with similar access and infrastructure relationships. (cont'd on addt'l sheet)
	Text14: The proposed development increases property tax revenue as more than 700 residential units and associated improvements are constructed over time on land that currently remains undeveloped. (cont'd on addt'l sheet)
	Text15: Public service and facility impacts occur primarily in the areas of public safety, emergency response, and use of community amenities as development progresses. These impacts increase incrementally as residential and mixed-use components move through construction and occupancy. (cont'd on addt'l sheet)
	Text16: The housing types proposed within Red Ridge Village respond to documented local and regional demand and phase over time, which reduces the potential for market displacement or disruption of existing residential developments. The project introduces a housing typology and aesthetic distinct from neighboring subdivisions and does not adversely impact them.(cont'd on addt'l sheet)
	Text17: An existing on-site quarry produces rock material for road base to support internal infrastructure needs. Use of this material remains limited to construction of on-site roads and related improvements (cont'd on addt'l sheet)
	Text18: The project follows a phased development approach, with each phase functioning independently while contributing to the overall master plan. Each phase includes infrastructure, access, utilities, and open space that support safe and effective operation without reliance on completion of future phases.  (cont'd on addt'l sheet)
	Text19: Red Ridge Village PUD proposes a mix of residential building types distributed across multiple development areas. Residential uses include condominiums, multi-family local housing, single-family homes on approximately ¾-acre and 1-acre lots, and larger estate lots. (cont'd on addt'l sheet)
	Text20: The initial phases of the project focus on areas with the most direct access to West Mountain Road. Phasing aligns infrastructure delivery, market demand, and environmental considerations while maintaining functional and self-supporting phases. (cont'd on addt'l sheet)
	Text21: Sale, lease, and rental pricing is established on a phase-by-phase basis as individual components of the PUD advance through development approval. Pricing reflects housing type, location, market conditions, and applicable deed restrictions in effect at the time of development. (cont'd on addt'l sheet)


