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TO: ADA COUNTY PLANNING & ZONING COMMISSION 

 

HEARING DATE: November 10, 2016 

STAFF:  Brent Danielson, AICP, Associate Planner 

PROJECT NOS.: 201601401 CPA-ZC-ZOA-S-DA & 200600069 DA-M  

APPLICANT: Avimor Development, LLC 

INTRODUCTION 

A comprehensive plan map amendment and zoning ordinance map amendment to add additional 
acreage (89 acres) to the Avimor Planned Community resulting from a more precise delineation 
of the Ada/Boise County Line and the eastern property line because of a missing surveying pin.   

A comprehensive plan text amendment to revise the Land Use District Map in the Avimor 
Specific Plan and miscellaneous revisions to the Avimor Specific Plan, Avimor Wildlife 
Mitigation Plan/Recreation Plan and the Avimor Fire & Vegetation Management Plan. 

A zoning ordinance text amendment to amend Article 8-3I to revise Avimor’s Land Use District Map 
(Table 8-3I-3); provide clarifying language regarding the issuance of building permits for single-family 
dwellings with a semi-detached garage or private living quarters; and provide regulations for food trucks. 

A preliminary plat to revise the remaining portion of the existing preliminary plat for Avimor Village 1, 
Phases 2-6 (x_ref: Project #200700016 S-HD) and the remainder of Avimor that was not a part of an 
existing preliminary plat for a total of 381 lots.  The breakdown of the lots is 357 residential and 24 
common lots. 

In addition, there is a development agreement for the additional acreage with the zoning ordinance map 
amendment and a modification to the existing development agreement (Project #200600069 DA). 

The property contains 919 acres and is located at Avimor & Highway 55, in Sections 5, 7, 8, 17, 18, and 
19, of T. 5N., R. 2E. 

EXECUTIVE SUMMARY 

Avimor is a planned community located in northern Ada County off of Highway 55.  The 
community consists of approximately 919 acres.  At build out Avimor is anticipating on having 
839 dwelling units along with a village center that will include commercial, office, as well as 
residential uses (apartments, live/work units).  Also, Avimor will also have an extensive system 
of trails, parks, and natural open space.  Avimor has its own comprehensive plan (Avimor 
Specific Plan) to implement its vision.  In addition, Avimor has its own overlay district (Article 
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8-3I) in the zoning ordinance that identifies distinct allowed uses, dimensional standards and 
regulations that are specific to Avimor. 

The Comprehensive Plan Amendment includes modifying the Land Use District Map (Exhibit 
#19) in the Avimor Specific Plan to reflect a revised street and lot layout and the update of 
acreages on the map, which results from a change to the lot layout and the addition of 89 acres to 
the Avimor Planned Community.  With the additional acreage, Avimor is taking the opportunity 
to make some changes to reconfigure some of the lots to take advantage of the 89 acres as well 
react to changing market conditions that have occurred since the initial entitlement of the planned 
community over ten (10) years ago as well as adding an additional 155 residential dwellings. The 
addition of the residential lots does not disturb the scale of the development nor affects the 
development process.  Density ratios remain similar to what was approved under the initial 
entitlement.  Avimor has planned for growth since the beginning of their planning process as they 
anticipate on developing other planned communities on their acreage that is not a part of the 
Avimor Planned Community.  The infrastructure has already been designed for additional 
development and thus the existing infrastructure can easily handle the additional 155 residential 
units.  The addition of the 89 acres will increase the Village Open Space and Foothills Open 
Space from 491 acres to 548 acres.  The ratio of Open Space increases from 59.2% to 59.6%. 

The additional acreage and the increase of 155 residential units have resulted in numerous tables 
and graphics in the Specific Plan needing to be updated. 

Due to the increase in the number of dwelling units an updated Economic Impact Analysis was 
submitted.  The analysis found that the proposed changes to the development plan will have 
additive financial impact on the County’s General Fund, Special Revenue Funds, and other 
Taxing Districts.  Annual gross revenues will be more than that was previously estimated to be in 
the 2005 report for both the County and other Taxing Districts. 

The Avimor Fire & Vegetation Management Plan, which is a component of the Avimor Specific 
Plan, is being updated to clarify conflicting and unclear provisions.  These updates include: 
prohibit outdoor wood-burning fireplace/firepits except for special events sponsored by Avimor.  
Otherwise, only gas outdoor fireplace/firepits are allowed.  Require that all indoor fireplaces be 
gas fireplaces unless a spark/ember screen is installed.  Set forth a restriction that all Firework 
use will comply with Ada County Ordinances.  Deem the “Fire Season” as April 1 through 
October 31 annually.  The Eagle Fire District in Exhibit #46 has requested for specific language 
to be included in the fire plan.  Prior to the Board of Ada County Commissioners public hearing 
the applicant will need to update the plan to include the recommended language made by the 
Eagle Fire District. 

The Avimor Recreation Plan, which is an appendix of Avimor Wildlife Mitigation Plan, is being 
updated to include the following: Allow the Avimor Trail Board ‘ATB’ to add a larger number of 
members to expand the technical capabilities and knowledge of the Board when needed.  Revise 
the ATB process to graft the Avimor Stewardship Organization ‘ASO’ and the Board of Ada 
County Commissioners into the decision making process.  Specifically, the ATB will make 
recommendations to the ASO, who in turn will make recommendations to the Board of Ada 
County Commissioners.  Add an updated Trail Map and Seasonal Trail Map.  Elaborate on and 
fine-tune the handling of seasonal trail closures.  Designate additional trails for specific uses.  
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Scott Koberg the Director of the Ada County Parks & Waterways Department provided some 
comments regarding the changes to the Recreation Plan in Exhibit #63.  In general, the comments 
are related to the role of the Board of Ada County Commissioners versus the role of the Ada 
County Parks & Waterways Department in the administration of the Recreation Plan.  Most of 
the references to the Board of Ada County Commissioners should be changed to the Ada County 
Parks and Waterways Department.  Prior to the Board of Ada County Commissioners public 
hearing the applicant will need to update the plan to include the changes recommended by the 
Ada County Parks and Waterways Department. 

The zoning ordinance map amendment adds an additional 89 acres to the Avimor Planned 
Community resulting from a more precise delineation of the Ada/Boise County Line and the 
eastern property line because of a missing surveying pin. The additional acreage will be zoned 
Planned Community (PC) and located within the Avimor Planned Community Overlay District. 

The zoning ordinance text amendment amends Article 8-3I to revise Avimor’s Land Use District 
Map (Table 8-3I-3). 

The zoning ordinance text amendment provides clarifying language regarding the issuance of 
building permits for single-family dwellings with a semi-detached garage or private living 
quarters.  With this product type the garage is separate from the main dwelling and is connected 
to the dwelling by a covered breezeway.  Currently, when Avimor builds this product they need 
to obtain two (2) building permits:  one (1) for the single-family dwelling and one (1) for the 
garage.  The clarifying language in the zoning ordinance text amendment will only require one 
(1) building permit for both the single-family dwelling and the semi-detached garage or private 
living quarters. 

In addition, the zoning ordinance text amendment provides regulations for food trucks in 
Avimor.  There is a growing interest for food vehicle or trailer concessions (aka Food Trucks) in 
the Avimor Planned Community.  The ordinance doesn’t address food trucks as a food truck in 
Avimor is currently considered a restaurant.  This is problematic for food trucks in Avimor as the 
regulations for a restaurant reflect brick and mortar establishments.  The proposed zoning 
ordinance amendment provides definitions for a food truck or trailer concessions and for a self-
sufficient vehicle or trailer.   Food truck/trailer concessions have been added as an allowed use in 
the Avimor Planned Community Land Use Table (Table 8-3I-3) as a principal permitted use in 
the Village Center and Village Open Space Land Use Districts.  It also provides regulations and 
standards for food truck/trailer concessions such as applying for and obtaining a zoning 
certificate, providing a copy of their Mobile Food Establishment license from the Central District 
Health Department, and submitting a scaled site plan showing the location of the truck/trail 
concessions with suitable off-street parking, and ADA accessibility. 

The owner has applied for a development agreement as a part of their application for a zoning 
ordinance map amendment and the applicant has also applied for a development agreement 
modification due to the proposed changes associated with the comprehensive plan amendment. 

The applicant is also requesting a preliminary plat to change a portion of a previously approved 
preliminary plat in the Avimor Planned Community and include areas of Avimor that are not a 
part of an approved preliminary plat.  The previous preliminary plat was approved under Project 
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#200700016 S-HD.  The revised preliminary plat is being requested to change lot configuration, 
street layout, and product type to meet today’s market conditions.  It will consist of four (4) 
planning areas and proposes 381 lots on 544.17 acres.  The lots consist of 357 residential lots and 
24 common lots. 196 of the residential lots are in the Village Residential District and 161 of the 
residential lots are in the Foothills Residential District.  70.0% of the plat will be open space with 
367.62 acres left in natural open space and 13.46 acres being developed open space.  

At the time this staff report was written the following agencies have provided comments:  Ada 
County Building Division, Central District Health Department, Idaho State Historical Society, 
Idaho Department of Environmental Quality (DEQ), Eagle Fire District, Idaho Transportation 
Department, City of Eagle, and the Ada County Parks & Waterways Department. 

The Ada County Building Official replied in Exhibits #39, #40, and #58 that the Building 
Division has no objection to the proposed amendments.   

The Central District Health Department stated in Exhibits #41 and #42 that they have no 
objections to this proposal. 

The Idaho State Historical Society responded in Exhibit #43 that while portions of the 
development have been evaluated and consulted with their office in regards to potential effects to 
historic properties (properties which are eligible or potentially eligible for the National Register 
of Historic Places), Planning Areas B and D as depicted on the 2015 Revised Preliminary Plat 
have not.  Their preliminary review indicates the presence of known historic properties within the 
area of potential effect for these planning areas.  These historic properties have the potential to be 
directly and indirectly adversely effected by development within these planning areas.  These 
properties include the Spring Valley Ranch (IHSI #15-2375) and portions of the Boise to Pearl 
Wagon Road (10AA619).  They recommend that the County require the developer to conduct a 
survey of the area of potential effect to identify and evaluate known and unknown resources, 
assess any adverse effect to any historic properties, and propose avoidance or mitigation if 
warranted.  The survey should be conducted by a professional that meets the Secretary of Interior 
Standards for Archaeology and Architectural History. 

The Idaho Department of Environmental Quality (DEQ) in Exhibits #44 and #45 provided 
general comments regarding air quality, wastewater and recycled water, surface water, and 
hazardous waste and ground water contamination.   

The Eagle Fire District replied in Exhibit #46 and #62 that they have no comment regarding the 
text amendment or the comp plan map and zoning ordinance map amendments.  They had a 
number of comments for the preliminary plat.  It is there understanding that S. Burnt Car Place in 
Planning Area A will be extended in the future to connect to another through street.  By 
connecting the street in the future it corrects the access issue that existed in Planning Area A.  
During the re-plat Howell Road was removed which served as the secondary access to the 
subdivision. The Project Engineer Kevin McCarthy had indicated to them that Lot 24 is the 
secondary access.  It is not clearly identified as such on the plans or plat and that it is to connect 
at Highway 55 and N. McLeod Way.  This access shall be required so the subdivision has 
secondary emergency access.  Roads 20 to 26 feet in width shall be posted on both side “No 
Parking Fire Lane” in accordance with Appendix D sections D103.6 and D103.6.1 of the 2012 
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edition of the International Fire Code.  The Eagle Fire District also requested for specific 
language to be added to the changes being made to the Avimor Fire & Vegetation Management 
Plan. 

The Idaho Transportation Department (ITD) responded in Exhibit #47 that they had the 
following comments:  ITD does not object to the development agreement, zoning change, zoning 
ordinance amendment, and preliminary plat modification changes within the subdivision.  No 
additional access to the State Highway system is requested with this application and none is 
approved.  Modification of an existing access to the State Highway system will require a permit 
from ITD.  All previous requirements and restrictions are unchanged and remain in effect.  Any 
work within ITD right-of-way will require an approved permit before any work begins.  Idaho 
Code 40-1910 does not allow advertising within the right-of-way of any highway. 

The City of Eagle replied in Exhibit #60 that the application is in substantial conformance with 
Project #201502322 CPA/DA/DA-DM/PR/ZC/ZOA and the City’s comment provided on 
September 25, 2015.   

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 Commission as set out in the proposed 
Findings of Fact and Conclusions of Law attached hereto.   

The Commission should consider the evidence and testimony presented during the public hearing 
prior to rendering its decision concerning this application.   

EXHIBIT LIST – PROJECT NOS.: 201601401 CPA-ZC-ZOA-S-DA & 200600069 DA-M 

1 Preapplication Conference Notes.  4 pages. 

2 Master Application Form. 2 pages. 

3 Comprehensive Plan Text or Map Amendment Petition Checklist.  1 page. 

4 Zoning Ordinance Map Amendment Checklist. 1 page. 

5 Zoning Ordinance Text Amendment Checklist. 1 page. 

6 Development Agreement Checklist. 1 page. 

7 Preliminary Plat Checklist.  3 pages. 

8 Master Application Form for Project #200600069 DA-M.  2 pages. 

9 Development Agreement Modification Checklist.  1 page. 

10 Affidavit of Legal Interest.  1 page. 

11 Deed. 18 pages. 

12 Neighborhood Meeting Certification Form. 1 page. 

13 Detailed Letter. 12 pages. 

14 Boundary Change Drawing (Ex. A). 1 page. 
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15 Ada County Comprehensive Plan Map (Ex. B). 1 page. 

16 Ada County Base Zoning Districts Map (Ex. B-1). 1 page. 

17 Avimor Vicinity Map (Ex. B-2). 1 page. 

18 Avimor Current Land Use District Map (Ex. C). 1 page. 

19 Avimor Proposed Land Use District Map (Ex. D). 1 page. 

20 Preliminary Plat (Ex. E). 17 pages. 

21 Legal Description dated April 17, 2016 (Ex. F).  5 pages. 

22 2007 Preliminary Plat Drawing (Ex. G). 1 page. 

23 2005 Avimor Land Use Map (Ex. H). 1 page. 

24 Illustration Depicting Lots Removed from the 2005 Avimor Land Use Map (Ex. 
I). 1 page. 

25 Avimor Specific Plan Revisions (Ex. J). 251 pages. 

26 Conceptual Phasing & Planning Area Plan (Ex. K). 1 page. 

27 Revised Table 5 & 6 Phasing Plan (Ex. L).  3 pages. 

28 Avimor 2016 Updated Economic Impact Analysis (Ex. M).  7 pages. 

29 Proposed Avimor Recreation Plan Revisions (Ex. N).  13 pages. 

30 Redlined Avimor Recreation Plan.  17 pages. 

31 Proposed Avimor Fire Plan Revisions (Ex. O) 1 page. 

32 Redlined Avimor Fire Plan.  18 pages. 

33 2014 Avimor Wildlife Mitigation Plan Review (Ex. P).  6 pages. 

34 Avimor Planned Community Review Dates (Ex. Q). 2 pages. 

35 Old Draft of Zoning Ordinance Text Amendment.  5 pages. 

36 Submittal Letter to Roberta Stewart with Avimor Development, LLC dated 
August 19, 2016.  1 page. 

37 Agency Transmittal for Project #201601401 CPA-ZC-ZOA-S-DA.  2 pages. 

38 Agency Transmittal for Project #200600069 DA-M.  4 pages. 

39 Memorandum from the Ada County Building Official dated August 30, 2016 for 
Project #200600069 DA-M.  1 page. 

40 Memorandum from the Ada County Building Official dated August 30, 2016 for 
Project #201601401 CPA-ZC-ZOA-S-DA.  1 page. 

41 Agency Response from the Central District Health Department dated August 30, 
2016 for Project #200600069 DA-M.  1 page 

42 Agency Response from the Central District Health Department dated August 30, 
2016 for Project #201601401 CPA-ZC-ZOA-S-DA. 1 page. 
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43 Agency Response from the Idaho State Historical Society dated September 8, 
2016.  2 pages. 

44 Agency Response from the Idaho Department of Environmental Quality (DEQ) 
dated September 12, 2016 for Project #200600069 DA-M. 4 pages. 

45 Agency Response from the Idaho Department of Environmental Quality (DEQ) 
dated September 12, 2016 for Project #201601401 CPA-ZC-ZOA-S-DA.  4 
pages. 

46 Agency Response from the Eagle Fire District dated September 12, 2016.  3 
pages. 

47 Agency Response from the Idaho Transportation Department (ITD) dated 
September 22, 2016.  1 page. 

48 Legal Description dated October 6, 2016.  2 pages. 

49 Radius Map. 2 pages. 

50 Mailing List. 9 pages. 

51 Boise County Mailing List. 1 page. 

52 Gem County Mailing List. 1 page. 

53 Radius Notice for Project #201601401 CPA-ZC-ZOA-S-DA.  3 pages. 

54 Radius Notice for Project #200600069 DA-M.  1 page. 

55 Legal Notice of Public Hearing published on October 18, 2016. 2 pages. 

56 Revised Zoning Ordinance Text Amendment.  9 pages. 

57 Agency Retransmittal for Project #201601401 CPA-ZC-ZOA-S-DA.  2 pages. 

58 Memorandum from the Ada County Building Official dated October 21, 2016.  1 
page. 

59 Public Service Announcement dated October 21, 2016.  1 page. 

60 Agency Response from the City of Eagle dated October 25, 2016.  2 pages. 

61 Legal Notice of Public Hearing published on October 25, 2016. 2 pages. 

62 Agency Response from the Eagle Fire Department dated October 26, 2016 on the 
proposed Zoning Ordinance Text Amendment.  1 page. 

63 Ada County Parks & Waterways Department’s Director Scott Koberg’s comments 
on the Avimor Recreation Plan received on October 27, 2016.  17 pages. 
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