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TO: ADA COUNTY PLANNING & ZONING COMMISSION 

 

HEARING DATE:  June 17, 2015  
 
STAFF MEMBERS: Megan Basham, AICP, Community and Regional Planner 
 Diana Sanders, Associate Planner 
 Kristy Heller, Associate Planner 
 
PROJECT NO.:  201500634 CU-CU-MSP-V, JR Simplot 

OWNER:   JR Simplot Company 

AGENT:   Vic Conrad, JR Simplot Company 
    Michael Porter, Power Engineers 

INTRODUCTION 

A request for two conditional uses and a master site plan for a slaughterhouse and remediation facility.  The 
site will consist of a 408,253 sq. ft. facility, including a future expansion area.  Meatpacking and rendering 
will be done on-site.  The second conditional use is for a water remediation facility.  The facility will utilize a 
Dissolved Air Floatation (DAF) system and anaerobic lagoons.  The treated water will be stored and land 
applied.  The facility will process up to 1,700 cattle per day and will be open 7 days a week, 24 hours a day.  
The request also includes a variance for building height, setbacks, and lot coverage.  The slaughterhouse 
property contains 80 acres and is located at 17365 South Cole Road in Section 06, T 1N, R2E; the agricultural 
parcels contain 1,038 acres and are located in Sections 1 & 12, T1N, R1E, Kuna, ID. 

EXECUTIVE SUMMARY 

J.R. Simplot Company and Caviness Beef Packers, Ltd have formed CS Beef Packers, LLC to operate a 
new, state of the art slaughterhouse, rendering, and beef packing plant to be located at the northeast 
corner of South Cole Road and Barker Road.  The property is approximately ½ mile south of the Kuna 
Mora Road/Cole Road intersection.  The applicant is proposing a 351,107 square foot main processing 
building; 8,922 square foot truck wash, 47,520 square foot rendering/hides building; and two (2) 352 
square foot entry/security gate buildings.   The applicant is proposing to operate 24 hours a day, seven (7) 
days a week.  The products will consist of fresh boneless beef trim, fresh and frozen primal and sub-
primal beef cuts, edible beef offal items, inedible beef offal items, and cow and bull hides.   

Plant Operations 

As mentioned earlier, the applicant is requesting that the facility operate 24 hours a day, seven (7) days a 
week.  Based on the detailed letter submitted, the facility is designed to process up to 1,700 head of cattle 
per day or approximately 475,000 head per year.  There will be one operating shift of employees—
harvest, fabrication and hides processing departments will operate approximately 9.5 hours per day and 
the rendering department will operate 14 hours per day.  The clean-up and maintenance shift will operate 
the remainder of the day.  The largest shift of employees will be approximately 576 based on the 
submitted materials.  There will be a cattle pen on-site to accommodate up to 900 head.  The pens are 
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designed to be kept clean at all times with concrete floors and the buildings are designed with air handling 
and scrubbing equipment to prevent the release of odors to the outside.    

Also included in the proposal is an on-site water remediation facility to treat the wastewater generated 
from the facility.  The remediation will consist of screening, dissolved air flotation (DAF), anaerobic 
digestion, biogas collection, storage, and land application. The remediated water will be stored on the 
agriculture property, north of the railroad tracks.  There will be an effluent pump station near the 
anaerobic lagoon on the slaughterhouse parcel that will pump the remediated water from the lagoon to the 
storage facility.  The water will be land applied during the winter months per Idaho regulations.   

The facility will be required to obtain all federal and state permits, including permits from the Department 
of Environmental Quality and Central District Health.   

Parking 

The site has been designed with 618 stalls including 16 ADA parking spaces. The site will be accessed 
from South Cole Road and is designed to accommodate both car and truck traffic.  The parking plan 
indicates the truck routes with blue arrows and the car routes with red arrows. There will be two (2) truck 
scales located on-site as well as two (2) security gates for cars and trucks entering the facility.  The 
majority of the employee and visitor parking area is access before the security gates.  The proposed 
number of parking spaces exceeds what is required by Ada County Code.  There are also four (4) spaces 
adjacent to the truck wash building.  These parking areas, and the truck routes around the entire facility, 
will be paved with asphalt.  There is a trailer parking area, north of the main processing facility that will 
have a gravel surface.  The applicant will be required to maintain that and keep it dust free.   

There are 28 loading areas around the site for the various plant operations.  The loading areas meet the 
minimum dimensions per Ada County Code and all but two (2) are within the required 300’ setback.  
Two (2) loading spaces associated with the hide and rendering plant are located within the 300’ setback 
and are included in the variance request.   

Landscaping 

The applicant has submitted a landscaping plan in compliance with Ada County Code.  There will be 
landscaped buffers along all property lines, including 20-foot buffers along South Cole Road and Barker 
Road.  The northern and eastern property lines will have a 10-foot landscape buffer.  The proposed 
vegetation is a mix of shade trees, ornamental trees, evergreens and grasses.   There will be a four foot 
(4’) tall strain bard wire fence around the perimeter as security fencing but this does not count toward any 
of the required landscaping points. 

Lighting 

The applicant has submitted a lighting plan in compliance with Ada County Code.  There will be mix of 
freestanding and wall-mounted lights on the site.  The freestanding lights are a maximum of 24’ and will 
be located in the parking areas, the cattle pen area, the brine lagoon and the truck wash facility.  The wall-
mounted lights will be located on the main processing building, the truck wash building, and the hide and 
rendering building.  All lights are downward facing and the photometric plan demonstrates that the light 
will not trespass onto adjacent properties.   

The proposed monument sign will have up lighting from the ground to illuminate the sign face.  These 
lights are less than 1,000 lumens and are allowed with an opaque top to prevent up lighting.  The 
proposed lights meet this requirement and are designed to light the sign only.   

 

 

Signage 
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There will be one (1) monument sign located at the entrance on South Cole Road.  The entire size of the 
sign measures 30’ x 13’6”, which includes the base and the sign face.  The actual sign face measures 
19’4” x 10’6”.  Business signs in the RP District are not addressed by the Ada County Code, but the Code 
does state that signs not allowed can be approved as part of a conditional use request.  The sign will be 
lighted as described above in the lighting section.   

Utilities 

The project will be served by Idaho Power.  There are overhead lines to the project site and all lines on-
site will be placed underground.  All other utilities such as data, gas, fire water lines will also be 
underground.  The site will be served by individual septic and well.  The applicant will be required to 
obtain a septic permit from the Central District Health Department.  The fire suppression and the 
landscape irrigation will be supplied by the well water.   

Fire Protection  

The property is not within a fire district, and per Idaho State Code, it falls to the County Sheriff.  The 
Sheriff will coordinate with the State Fire Marshal on the fire suppression system (sprinklers) and fire 
flow requirements for all of the buildings.  The building plans will need to have approval of these systems 
prior to the issuance of a building permit.  For response calls, the Sheriff will designate a fire station to 
response when the calls are received.   

Variance Requests 

The applicant is requesting variances for the maximum lot coverage, building height, and relief from the 
300’ setback on the eastern property boundary.  The proposed facility will be located on the 82-acre 
parcel located at the northeast corner of South Cole Road and Barker Road.  There will be approximately 
722,246 square feet of coverage.  This includes all of the building, the cattle pen area, the brine lagoon 
and anaerobic lagoon.  This does not include the septic fields, parking areas or storm water basins.  In 
total, the lot coverage equals 20.2%.  The maximum lot coverage is 5% in the RP District.   

The applicant is also requesting a variance from the maximum building height of 35’ in the RP District.  
A portion of the main facility will be approximately 44’5” in height. A portion of the rendering plant will 
have an estimated height of 46’6”.  Maximum heights do not apply to the water tower or mechanical 
units.  Chimneys and smokestacks are allowed to go up to 60’ in height; over 60’ requires a variance.  
Based on the site plan submitted, there are five (5) chimneys and/or smokestacks exceeding the maximum 
height.   

The Ada County Code requires slaughterhouses to have 300’ setback for all structures and outdoor 
activity areas.  This setback does not apply to parking areas.  The facility meets the setback on the 
northern, western, and southern property lines.  The structures encroaching into the 300’ setback on the 
eastern property line include:  the hide & rendering structure (60’), the brine lagoon (30’), anaerobic 
lagoon (80’), bio-gas building (200’), iron sponge (225’) and the flare (150’).  There are also two loading 
docks on the eastern portion of the rendering plant that are within the 300’ setback. 

Ada County Code has the following findings for variances based on Idaho State Code: 

 The variance shall not grant a right or special privilege that is not otherwise allowed in the base 
district; 

 The variance relieves an undue hardship due to characteristics of the site; and 

 The variance shall not be detrimental to the public health, safety, and welfare. 

Staff is recommending approval of the variances as proposed because constructing the facility on one 
parcel, rather than spreading it out horizontally over several parcels: 

 Will help to preserve agricultural land;  
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 Some of the structure heights are due to meeting state and federal air permitting requirements;  

 Simplot owns several parcels south of the Union Pacific Railroad track but sending trucks and 
employees over the tracks presents a life safety issue; 

 Structures over 10,000 square feet are required to vary their rooflines and it is only a portion of 
the structures that exceed the maximum height; 

 Existing similar facilities in the area also exceed today’s lot coverage requirements and building 
heights.   

 The applicant has stated that they are in negotiations with the property owner to the east to 
purchase approximately 140 acres.  The purchase is subject to a property boundary adjustment.  
The property boundary adjustment has been submitted.  If the purchase goes through, this will 
reduce the lot coverage to approximately 7.5% and the structures and outdoor activity areas 
would then meet the 300’ setback.   

Agency Responses 

The application was transmitted to the applicable federal, state and local agencies.  All the responses 
received have been included as exhibits.   

 ACHD—A traffic study was submitted to ACHD for their review.  Based on the traffic study 
submitted, ACHD has determined that the applicant should construct and dedicate an east-bound 
right-turn lane on Kuna Mora at the intersection with South Cole Road.  The driveway access will 
also need to meet ACHD standards.   

 Central District Health—The applicant will need to obtain approval of a septic permit. 

 DEQ—The applicant is currently in the process of obtaining their air quality permit. 

 Ada County Engineer—The applicant will need to submit and obtain approval of a grading and 
drainage plan.  The County Engineer will need to inspect the final improvements and a letter from the 
engineer of record is required at the project completion. 

 Ada County Building—The applicant shall obtain a building permit for all buildings and should be 
aware that the property is not within a fire district.  As such, the Ada County Sheriff shall be assistant 
to the State Fire Marshal who will review the fire suppression system and fire flows for the structures. 

 Kuna Fire District—The project site is not within a fire district and is regulated by the Sheriff’s 
Department.  The applicant could apply for annexation into the Kuna Fire District.   

 Idaho Fish and Game—The applicant supplied a letter from IDFG with their application materials.  
IDFG advises the applicant to construct the berms surrounding the brine lagoons as low as possible to 
deter burrowing animals and to leave the lagoon unfenced to avoid potential attraction of nesting 
birds.   

 COMPASS—COMPASS prepares a checklist to help decision makers evaluate developments per 
Communities in Motion 2040 (CIM 2040).  The proposed project supports 2 CIM 2040 and does not 
support 3 CIM 2040 goals.   

 

Neighbor Comment 

Staff has received two (2) letters in opposition to the requested variances associated with the project.   

All written comments received to date are included as exhibits.    
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RECOMMENDATION 

Based upon Staff’s review of the application, staff concludes that this application complies with the Ada 
County Code and recommends approval to the Board as set out in the proposed Findings of Fact and 
Conclusions of Law attached hereto.   

The Board should consider the evidence and testimony presented during the public hearing prior to 
rendering its decision concerning this application.  Should the Board make positive Findings of Fact and 
vote to approve Project #201500634 CU-CU-MSP-V, staff recommends that the approval of Project 
#201500634 CU-CU-MSP-V be subject to the Conditions of Approval listed in Exhibit A attached to the 
proposed Findings of Fact and Conclusions of Law and Order.   
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EXHIBIT LIST – PROJECT NO.: 201500634 CU-CU-MSP-V 

1. Pre-Application Notes dated January 22, 2015 – 5 pages 

2. Master Application and Checklist submitted April 14, 2015 – 11 pages 

3. Detailed Letter dated April 14, 2015 – 8 pages 

4. Variance Detailed Letter dated April 14, 2015 – 6 pages 

5. Vicinity Maps, Aerial and Photos – 8 pages 

6. Master Site Plan submitted April 14, 2015 – 2 pages 

7. Remediation Site Plan submitted April 14, 2015 – 3 pages 

8. Variance Site Plan submitted April 14, 2015 – 4 pages 

9. Building Elevations submitted April 14, 2015  – 5 pages 

10. Deed submitted April 14, 2015 – 3 pages 

11. Fire Plan submitted April 14, 2015 – 1 page 

12. Landscape Plan submitted April 14, 2015 – 11 pages 

13. Lighting Plan submitted April 14, 2015 – 2 pages 

14. Parking Plan submitted April 14, 2015 – 2 pages 

15. Sign Elevation submitted April 14, 2015 – 1 page 

16. Idaho Fish and Game Letter dated March 12, 2015 – 1 page 

17. Neighborhood Meeting Certification submitted April 14, 2015 – 4 pages 

18. Submission and Hearing Date letter dated April 17, 2015 – 1 page 

19. Ada County Board of County Commissioners Transmittal dated April 24, 2015 – 2 pages 

20. Memo from Idaho Transportation Department dated April 28, 2015 – 1 page 

21. Memo from Department of Environmental Quality dated May 6, 2015 – 4 pages 

22. Email from Republic Services dated May 6, 2015 – 3 pages 

23. Memo from Kuna Rural Fire District dated May 8, 2015 – 2 pages 

24. Report from COMPASS received May 11, 2015 – 6 pages 

25. Memo from Central District Health Department date stamped May 11, 2015 – 1 page 

26. Radius Notice mailed May 15, 2015 – 2 pages 

27. Report from Ada County Highway District dated May 18, 2015 – 15 pages 

28. Memo from Ada County Engineer dated May 27, 2015 – 1 page 

29. Comment from Wendell Thompson dated June 2, 2015 – 2 pages 

30. Comment from Lily Collias & James J. Gatziolis dated June 2, 2015 – 4 pages 

31. Memo from Ada County Building Department dated June 3, 2015 – 1 page 

32. Legal Notice published June 2, 2015 – 1 page 

33. Sign Certification submitted by the applicant received on June 8, 2015 – 5 pages 
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BARKER RD

BARKER RD

STORM BASIN

REPLACEMENT AREA

STORM BASIN

BRINE LAGOON

FUTURE EXPANSION

MONUMENT

SIGN

SEPTIC

DRAINFIELD

EFFLUENT

PUMP STATION

ANAEROBIC

LAGOON

IRON SPONGE

BIO GAS BUILDING

FLARE

STORM BASIN

MAIN PROCESSING BUILDING

HIDE & RENDERING

BUILDING

CATTLE PEN

STORM BASIN

STORM BASIN

TRUCK WASH BUILDING

SOUTH

ENTRY

BUILDING

NORTH

ENTRY

BUILDING

(PER ADA COUNTY CODE 8-4F)

SCREENING & BUFFERING: (8-4F-6)

PERIMETER LANDSCAPING:

PROPERTY PERIMETER (LF): / LANDSCAPE BUFFER DEPTH REQ'D / PTS PER 10 LF REQ'D /  TOTAL PTS (PROVIDED/REQUIRED)  

S COLE RD: (2660LF) 20' WIDE 12 3193 /3192

BARKER RD: (1339 LF) 20' WIDE 12 1609 /1607 

NORTH: (1347LF) 10' WIDE   8 1078 /1078

EAST: (2660LF) 10' WIDE   8 2132 /2128

POINT ALLOCATION & DISTRIBUTION

PROPERTY PERIMETER (LF): / SHADE TREE / EVERGREEN TREES / ORNAMENTAL TREES / ADAPTIVE TURF  

  (1O PTS EA) (5 PTS EA) (7 PTS EA) (1PT / 100SF)  

S COLE RD:  (2660LF) 43 ( 430PTS) 419 (2095PTS) 23 (161PTS) 50,723SF  (507PTS)

BARKER RD: (1339 LF) 24 ( 240PTS) 205 (1025PTS) 12 (84PTS) 26,0773SF  (260PTS)

NORTH: (1347LF) 12 ( 120PTS) 165 (825PTS) 13,345SF  (133PTS)

EAST:  (2660LF) 41 ( 410PTS) 292 (1460PTS)  26,252  (262PTS)

PARKING LOT LANDSCAPING:

N/A (not within commercial district)

PLANT SIZING MINIMUM REQUIREMENTS: (8-4F-1)

TREE SIZING:

CANOPY TREES: MIN 2" CAL, B&B

CONIFER TREES: MIN 7.5' H

TREES ON PLAN SHOWN @ 75% MATURE GROWTH SPREAD

ADDITIONAL INFORMATION:

EXISTING LANDSCAPING:

NO VEGETATION ON SITE TO BE PRESERED & PROTECTED

ADDITIONAL SCREENING:

NO EXISTING OR PROPOSED SIDEWALK, NO BERMS WALLS & ADDITIONAL VERTICAL ELEMENTS REQUIRED OR PROVIDED

SITE INFORMATION:

SITE:

LOCATION: S COLE RD & BARKER RD, KUNA, ID

ASSESSOR'S PARCEL NO.: ###

ZONE CODE: (RURAL)

TOTAL PROPERTY AREA: 85ACRES

PROJECT AREA: 12.75 ACRES

PERIMETER: 8006 LF

USDA HARDINESS ZONE: ZONE 4 CLIMATE

2

1

2

"

TOP TWO STRUCTURAL

ROOTS: <3" BELOW TOP

OF ROOTBALL.

LOWEST STRUCTURAL

ROOT <5" BELOW TOP OF

ROOT BALL

NOTES:

1. DO NOT DAMAGE OR CUT LEADER

2. DO NOT DISTURB ROOT OR DAMAGE ROOT BALL WHEN INSTALLING TREE OR TREE STAKES.

3. TREE STAKING SHALL BE AT THE DISCRETION OF CONTRACTOR. HOWEVER ANY TREES DISTURBED

FROM PLUMB DURING THE PLANT WARRANTEE PERIOD WILL BE REPAIRED OR REPLACED AT

CONTRACTOR'S EXPENSE.

4. WATER PLANTS THOROUGHLY IMMEDIATELY AFTER INSTILLATION.

5. REMOVE ALL BURLAP, TWINE, ROPE, OR MATERIAL FROM THE TOP 

1

3

 OF THE ROOTBALL.

6. 5' DIAMETER PLANTER BED/MULCH RING AROUND THE TRUNK OF THE TREE. 3" OF MULCH MIN. DO

NOT PLACE MULCH WITHIN 2" OF TRUNK OF TREE.

GRAFT VISIBLE ABOVE SOIL

LINE

SOIL LINE OF THE TOP OF

THE ROOT BALL AFTER

REMOVING EXCESS SOIL.

2-3" OF MULCH

BACKFILL MIX SEE

NOTES AND

SPECIFICATIONS.

COMPACT SOIL UNDER

ROOTBALL TO 90% PROCTOR.

CUT AND FOLD WIRE

BASKET FROM TOP OF

ROOTBALL

SOIL SAUCER >3" HIGH

REMOVE AT END OF

PROJECT

BALL AND BURLAP TREE PLANTING

3/4" = 1'-0"
329343.33-05

LAWN - SEEDED  (SEE NOTES)

TREES BOTANICAL NAME / COMMON NAME CONT CAL SIZE QTY

Acer negundo / Box Elder

Shade tree, 10 Pts per Ada ACC

B & B 2"Cal 122

Crataegus crus-galli inermis TM / Thornless Cockspur Hawthorn

Ornamental Tree, 7 Pts per Ada ACC

B & B 2"Cal 35

Juniperus chinensis `Blue Point` / Blue Point Juniper

Evergreen Tree, 5 Pts per Ada ACC

B & B 7.5` H 426

Juniperus chinensis `Spartan` / Spartan Juniper B & B 7.5` H 557

Pinus nigra / Austrian Black Pine

Evergreen Tree, 5 Pts per Ada ACC

B & B 7.5` H 98

PLANT SCHEDULE

SEE 6.1

SEE 6.2

SEE 6.3 SEE 6.4

SEE 6.5 SEE 6.6

SEE 6.7

SEE 6.8

SEE 6.9 SEE 7.0

40' x 40' CLEAR VISION TRIANGLE

NO TREES TO BE PLANTED WITHIN

A ISSUED FOR CONDITIONAL USE PERMIT 04/14/15

PROJECT INFORMATION:

LANDSCAPE REQUIREMENTS:

WILLET C HOWARD, PLA

OFFICE: (208) 345.0500 EMAIL:

WILL@STACKROCKGROUP.COM

WWW.STACKROCKGROUP.COM

STACK ROCK GROUP,  INC.

LANDSCAPE ARCHITECTURE/

M A S T E R  P L A N N I N G

04/14/15

SHEET MATCH REFERENCE:

LEGEND

1. All contractor work to be conducted in accordance with ISPWC (Idaho standard public works

construction), 2015; and Ada County Code, ID, standards and state and local regulations.

2. All utilities shall be located prior to construction and protected. Any damage to structures,

utilities or concrete will be replaced at contractors expense.

3. The site may contain existing improvements such as underground utilities, curb and gutter, light

poles and sidewalks. See engineers plans for information about existing features.

3.1. Refer to civil plans for all drainage pipes and locations. Protect and retain drainage at all

times.

4. Remove rocks and other materials over 2".

5. All planter beds to receive a minimum of 18" depth of screened topsoil. Spread, compact, and

fine grade topsoil to a smooth and uniform grade 2" below adjacent surfaces.

6. All lawn areas to receive a minimum of 12" depth of screened topsoil. Spread, compact, and

fine grade topsoil to a smooth uniform grade .1" below adjacent surfaces.

7. Reuse of existing topsoil that has been stockpiled on site is permitted if:

7.1. Topsoil is tested and analyzed to ensure a proper growing medium. Provide additional

amendments as determined by soil tests. And

7.2. Topsoil is to be loose, friable sandy loam that is clean and free of toxic materials, noxious

weeds, weed seeds, rocks, grass or other foreign materials.

7.3. Topsoil should have a ph of 5.5 to 7.0.

7.4. If on site topsoil does not meet these minimum standards contractor is responsible for

providing approved imported topsoil or improving onsite topsoil per the approval of the

Landscape Architect.

8. If imported topsoil is used it must be from a local source and be screened free of any debris or

foreign matter. Topsoil must not contain rocks, sticks, lumps, or toxic matter.

9. Estimated quantities are shown for general reference only. Contractor shall be responsible for

all quantity estimates.

10. All plant material shall be installed per industry standards.

11. All Ball and Burlap trees to be installed per detail 1/L1.01.

12. Provide 4' DIA mulch ring around each tree.

13. Seeded lawn areas:

13.1. All areas within landscape buffer

13.1.1. 20' buffer along S Cole Rd & Barker Rd; 10' buffer along North & East Property Lines

13.1. All seeded lawn to be seeded with:

13.1.1. 55% Vavilov II Siberian Wheatgrass

13.1.2. 25% Boziasky Russian Wildrye

13.1.3. 5% perennial Gaillardia

13.1.4. 13%  Blue Flax

13.1.5. 2% Yarrow

13.2. Application:

13.2.1. Seed at 10 lbs per acre.

13.2.2. Seeded areas can be ordered from Clearwater Seed Company (509) 343-3108.

13.3. Seed Prep

13.3.1. Irrigate area for two weeks prior.

13.3.2. Spray with round-up (adhere to county weed control regulations)

13.3.3. Mow or remove weeds

13.3.4. Hydroseed with mulch at recommended rates.

13.3.5. Set irrigation to grow in seeded areas.

14. All plant material shall meet or exceed the minimum federal standards as regulated by ANSI

z60.1, American Standard for Nursery Stock. Plants not meeting these standards for quality, or

plants determined to be unhealthy by Owner's representative, will be rejected.

15. Trees shall not be planted within the 10' clear zone of all storm drain pipe, structures, or

facilities.

16. Trees shall not be planted within 40' clear vision triangles at all ingress/egress locations on site.

17. Fertilize all trees and shrubs with 'Agriform' planting tablets or approved equal. Apply per

manufacturers recommendations.

18. Irrigation System Shall be built to the following specifications:

18.1. All irrigation material to be new with manufacturer's warranty fully intact.

18.2. Irrigation system piping to be class 200 pvc at a minimum.

18.3. All mainline pipe and wires to be buried a minimum of 18" and all lateral piping  to be

buried a minimum of 12" below grade.

18.4. All wires to be 14 gauge direct bury wire at a minimum. Size wire for correct voltage loss.

18.5. Supply a minimum of two (2) spare wires to furthest valves from controller in all directions.

18.6. Connect mainline to pressurized system in approximate location shown.  Contractor is

responsible for complying with all codes and paying all permits necessary.

18.7. Sprinkler heads shall have matched precipitation within each control circuit. Velocities shall

not exceed 5 feet per second.

18.8. Install indoor rated controller in specified location within building. Coordinate with general

contractor and site electrician on exact location.

18.9. Provide a 

1

2

" winterization port in location near the POC. Winterization port to be located

inside of its own standard valve box.

19. Landscape contractor to turn in as built drawings at the end of project. Substantial completion

will not be granted until 2 copies @ 1"=20' scale are turned in and approved by owner's

representative.

20. All plant material and workmanship shall be guaranteed for a period of one year beginning at

the date of Acceptance by Owner. Replace all dead or unhealthy plant material immediately

with same type and size at no cost to Owner.

21. Contractor is responsible for 1 year of maintenance starting at the final date of

acceptance by owner.

22. Coordinate date and time of tree planting with Landscape Architect.

23. Contractor is responsible for all permits and fees to applicable agencies associated with their

work.

24. In the event of a discrepancy, notify the Landscape Architect immediately.
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D

STORM BASIN

REPLACEMENT AREA

STORM BASIN

TREES BOTANICAL NAME / COMMON NAME

Acer negundo / Box Elder

Shade tree, 10 Pts per Ada ACC

Crataegus crus-galli inermis TM / Thornless Cockspur Hawthorn

Ornamental Tree, 7 Pts per Ada ACC

Juniperus chinensis `Blue Point` / Blue Point Juniper

Evergreen Tree, 5 Pts per Ada ACC

Juniperus chinensis `Spartan` / Spartan Juniper

Pinus nigra / Austrian Black Pine

Evergreen Tree, 5 Pts per Ada ACC

PLANT SCHEDULE

SEEDED LAWN (see notes)

A ISSUED FOR CONDITIONAL USE PERMIT 04/14/15

WILLET C HOWARD, PLA

OFFICE: (208) 345.0500 EMAIL:

WILL@STACKROCKGROUP.COM

WWW.STACKROCKGROUP.COM

STACK ROCK GROUP,  INC.

LANDSCAPE ARCHITECTURE/

M A S T E R  P L A N N I N G

04/14/15
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TRUCK WASH BUILDING

TREES BOTANICAL NAME / COMMON NAME

Acer negundo / Box Elder

Shade tree, 10 Pts per Ada ACC

Crataegus crus-galli inermis TM / Thornless Cockspur Hawthorn

Ornamental Tree, 7 Pts per Ada ACC

Juniperus chinensis `Blue Point` / Blue Point Juniper

Evergreen Tree, 5 Pts per Ada ACC

Juniperus chinensis `Spartan` / Spartan Juniper

Pinus nigra / Austrian Black Pine

Evergreen Tree, 5 Pts per Ada ACC

PLANT SCHEDULE

SEEDED LAWN (see notes)

A ISSUED FOR CONDITIONAL USE PERMIT 04/14/15

WILLET C HOWARD, PLA

OFFICE: (208) 345.0500 EMAIL:

WILL@STACKROCKGROUP.COM

WWW.STACKROCKGROUP.COM

STACK ROCK GROUP,  INC.

LANDSCAPE ARCHITECTURE/

M A S T E R  P L A N N I N G
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STORM BASIN

NORTH

ENTRY

BUILDING

TREES BOTANICAL NAME / COMMON NAME

Acer negundo / Box Elder

Shade tree, 10 Pts per Ada ACC

Crataegus crus-galli inermis TM / Thornless Cockspur Hawthorn

Ornamental Tree, 7 Pts per Ada ACC

Juniperus chinensis `Blue Point` / Blue Point Juniper

Evergreen Tree, 5 Pts per Ada ACC

Juniperus chinensis `Spartan` / Spartan Juniper

Pinus nigra / Austrian Black Pine

Evergreen Tree, 5 Pts per Ada ACC

PLANT SCHEDULE

SEEDED LAWN (see notes)

A ISSUED FOR CONDITIONAL USE PERMIT 0414/15

WILLET C HOWARD, PLA

OFFICE: (208) 345.0500 EMAIL:

WILL@STACKROCKGROUP.COM

WWW.STACKROCKGROUP.COM

STACK ROCK GROUP,  INC.
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M A S T E R  P L A N N I N G
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BRINE LAGOON

FUTURE EXPANSION

TREES BOTANICAL NAME / COMMON NAME

Acer negundo / Box Elder

Shade tree, 10 Pts per Ada ACC

Crataegus crus-galli inermis TM / Thornless Cockspur Hawthorn

Ornamental Tree, 7 Pts per Ada ACC

Juniperus chinensis `Blue Point` / Blue Point Juniper

Evergreen Tree, 5 Pts per Ada ACC

Juniperus chinensis `Spartan` / Spartan Juniper

Pinus nigra / Austrian Black Pine

Evergreen Tree, 5 Pts per Ada ACC

PLANT SCHEDULE

SEEDED LAWN (see notes)

A ISSUED FOR CONDITIONAL USE PERMIT 04/14/15

WILLET C HOWARD, PLA

OFFICE: (208) 345.0500 EMAIL:

WILL@STACKROCKGROUP.COM

WWW.STACKROCKGROUP.COM

STACK ROCK GROUP,  INC.

LANDSCAPE ARCHITECTURE/

M A S T E R  P L A N N I N G

04/14/15
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MONUMENT

SIGN

SOUTH

ENTRY

BUILDING

TREES BOTANICAL NAME / COMMON NAME

Acer negundo / Box Elder

Shade tree, 10 Pts per Ada ACC

Crataegus crus-galli inermis TM / Thornless Cockspur Hawthorn

Ornamental Tree, 7 Pts per Ada ACC

Juniperus chinensis `Blue Point` / Blue Point Juniper

Evergreen Tree, 5 Pts per Ada ACC

Juniperus chinensis `Spartan` / Spartan Juniper

Pinus nigra / Austrian Black Pine

Evergreen Tree, 5 Pts per Ada ACC

PLANT SCHEDULE

SEEDED LAWN (see notes)

A ISSUED FOR CONDITIONAL USE PERMIT 04/14/15

WILLET C HOWARD, PLA

OFFICE: (208) 345.0500 EMAIL:

WILL@STACKROCKGROUP.COM

WWW.STACKROCKGROUP.COM

STACK ROCK GROUP,  INC.

LANDSCAPE ARCHITECTURE/

M A S T E R  P L A N N I N G

04/14/15
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MAIN PROCESSING BUILDING

HIDE & RENDERING

BUILDING

STORM BASIN

TREES BOTANICAL NAME / COMMON NAME

Acer negundo / Box Elder

Shade tree, 10 Pts per Ada ACC

Crataegus crus-galli inermis TM / Thornless Cockspur Hawthorn

Ornamental Tree, 7 Pts per Ada ACC

Juniperus chinensis `Blue Point` / Blue Point Juniper

Evergreen Tree, 5 Pts per Ada ACC

Juniperus chinensis `Spartan` / Spartan Juniper

Pinus nigra / Austrian Black Pine

Evergreen Tree, 5 Pts per Ada ACC

PLANT SCHEDULE

SEEDED LAWN (see notes)

A ISSUED FOR CONDITIONAL USE PERMIT 04/14/15

WILLET C HOWARD, PLA

OFFICE: (208) 345.0500 EMAIL:

WILL@STACKROCKGROUP.COM

WWW.STACKROCKGROUP.COM

STACK ROCK GROUP,  INC.

LANDSCAPE ARCHITECTURE/

M A S T E R  P L A N N I N G

04/14/15
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SEPTIC

DRAINFIELD

TREES BOTANICAL NAME / COMMON NAME

Acer negundo / Box Elder

Shade tree, 10 Pts per Ada ACC

Crataegus crus-galli inermis TM / Thornless Cockspur Hawthorn

Ornamental Tree, 7 Pts per Ada ACC

Juniperus chinensis `Blue Point` / Blue Point Juniper

Evergreen Tree, 5 Pts per Ada ACC

Juniperus chinensis `Spartan` / Spartan Juniper

Pinus nigra / Austrian Black Pine

Evergreen Tree, 5 Pts per Ada ACC

PLANT SCHEDULE

SEEDED LAWN (see notes)

A ISSUED FOR CONDITIONAL USE PERMIT 04/14/15

WILLET C HOWARD, PLA

OFFICE: (208) 345.0500 EMAIL:

WILL@STACKROCKGROUP.COM

WWW.STACKROCKGROUP.COM

STACK ROCK GROUP,  INC.

LANDSCAPE ARCHITECTURE/

M A S T E R  P L A N N I N G
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IRON SPONGE

BIO GAS BUILDING

FLARE

STORM BASIN

CATTLE PEN

TREES BOTANICAL NAME / COMMON NAME

Acer negundo / Box Elder

Shade tree, 10 Pts per Ada ACC

Crataegus crus-galli inermis TM / Thornless Cockspur Hawthorn

Ornamental Tree, 7 Pts per Ada ACC

Juniperus chinensis `Blue Point` / Blue Point Juniper

Evergreen Tree, 5 Pts per Ada ACC

Juniperus chinensis `Spartan` / Spartan Juniper

Pinus nigra / Austrian Black Pine

Evergreen Tree, 5 Pts per Ada ACC

PLANT SCHEDULE

SEEDED LAWN (see notes)

A ISSUED FOR CONDITIONAL USE PERMIT 04/14/15

WILLET C HOWARD, PLA

OFFICE: (208) 345.0500 EMAIL:

WILL@STACKROCKGROUP.COM

WWW.STACKROCKGROUP.COM

STACK ROCK GROUP,  INC.

LANDSCAPE ARCHITECTURE/

M A S T E R  P L A N N I N G
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20' DEEP LANDSCAPE BUFFER

20' DEEP LANDSCAPE BUFFER

S
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D

BARKER RD

EFFLUENT

PUMP STATION

TREES BOTANICAL NAME / COMMON NAME

Acer negundo / Box Elder

Shade tree, 10 Pts per Ada ACC

Crataegus crus-galli inermis TM / Thornless Cockspur Hawthorn

Ornamental Tree, 7 Pts per Ada ACC

Juniperus chinensis `Blue Point` / Blue Point Juniper

Evergreen Tree, 5 Pts per Ada ACC

Juniperus chinensis `Spartan` / Spartan Juniper

Pinus nigra / Austrian Black Pine

Evergreen Tree, 5 Pts per Ada ACC

PLANT SCHEDULE

SEEDED LAWN (see notes)
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TREES BOTANICAL NAME / COMMON NAME

Acer negundo / Box Elder

Shade tree, 10 Pts per Ada ACC

Crataegus crus-galli inermis TM / Thornless Cockspur Hawthorn

Ornamental Tree, 7 Pts per Ada ACC

Juniperus chinensis `Blue Point` / Blue Point Juniper

Evergreen Tree, 5 Pts per Ada ACC

Juniperus chinensis `Spartan` / Spartan Juniper

Pinus nigra / Austrian Black Pine

Evergreen Tree, 5 Pts per Ada ACC

PLANT SCHEDULE

SEEDED LAWN (see notes)
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CS BEEF PACKERS - Luminaire Schedule

Symbol Label QTY Catalog Number Description Lamp
Numb

er
Lamps

Lumens
per

Lamp
LLF

Wattag
e

A
12 CSX1 LED 2

30B700/40K SR2
MVOLT

CSX1 LED FIXTURE WITH 2 LIGHT
ENGINES, 700mA DRIVER, 4000K
COLOR TEMP, TYPE 2 OPTIC

LED 1 11207.1
3

0.95 146

B
3 CSX1 LED 2

30B700/40K SR5
MVOLT

CSX1 LED FIXTURE WITH 2 LIGHT
ENGINES, 700mA DRIVER, 4000K
COLOR TEMP, TYPE 5 OPTIC

LED 1 12282.8
6

0.95 146

C
35 WST LED 2

10A700/40K SR4
MVOLT

WST LED WITH 2 MODULES, 20
LED?s, 700mA DRIVER, 4000K
COLOR TEMPERATURE, TYPE 4
LENS

Outdoor Wall Pack
Luminaire to IES LM-
79-08. LUMINAIRE
OUTPUT:  3851 Lms.

1 3838.51
4

0.95 47

E
18 CSX1 LED 2

30B700/40K FT
MVOLT

CSX1 LED FIXTURE WITH 2 LIGHT
ENGINES, 700mA DRIVER, 4000K
COLOR TEMP, TYPE FT OPTIC

LED 1 11683.2
9

0.96 146

D
4 OLBF 8 50K DDB OUTDOOR LED BULLET FLOOD  W/

5000K
219A LED 1 -1 0.95 11.3

F
8 CSX1 LED 2

30B700/40K FT
MVOLT

CSX1 LED FIXTURE WITH 2 LIGHT
ENGINES, 700mA DRIVER, 4000K
COLOR TEMP, TYPE FT OPTIC

LED 1 11683.2
9

0.95 292

G
9 CSX1 LED 2

30B700/40K FT
MVOLT

CSX1 LED FIXTURE WITH 2 LIGHT
ENGINES, 700mA DRIVER, 4000K
COLOR TEMP, TYPE FT OPTIC

LED 1 11683.2
9

0.95 146

mporter
Text Box
ATTACHMENT "A"

dsbashmk
Received



dsbashmk
Received



dsbashmk
Received



mporter
Text Box
ATTACHMENT "B"

dsbashmk
Received


















































































































	INTRODUCTION
	EXECUTIVE SUMMARY
	Plant Operations
	Parking
	Landscaping
	Lighting
	Signage
	Utilities
	Fire Protection
	Variance Requests
	Agency Responses
	Neighbor Comment
	RECOMMENDATION
	EXHIBIT LIST



