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BEFORE THE BOARD OF ADA COUNTY COMMISSIONERS 

 

In re:    

Application of KM Engineering 

Project No. 201504177 S, Avimor Subdivision No.5 

 

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 Board finds that the record is comprised of: 

1. Application forms prepared and submitted by the applicant. 

2. Avimor Subdivision No.5 Final Plat. 

3. All other information contained in Ada County Development Services File for Project 

No. 201504177-S. 

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

1. On March 2, 2016, the Board of Ada County Commissioners approved the preliminary 

plat. 

2. On October 31, 2016, Development Services staff scheduled the final plat of the Avimor 

Subdivision No. 5 for review by the Board at their December 14, 2016 public hearing. 

C. As to the project description, the Board finds based on the application materials found in the 

file for Project No. 201504177 S the following: 

1. PROPOSED USES:  An 86 lot subdivision consisting of 76 village residential lots, three 

(3) village center lots, four (4) village open space lots, two (2) foothills open space lots, 

and one (1) community services lot. 

2. PROPOSED STRUCTURES:  Single-family dwellings, public safety buildings, 

community service structures, park structures, and commercial structures. 
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3. PROPOSED SITE IMPROVEMENTS:  Suez Water Idaho will provide municipal water 

service with the extension of water lines.  The Avimor Water Reclamation Company will 

extend sewer lines to serve the subdivision.  Storm water retention and drainage systems 

will be installed.  Extension and development of roadways will be approved according to 

standards set forth by the Ada County Highway District.  Slope stabilization and 

revegetation of the hillside will be required as a component of the previous hillside 

development approval.  Fire hydrants will be located in accordance with the adopted 

International Fire Code. 

D. Based on the materials found in the file for Project No. 201504177 S, the Board finds the 

following concerning the project description: 

1. PARCEL NUMBER AND LOCATION:  The parcel number is S0118110260.  The 

property is generally located north of Avimor Drive and east of Highway 55. 

2. OWNERSHIP:  Avimor Development, LLC 

3. SITE CHARACTERISTICS 

Property size:  66.51 acres. 

Existing structures:  The gazebo in Avimor Heritage Park. 

Existing vegetation:  Dryland shrubs, grasses, forbs, and turf in the Avimor Heritage 

Park. 

Slope:  There are a variety of slopes throughout the subdivision.  The slope is generally 

flat under 15% towards the western portion of the property by Avimor Heritage Park with 

slopes greater than 15% along the eastern portion of the project. 

Irrigation:  The property is not located within the jurisdictional boundaries of an irrigation 

district.  Potable water supplied by Suez Water Idaho and reclaimed water. 

Drainage:  The developed areas of the property will drain to stormwater detention basins 

and drainage systems. 

Views:  The site is generally visible from Highway 55. 

E. Based on the officially adopted Ada County land use maps, the Board finds the following 

concerning the current land use and zoning:  

The property is zoned Planned Community (PC) and is located in the Avimor Planned 

Community.  The property is currently open, but was historically used for ranching. 

F. Based on the officially adopted Ada County land use maps, the Board finds the following 

concerning the surrounding land use and zoning: 
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North:  The site is an unplatted future phase of the Avimor Planned Community and is 

located in the Planned Community (PC) District. 

South:  The site is Avimor’s Mixed Use Village Center and single-family residential in the 

Avimor No. 1 Subdivision and Avimor No. 3 Subdivision located in the Planned Community 

(PC) District.  

East:  The site is an unplatted future phase of the Avimor Planned Community and is located 

in the Planned Community (PC) District.  

West:  The site is rangeland and is located in the Rural Preservation (RP) District. 

G. Based on the officially adopted Ada County land use maps and materials found in the file for 

Project No. 201504177 S, the Board finds the following concerning services: 

Access Street and Designation:  The subdivision will have frontage and access onto N. 

Highway 55 and N. McLeod Way.  N. Highway 55 is designated as a principal arterial.  N. 

McLeod Way is designated as a collector. 

Fire Protection:  Eagle Fire District. 

Sewage Disposal:  Avimor Water Reclamation Company. 

Water Service:  Suez Water Idaho. 

Irrigation District:  None. 

Drainage District:  None.  

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

This section details the comp plan goals, objectives and policies; the zoning ordinance 

regulations; and other applicable standards regarding development of the subject property.  

1. The Board finds Section 50-1308 of the Idaho State Code is applicable because this 

section of Idaho State Code provides the basis for which subdivisions are approved.  The 

Board finds the application complies with Section 50-1308 of the Idaho State Code 

based upon the above noted procedural items in Findings of Fact Sections A, B, C, D, E, 

F, and G and the evidence presented in the record that the Avimor Subdivision No. 5 is 

not within the corporate limits of a city and as such is under the jurisdiction of Ada 

County and has been reviewed by the Board in accordance with the provisions of Section 

50-1308 of the Idaho State Code. 

2. The Board finds Section 8-6-5B of the Ada County Code is applicable because the 

applicant has applied for a final plat for a subdivision.  The Board finds that the 

application complies with Section 8-6-5B of the Ada County Code.  Regarding Section 

8-6-5B the Board finds the following: 

1. The final plat is in substantial conformance with the preliminary plat; 
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The Board finds that the final plat for Avimor Subdivision No. 5 is in substantial 

conformance with the approved preliminary plat as there is no increase in the number 

of lots as depicted on the preliminary plat and the roadway alignments conform to 

those on the preliminary plat. 

2. All conditions of the approved preliminary plat have been met; and 

The Board finds that all conditions of the approved preliminary plat have been 

satisfied as evidenced by the following: 

1. The applicant and/or owner shall obtain written approval of the plat from the 

agencies noted below.  The approval may be either on agency letterhead referring 

to the approved use or may be written/stamped upon a copy of the approved plat.  

All site improvements are prohibited prior to approval of these agencies. 

a) Central District Health must approve the infiltration beds for storm water 

disposal. 

The Board finds that the Central District Health Department has approved 

the infiltration beds for storm water disposal as indicated by Central 

District Health’s Department letter dated August 31, 2016. 

b) The Eagle Fire District must approve all fire flow requirements and/or 

building plans. 

The Board finds that the Eagle Fire District has approved all fire flow 

requirements as evidenced in their letter dated April 4, 2016. 

c) The Avimor Water Reclamation Facility must approve the sewer hook-up. 

The Board finds that the Avimor Water Reclamation Facility in a letter 

dated July 25, 2016 approves the sewer hook-ups for Avimor Subdivision 

No. 5. 

d) United Water Idaho must approve the community water system 

connection. 

The Board finds that a letter from Suez Water Idaho who is the successor 

of United Water Idaho dated August 23, 2016 states that they have 

approved the plans for the new water facility. 

e) Idaho Power Company must approve electrical power service. 

The Board finds that the applicant has submitted a copy of the work order 

and design drawings from Idaho Power for Avimor Subdivision No. 5. 

f) The County Engineer must approve a surface drainage run-off study and 

plan.  The plan shall contain all proposed site grading and include a 

finalized hydraulics/hydrology analysis of Spring Valley Creek.  Please 

contact the County Engineer at 287-7900 for fee and application 

information.  See Section 8-4A-11 of the Ada County Code for drainage 

plan standards. 
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The Board finds as evidenced in the record that the County Engineer 

reviewed the surface drainage run-off study and plan for Avimor 

Subdivision #5.  In a memo dated October 6, 2016 the County Engineer 

stated that her review comments have been addressed. 

g) A landscape plan must be submitted to the Ada County Development 

Services Department for the developed open space areas of the 

subdivision. 

The Board finds that a landscape plan was submitted to the Ada County 

Development Services Department on March 31, 2016 and is in 

compliance with the Landscape Design Guidelines in the Avimor Specific 

Plan. 

2. As required by the Board, the plat shall be modified to include the following 

items: 

a) Provide ten foot (10’) easements for utilities, drainage, and irrigation 

abutting all public rights-of-way and subdivision boundaries. 

The Board finds that a ten foot (10’) easement has been provided for 

utilities, drainage, and irrigation abutting all public right-of-way and 

subdivision boundaries as noted by plat notes #10 and #11 on Sheet 5 of 7. 

b) An easement shall be depicted along Spring Valley Creek and the North 

Fork of Spring Valley Creek. 

The Board finds that an easement has been provided along Spring Valley 

Creek and the North Fork of Spring Valley Creek as noted by plat note #20 

on Sheet 5 of 7. 

c) On Sheet C2 references to Spring Valley Creek as a runoff ditch need to 

be removed and replaced with Spring Valley Creek. 

The Board finds that the reference to Spring Valley Creek as a runoff ditch 

has been removed from the plat. 

3. The final plat shall meet the final plat specifications listed in Section 8-6-4.3 of 

the Ada County Code. 

The Board finds that the final plat meets the final plat specifications listed in 

Section 8-6-4.3 of the Ada County Code as the County Surveyor has reviewed the 

final plat in accordance with these specifications.  In addition, the County 

Surveyor has signed the final plat prior to the Board signing the final plat 

certifying compliance with the referenced code section. 

4. For projects where the Board approved a phasing plan, the phases shall be 

completed as noted in the phasing plan. 

The Board finds that there is no specific action required to satisfy this condition 

because it is required as a term of approval. 
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5. The applicant and/or owner shall submit an application to the Idaho 

Transportation Department (ITD) for the secondary (north) access onto Highway 

55. 

The Board finds as evidenced in the record that the applicant has submitted an 

application to the Idaho Transportation Department (ITD) for the secondary 

(north) access onto Highway 55. 

6. The applicant and/or owner shall provide written documentation that the Eagle 

Fire District approves of the secondary emergency access (north) to Highway 55. 

The Board finds that in a letter dated April 4, 2016 that the Eagle Fire District has 

reviewed the construction plans for the subdivision and approves of the secondary 

emergency access. 

7. The secondary emergency access (north) to Highway 55 shall be maintained and 

serviceable for this subdivision. 

The Board finds that there is no specific action required to satisfy this condition 

because it is required as a term of approval. 

8. The applicant and/or owner shall place “No Parking Fire Lane” signs on both 

sides of the street for streets that have a width of less than 26 feet and they shall 

place “No Parking Fire Lane” signs on one side of the street for streets that have 

a width in between 26 feet and 32 feet. 

The Board finds that there is no specific action required to satisfy this condition 

because it is required as a term of approval.   

9. The applicant and/or owner shall provide written documentation that the Eagle 

Fire District approves of the street radiuses for curves and intersections in the 

subdivision. 

The Board finds that in a letter dated April 4, 2016 that the Eagle Fire District has 

reviewed the construction plans for the subdivision and approves of the street 

radiuses for curves and intersections in the subdivision. 

10. The streets shown on the preliminary plat with the 64’ and 42’ typical right-of-

way section shall have sidewalks constructed on both sides of the street and the 

street with the 31’ one-way right-of-way street section shall have sidewalks 

constructed on the side of the street that fronts the dwellings. 

The Board finds that they struck out Condition #10 at their March 2, 2016 public 

hearing. 

11. All public rights of way shall be dedicated and constructed to standards of the 

Ada County Highway District.  No public street construction may be commenced 

without the approval of the Ada County Highway District.  Any work within the 

Ada County Highway District right-of-way requires a permit. 
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The Board finds that all public rights of way have been dedicated and constructed 

to the standards of the Ada County Highway District as the Ada County Highway 

District signed the final plat on October 19, 2016. 

12. Before you submit the final plat for approval, the Ada County Street Name 

Committee must approve all street subdivision names. See Title 2, Chapter 1 of 

the Ada County Code. 

The Board finds as evidenced in the record that the Ada County Street Name 

Committee has approved all street subdivision names associated with Avimor 

Subdivision No. 5. 

13. Any adjustments to the preliminary plat must conform to the design standards in 

Title 8, Chapter 6, Article A of the Ada County Code. 

The Board finds that no specific action is required to satisfy this condition because 

it is required as a term of approval. 

14. Prior to approval by the Board of County Commissioners, the plat shall contain 

the following certificates and/or endorsements. 

a) certificate of the owner(s), 

b) certificate of the plat surveyor, 

c) certificate of the County Surveyor, 

d) endorsement of the Central District Health Department, 

e) approval and acceptance of the Ada County Highway District. 

The Board finds that the required signatures and endorsements noted 

above are on the final plat.  The owner signed the final plat on September 

2, 2016.  The plat surveyor stamped the final plat on September 8, 2016.  

The County Surveyor stamped the final plat on December 2, 2016.  The 

Central District Health Department endorsed the final plat on August 31, 

2016.  The Ada County Highway District stamped the final plat on 

October 19, 2016. 

15. The following statements shall appear on the face of the final plat: 

a) This development recognizes Idaho Code §22-4503, Right to Farm Act, 

which states: “No agricultural operation, agricultural facility or 

expansion thereof shall be or become a nuisance, private or public, by any 

changed conditions in or about the surrounding nonagricultural activities 

after it has been in operation for more than one (1) year, when the 

operation, facility or expansion was not a nuisance at the time it began or 

was constructed.” 
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The Board finds that the required note is found on Sheet No. 5 of 7 of the 

final plat as Note #5. 

b) Any resubdivision of this plat shall comply with the applicable regulations 

in effect at the time of the resubdivision. 

The Board finds that the required note is found on Sheet No. 5 of 7 of the 

final plat as Note #2. 

c) All common lots shall be owned and maintained by a Homeowner’s 

Association. 

The Board finds that the required note is found on Sheet No. 5 of 7 of the 

final plat as Note #6 

d) The owner of any private property on which grading or other work has 

been performed pursuant to a grading plan approved subject to the 

regulations contained in the Hillside Overlay District set forth in Article 

8-3H of the Ada County Code, or a grading permit granted by the Ada 

County Building Official, shall maintain in perpetuity and repair all 

graded surfaces and erosion-prevention devices, retaining walls, drainage 

structures, means, and devices not subject to the jurisdiction of the Ada 

County Highway District, and plantings and ground cover installed or 

completed. 

The Board finds that the required note is found on Sheet No. 5 of 7 of the 

final plat as Note #10. 

e) Lots 1-14 of Block 23 are restricted from taking access from N. McLeod 

Way. 

The Board finds that the required note is found on Sheet No. 5 of 7 of the 

final plat as Note #16 

16. The Board of County Commissioners must approve the final plat within 24 

months of the Board of County Commissioner’s approval of the preliminary plat.  

For subdivisions where the Board approved a phasing plan, the Board shall 

approve the phases in successive one-year intervals as required in Section 8-6-3 

of the Ada County Code. 

The Board finds that no specific action is required to satisfy this condition because 

it is required as a term of approval. 

17. Installation of public service facilities must comply with the requirements of the 

public utility providing the services.  All new utilities shall be installed 

underground.  All utility easements shall be shown on the final plat. 

The Board finds as evidenced in the record and as a term of approval that the 

installation of public service facilities comply with the requirements of the public 

utility providing the services and that all new utilities are installed underground. 



FINDINGS OF FACT, CONCLUSIONS OF LAW AND ORDER 
Project #201504177 S 

Avimor Subdivision #5  Page 9  

The Board finds as evidenced on the final plat that all utility easements are shown. 

18. All submittals of required compliance letters and plans (lighting, landscaping, 

drainage, and development) must be accompanied by your application Project 

#201504177 S. 

The Board finds that required compliance letters and plans associated with 

Avimor Subdivision No. 5 have been submitted. 

19. No construction, grading, filling, clearing, or excavation of any kind shall be 

initiated until the applicant has received approval of a surface runoff drainage 

design plan from the Ada County Engineer. 

The Board finds as evidenced in the record that the Ada County Engineer has 

approved the surface runoff drainage plan. 

20. Prior to Board approval of the final plat, the Ada County Engineer shall approve 

all drainage improvements and site grading shall be completed.  The County 

Engineer shall inspect and approve all drainage improvements, except where 

bonding is provided.  As-built drawings, acceptable to the County Engineer in 

form and substance, shall be permitted prior to final inspection and approval of 

the drainage improvements. 

The Board finds as evidenced in the record that the Ada County Engineer has 

inspected and approved all drainage improvements. 

21. Street lighting within the development shall comply with the requirements of 

Article 8-4H of the Ada County Code.  All lighting within the development shall 

comply with the design guidelines listed in the Avimor Specific Plan. 

The Board finds that no specific action is required to satisfy this condition because 

it is required as a term of approval.  The applicant has stated in their detailed letter 

that night sky lighting is being utilized for this project. 

22. Prior to final plat approval by the Board, all required improvements shall be 

completed.  In lieu of completing the required improvements, the applicant and/or 

owner may deposit a surety with the Director and sign a surety agreement in 

accordance with the regulations for surety agreements set forth in Article 8-4K of 

the Ada County Code.  All surety and surety agreements shall comply with Article 

8-4K of the Ada County Code. 

The Board finds as evidenced in the record that all required improvements have 

been completed or have had a surety placed on them. 

23. Compliance with Section 31-3805 of the Idaho State Code pertaining to irrigation 

waters is required.  Irrigation/drainage waters shall not be impeded by any 

construction on site. 

The Board finds that no specific action is required to satisfy this condition because 

it is required as a term of approval. 
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24. There shall be a minimum structural setback of thirty feet (30’) from the normal 

high water line of all watercourses, whether covered or uncovered.  For open 

watercourses, normal high water line shall be as determined by a licensed 

surveyor or engineer. 

The Board finds that no specific action is required to satisfy this condition because 

it is required as a term of approval. 

25. Any fences proposed adjacent to Spring Valley Creek or the North Fork of Spring 

Valley Creek shall be constructed just off the easement to ensure public safety and 

prevent encroachments. 

The Board finds that no specific action is required to satisfy this condition because 

it is required as a term of approval. 

26. 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, and 

utilities. 

The Board finds that no specific action is required to satisfy this condition because 

it is required as a term of approval. 

27. Compliance with the hillside development permit (Project #200700016 HD) is 

required. 

The Board finds that no specific action is required to satisfy this condition because 

it is required as a term of approval. 

28. Where open space, parks, and trails are shown on the plat, the applicant and/or 

developer shall construct, or bond for construction of, all improved open space, 

all trails, trailhead parking, temporary trailhead parking, and trailhead signs 

prior to final plat approval as depicted on the Preliminary Plat. 

The Board finds that the developer has bonded for the construction of the 

improved open space. 

29. No building permits will be issued until the final plat is recorded through the 

County Recorder’s Office and parcel numbers have been issued by the County 

Assessor’s Office. 

The Board finds that no specific action is required to satisfy this condition because 

it is required as a term of approval. 

30. Provide a Final Wetland Delineation Report to be reviewed by the Ada County 

Engineer. 
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The Board finds that the Final Wetland Delineation Report has been reviewed by 

the Ada County Engineer.  In addition, the U.S. Army Corps of Engineers has 

extended Avimor’s permit through April 10, 2018. 

 

The Board finds that the Avimor Subdivision No. 5 Final Plat complies with the Avimor Planned 

Community Development Requirements. 

General: 

1. The recommendations of the Scenic Byway Advisory Council shall be met prior to 

commencement of the final phase. 

The Board finds that no specific action is required to satisfy this condition because 

it is required as a term of approval. 

2. The applicant shall work with the Ada County Library District to house a branch 

library at Avimor, to be established following substantial completion of the first 

phase of development, anticipated to occur in 2007/2008. 

The Board finds as evidenced in the record that Avimor has established a library 

space within the Avimor Community Center. 

3. The applicant shall provide a minimum of ten (10) rental-housing units on site 

prior to commencement of final phase. 

The Board finds that no specific action is required to satisfy this condition because 

this is not the final phase of the Avimor development. 

4. Avimor shall develop standards and plans for beautification and landscape 

improvements for the development entrance and the east side of Spring Valley 

Creek along the paved pathway, as required by the Payette River Scenic Byway 

Council.  The applicant shall submit these plans to Ada County Development 

Services Staff for review and approval prior to final plat approval. 

The Board finds that no specific action is required to satisfy this condition because 

this was completed during the first phase. 

5. The applicant shall provide a minimum 33,000 square feet of private non-

residential development prior to approval of the final phase of development. 

The Board finds that no specific action is required to satisfy this condition because 

this was completed during the first phase. 

6. The applicant shall provide the Ada County Sheriff’s Department with one of the 

impact options listed below as directed by the Ada County Sheriff. 

a. 50% of the funding necessary for one Sheriff’s Deputy position for a period of 

(18) eighteen months.  Funding shall start upon approval of the Final Plat for 

the first phase of Avimor; or 

b. The applicant/developer shall provide the Ada County Sheriff’s Department 

with a $310.87 fee per residential unit upon issuance of the building permit. 
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The Board finds that no specific action is required to satisfy this condition 

because it is a term of approval. 

7. Compliance with the final development agreement is required.  Upon approval by 

the Board, the final development agreements shall be recorded in the Ada County 

Recorder’s Office. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

8. All surety and surety agreements shall comply with Article 8-4K of the Ada 

County Code. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

9. All development and development intensity within the Avimor Planned Community 

shall be consistent with the approved General Land Use Map of the Avimor 

Specific Plan, Figure 18. 

The Board finds that Avimor Subdivision No. 5 is consistent with the approved 

General Land Use Map of the Avimor Specific Plan. 

10. The applicant shall locate the central mail delivery system in the Village Center 

or in a location approved by the postmaster.  The applicant shall submit 

documentation from the postmaster indicating approval of the central mail 

delivery system and its location prior to receiving final plat approval. 

The Board finds that the applicant has received approval from the post office 

regarding the mail box locations for Avimor Subdivision No. 5 as indicated by a 

letter dated November 28, 2016. 

11. The applicant/developer shall comply with all Letters of Understanding (LOU), 

Memorandums of Understanding (MOU) and verbal and written commitments 

contained in the Avimor record. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

12. Avimor shall request a “Periodic Evaluation” every (2) two years after the 

recordation of the first final plat in the planned community, as required by Ada 

County Ordinance.  The “Periodic Evaluation” request shall be submitted on the 

appropriate Ada County Development Services application, which shall be 

completed by a qualified planner, and submitted with the appropriate application 

fee at the time of submittal.  A qualified planner is defined as an individual or 

firm where the principal(s) have a minimum of 5 years experience in a planning 

field and hold a graduate level degree in urban planning or regional planning 

from an accredited university or college.  An accredited university or college is 

those institutes recognized by the American Planning Association. 
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The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval.  Avimor has been requesting “Periodic Evaluations” every 

two (2) years. 

13. A minimum of 25% of the total building square footage in the Village Center shall 

be attached residential, as specified in the Avimor Specific Plan. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

14. The Avimor Planned Community shall have a minimum of 684 dwelling units at 

final build-out, as specified in the Avimor Specific Plan. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

15. The Avimor Planned Community shall have a minimum of 498 acres of natural 

open space area placed in a conservation easement approved by Ada County 

Development Services. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

16. The applicant shall add residential, production home setback requirements to the 

Avimor Design Guidelines, #13 of the Avimor Specific Plan, prior to final plat 

approval. 

The Board finds that no specific action is required because the owner/developer 

has already added residential production home setback requirements to the 

Avimor Design Guidelines. 

17. The applicant/developer shall enhance natural features as detailed in the Avimor 

Specific Plan and/or Wildlife Mitigation Plan. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

 Grading / Geotechnical 

18. To minimize impacts of fill and cuts to the extent possible, the applicant shall 

utilize on-site materials to balance the fills and cuts thereby limiting the need to 

truck material to the site from off-site locations. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

19. The archeological and historical sites shall be protected from disturbance until 

they are evaluated as required by the Idaho State Historical Preservation Office 

prior to any site grading. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 
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20. The applicant/developer shall comply with the Geotechnical recommendations as 

specified in the Geotechnical Evaluation Report contained in the application 

material. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

21. Any visual grading impact created by the development shall be mitigated by 

rounding finished grade contours to blend with the existing slopes, requiring that 

building pads be designed to follow the natural contours with contour or 

landform, ensuring grading practices are designed to minimize visual impacts, to 

require hillside building foundations and designs to be stepped with the natural 

grade contours that minimize cuts to improve visual aesthetics. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

22. The use of gabions shall be limited to the areas of the required street crossings 

and where streets may be in danger of eroding. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

 Fire / Life Safety 

23. The applicant shall provide space in the fire station to house an ambulance and 

shall provide space to house a paramedic crew in the future when required by 

Ada County Emergency Medical Services. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

 Transportation 

24. The applicant/developer shall designate an on-site alternative transportation 

coordinator prior to issuance of the 51
st
 Residential building permit and provide 

an alternative transportation kiosk at completeness of the Community Center.  

The alternative transportation coordinator shall provide the residents with 

assistance, development, and managed coordination of alternate forms of 

transportation. 

The Board finds that no specific action is required to satisfy this condition because 

Avimor has already designated an on-site alternative transportation coordinator 

and has an alternative transportation kiosk in the Avimor Community Center. 

25. Development and implementation of landscaping and beautification standards to 

address the “entryway corridor” of SH-55 shall be done as adjacent sites are 

graded or developed. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 
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26. Noise attenuation features shall be constructed as recommended by the Idaho 

Transportation Department. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

27. Improvements and/or payvments related to SH-55 shall be made when required by 

the Idaho Transportation Department pursuant to written agreement entered into 

between Avimor and the Idaho Transportation Department. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

 Schools 

28. Fencing or other safety measures will be provided along the two creeks adjacent 

to the school site, and a letter shall be obtained from the Meridian Joint School 

District that the school site is acceptable to them for an elementary school. 

The Board finds that the school site moved with Project #201400078 CPA-ZOA.  

The Board finds that no specific action is required to satisfy this condition. 

29. The applicant shall work with the Meridian School District to participate 

financially in acquiring a school site south of Avimor, based on a proportionate 

share of attendance. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

 Infrastructure / Public and Private Services 

30. The applicant/developer shall submit plans and receive approval from the 

Department of Environmental Quality for central sewage and central water.  Run-

off from the proposed planned community shall not create a mosquito-breeding 

problem.  Central District Health shall review any food and beverage 

establishment and/or grocery store.  The applicant shall incorporate storm water 

best management practices as recommended by Central District Health. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

31. The applicant/developer shall ensure that the provision of potable water, 

wastewater collection and treatment facilities, police (sheriff) services, and fire 

protection are available to all developed lots.  These services shall be provided 

through development or surety agreement to the Avimor Planned Community 

prior to issuance of the first residential building permit unless. 

The Board finds that no specific action is required to satisfy this condition as this 

has already occurred. 

32. The applicant/developer shall provide or make available to the planned 

community an approved Wastewater Collection System managed by professional 

company.  The applicant/developer shall provide specific details regarding the 
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professional company as to the operation and management accompanied by a 

financial plan that includes at a minimum initial construction costs, funding 

source, ongoing maintenance costs, operational costs, projected profit and loss.  

This plan shall be submitted to Ada County Development Services for review and 

approval prior to the issuance of the first residential building permit. 

The Board finds that no specific action is required to satisfy this condition as a 

plan was submitted and approved prior to issuance of the first residential building 

permit. 

33. The applicant/developer shall provide or make available to the planned 

community an approved Potable Water System managed by professional 

company, if United Water is not used to service the entire planned community.  

The applicant/developer shall provide specific details regarding the professional 

company as to the operation and management accompanied by a financial plan 

that includes at a minimum initial construction costs, funding source, ongoing 

maintenance costs, operational costs, projected profit and loss.  This plan shall be 

submitted to Ada County Development Services for review and approval prior to 

the issuance of the first residential building permit. 

The Board finds that no specific action is required to satisfy this condition as Suez 

Water Idaho the successor to United Water Idaho has been managing the potable 

water system for Avimor and United Water Idaho had provided a letter stating that 

they will serve the project. 

34. The applicant/developer shall provide and or require that pressurized irrigation 

systems be installed on all commercial and institutional lots within the Planned 

Community.  Residential lots shall be required to have an automated irrigation 

sprinkler system to help minimize water usage and waste. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

 Open Space / Parks / Trails 

35. The applicant/developer shall develop pathways, trails and trailheads, and parks 

and recreation areas in accordance with the Open Space/Trails Plan of the 

Avimor Specific Plan, Figure 23A, and the Phasing and Infrastructure Schedule 

of the Avimor Specific Plan, Table 6. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

36. At final build out the Avimor Planned Community shall have a minimum of 498 

acres of natural open space area placed in a conservation easement, or other 

means as approved by Ada County, which will maintain the open space area as 

open space in perpetuity. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 
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37. All open space and trails developed on the Avimor property shall have public 

access as stated in the Avimor Specific Plan and as described by the applicant’s 

testimony during the public hearing process.  All open space and trails developed 

shall be created and evidenced by recorded easements and plat notes or other 

recorded instruments as approved by Ada County Development Services. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

38. Avimor shall work with Ada County and other public agencies, and landowners 

and citizens, to develop and adopt a regional trails recreation and open space 

plan through the current Ada County Comprehensive Plan up-date process. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

39. Avimor shall work with Ada County and other public agencies to integrate the 

Avimor Open Space and Trails Plan for access and connections within, through, 

and beyond the bounds of Avimor in accordance with adopted policies and 

standards of the up-dated Ada County Comprehensive Plan. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

40. Avimor shall develop an agreement for ownership, funding, maintenance and 

operational responsibilities for Avimor’s trails, parks and recreation areas, and 

open spaces following adoption of policies and standards of the Ada County 

Comprehensive Plan’s trails, recreation and open space component. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

41. The applicant shall provide a detailed financing and management plan for 

community parks and open space.  The plan shall be submitted to Ada County 

Development Services for review and approval prior to attaining the first 

residential building permit. 

The Board finds that no specific action is required to satisfy this condition as this 

has already occurred. 

 Wildlife Mitigation 

42. The Avimor development shall be developed and managed in a consistent manner 

as outlined in the adopted Wildlife Mitigation Plan.  This plan may be modified as 

recommended by the Avimor Conservation Advisory Committee and with 

approval by Ada County Development Services.  Requests to modify the adopted 

Wildlife Mitigation Plan shall be submitted on the appropriate application form 

and with the appropriate application fee at the time of submittal. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 
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43. Prior to the issuance of the first residential building permit, the Wildlife 

Mitigation Plan (WMP), and Noxious Weed Abatement Plan (NWAP) for the first 

development zone or phase shall be enacted. 

The Board finds that no specific action is required as the Wildlife Mitigation Plan 

and the Noxious Weed Abatement Plan have been enacted within the 

development. 

44. Prior to final plat approval, the applicant/developer shall submit a copy of the 

“The Avimor Wildlife Depredation Disclosure Form”, and a final copy of the 

“Avimor Wildlife Education Manual”.  Each lot shall have a deed restriction 

indicating that “The owner has no wildlife depredation rights or privileges from 

Ada County, The Idaho Department of Fish and Game or any other governmental, 

public or private entity,” Proof of this deed restriction shall be submitted on a lot-

by-lot basis at time of applying for a building permit. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

45. The “Avimor Wildlife Education Manual” shall be administered to all 

homebuyers upon purchase of a lot and/or dwelling.  The applicant/developer 

shall maintain records as to when and whom they administered the “Avimor 

Wildlife Education Manual”.  These records shall be included in the annual 

wildlife mitigation status report. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

46. The applicant/developer shall prior to approval of the final plat appoint and hire 

“The Community Conservation Director (CCD)”.  This position shall be filled by 

an individual or through contract with a professional firm providing monitoring 

and implementation of the Wildlife Mitigation Plan (WMP), Noxious Weed 

Abatement Plan (NWAP), and the Wetland Mitigation Plan, as well as 

enforcement of CC&Rs and Ada County development requirements. 

The Board finds that no specific action is required to satisfy this condition because 

the developer has already hired a Community Conservation Director. 

47. The CCD shall provide an “Annual Monitoring and Progress Report” to the 

Director detailing the status of the Wildlife Mitigation Plan (WMP), Noxious 

Weed Abatement Plan (NWAP), and Wetland Mitigation Plan.  The “Annual 

Monitoring and Progress Report” shall be submitted on the appropriate 

application form and with the appropriate application fee at the time of submittal. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

48. Avimor shall establish a working committee that shall meet at least two times per 

year to review the progress of the Wildlife Mitigation Plan and sub components, 

Noxious Weed Abatement Plan, and Wetlands Mitigation Plan if required.  The 

committee shall be established prior to issuance of the first residential building 
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permit.  The first meeting shall be held within six months after final approval of 

the first preliminary plat within the approved Planned Community.  The 

committee shall be comprised of at a minimum the following members: 

a. One (1) Ada County representative, as appointed by Ada County. 

b. The Community Conservation Director (CCD); 

c. One (1) Idaho Department of Fish and Game representative, as appointed by 

IDFG. 

d. One (1) Homeowners Association (HOA) or Property Owners Association 

(POA) representative; and 

e. The Conservation Easement representative. 

The Board finds that no specific action is required to satisfy this condition 

because the committee has been established and has met on a regular basis. 

49. The committee, at a minimum shall review the progress of the WMP, MEP, 

NWAP, and other applicable plans contained in the “Wildlife Mitigation Plan” 

for compliance with the plans, the goals, objectives, and policies of the 

appropriate Specific Plan or Comprehensive Plan.  When appropriate, the 

committee shall make recommendations to modify these plans as needed to 

overcome shortfalls or to make improvements to the existing plans.  The 

recommendations shall be submitted to Ada County Development Services for 

review and approval.  Recommendations to modify any of the aforementioned 

plans shall be submitted on the appropriate application form and with the 

appropriate application fee at the time of submittal. 

The Board finds that no specific action is required to satisfy this condition because 

it is a term of approval. 

3. For a planned community; the area encompassed by the final plat, together with any 

previously approved plats, is a self-supporting unit. 

The Board finds as evidenced in the record that the area encompassed by the final plat 

for Avimor Subdivision No. 5 along with other previously approved plats is a self-

supporting unit. 

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 Board concludes that Project No. 201504177 S complies with Section 50-1308 of the 

Idaho State Code. 

2. The Board concludes that Project No. 201504177 S complies with Section 8-6-5B of the Ada 

County Code. 
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