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BEFORE THE ADA COUNTY PLANNING & ZONING COMMISSION 
 

In re:    

Application of Matrix Engineering 

File #201400378 CU-MSP, C&A Paving 

 
FINDINGS OF FACT, CONCLUSIONS OF LAW AND ORDER  

 

FINDINGS OF FACT 

If any of these Findings of Fact are deemed Conclusions of Law, they are incorporated into the 
Conclusions of Law section. 

A. The Commission finds that the record is comprised of: 

1. Exhibits to the Staff Report. 

2. Exhibit A to the Findings of Fact, Conclusions of Law and Order. 

3. All other information contained in Ada County Development Services File for Project No. 
201400378 CU-MSP. 

B. As to procedural items, the Commission finds the following: 

1. In accordance with Section(s) 8-6-3A of the Ada County Code, the applicant completed a pre-
application conference with the director prior to the submittal of the application on January 21, 
2014. 

2. In accordance with Section 8-7A-3 of the Ada County Code, the applicant held a neighborhood 
meeting on March 11, 2014. 

3. Submission of File #201400378 CU-MSP occurred on March 20, 2014 and Development 
Services scheduled it for public hearing before the Ada County Planning and Zoning Commission 
on June 5, 2014.  

4. On March 31, 2014, staff notified other agencies of this application and solicited their comments.  
Any comments received were incorporated into the staff report and are attached as exhibits to the 
staff report. 

5. On May 5, 2015, property owners within 1000 feet of the site were notified of the hearing by 
mail. Legal notice of the Commission’s hearing was published in The Idaho Statesman on May 
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20, 2014.  Notices of the public hearing were posted on the property on or before May 26, 2014 
and a certification sign posting was submitted to the director on or before May 29, 2014. 

C. As to the project description, the Commission finds based on the application materials found in the 
file for File #201400378 CU-MSP the following: 

1. PROPOSED USES:  Pit, Mine or Quarry on 118.5 acres with a rock crusher, concrete batch plant 
and asphalt batch plant 

2. PROPOSED STRUCTURES:  An approximate 300 square foot portable structure for the office; a 
100 square foot weigh scale building, and a portable chemical toilet. 

3. PROPOSED SITE IMPROVEMENTS:  A parking lot finished with a dust-free, hard surface 
material such as recycled asphalt. 

4. OTHER:  The applicant is requesting approval to operate 24 hours a day during the construction 
season.   

D. Based on the materials found in the file for File #201400378 CU-MSP, the Commission finds the 
following concerning the project description: 

1. PARCEL NUMBER AND LOCATION:  S1521231110; South Pleasant Valley Road, Section 21, 
T 2N, R 2E 

2. OWNERSHIP:  Calmar Properties, LLC 

3. SITE CHARACTERISTICS 

Property size:  118.56 acres 

Existing structures:    None 

Existing vegetation:  Pasture/Rangeland 

Slope:  The site is relatively flat with no slopes exceeding 15%  

Irrigation:   The property is not within an irrigation district and there is no surface water available 

Drainage:     There is one primary drainage channel on the property, generally aligned from 
northeast to southwest. 

Other Opportunities and/or Constraints:    There is a small area in the AE Flood Zone in the 
southeast corner.  The property is within the Area of Military Influence Overlay District as there 
is an easement along South Pleasant Valley Road for the military tank trail.   

E. Based on the officially adopted Ada County land use maps, the Commission finds the following 
concerning the current land use and zoning:  

The property is currently zoned Rural Preservation (RP) and the land use vacant. 

F. Based on the officially adopted Ada County land use maps, the Commission finds the following 
concerning the surrounding land use and zoning: 

North:  RP/Vacant Rangeland; Gravel Pit 

South:  RP/State Correctional Institute 
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East:  RP/Vacant; Federal land 

West:  RUT/Gravel pit  

G. Based on the officially adopted Ada County land use maps and materials found in the file for File 
#201400378 CU-MSP, the Commission finds the following concerning services: 

Access Street and Designation:  South Pleasant Valley Road, a Minor Arterial 

Fire Protection:  State Fire Marshall 

Sewage Disposal:  Not Applicable  

Water Service:  Not Applicable – Water will be available from an on-site portable water tank 

Irrigation District:  None 

Drainage District:  None 

H.  As to the applicable law, the Commission finds the following: 

1. The Commission finds Section 8-4E is applicable because the applicant has submitted a Master 
Site Plan  The Commission finds the application complies with Section 8-4E-5: Required 
Findings because: 

A. The master site plan complies with this title and the applicable comprehensive plan;   

The Commission finds that the conditional use and master site plan comply with the Ada 
County Zoning Ordinance as outlined in the required findings herein and the conditions of 
approval attached as Exhibit A.   

The Commission finds that the property is within the unincorporated Ada County and that the 
Ada County Comprehensive Plan is applicable.  The Commission finds that the proposed use 
is in compliance with the Plan in the following ways: 

Goal 6.4:  Identify, protect and use Ada County’s sand and gravel resources while 
minimizing long-term negative environmental impacts and protecting or enhancing natural 
resources. 

Policy 6.4-2:  Require sand and gravel extraction and associated uses to mitigate adverse 
impacts on surrounding land uses and natural resources.  

The Commission finds that the surrounding land is developed in a similar manner to the 
proposed use and that the applicant will be required to keep a water truck on-site to mitigate 
the dust; the applicant will be required to submit additional information regarding erosion 
and drainage control for the County Engineer to review; and the applicant is required to get 
a reclamation plan approved by the Idaho Department of Lands.  

Policy 6.4-3:  All applications for sand and gravel pit with its associated uses of a rock 
crusher, asphalt hot plant, and concrete batch plant mitigate adverse impacts on surrounding 
land uses and resources.  These mitigation strategies include watering the extraction area 
daily to reduce dust impacts to surrounding properties and having an approved reclamation 
plan. 

The Commission finds that the proposed use with the rock crusher, asphalt hot plant and the 
concrete batch plant shall not adversely impact surrounding land uses because several of 
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these properties are also developed as a pit mine or quarry or is currently being used as 
rangeland.  The Commission finds that the applicant has stated and will be conditioned to 
mitigate dust by keeping a watering truck on-site and is required to get the Idaho Department 
of Lands approval of a reclamation plan.  

Policy 6.4-6:  Mineral extraction sites should be designed to facilitate their reclamation for 
future use.   

The Commission finds that the applicant will be required to get the Idaho Department of 
Lands approval of a reclamation plan. 

B. The applicant has submitted a natural features analysis (subsection 8-4E-4D of this article) 
identifying constraints presented by such natural features, and the proposed development 
sufficiently addresses such features;  

The Commission finds that the applicant submitted a natural features analysis on January 
March 20, 2014 and the County Engineer would like more information regarding the 
proposed erosion and sediment control measures to be taken to keep the drainage retained 
on-site.   

C. The proposed landscaping meets the requirements of article F of this chapter; 

The Commission finds that the applicant is requesting a waiver of landscaping requirements 
as allowed by Section 8-4F-6A for conditional uses in the RP.  The Commission grants the 
waiver due to the temporary nature of a gravel pit, the lack of surface water available to the 
site, the surrounding uses and the fact that an approved reclamation plan approved by the 
Department of Lands prior to the commencement of any mining. 

D. The proposed parking and loading spaces meet the requirements of article G of this chapter; 

The Commission finds that the applicant is proposing 10 spaces for off-site parking which 
will be improved with a recycled asphalt or equal material.  The required number of parking 
spaces is one (1) per two (2) employees, which allows for up to 20 employees at the site.  The 
Commission finds that the applicant has stated the expected number of people coming to the 
site 15 or less; therefore, the Commission finds that the proposed parking is adequate.  
Additionally, the applicant will be required to take measures to keep the parking lot dust-free.      

E. The proposed lighting plan meets the requirements of article H of this chapter; 

The Commission finds that the applicant will be required to submit an outdoor lighting plan 
because the applicant is requesting to operate 24 hours per day during the construction 
season. 

F. The proposed master site plan complies with the applicable design and dimensional standards 
of chapters 2 and 3 of this title; 

The Commission finds that the property is zoned RP which requires a minimum lot size of 40 
acres; a minimum road frontage of 100 feet; and front, side and rear setbacks of 25 feet.  The 
Commission finds that based on the submitted master site plan that the property meets the 
minimum dimensional standards for the RP District and that the gravel pit will not be located 
within any of the required setbacks.      
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The Commission finds that there is a small area in the southeast corner within the FEMA 
Flood Zone AE but that the master site plan shows it as a restricted area and no extraction or 
development activity will occur in that area.   

The Commission finds that the property is within the Area of Military Influence as there is a 
tank trail easement for South Pleasant Valley Road.  The Commission finds that the applicant 
has addressed this and has stated in their detailed letter that the easement will be maintained 
and the owner will work with the Idaho National Guard on traffic control during military 
training maneuvers.  The Commission finds that the Idaho National Guard was notified of 
this application and the County has not received any response.   

The Commission finds that the property is within the Wildland Urban Fire Interface Overlay 
District and that as conditioned; the applicant will be required to meet the standards of 
WUFI, including clearing vegetation five feet (5’) on both sides of the proposed driveway and 
the maintenance of defensible space. 

G. The proposed master site plan is consistent with the APA ridge-to-rivers pathways plan; and  

The Commission finds that the property is not located within the APA ridge-to-rivers pathway 
plan, therefore; this finding is not applicable.   

H. Adequate utilities and public services are available or provided for the proposed 
development, and the development would not be premature by reason of lack of utilities, 
transportation, schools, fire protection, or other essential services.      

The Commission finds that demands for public services are minimal for this type of use 
because a watering truck will be available on-site for dust mitigation, the owner is not 
proposing any permanent restrooms so sewer or septic is not required, and ACHD has 
approved the application with conditions, including the dedication of right-of-way and the 
construction of a left-turn lane.   

2. The Commission finds Section 8-5B is applicable because the applicant is proposing a Research 
and Development Facility, which requires a conditional use permit in the LO District.  The 
Commission finds the application complies with Section 8-5B-5:  Required Findings because:   

A. The proposed use is not detrimental to the public health, safety, or welfare; 

The Commission finds that the proposed use is not detrimental to the public health, safety or 
welfare because it is in conformance with the Ada County Comprehensive Plan and the 
applicant will be required to obtain approval of a reclamation plan from the Idaho 
Department of Lands.  The Commission finds that the applicant will also be required to 
control dust in a manner that surrounding properties and the public right-of-way are not 
impacted and operate within the existing time constraints. 

B. The proposed use shall not create undue adverse impacts on surrounding properties; 

The Commission finds that the proposed use shall not create undue adverse impacts to the 
surrounding property because there are several other gravel pits on the surrounding 
properties.     

 

C. The proposed use is consistent with the applicable comprehensive plan; 
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The Commission finds that the proposed use is consistent with the Ada County 
Comprehensive Plan as discussed in Finding H.1. 

D. The proposed use complies with the purpose statement of the applicable base district and with 
the specific use standards as set forth in this chapter; 

The Commission finds that the proposed use complies with the purpose statement of the RP 
base district because the zoning allows for a pit, mine or quarry. 

The Commission finds that the specific use standards found in Section 8-5-3-12 for Asphalt 
or Concrete Ready Mix Plant and the standards found in Section 8-5-3-81 for Pit, Mine or 
Quarry are applicable and the proposed use meets or is conditioned to meet the standards in 
the following ways:   

 Section 8-5-3-12 

o Asphalt mixing and concrete batching may only be allowed as accessory uses to a pit, 
mine, or quarry in an industrial or rural district 

The Commission finds that the property is within the RP District. 

o Any structure or equipment shall be a minimum of one thousand feet (1000’) from 
any dwelling other than the dwelling of the owner or caretaker of the subject 
property; 

The Commission finds that there are not residences within 1,000 feet of the property. 

o Outdoor storage areas shall comply with Section 8-5-3-78 of this chapter. 

The Commission finds that there are no proposed areas of outdoor storage but the 
applicant will be required to comply with Ada County Code, if it occurs in the future.   

 Section 8-5-3-81A – General Use Standards 

o All operations shall be subject to accepted safety conditions for the type of 
excavation being performed; 

The applicant will be required to submit an approved excavation plan from the Idaho 
Department of Lands and will be subject to all State and Federal regulations 
pertaining to the proposed use.   

o Asphalt mixing and concrete batching may only be allowed as accessory uses to a pit, 
mine, or quarry in an industrial or rural district.  See standards in Section 8-5-3-12 of 
this chapter; 

The property is within the RP District and asphalt mixing and concrete batching is 
allowed.   

o Extraction, movement, or stockpiling within the required yards shall be prohibited.  
The tops and toes of cut and fill slopes shall remain outside the required yards; 

Based on the master site plan submitted, the extraction, movement and stockpiling 
are not located within the required 25-foot setback of the RP District.    

o Areas where equipment is stored shall be deemed outdoor storage areas and shall 
meet the standards of Section 8-5-3-78 of this chapter.  Such storage areas shall be 



 

FINDINGS OF FACT, CONCLUSIONS OF LAW AND ORDER 
201400378 CU-MSP, C&A Paving 
Calmar Properties, LLC  Page 7  

constructed and maintained to prevent chemicals from discharging into surface or 
ground waters.  Such chemicals shall include, but not be limited to, petroleum 
products, antifreeze, and lubricants; 

Based on the detailed letter submitted, the applicant is not proposing any areas of 
outdoor storage.  In the future, if there is outdoor storage, the applicant will be 
required to meet Ada County standards.   

o The extraction area shall be watered daily to reduce dust impacts to surrounding 
properties.  Haul roads shall have a durable and dust free surface, and shall be graded 
to drain all surface water from the haul roads; 

The applicant is conditioned to keep a water truck on-site to water the extraction 
area on a daily basis.   

o The pit, mine, or quarry shall comply with the regulations of chapter 3, article F of 
this title, if applicable; 

Based on the official FEMA maps, there is small portion of unnumbered Flood Zone 
A in the southeast corner of the property.  The Commission finds that the applicant is 
not proposing to disturb this area based on the materials submitted; therefore, no 
floodplain application is required.    

o For any pit, mine, or quarry requiring an administrative or conditional use approval, 
the director shall notify all property owners within one thousand feet (1000’) of any 
property boundary of the proposed site and any additional area that may be 
substantially impacted by the use, as determined by the Director; 

Property owners within 1,000 feet were notified on May 5, 2014.  

o In accord with title 5, chapter 2 of this code, the storage and/or disposal of solid 
waste on the proposed site shall be prohibited; 

Based on the items submitted with the application, the applicant is not proposing any 
disposal or storage of solid waste and as conditioned, storage and/or disposal of 
solid waste will be prohibited.   

o Upon reclamation of the final phase, all temporary structures shall be removed from 
the property, except for property line fences or walls.  Any contaminated soils shall 
be properly recycled or disposed. 

The applicant is conditioned to remove all structures and equipment upon 
reclamation of the final phase.  

 Section 8-5-3-81B – General Design and Reclamation Standards 

o The applicant shall provide documentation (from the appropriate agency) the 
proposed pit, mine, or quarry operation and reclamation plan comply with federal and 
state regulations in regard to air and water quality and site reclamation; 

The applicant has been conditioned to provide documentation from the Department 
of Lands and to water the extraction area and haul roads to prevent dust pollution.   

o For a pit, mine, or quarry where the excavation area results in a pond, the following 
standards shall apply: 
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o The extraction areas shall be designed to create a meandering edge; 

o The applicant shall provide written documentation from the Idaho Fish and 
Game that the proposed pond is designed to created viable fish and/or 
wildlife habitat; 

o The applicant shall provide documentation from Central District Health 
Department that the proposed pond shall not cause septic leach fields on 
abutting properties to fail; 

o For the purposes of this section, a “pond” shall be defined as any pit, mine, 
or quarry area where the rehabilitation plan results in an area that contains 
water to within six feet (6’) of the surface year round; 

According to the submitted plans, there will not be any ponds created as a result of 
the excavation.   

o Any riparian vegetation disturbed as part of the operation shall be replaced at a ratio 
of two to one (2:1).  Replacement vegetation shall be native plant materials and shall 
meet the requirements of table 8-4F-1, “Minimum Plat Size Standard,” of this title; 

Based on the natural features analysis, there is no riparian vegetation present on-
site.   

o The applicant or owner shall comply with all requirements of “Best Management 
Practices for Mining in Idaho,” published by the Idaho Department of Lands; 

The applicant will be conditioned to comply with the Best Management Practices for 
Mining in Idaho; additionally, the applicant will be required to have a reclamation 
plan approved by the Idaho Department of Lands.   

 Section 8-5-3-81D – Standards for Conditional Use Approval 

o The pit, mine, or quarry shall meet the standards in subsections A and B of this 
section; 

The applicant meets or has been conditioned to meet the standards of Subsections A 
and B, see above findings.  

o The approved site plan shall include adequate parking and loading areas to 
accommodate the peak number of vehicles.  Such areas shall not be within the 
required yards; 

The applicant is proposing a parking lot with 10 spaces, including one (1) accessible 
space.  Based on the detailed letter submitted, the applicant is expecting less than 15 
people to be on-site on a daily basis.  The applicant is required to provide one (1) 
space for every two (2) employees—limiting the number of on-site employees to 20.  
Based on the master site plan submitted, the parking lot is not within any required 
setbacks.     

o Rock crushing may be allowed as an accessory use; 

Based upon the master site plan submitted, the applicant will have rock crushing on-
site.   
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o The applicant shall show the extraction and reclamation phasing plan on the master 
site plan; 

The master site plan shows three (3) phases over a 25 year period.  An approved 
reclamation plan will be required for every phase.   

o The reclamation plan for each phase shall be implemented as soon as the subject area 
is depleted of resources or when the allowed time has ended (whichever occurs first); 

The master site plan shows three (3) phases over a 25 year period.  An approved 
reclamation plan will be required for every phase.   

o The conditional use approval shall consider and/or establish a time frame for the 
extraction of material.  For any proposal where the applicant requests an extraction 
period greater than five (5) years, the commission shall review the status of the pit, 
mine, or quarry after 2.5 years and consider amendment or additions to the approval. 

Based on the detailed letter submitted, the applicant is requesting to operate the 
gravel pit for 25 years.  The Commission shall review the status of the pit in 2.5 
years.     

E. The proposed use complies with all applicable county ordinances; 

The Commission finds that as conditioned, the use complies with all applicable county 
ordinances.   

F. The proposed use complies with all applicable state and federal regulations; 

The Commission finds that as conditioned, the use complies with all applicable state and 
federal regulations.   

G. The proposed use and facilities shall not impede the normal development of surrounding 
property; and  

The Commission finds that the proposed use does not impede the normal development of 
surrounding property because several of the surrounding parcels are also developed as 
gravel pits, while the other predominant use is rangeland.      

H. Adequate public and private facilities such as utilities, landscaping, parking spaces, and 
traffic circulation measures are, or shall be, provided for the proposed use. 

The Commission finds that ACHD has approved the application with conditions of approval, 
including dedication of right-of-way and construction of a center turn lane; there is adequate 
parking available; the demand for utilities is small and the applicant will not be need 
connection to sewer, septic or water because a chemical toilet will be provided and water for 
dust mitigation will be stored on-site; and that the applicant is requesting a waiver from 
landscaping requirements based on the lack of surface water in the area and the surrounding 
land uses. 
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CONCLUSIONS OF LAW 

If any of these Conclusions of Law are deemed to be Findings of Fact they are incorporated into the 
Findings of Fact section. 

1. The Commission concludes that File #201400378 CU-MSP complies with Article 8-4E of the Ada 
County Code. 

2. The Commission concludes that File #201400378 CU-MSP complies with Chapter 8-5B of the Ada 
County Code. 
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ORDER 

Based upon the Findings of Fact and Conclusions of Law contained herein, the Commission approves File 
#201400378 CU-MSP, subject to the Conditions of Approval attached as Exhibit A.  

 DATED this   day of     , 20 . 

 

      By:       
John Seidl, Chairperson  
Ada County Planning and Zoning Commission  

       

 

         

ATTEST: 
 
 
      

Mark Perfect, Secretary 
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CONDITIONS OF APPROVAL FOR CONDITIONAL USES AND MASTER SITE PLANS 

REQUIRED ACTIONS. THE FOLLOWING LIST DETAILS THE TASKS (IN ORDER) THAT 
THE APPLICANT AND/OR OWNER MUST COMPLETE BEFORE THE APPROVAL OF 
201400378 CU-MSP WILL BE CONSIDERED FINAL. PLEASE NOTE THAT YOU HAVE 
UNTIL TWO YEARS OF THE WRITTEN DECISION TO COMPLETE THESE TASKS AND 
OBTAIN A ZONING CERTIFICATE UNLESS A TIME EXTENSION IS GRANTED.  SEE 
SECTION 8-7-6 OF THE ADA COUNTY CODE FOR INFORMATION ON TIME 
EXTENSIONS. 

Required Actions 

1. The applicant and/or owner shall obtain written approval of the development (site plan and/or 
use) from the agencies noted below. All site improvements are prohibited prior to approval of 
these agencies: 

a) Idaho Department of Lands shall approve a reclamation plan for Phase 1. 

b) Ada County Development Services shall approve a lighting plan for the outdoor lighting 
that complies with Article 8-4H of the Ada County Code. 

c) Erosion control plan and/or methods to demonstrate how drainage will be kept on-site 
and out of the floodplain to be approved by the Ada County Engineer. 

2. Obtain a building permit for the portable structure.  The building permit cannot be issued until the 
items in Condition #1 are completed. 

3. Construct the parking lot as depicted on the approved master site plan. 

4. Construct the haul road as depicted on the approved master site plan.  

5. A zoning certificate is required for this approval and will be issued with the building permit.   

6. The applicant shall obtain written verification from ACHD that they have approved the 
construction of the driveway approach for proper ingress and egress of the development site.  The 
verification must be on agency letterhead referring to the approved use.  

7. The applicant shall request a zoning compliance inspection from the Development Services 
Department when Conditions #1-6 are complete and prior to any commencement of work on-site.  
Staff will check for compliance with the approved master site plan. The applicant and/or owner 
shall submit a final inspection request form and pay the applicable fee.  No certificate of 
occupancy can be issued until the zoning compliance inspection is completed and approved. 

8. In the event conditions cannot be met by the desired start date for excavation, the owner and/or 
applicant may request a surety agreement in lieu of completing the improvements. See Title 8, 
Chapter 4, Article K of the Ada County Code for the terms and regulations of surety agreements. 

TERMS OF APPROVAL. The following terms must be complied with at all times or your approval 
may be revoked. 

9. A zoning certificate may not be issued until 15 days after the Commission issues the written 
decision on the proposed development. In the event the decision of the Commission is appealed, 
the zoning certificate may not be issued until the appeal is resolved in favor of the proposed 
development. See Section 8-7-7 of the Ada County Code for more information on appeals. 
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10. This approval is good for 25 years from the date of zoning certificate issuance.  If the use 
continues beyond 25 years, a new application shall be required.  All equipment and structures 
shall be removed from the site within 30 days of the termination of this approval. 

11. The Planning and Zoning Commission shall review the status of the gravel pit 2.5 years from the 
date of zoning certificate was issued.   

12. The extraction area and haul roads shall be watered daily to reduce dust impacts to surrounding 
properties.   

13. The applicant and/or owner shall continually manage dust generated by the gravel pit operation  
and the off-street parking lot to prevent it from creating a nuisance to neighboring properties and 
the public road by: 

a) Keeping a water tank and water truck on-site for watering purposes and 

b) Watering the extraction area and haul roads on a daily basis. 

c) Wetting the rock while it is being crushed. 

14. The applicant shall receive approval of a reclamation plan for each phase.   

15. The applicant shall retain and protect the integrity of the Idaho National Guard tank trail 
easement along the South Pleasant Valley road frontage.  The applicant shall coordinate with the 
Idaho National Guard on traffic control during military training maneuvers.   

16. The applicant and/or owner shall continuously comply with the applicable specific use standards 
for a Pit, Mine or Quarry. 

17. The use shall continuously comply with the approved master site plan. 

18. Any areas of outdoor storage shall comply with Ada County Code.  

19. Any development activity in the identified FEMA floodplain zone shall require a floodplain 
application. 

20. The Director must approve any modification and/or expansion to the master site plan. See Section 
8-4E-3 of the Ada County Code.  

21. The property must be managed and maintained consistent with the standard regulations in Title 8, 
Chapter 4, Article A of the Ada County Code. Please note that this Article contains specific 
regulations regarding the accumulation of junk, atmospheric emissions, construction sites, 
hazardous material storage, outdoor public address systems, outdoor storage of chemicals and 
fertilizers, transmission line corridors, and utilities. 

22. The use must comply with the noise regulations in Ada County Code, Title 5, Chapter 13. 
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