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TO: BOARD OF ADA COUNTY COMMISSIONERS 

 

HEARING DATE: December 14, 2016 

STAFF:  Brent Danielson, AICP, Associate Planner 

PROJECT NO.: 201601397 S-PR 

APPLICANT: Shem Steppe 

INTRODUCTION 

A preliminary plat for a three (3) lot subdivision along with an application for a private road.  
The property contains 16.828 acres and is located at 2525 N. Brandon Road in Section 5, T. 4N, 
R. 1W. 

EXECUTIVE SUMMARY 

The applicant is requesting approval of a preliminary plat for a three (3) lot residential 
subdivision on 16.828 acres in the Rural-Urban Transition (RUT) District.  The lots range in size 
from 5.01 acres to 6.81 acres.  A private road will provide frontage and access to Lots 2 and 3 of 
the proposed subdivision.  Lot 1 of the subdivision will have frontage and access onto N. 
Brandon Road, which is a public street. 

Susan Ward a neighbor to the subdivision testified at the Commission’s hearing with concerns 
that the proposed subdivision and private road would adversely affect her.  Her first concern was 
that the subdivision would restrict their irrigation water as they feel they have been short of 
water.  The applicant stated in her testimony that the Ward’s do not have enough water shares to 
farm their property.  The second concern was that the private road was adjacent to her property 
line.  The proposed private road will follow the existing driveway on the subject property.  The 
applicant indicated that the proposed location of the private road is the best location as the 
underground utilities will be in the private road and it is the best option for farming the property. 

At the time the staff report was written the following agencies have provided comments:  Ada 
County Building Official, Central District Health Department, Star Fire District, Ada County 
Engineer, Farmers Union Ditch Company, Idaho Department of Environmental Quality (DEQ), 
and the Ada County Highway District (ACHD).   

The Ada County Building Official replied in Exhibits #20 and #36 that the Building Division has 
no objection to the proposed private road and subdivision application; however, the applicant 
should be aware that building permits will be required for structures to be constructed on the new 
parcels.   
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The Central District Health Department responded in Exhibits #21 and #38 that they will require 
application, fee, test holes for any lot on septic if city sewer is not available and a full engineer 
report.   

The Star Fire District stated in Exhibit #22 that the proposed development satisfies their 
requirements.   

The Ada County Engineer replied with the following comments and conditions in Exhibits #23 
and #39:  The proposed private road and turn around are acceptable.  The proposed private road 
typical section shows 6” of 2” gravel.  The private road standards have been revised to 6” of ¾” 
minus crushed gravel.  The applicant can use whichever they prefer.  Proposed Lot 1, Block 1 is 
subject to a Shared Access easement per the recorded plat of Rusty Spur Subdivision #3.  Clarify 
whether this access point will be relinquished in order to have the new driveway location 150’ 
south.  Suggest showing said proposed driveway access location on the preplat.  Note #3 on the 
preplat states in part “All Lots shall have individual domestic wells….” However, the Detailed 
Letter states that Lots 1 and 3 Block 1 will receive domestic water service from Star Sewer and 
Water District, please clarify.  The preplat should show descriptions of all “Found…” 
monuments (PLS#, No Cap, etc.), and should list the instrument numbers of the most current 
CP&F record on file for any land corners shown.  Please revise accordingly.  The natural features 
map, and the first preplat submitted, shows a ditch running E/W across Lots 1 and 2, Block 1.  
Please coordinate with the area irrigation district and provide confirmation as to whether an 
easement needs to be granted to protect said ditch, depending on its use/purpose.  All ACHD and 
local Fire District requirements and/or Conditions of Approval for the private road and turn 
around shall be met.  Natural drainage patterns through the site shall be maintained.  Applicant 
shall notify the County Engineer when construction on the project is completed, to schedule a 
Final Inspection of the improvements.  The applicant has told staff that the lots will be served by 
individual wells and will not receive domestic water service from the Star Sewer and Water 
District. 

The Farmers Union Ditch Company responded with the following comments in Exhibit #24:  
Water delivery to the property is from the HRM lateral, a lateral ditch out of the Farmers Union 
main canal.  As such approval of the HRM lateral must be obtained by the applicant for any 
change in the manner or location irrigation water is delivered to the property.  A homeowners 
association should be formed to hold the water share certificates; to oversee irrigation water 
delivery to the subdivision; and, for payment of assessments and continuity of communication.  
Pursuant to Idaho law, the written permission of the HRM lateral must be obtained before any of 
its ditches or canals are buried in irrigation pipe by the landowner.  No change in the place of use 
of the water is allowed unless approved by Farmers Union. 

The Idaho Department of Environmental Quality in Exhibits #25 and #37 provided general 
comments regarding air quality, wastewater and recycled water, drinking water, surface water, 
and hazardous waste and ground water contamination. 

The Ada County Highway District (ACHD) replied in Exhibit #30 with site-specific 
requirements and conditions of approval.  The applicant is required to pave the private roadway a 
minimum of 20 to 24 feet wide and at least 30 feet into the site beyond the edge of pavement of 
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all public streets and install pavement tapers with 15 foot curb radii abutting the existing roadway 
edge.  The applicant will need to submit a Driveway Approach Permit to ACHD for Lot 1. 

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 voted at their 
October 6, 2016 public hearing to recommend approval of Project #201601397 S-PR to the 
Board. 

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

EXHIBIT LIST – PROJECT NO.: 201601397 S-PR 

1 Preapplication Conference Notes.  6 pages. 

2 Subdivision Name Request.  1 page. 

3 Master Application Form.  2 pages. 

4 Preliminary Plat Checklist.  3 pages. 

5 Private Road Checklist.  2 pages. 

6 Detailed Letter. 1 page. 

7 Preliminary Plat. 1 page. 

8 Natural Features Analysis.  1 page. 

9 Legal Description. 1 page. 

10 Irrigation Plan. 1 page. 

11 Private Road Maintenance Agreement. 1 page. 

12 Ada County Assessor’s Street Name Review Application.  1 page. 

13 Neighborhood Meeting Certification Form.  3 pages. 

14 Deed. 3 pages. 

15 Vicinity Map. 1 page. 

16 Aerial Map. 1 page. 

17 Large Aerial Map. 1 page. 

18 Agency Transmittal. 2 pages. 

19 Submittal Letter to Shem & Susan Steppe dated August 19, 2016.  1 page. 

20 Memorandum from the Ada County Building Official dated August 19, 2016.  1 
page. 
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21 Agency Response from the Central District Health Department dated August 19, 
2016.  1 page. 

22 Agency Response from the Star Fire District dated August 22, 2016.  1 page. 

23 Memorandum from the Ada County Engineer received on August 30, 2016.  2 
pages. 

24 Agency Response from the Farmers Union Ditch Company dated August 31, 
2016.  1 page. 

25 Agency Response from the Idaho Department of Environmental Quality dated 
September 2, 2016.  4 pages. 

26 Radius Map. 1 page. 

27 Mailing List. 1 page. 

28 Radius Notice. 1 page. 

29 Legal Notice of Public Hearing published on September 13, 2016.  2 pages. 

30 Agency Response from the Ada County Highway District dated September 15, 
2016.  14 pages. 

31 Sign Posting Certification Form and Photos. 6 pages. 

32 Applicant’s PowerPoint Presentation at the Ada County Planning & Zoning 
Commission’s October 6, 2016 public hearing.  47 pages. 

33 Letter from Sam Rosti submitted at the October 6, 2016 public hearing. 1 page. 

34 Agency Transmittal. 2 pages. 

35 Action Letter dated October 12, 2016 to Shem & Susan Steppe. 1 page. 

36 Memorandum from the Ada County Building Official dated October 17, 2016.  1 
page. 

37 Agency Response from the Idaho Department of Environmental Quality dated 
October 26, 2016.  4 pages. 

38 Agency Response from the Central District Health Department dated October 27, 
2016.  1 page. 

39 Memorandum from the Ada County Engineer received on November 2, 2016.  4 
pages. 

40 Radius Map. 1 page. 

41 Mailing List. 1 page. 

42 Radius Notice. 1 page. 

43 Legal Notice of Public Hearing published on November 22, 2016. 1 page. 

44 Sign Posting Certification Form.  4 pages. 
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