PLANNING AND DEVELOPMENT SERVICES

5500 S 5t Ave | Pocatello, Idaho 83204 | 208.236.7230 | www.bannockcounty.us

AGENDA
BANNOCK COUNTY
PLANNING & DEVELOPMENT COUNCIL MEETING
FEBRUARY 19, 2025 — 5:15 PM

The public meeting will be held in Conference Room 1, Office of Planning and Development
Services, 5500 S 5™ Ave, Pocatello, ID 83204.

Any citizen who wishes to address the Council, must first complete a sign-up sheet and give
their name and address for the record. If a citizen wishes to read documentation of any sort to
the Council, they must have a copy available to submit as part of the record. There will be a
three (3) minute time limitation for presentations by citizens. The purpose of this agenda is to
assist the Council and interested citizens in the conduct of this public meeting. Citizens should
examine the agenda for the item of their interest. However, citizens are advised that only
Public Hearings allow for public comment during the discussion / consideration process.
Citizens have an opportunity to be heard by the Council if the item meets the criteria as
described in the agenda. You must sign in at the start of the meeting to be recognized.

RECESS: The Council Chair or Vice Chair may call a recess, as they deem necessary, to allow
Council members and participants a brief rest period.

Bannock County complies with requirements of the Americans with Disabilities Act. Special
accommodations can be provided with three (3) days advance notice by calling 208.236.7230,
emailing development@bannockcounty.gov, or coming into the office.

AGENDA ITEM NO. 1. ROLL CALL AND DISCLOSURE OF CONFLICT OF
INTEREST — EX-PARTE COMMUNICATION AND
SITE VISIT
Disclose any communication, including who was there and
the basic substance of conversation. Disclose if a site visit
was made, location(s) of the site visit and what was seen.

AGENDA ITEM NO. 2. PRELIMINARY BUSINESS
a) Agenda Clarification and Approval (Action Item)
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PLANNING & DEVELOPMENT COUNCIL MEETING
FEBRUARY 19, 2025

AGENDA ITEM NO. 3. APPROVAL OF MINUTES (ACTION ITEM)
a) November 20, 2024

PUBLIC HEARING ITEMS
(The procedure used for conducting the public hearings is at the end of this agenda.)

AGENDA ITEM NO. 4. CONDITIONAL USE PERMIT - CAMPGROUND:
Christian Kobus petitions for a conditional use permit to
create a 30-spot campground, on approximately 5 acres.
The affected property is known as parcel RPRRIFLoo1300
and is currently unaddressed. Proposed hours of operation
are 24 hours, seven days a week; a private well and septic
are being proposed. At the hearing, the Council shall
evaluate the proposed use against criteria established in
§530 of the Zoning Ordinance. Type of action: Decision.
(ACTION ITEM)

AGENDA ITEM NO. 5. CONDITIONAL USE PERMIT - CAMPGROUND:
Martin Sanders petitions for a conditional use permit to
create a giftshop and a 25-spot campground, on
approximately 6 acres. The affected property is known as
parcel RPRRIFLoo1200 and is currently unaddressed.
Proposed hours of operation for the campground are 24
hours, seven days a week; a private well and septic are
being proposed. Proposed hours of operation for the gift
shop to be gAM to 5PM. At the hearing, the Council shall
evaluate the proposed use against criteria established in
§530 of the Zoning Ordinance. Type of action: Decision.
(ACTION ITEM)

AGENDA ITEM NO. 6. COMPREHENSIVE PLAN ADOPTION:
Bannock County proposes to adopt a new Comprehensive
Plan. In accordance with State Code 67-6509, the Planning
and Development Council shall conduct at least one public
hearing to recommend material change to the Plan. Type
of action: Recommendation to County Commissioners.
(ACTION ITEM)

AGENDA ITEM NO. 7. ORDINANCE CHANGE - SEDIMENT AND EROSION
CONTROL ORDINANCE TEXT CHANGE: Bannock County
proposes textual changes to section 410 Erosion Control
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Permits, in accordance with Idaho Code. Type of action:
Recommendation to County Commissioners.
(ACTION ITEM)

BUSINESS ITEMS

AGENDA ITEM NO. 8. PRELIMINARY PLAT APPROVAL — PEPPERGRASS POINT
SUBDIVISION: Jose Nava requests preliminary plat
approval for tax parcels RPRRWH4000600,
RPRRWH4000500, and RPRRWH4000400 in accordance
with procedures and standards established in the
Subdivision and Zoning Ordinances. Type of action:
Decision.

(ACTION ITEM)

AGENDA ITEM NO. 9. CONDITIONAL USE PERMIT — GRAVEL PIT:
Coleman Horrocks requests to open a new phase of an
existing gravel pit, according to the original findings,
conclusion and decision of the Conditional Use Permit.
Type of action: Decision.
(ACTION ITEM)

AGENDA ITEM NO. 10. ITEMS OF INTEREST
a) Update on recommendations to Commissioners
b) Discussion of upcoming hearing items
¢) Announcements

AGENDA ITEM NO. 11. CITIZEN COMMENTS
This time has been set aside to hear items from the
audience, not listed on the agenda. Iltems which appeared
somewhere else on the agenda will not be discussed at
this time. The Council is not allowed to take any official
action at this meeting on matters brought forward under
this agenda item. You must sign in at the start of the
meeting in order to be recognized. Note: Total time
allotted for this item is fifteen (15) minutes, with a
maximum of three (3) minutes per speaker.
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PLANNING & DEVELOPMENT COUNCIL MEETING
FEBRUARY 19, 2025

AGENDA ITEM NO. 12. WORK SESSION
a) Council By-Laws

AGENDA ITEM NO. 13. ADJOURN

The application for each item will be available to the public by request at Planning and
Development Services office and on the department’s website at
www.bannockcounty.us/planning. Written testimony of fewer than two (2) pages must be
received by the Planning and Development Services office no later than February 11, 2025.
Written testimony may also be sent to development@bannockcounty.gov. Any written
testimony not received by the deadline must be brought to the council meeting and presented
at the public hearing. All submitted testimony shall be considered public record.
Discriminatory testimony shall not be permitted. Written testimony must comply with
standards established in §560.7 of the Bannock County Zoning Ordinance.

PUBLIC HEARING PROCEDURE

A presentation is made by the applicant.
An explanation of the subject of the hearing is presented by the Planning and
Development Service staff. (No time limit)

3. Testimony is given by the audience in favor of the proposal and then neutral on the
proposal and against the proposal. Questioning of the participants, and rebuttals are
entertained by the Planning and Development Council

4. The applicant may rebut the arguments offered by the opposition.

5. The Planning and Development Council discusses the hearing subject; they may direct
questions to the staff, the applicant and the audience during this stage of the hearing
process.

6. The hearing is closed to oral testimony from the applicant and the audience. The
hearing process is concluded.

The Council accepts oral testimony and may accept limited written testimony from those in
attendance, but only if the parties have filled out the testimony sign-in sheet. If you have
submitted written testimony as part of the packet, you cannot also give an oral testimony
unless it is to read the written testimony into the record. In order to keep a clear audio
recording of this hearing, when testifying, a person must come to the podium and state their
full name and address. Comments will not be accepted from the audience seats and
discriminatory testimony shall not be permitted. There shall be no booing, hissing, or cheering.

Page 4 of 4
*Agenda is subject to change up to 48 hours before the meeting
Bannock County Planning & Development Council
February 19, 2025
Page 4 of 313


http://www.bannockcounty.us/planning

AGENDA ITEM NO. 3
Approval of Minutes

Bannock County Planning & Development Council
February 19, 2025
Page 5 of 313



BANNOCK COUNTY PLANNING AND DEVELOPMENT COUNCIL

DRAFT MEETING MINUTES | November 20, 2024

BANNOCK COUNTY STAFF PRESENT: Hal Jensen, Planning Director, Tristan Bourquin, Assistant
Planning Director; Annie Hughes Williams, Zoning Planner; Marj Williams, Management
Assistant; Kiel Burmester, Road and Bridge Director.

Stewart Ward calls the meeting to order at 5:15 p.m.

1. ROLL CALL AND DISCLOSURE OF CONFLICTS OF INTEREST:

Present Council Members: Stewart Ward, Chad Selleneit, Molly Dimick, and Krystal Madsen.
Steward Ward recused himself from Agenda Item #4.

Excused/Absent Council Members: Edward Ulrich.

2. PRELIMINARY BUSINESS:

AGENDA CLARIFICATION AND APPROVAL

Hal Jensen, Planning Director, you have an item that you need to act on, on the agenda, for your
meeting schedule, for this year, outside of that there are no changes recommended to the
agenda.

Madsen makes a motion to approve agenda. Selleneit seconds. All in favor.
Ward, 2025 Meeting Schedule, we need to approve unless there is anything we want to change.

Tristan Bourquin, Assistant Planning Director, this year was the first year that we did not have a
December meeting. Every year we did not have enough applications to do a December meeting
and it is hard to get a quorum in December with the holidays. It worked out for this year so we
stuck with that same theme for this upcoming year.

Madsen makes a motion to accept the 2025 Meeting Schedule. Selleneit seconds. All in favor.
3. APPROVAL OF MINUTES
Madsen makes a motion to approve the June 5, 2024, and June 19, 2024, meeting minutes.

Selleniet seconds. All in favor.
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4. PUBLIC HEARING ITEM: TRANSFER OF DEVELOPMENT RIGHTS
Ward designated Selleniet as vice chair for Agenda Item #4.
Selleniet makes a motion to open public hearing. Madsen seconds.

Justin Tobias, 14469 Smith Canyon Road, Lava Hot Springs, ID. | am here to answer any questions,
but it should be pretty straight forward. | am here to transfer one development right from parcel
RPR4263014100 to parcel RPR4225003515. This transfer is within the County’s regulations and
guidelines. | bought the 79.93-acre parcel in June of this year and | completed a parcel
determination on that piece of property. | was looking at another 4-acre piece that was for sale
about a year ago and | remembered the guy saying if you can find an Ag property, you may be
able to transfer the Ag building right to this property.

| bought the 4.32 acres about a week after | bought the 79.93-acre lot. | did a parcel
determination on the 4.32 acres and it does not have a development right and that is why | am
here tonight to transfer the development right. Both parcels are in the Ag zone of Bannock
County. | own both parcels and hired Dioptra to do the survey for me. | am in this about
$7,000.00. Both properties are surveyed and the meets and bounds are going to be there.

The 79.93-acre piece is bordered by 3,400 acres of BLM ground and thousands of acres of other
farm ground. Currently, around 25 percent of this piece is being dry farmed. It is a sloped
property and building on it is doable, but would disturb a lot of vegetarian. Property is vital to
wild life and is home to elk, deer, cougar, bobcat, sage grouse, sharp-tail grouse, chucker’s, and
pheasants. It is also wintering ground for all of the above.

The receiving property is a 4.32 that already has homes adjacent to it and therefore should be
considered a building lot. Justin also transferred seven (7) irrigation rights which have been paid
for and transferred in his name. There is a pressurized irrigation at the top of the lot and it is
good to go. The lot already has a perfectly leveled building area in the middle half of the lot. It
also has a fully maintained county paved road. The electrical box is on site. It would meet all the
setbacks required in the Ag zone.

The building right would preserve wildlife habitat and watering grounds on the 79.93-acre piece,
soil erosion, and keep and protect the open space.

III

Selleniet, “just so | understand, the 4-acre parcel is also zoned agricultura
Justin Tobias, “correct.”
STAFF REPORT

Tristan Bourquin, Assistant Planning Director, you have had the staff report for a week now. Since
this is a newer application for the three of you, | will do a more detailed staff report. There are
five (5) criteria’s for approval of a transfer of development rights and those are outlined in the
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ordinance and Idaho Code. Standards for granting a transfer of development rights are as
follows:

1. The transfer of development rights is wholly voluntary. Staff Findings: As stated by the
owner, this transfer of development rights is voluntary.

2. The ‘sending’ and ‘receiving’ properties are within the Agricultural zone. Staff Findings:
Both parcels are currently zoned Agricultural.

3. The ‘receiving’ property meets all the requirements for development as outlined in
Bannock County Ordinance. Staff Findings: The receiving property has no development
right since it does not meet the density requirement of the Agricultural zone; however, if
the development right is transferred, all other development standards can be met.

4, The ‘sending’ property qualifies for a building permit. Staff Findings: The sending property
meets the density requirements of the Agricultural zone and can be built on in its
undivided state.

5. The transfer of the right from the ‘sending’ property would preserve prime farm ground,
eliminate residential structures in undesirable locations including floodplains and steep
slopes, would preserve open space, or preserve land that is critical to wildlife habitat.
Staff Findings: The sending parcel is in an area of steep slopes with several natural
drainage ways. Transferring a development right from this parcel would help to preserve
open space, wildlife habitat areas, and steep slopes. The receiving parcel has access from
a countymaintained road, allowing for development in a more desirable location. This
parcel is also located in a clustered residential area where other transfers of development
rights have occurred.

Tristan Bourquin, Assistant Planning Director, “do you have any questions for me?”

Selleniet, “I know where these 80 acres are and even though it has building rights, it will probably
never be built on.

Tristan Bourquin, Assistant Planning Director, “it is pretty steep slopes, doesn’t have easy access,
it would be pretty difficult to build there.”

Madsen, “l have a question about the density requirements and the 40-acre requirement. The
one dwelling per 40 acres.

Tristan Bourquin, Assistant Planning Director, “when it comes to a transfer of development rights,
you have to look at the whole picture. Several of those parcels that are up Smith Canyon are also
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there because of a transfer of development rights. When you take 40 acres, you take that
development right away and move it over here. Your overall density is still one (1) dwelling per
40 acres, but now you have a bunch of open ground to farm, timber, keep for wildlife habitat and
all of your houses are clustered toward the road where there is easier access and you are not
disturbing a bunch of farm ground or wildlife habitat.”

PUBLIC TESTIMONY

Anyone in Favor: None.
Anyone Neutral: None.
Anyone Against: Does anyone want to read their letter into the record?

Bryan Grant, 8987 S. Bob Smith Road, Lava Hot Springs, ID. Bryan read his letter to Bannock
County opposing the transfer of development rights.

Maggie Stewart, 8574 S. Bob Smith Road, Lava Hot Springs, ID. Maggie read her letter to Bannock
County opposing the transfer of development rights. Maggie indicated that all the acres around
them were 10-acre parcels.

Justin Tobias, “they are not all 10-acre pieces.” There are houses on 4-acre pieces all around it.

Tristan Bourquin, Assistant Planning Director, “for the record, we are not bantering back and
forth.”

Justin Tobias, 14469 Smith Canyon Road, Lava Hot Springs, ID. “Next door to me is Debra
Gambrell, 4.99 acres, down on the corner Mark Madsen has a home on 4.99 acres, Bryan Fuell
down on the corner, 6.00 acres. | wanted to clarify that they are not all 10-acre pieces. |am a
planning commissioner and no one likes to see growth, but it is going to happen.”

DISCUSSION

Selleniet, “I get the transfer of the building to this other lot, but not everyone has 80 acres that
they can transfer to a 4-acre parcel. This probably cannot happen that many times. If it meets
its density requirements, then | am stuck there.”

FINDINGS

1. The transfer of development rights is wholly voluntary.
As stated by the owner, this is a voluntary transfer and he owns both parcels.
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The 'sending' and 'receiving' properties are within the Agricultural zone.
Both parcels are within the Agricultural zone, as stated by the applicant and confirmed
through Bannock County zoning maps.

The ‘receiving’ property does meet all of the requirements for development as outlined in
Bannock County Ordinance.

This request meets the density requirements of the zoning ordinance because 40 acres will
be preserved through this transfer. Since this parcel is 4.3 acres, it also meets the minimum
lot size requirement.

The 'sending' property does qualify for a building permit.
The parcel is 80 acres and qualifies for a building permit according to the parcel determination
submitted on the sending property.

The transfer of the right from the 'sending' property would preserve prime farm ground,
eliminate residential structures in undesirable locations including floodplains and steep
slopes, would preserve open space, or preserve land that is critical to wildlife habitat.

The sending property is located in a wildlife habitat area, is currently being farmed, and
contains steep slopes, as shown on Bannock County zoning maps. The receiving property has
access to a county road, allowing for building in a more desirable location.

Madsen, based upon these Findings of Fact and Conclusions of Law contained in this
document, the Council recommends approval to the Board of County Commissioners the
request by Justin Tobias, to transfer development rights. Selleniet seconds.

Roll call. Selleniet —yes. Dimick — yes. Madsen — yes.

Motion to approve passes 3-0.

Selleniet makes motion to close public hearing at 6:00 p.m. Madsen seconds. All in favor.

5. BUSINESS ITEM: PRELIMINARY PLAT APPROVAL

Jose Nava, 1290 Mountain West Drive, Pocatello, ID. Jose Nava proposes an amendment to Mink
Creek Meadows Subdivision for the purpose of adjusting a lot line.

Jose Nava would like to strike staff report recommendation No. 1. Asphalt approach from
Pheasant Drive to be installed by developer at Final Plat.

Jose Nava agrees with the following staff report recommendations:

2. Slope analysis shall be completed to determine slope grades and provided at final plat.

3. 20’ utility easement along Patton Drive to be labeled as “Public Utility Easement.”
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4. CC&R’s shall reference new subdivision name.
FINDINGS

1. The preliminary plat is in conformance with the Bannock County Planning and
Development Council’s approved Concept Plan, all applicable provisions of the Bannock
County Subdivision Ordinance, other County Codes and Ordinances, and Idaho Code.
There have been no changes from Concept to Preliminary. All ordinances and codes
have been met through this process.

2. The street plan for the proposed subdivision will permit its development in accordance
with the Bannock County Subdivision Ordinance.
There are no new streets proposed and access to both parcels will approach currently
dedicated road. Since this is a lot line adjustment, this criterion is not applicable.

3. The street plan for the proposed subdivision will permit the development of adjoining
land by providing access to that land by right of way dedicated to the County, or a
developed street to the property boundary.

There are no new streets proposed and access to both parcels will approach currently
dedicated road. Since this is a lot line adjustment, this criterion is not applicable.

4. Lot lines and roads do relate to land shapes and existing development.
All roads and lot lines are existing and the adjustment is minor.

CONDITIONS

1. 20’ utility easement along Patton Drive to be labeled as “Public Utility Easement.”
2. CC&Rs shall reference new subdivision name.

Selleniet, based on the record and the discussion this evening, | move to approve the request for
the preliminary plat of Shadow Ridge Estates, as described in the application materials as
supplemented with additional information attached in the staff report and to adopt the proposed
findings and order for signature by the Chair or Vice-Chair with the following conditions:

1. 20’ utility easement along Patton Drive to be labeled as “Public Utility Easement.”
2. CC&Rs shall reference new subdivision name.

Dimick seconds.

Roll call. Ward —vyes. Selleniet — yes. Dimick — yes. Madsen — yes.
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Motion to approve passes 4-0.

6. ITEMS OF INTEREST

Hal Jensen, Planning Director, we are going to be doing two (2) potential hearings in January if
we can make your schedules work, specifically for the gravel pit that has been rescheduled.

Tristan Bourquin, Assistant Planning Director, “Molly are you available for hearings on January
15 and January 16, 2025?”

Dimick is available for both hearing dates.

7. CITIZEN COMMENTS
None.

8. MEETING ADJOURNED

The public meeting was held in Conference Room 1, Office of Planning and Development Services,
5500 S 5th Ave, Pocatello, ID 83204.

Page 7 of 7
BANNOCK COUNTY PLANNING & DEVELOPMENT
COUNCIL DRAFT Meeting Minutes |November 20, 2024

Bannock County Planning & Development Council
February 19, 2025
Page 12 of 313



PUBLIC HEARING ITEMS

Bannock County Planning & Development Council
February 19, 2025
Page 13 of 313



AGENDA ITEM NO. 4
Conditional Use Permit:

Campground — Christian Kobus

Bannock County Planning & Development Council
February 19, 2025
Page 14 of 313



PLANNING AND DEVELOPMENT SERVICES

5500 S 5t Ave | Pocatello, Idaho 83204 | 208.236.7230 | www.bannockcounty.us

CONDITIONAL USE PERMIT
PUBLIC HEARING: February 19, 2025
STAFF REPORT

FILE #: CUP-25-1
LOCATION: RPRRIFLoo1300, currently unaddressed

APPLICANT/OWNER:
Christian Kobus

9022 W Pocatello Creek Road
Pocatello, ID 83201

RECOMMENDATION: Staff recommends one of the following:

e Denial, or;
e Approval with the following conditions:

. Allfire pits will be installed in accordance with Lava Rural Fire District.

2. Adequate trash collection and disposal for the campground will be provided by the
owner.

3. Prior to campground opening, N Grouse Circle must meet private road standards,
according to the Bannock County Highway Standards & Roadway Development
Procedures.

4. Alltiny homes must meet the standards of a recreational vehicle (RV), according to the
Idaho Department of Motor Vehicles.

5. Permanent or portable restrooms are required while campground is open.

6. The number of restrooms required shall be reviewed and approved by Southeastern
Idaho Public Health.

7. Quiet hours will be from g:00pm — 6:00am.

Council may wish to add additional conditions as needed.

REQUEST & BACKGROUND: Christian Kobus petitions for a conditional use permit to create a
30-spot campground, on approximately 5 acres. Proposed hours of operation are 24 hours,
seven days a week; a private well and septic are being proposed.

SITE CHARACTERISTICS AND ZONING:
ZONING: Recreation
PROPERTY SIZE: ~ 5 acres

VIEWS: The property is visible from N Grouse Circle
EXISTING STRUCTURES: None

STAFF REPORT
CONDITIONAL USE PERMIT- Kobus
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SURROUNDING LAND USES AND ZONING

NORTH: Recreational uses and bare ground and is designated as Recreation on the zoning map.
EAST: Primarily bare ground and is designated as Recreation on the zoning map.

SOUTH: Primarily bare ground and is designated as Recreation on the zoning map.

WEST: Primarily bare ground and is designated as Recreation on the zoning map.

APPLICABLE LAWS AND PLANS:
1. Idaho Code §67-6512, SPECIAL USE PERMITS, CONDITIONS, AND PROCEDURES
2. Bannock County Zoning Ordinance, 1998-1, specifically:
a. §340 RECREATION DISTRICT
b. §395 USE REGULATIONS SUMMARY
c. §530 CONDITIONAL USE

SITE MAP

STAFF REPORT
CONDITIONAL USE PERMIT - Kobus
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ZONING MAP

CONDITIONAL USES (ZONING ORDINANCE §530)

A conditional use may be granted to an applicant if the proposed use is otherwise prohibited by
the terms of the ordinance, but may be allowed with conditions under specific provisions of the
ordinance and when it is not in conflict with the comprehensive plan.

STANDARDS FOR APPROVING A CONDITIONAL USE PERMIT (ZONING ORDINANCE
§530.6)

The Planning and Development Council may grant a conditional use permit if it makes
affirmative findings on each of the following standards:

A. The proposed use would not adversely affect surrounding properties to a materially
greater extent than would a permitted use in the district.

STAFF REPORT
CONDITIONAL USE PERMIT - Kobus
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Staff Findings of Fact
All surrounding parcels are currently zoned recreation and the majority are bare ground.

Permitted uses in the Recreation Zoning District include, but are not limited to, outdoor
recreational uses, such as skiing, tennis, stables, and golf courses, single family
dwellings, home occupations, churches, and day cares up to six children. The Council
should review these uses to determine whether this proposed use would adversely affect
surrounding properties to a materially greater extent than would a permitted use in the
district.

. The proposed use would not cause an undue disruption of travel or an extraordinary
increase in the volume of traffic in the vicinity of the proposed use.

Staff Findings of Fact

The campground will be placed at the end of the cul-de-sac on a private drive. There
would be a minor increase in traffic along this route, specifically during the camping
season.

. The proposed use would not damage the public health, safety, or general welfare
within its vicinity, or be materially injurious to properties or improvements in the
vicinity.

Staff Findings of Fact

All surrounding parcels are currently zoned recreation and the majority are bare ground.
All sites will be maintained by the applicant and adequate facilities will be provided at no
cost to the public.

. The proposed use would be consistent with the goals and policies of the
Comprehensive Plan.

Staff Findings
Staff has identified the following applicable goals and policies (others may be identified

by the Council):
The Bannock County Comprehensive Plan states:

Objective 1.5: Ensure that the County’s land use policies and regulations do not
violate private property rights.

Policy 1.5.2: Ensure land use actions, decisions and regulations align with
the County’s responsibility to protect public health, safety, and welfare.

Objective 2.2: Support efforts to increase economic benefits from recreation.
Policy 2.2.3: Actively promote recreation and tourism to ensure long-term

STAFF REPORT
CONDITIONAL USE PERMIT - Kobus
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growth of the industry for the benefit of County residents, visitors, and
taxpayers.

Objective 4.1: Ensure County functions, policies and services support economic
development efforts.

E. The proposed use would be designed to be as compatible in terms of building height,
bulk, scale, setbacks, open spaces, and landscaping with adjacent uses as is practical.

Staff Findings of Fact

The application proposes a future restroom facility which will be required to meet all
setbacks and building code requirements. All setbacks and landscaping requirements
will be met and addressed at the time development of the use occurs.

IDAHO CODE REGARDING CONDITIONAL USE PERMITS

IC 67-6512(a): Denial of a special use permit or approval of a special use permit with conditions
unacceptable to the landowner may be subject to the regulatory taking analysis provided for by
section 67-8003, Idaho Code, consistent with requirements established thereby.

IC 67-6512(e): Prior to granting a special use permit, studies may be required of the social,
economic, fiscal, and environmental effects and any aviation hazard as defined in section 21-
501(2), Idaho Code, of the proposed special use. A special use permit shall not be considered as
establishing a binding precedent to grant other special use permits. A special use permit is not
transferable from one (1) parcel of land to another.

AGENCY COMMENTS:
e Southeast Idaho Public Health
e Department of Environmental Quality

PUBLIC COMMENTS:
e Candy and Lynden Symons

REPORT BY: REPORTED DATE: February 12, 2025
Tristan Bourquin, Assistant Director *Staff comments in this report are based
tristanb@bannockcounty.gov solely upon evidence available at the time of
208-236-7230 the report. Additional information may be

brought to light at or before the hearing.

EXHIBITS:
1. Application and site plan
2. Applicable Laws (on file with Staff)
3. Evidence of Notices (on file with Staff)
4. Agency/Public Comments (if any)

STAFF REPORT
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2/6/25, 11:31 AM

Bannock County, ID

CUP-25-1

February 6, 2025

CUP-25-1 Primary Location Applicant
Conditional Use Permit 00 & Christian Kobus
Status: Active Rural Subs, ID 832012112 J
Submitted On: 1/16/2025 @ .
Owner
A 9022 W Pocatello Cr Rd
Christian D Kobus

Pocatello, Idaho 83201
W Pocatello Cr Rd 9022 W

Pocatello Cr Rd POCATELLO,
ID 83201

Conditional Use Permit

Parcel #*

RPRRIFLO0O1300

Zoning*

Recreational

Please describe your project.*

Small campground with RV parking for 15 units, 5 tent sights and 10 Tiny homes
on wheels (for vacation rentals)

What product or service are you providing?*

Camping area: for vacationing travelers with RVs and travelers that need
overnight accomodations. Tiny homes (on wheels) will be designed to reflect a
western theme and look.

Proposed hours of operation Proposed days of the week operation will be in use

24 hrs: with check out time at 11lam;
check in time 2pm; QUIET HOURS are
9pm-6am

7 days a week

Bannock County Planning & Development Council
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2/6/25, 11:31 AM

Method for Handling Waste

trash receptacles to contain waste any
waste

Equipment and Machinery Use

some heavy equipment for initial
development of road access, parking
pads and additional parking area

Sewage Disposal

Private

If yes, describe:

*future* restroom facility (minimal) with
showers

Vehicles Used in Operation:

1-2 vehicles may be needed

Daily One-Way Vehicle Trips, Including Employees,
Deliveries, etc.

not determined as of yet

Standards for Approval

CUP-25-1

Proposed number of employees

2

Water Supply

Private

Will New Buildings be Required?

Yes

Will Existing Buildings be Utilized?
No

Will there be any emissions, such as smoke, dust,
etc.?

limited dust from graveled roadway and
parking areas, pad sites: small campfire
in designated round metal containment
rings

Please address how your request meets each of the following standards for approval:

Bannock County Planning & Development Council
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2/6/25, 11:31 AM CUP-25-1

Narrative addressing how your application meets criterion 1: The proposed use would not adversely affect
surrounding properties to a materially greater extent than would a permitted use in the district.*

Correct: Yurt camping on adjacent lot (north) of my property. RV parked on lot
(east) of my property

Narrative addressing how your application meets criterion 2: The proposed use would not cause an undue
disruption of travel or an extraordinary increase in the volume of traffic in the vicinity of the proposed use.*

Correct: Low intermittent disruption, if any, due to recreators set-up/take-down
of RVs/tents at arrival and departure

Narrative addressing how your application meets criterion 3: The proposed use would not damage the public
health, safety, or general welfare within its vicinity, or be materially injurious to properties or improvements in
the vicinity.*

Correct: Simple camping in provided tiny homes(on wheels) and/or RV/tent

Narrative addressing how your application meets criterion 4: The proposed use would be consistent with the
goals and policies of the comprehensive plan of the county.*

Correct: Will provide an area, slightly more rural than the clusters of camp sights
in and around the town site of Lava Hot Springs, and to accomodate overnight
and overflow visitors from the Lava and Soda Springs area

Narrative addressing how your application meets criterion 5: The proposed use would be designed to be as
compatible in terms of building height, bulk, scale, setbacks, open spaces and landscaping with adjacent uses
as is practical.*

Correct: There will still be ample open space and any setbacks will be well within
the property boundries and will not be an issue with the proposed plan. Trees for
beautification and shade will be added over time, as well as, minor landscaping
with rocks, boulders for erosion control

Bannock County Planning & Development Council
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2/6/25, 11:31 AM CUP-25-1

Acknowledgement

Electronic Signature [Typed Name of Applicant]* Date*
Christian D Kobus 01/06/2025

Bannock County Planning & Development Council
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444 Hospital Way #300
Pocatello, ID 83201 ¢ (208) 236-6160

Brad Little, Governor
Jess Byrne, Director

February 10, 2025

Mr. Hal Jensen, Planning Director

Bannock County Office of Planning & Development Services
5500 S. 5" Ave

Pocatello, ID 83204

development@bannockcounty.gov

Subject: Conditional Use Permit — 30-Spot Campground — Kobus

Dear Mr. Jensen:

The Idaho Department of Environmental Quality (DEQ) has reviewed the subject document and
would like to offer the following comments:

The information provided to DEQ was unclear regarding the nature of the drinking water
system and wastewater system for the proposed development.

Regarding drinking water, the applicant should be made aware that a drinking water system
serving 15 or more connections or serving an average of at least 25 individuals for at least 60
days out of the year, regardless of configuration, qualifies as a public drinking water system as
defined in the Idaho Rules for Public Drinking Water Systems (IDAPA 58.01.08). The drinking
water system for a 30-spot campground would very likely qualify as a public drinking water
system based on potential campground population. Public drinking water system requirements
include DEQ review and approval for the source and distribution system, construction
requirements for the source and distribution system, and regular water sampling. The applicant
must contact DEQ to discuss the requirements for owning and operating a public drinking water
system.

For wastewater disposal, if the project is proposing subsurface (septic) disposal, the applicant
must work with Southeast Idaho Public Health District (SIPH) for septic system permitting.

Additionally, public drinking water systems, central septic systems, and septic systems that
exceed 2,500 gallons per day all require that construction plans and specifications must be

Bannock County Planning & Development Council
February 19, 2025
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prepared by a professional engineer and be submitted to DEQ for review and approval prior to
construction in accordance with Idaho Code 39-118.

General recommendations for land development projects are also attached.

If you have questions or comments, please contact me at (208) 236-6160 or via email at
Allan.Johnson@degq.idaho.gov.

Sincerely,

Allan Johnson, P.E.
Regional Engineering Manager
DEQ Pocatello Regional Office

EDMS# 2025AGD638
Attachments: DEQ General Recommendations for Land Development Projects.

c: Katy Bergholm, Regional Administrator, DEQ Pocatello Regional Office
Ken Keller, Environmental Health Director, Southeast Idaho Public Health

Bannock County Planning & Development Council
February 19, 2025
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General Recommendations

The following comments are generally applicable to land development projects or other land use activities
with the potential to cause impacts to ground water, air quality or surface water. DEQ provides this guidance
in lieu of more site-specific comments when information regarding the land use proposal is limited.

Engineering

DEQ recommends consolidation of drinking water and/or wastewater services wherever feasible especially in
areas where ground water used for public drinking water supplies is potentially impacted. DEQ considers the
following alternatives generally more protective of ground water resources than using individual well and
septic systems for each lot, and we recommend that the county require the developer to investigate the
following options:

e Provide either a centralized, community drinking water or centralized community wastewater
system or both, or
e Connect each lot to an existing community drinking water system or to an existing community
wastewater system or both.
In accordance with Idaho Code 39-118, construction plans & specifications prepared by a professional
engineer are required for DEQ review and approval prior to construction if the proposed development is to
be served by either a community drinking water or sewer system. DEQ requires that a water system serving
10 or more connections is constructed and operated in compliance with IDAPA 58.01.08, “Idaho Rules for
Public Drinking Water Systems.”

Air Quality

New emission sources are generally required to follow applicable regulations for permitting or exempting
new sources. These are outlined in the Rules for the control of Air Pollution in Idaho.

Of particular concern is IDAPA 58.01.01.200-228 which establishes uniform procedures and requirements for
the issuance of “Permits to Construct”.

Sections 58.01.01.220-223 specifically may be used by owners or operators to exempt certain sources from
the requirements to obtain a permit to construct.

Land development projects are generally required to follow applicable regulations outlined in the Rules for
the control of Air Pollution in Idaho. Of particular concern is IDAPA 58.01.01.650 and 651 Rules for Control of
Fugitive Dust.

Section 650 states, “The purpose of sections 650 through 651 is to require that all reasonable precautions be
taken to prevent the generation of fugitive dust.”

Section 651 states “All reasonable precautions shall be taken to prevent particulate matter from becoming
airborne. In determining what is reasonable, consideration will be given to factors such as the proximity of
dust emitting operations to human habitations and/or activities and atmospheric conditions which might
affect the movement of particulate matter. Some of the reasonable precautions may include, but are not
limited to, the following:

01. Use of Water or Chemicals. Use, where practical, of water or chemicals for control of dust in the
demolition of existing building or structures, construction operations, the grading of roads, or the
clearing of land.

Bannock County Planning & Development Council
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02. Application of Dust Suppressants. Application, where practical of asphalt, oil, water, or suitable
chemicals to, or covering of dirt roads, materials stockpiles, and other surfaces which can create
dust.

03. Use of Control Equipment. Installation and use, where practical, of hoods, fans and fabric filters
or equivalent systems to enclose and vent the handling of dusty materials. Adequate containment
methods should be employed during sandblasting or other operations.

04. Covering of Trucks. Covering, when practical, open bodied trucks transporting materials likely to
give rise to airborne dusts.

05. Paving. Paving of roadways and their maintenance in a clean condition, where practical.

06. Removal of Materials. Prompt removal of earth or other stored materials from streets, where
practical.”

Surface Water Quality

Land disturbance activities associated with development (i.e. - road building, stream crossings, land clearing)
have the potential to impact water quality and riparian habitat.

If this project will ultimately disturb one or more acres and there is a possibility of discharging stormwater or
site dewatering water to Surface Waters of the United States, the operator may need to submit a Notice of
Intent (NOI) for coverage under the Idaho Pollutant Discharge Elimination System (IPDES) 2022 Construction
General Permit (CGP). NOlIs can be submitted via the IPDES E-Permitting System
(https://www2.deq.idaho.gov/water/IPDES/). The 2022 IPDES CGP requires a Storm Water Pollution
Prevention Plan (SWPPP), implementation of Best Management Practices (BMPs) to reduce the sediment and
other pollutants discharged and requires regular site inspections by persons trained and knowledgeable
about erosion, sediment control, and pollution prevention.

Site contractors should remove equipment and machinery from the vicinity of the waterway to an upland
location prior to any refueling, repair, or maintenance. After construction is completed, disturbed riparian
areas should be re-vegetated.

Waste Management - Hazardous Material - Petroleum Storage

With the increasing population in southeast Idaho, to ensure sufficient solid waste capacity and service
availability. It is recommended that subdivision developers be instructed to contact the appropriate solid
waste collection provider and landfill for solid waste disposal coordination.

Accidental surface spills of hazardous material products and petroleum hydrocarbon products (i.e., fuel, oil,
and other chemicals) are most associated with the transportation and delivery to work sites or facilities. The
following Idaho, storage, release, reporting and corrective action regulations may be applicable:

e Hazardous and Deleterious Material Storage IDAPA 58.01.02.800

e Hazardous Material Spills, IDAPA 58.01.02.850

e Rules and Standards for Hazardous Waste IDAPA 58.01.05

o Petroleum Release Reporting, Investigation and Confirmation IDAPA 58.01.02 .851
e Petroleum Release Response and Corrective Action IDAPA 58.01.02.852

Please note, The Idaho Release, Reporting and Corrective Action Regulations, IDAPA 58.01.02.851; require
notification within 24 hours of any spill of petroleum product greater than 25 gallons and notification for the
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release of lesser amounts if they cannot be cleaned up within twenty-four (24) hours. The cleanup
requirements for petroleum are also contained in these regulations.

For reporting requirements of hazardous substances please see ldaho Statute Title 39 Chapter 7, Hazardous
Substance Emergency Response Act including section 39-7108 Notification of Release is Required.

Bannock County Planning & Development Council
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[5 Outlook

CUP Campground Kobus

From Kathleen Price <KPrice@siph.id.gov>
Date Wed 2/5/2025 12:38 PM
To  Bannock County Planning and Development <development@bannockcounty.gov>

Please have developer contact SIPH concerning this proposed Campground. There are many
unknown features not addressed in the Notice to Public Hearing that will affect the type and size
of subsurface wastewater disposal required to meet the flow rate of this project. The
potable/domestic water indicated by the notice meets the conditions of a Public Water System.
Developer will need to work with the Idaho Dept. of Environmental Quality on water services.

Thank you,

Kathleen Price
SIPH Environmental Health
Cell: 208-221-3421
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[5 Outlook

CUP Campground Kobus

From Kathleen Price <KPrice@siph.id.gov>

Date Mon 2/10/2025 12:00 PM

To  Bannock County Planning and Development <development@bannockcounty.gov>

Cc Hal Jensen <halj@bannockcounty.gov>; chrisbuildsitchannel@gmail.com <chrisbuildsitchannel@gmail.com>

| have spoken with Mr. Kobus concerning his petition to Bannock County for a CUP to create a
30-spot campground. He has no plans for a well or subsurface wastewater disposal system at
this time. Future plans may include waste disposal, but this is not the case at this time. Mr.
Kobus stated to me that all RV spaces will be dry at this time. If this changes than a permit to
install a septic system will need to be pursued. | explained possible options should that happen
to Mr. Kobus.

SIPH has no further comment or concern of this project currently. No permit from SIPH is
required for the conditions stated by Mr. Kobus at this time.

Please contact me if Bannock County has any questions concerning this decision

Thank you,

Kathleen Price
SIPH Environmental Health
Cell: 208-221-3421
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Public Comments
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RECEIVED FEB 11 2025

* Concerning the conditional use permit - Campground of 30-spots on approx. 5 acres
with an operation of 24/7 and 3657 ; private well and septic.

* We, Candy and Lynden Symons as neighbors go on record as Opposing this action.

* Water is a crucial matter within this area and the lack thereof on the east side where the
camp sites are proposed. It will greatly diminish the amount of groundwater and effect
the quality of the groundwater for existing farms and domiciles within the neighboring
area.

* Septic issues are another crucial matter for this area. Over saturating the area with
septic contamination effects all groundwater and existing wells

* Only one ingress and egress
* The canal
* Fire and Ambulance

* Within the area there are abundant campsites that already exist therefore there is no
necessity

**% The first procedure to follow is an Environmental Impact Statement — in
this matter it is prudent and imperative for all concerned.

* For over 45 years these parcels have experienced stagnant development for many issue
water, etc., Because the east side is Bone Dry!

It is also, plagued with Rattlesnakes! Those of us who have been around for awhile,
only a 136 years, know that area as Rattlesnake Ridge. Be advised you will be putting the
masses into harms-way.

Note: This conditional use permit only severs the applicant !!!
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EXHIBIT 4

Ordinance Excerpts
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BANNOCK COUNTY ZONING ORDINANCE NO. 1998-1 Recorded #98004542

340 RECREATION DISTRICT (REC)

341 PURPOSE:

To encourage a compatible blend of recreation and tourist uses with public recreational
uses in such a way as to preserve Bannock County's recreational resources.

342 CHARACTERISTICS OF LAND IN THIS DISTRICT:

When considering designating land to the REC district, that land must meet the following
criteria: the land is not suitable for agricultural uses; is adjacent to land already used for
recreational purposes; is not environmentally sensitive; is not an important habitat for
wildlife, and additional improved county arterial or collector roads would not need to be
provided.

343 PERMITTED USES - WITH STAFF REVIEW AND APPROVAL OF SITE PLAN (SECTION
503)

A. Uses permitted in the RS district.

B. Outdoor Recreational uses, such as skiing, tennis, stables, golf courses, commercial
skating rinks, parks, and swimming pools, and the like.

C. Uses which are accessory to the principal permitted uses listed above.
344 USES CONDITIONALLY PERMITTED:

A. Uses conditionally permitted in the RS district.

B. Indoor entertainment and commercial uses permitted in CG districts, except as shown
on use chart, Section 395. Such uses include hotels, inns, indoor recreational
activities such as bowling alleys, theaters, skating rinks, parks, dry cleaning shops,
restaurants, R.V.  parks, camp grounds, gift shops, and gas stations accessory to a

commercial recreational facility.

C. Public utility facilities, excluding distribution and service lines. (Amendment No. 30
Ordinance #2015-5)

D. Mining.
E. Non-hunting uses that involve firearms.
F. Campgrounds and Recreational Vehicle parks.

Because no list of uses can be complete, decisions on specific uses will be rendered by
Page 31 of 151
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BANNOCK COUNTY ZONING ORDINANCE NO. 1998-1 Recorded #98004542

the Office of Planning and Development Services with appeal to the Planning and
Development Council available to the applicant.

345 PERFORMANCE REQUIREMENTS FOR NON-RESIDENTIAL DEVELOPMENT:

All new non-residential construction within the RECREATION district shall conform to the
following standards:

A. Existing attractive and healthy trees with trunk diameters of eight or more inches shall
be preserved, unless they are in conflict with proposed building locations, create safety
hazards, or are excluded from the Planning and Zoning Department's list of approved
trees. Site plans shall be arranged so that suitable trees can be saved wherever
possible. Tree removal plans shall be reviewed by the above department for compliance
with this section. If a suitable tree is found to have been removed in violation of this
section, the property owner shall replace it with one or two trees, as determined by the
Planning Director, at least twelve feet in height for conifers or at least two inches caliper
in diameter for deciduous trees.

B. Site development will avoid unnecessary disturbance of ground so as to maintain
existing native plant species, inhibit weed growth, and abate dust.

C. Landscaped yards with full vegetative ground cover shall conform to the standards for
the Residential Suburban district in terms of dimension. The rear yard requirement may
be reduced by fifty percent if it abuts a commercial or industrial use. Front areas to be
landscaped may be crossed by access drives or exits and sidewalks, but may not
otherwise be paved. All landscaping must be maintained in a healthy, growing condition
and conform to the following additional requirements:

1. Landscaped yard areas shall contain at least one canopy tree for each fifty feet of lot
width or length for the business in question. This shall be in addition to the landscaping
required for the parking area of the building in question.

D. REPEALED (Amendment #31, Ordinance 2016-3)

E. Site plans shall be designed in such manner that they minimize the traffic impact of
non-residential uses on local residential roads.

F. Buildings and their appurtenances shall be oriented to limit conflicts with surrounding
residential uses due to noise, light, litter, or dust.

G. Where a non-residential use abuts a residential use, the following standards shall be
complied with concerning development of the non-residential use:

1. The developer of any non-residential use shall provide between the residential use or
district, and the developed portion of the non-residential use, a minimum of 50 foot
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BANNOCK COUNTY ZONING ORDINANCE NO. 1998-1 Recorded #98004542

landscaped buffer (see Section 485.) It shall count as the required yard. All required
buffer areas shall meet the requirements set forth in Sections 435 and 436.

2. Fences, whose design and materials shall be approved by the Planning Director, shall
be erected and thereafter maintained along residential property lines to provide privacy
and to prevent the intrusion of unwanted light, dust, or blowing debris.

3. Mechanical equipment must be screened to limit its visibility from neighboring
residential uses and residentially zoned lands.

4. Noise—producing mechanical equipment must be located at least fifty feet from any
common property line with residential uses and residentially zoned lands.

5. Lighting of the site shall not exceed fifteen feet in height and shall be directed away
from residences, or residentially zoned land in the vicinity of the site.

6. Openings in buildings and activity centers on sites shall be located to minimize
interference with residential uses.

7. Drainage from buildings and parking lot areas shall be detained on site and shall be
directed away from residential land which abuts non-residential uses.

8. Loading and delivery entrances shall be located away from the interface with
residential uses or zoning shall be screened to prevent the intrusion of the non-
residential activities into the adjacent residential neighborhood.

346 SUBDIVIDING IN THE RECREATIONAL DISTRICT: The following methods of subdividing
are permitted in the REC zone:

A. Open Space Designed Subdivision (Sec. 401 of Subdivision Ordinance) with density of
one dwelling per acre.

Open Space designed subdivisions are required if 25% or more of the subdivision is above
5000’ elevation, or if the proposed subdivision includes important wildlife habitat.

Applicant may seek design deviations with regard to sewage treatment facilities and water
delivery systems.

B. Conventional: (when at least 75% of the area to be subdivided is below 5000 elevation)
One acre minimum lot size. Such lots will be restricted from further division, and the plat
and deeds shall so reflect.

1. Lots may not be further divided and plat and deeds must so indicate.

C. Planned Unit Developments
Page 33 of 151
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BANNOCK COUNTY ZONING ORDINANCE NO. 1998-1 Recorded #98004542

1. Planned unit developments may be proposed in the REC district for uses permitted
within the district.

2. Design deviations may be applied to building bulk and placement requirements.
Planned unit developments net density may be up to seven times greater than that
which is permitted in the REC district.

3. Minimum size for a planned unit development in the REC district shall be ten acres
and the maximum size is 100 lots or dwelling units and 100 acres. (Amendment #19
Ordinance #2008-4)

D. All subdivisions on a city boundary must be annexed into that city which has
designated that land to be within its “Area of City Impact”.

1. In the event the City declines, in writing, to annex the development, the County shall

hear the application in accordance with its Area of Impact Agreement with the City, or
Idaho Code shall apply if none exists.

REMAINDER OF PAGE INTENTIONALLY LEFT BLANK
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BANNOCK COUNTY ZONING ORDINANCE NO. 1998-1 Recorded #98004542

347 TABLE OF BUILDING BULK AND PLACEMENT STANDARDS:
The following table sets forth the building bulk and placement standards for the Recreation

district:
RECREATION DISTRICT
MINIMUM SETBACKS (FT)

FroM FroM MAXIMUM

LocAL ARTERIAL OR REAR SIDE FREE-STAND- | MINIMUM MAXIMUM

RoAD COLLECTOR YARD YARD ING SIGN % LAND- STRUCTURE

R-O-W R-O-W HEIGHT (FT) | SCAPED HT.
PERMITTED
USES:
Non-Residential 30 50 20 20 20 5% 35
Uses
Accessory Bldg. 30 50 10 20 N/A -- --
for Non-res.
Uses
Parking Lots 30 50 0 0 5 5% N/A
Residential 30 50 20 10 N/A -- 35
Uses
Residential 30 50 10 10 N/A -- --
Accessory
Structures
Agricultural 30 50 10 10 N/A -- --
Structures
Farm Animal 30 50 30 30 N/A -- 15
Structures

(Amendment 63, Ordinance 2024-02)
All structures shall be 100' from any stream or riparian area.

One-acre minimum lot area; larger lot sizes may be required by the Health Department.
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BANNOCK COUNTY PLANNING & DEVELOPMENT COUNCIL
FINDINGS AND ORDER

CONDITIONAL USE PERMIT - Christian Kobus
MEETING DATE: February 19, 2025

FILE #: CUP-25-1
LOCATION: RPRRIFLoo1300, currently unaddressed

APPLICANT/OWNER:
Christian Kobus

9022 W Pocatello Creek Road
Pocatello, ID 83201

REQUEST & BACKGROUND: Christian Kobus petitions for a conditional use permit to create a 30-spot
campground, on approximately 5 acres. Proposed hours of operation are 24 hours, seven days a week; a private
well and septic are being proposed.

FINDINGS:
JUSTIFICATION FOR THE DECISION/CRITERIA, STANDARDS AND FACTS RELIED UPON

SITE CHARACTERISTICS AND ZONING:

ZONING: Recreation
PROPERTY SIZE: ~ 5 acres

VIEWS: The property is visible from N Grouse Circle
EXISTING STRUCTURES: None

REQUIRED FINDINGS FOR CONDITIONAL USE PERMIT, §s530:

A. The proposed use [would] [would not] adversely affect surrounding properties to a materially greater
extent than would a permitted use in the district.

B. The proposed use [would] [would not] cause an undue disruption of travel or an extraordinary
increase in the volume of traffic in the vicinity of the proposed use.

BANNOCK COUNTY PLANNING & DEVELOPMENT COUNCIL
FINDINGS AND ORDER: PERMIT CUP-25-1
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C. The proposed use [would] [would not] damage the public health, safety, or general welfare within its
vicinity, or be materially injurious to properties or improvements in the vicinity.

D. The proposed use [would] [would not] be consistent with the goals and policies of the
Comprehensive Plan of the county.

E. The proposed use [would] [would not] be designed to be as compatible in terms of building height,
bulk, scale, setbacks, open spaces, and landscaping with adjacent uses as is practical.

(If adding approval conditions) with the following conditions of approval,

BANNOCK COUNTY PLANNING & DEVELOPMENT COUNCIL
FINDINGS AND ORDER: PERMIT CUP-25-1
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ORDER: CONCLUSION AND DECISION

The Planning and Development Council, pursuant to the aforementioned, finds that the request by Christian
Kobus for a Conditional Use Permit for a 30-spot campground shall be [approved] [denied] [tabled].

Motion by , seconded by to adopt the foregoing
Findings and Order.
ROLL CALL:
Councilperson Dimick Voted [Yes] [No] [Absent/Recused]
Councilperson Madsen Voted [Yes] [No] [Absent/Recused]
Councilperson Selleneit Voted [Yes] [No] [Absent/Recused]
Councilperson Ulrich Voted [Yes] [No] [Absent/Recused]
Councilperson Ward Voted [Yes] [No] [Absent/Recused]
Motion carried by a to vote.
Dated this day of , 2025.

Signed by (Chairperson) (Vice Chair)

ACKNOWLEDGEMENT CERTIFICATE
State of Idaho)

S.S.

County of Bannock)

On this day of , in the year of 2025, before me ,a
notary public, personally appeared , personally known to me to be the

person whose name is subscribed to the within instrument, and acknowledged to me that (she) (he)
executed the same.

Notary Public
My Commission Expires on 20

—>muwu
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MOTION

Based on the record and the discussion this evening, | move to [approve] [deny] [table] the
request by Christian Kobus, for a Conditional Use Permit, as described in the application
materials as supplemented with additional information attached in the staff report and
according to testimony received, and to adopt the proposed findings and order for signature by
the Chair or Vice-Chair.

(IF ADDING APPROVAL CONDITIONS) with the following conditions of approval,
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AGENDA ITEM NO. 5
Conditional Use Permit:

Campground — Martin Sanders
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PLANNING AND DEVELOPMENT SERVICES

5500 S 5t Ave | Pocatello, Idaho 83204 | 208.236.7230 | www.bannockcounty.us

CONDITIONAL USE PERMIT
PUBLIC HEARING: February 19, 2025
STAFF REPORT

FILE #: CUP-25-2
LOCATION: RPRRIFLoo1200, currently unaddressed

APPLICANT/OWNER:
Martin Sanders

8883 N Maple Grove Lane
Pocatello, ID 83201

RECOMMENDATION: Staff recommends one of the following:

e Denial, or;
e Approval with the following conditions:

All fire pits will be installed in accordance with Lava Rural Fire District.

2. Adequate trash collection and disposal for the campground will be provided by the
owner.

3. Prior to campground opening, N Grouse Circle must meet private road standards,
according to the Bannock County Highway Standards & Roadway Development
Procedures.

4. Permanent or portable restrooms are required while campground is open.

5. The number of restrooms required shall be reviewed and approved by Southeastern
Idaho Public Health.

6. The owner shall provide potential risk of flooding to overnight campers.

7. Quiet hours will be from g:00pm — 6:00am.

Council may wish to add additional conditions as needed.

REQUEST & BACKGROUND: Martin Sanders petitions for a conditional use permit to create a
giftshop and a 25-spot campground, on approximately 6 acres. Proposed hours of operation for
the campground are 24 hours, seven days a week and proposed hours of operation for the gift
shop are gAM to 5PM. A private well and septic are being proposed.

SITE CHARACTERISTICS AND ZONING:
ZONING: Recreation
PROPERTY SIZE: ~ 6 acres

VIEWS: The property is visible from N Grouse Circle
EXISTING STRUCTURES: None

STAFF REPORT
CONDITIONAL USE PERMIT- Sanders
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SURROUNDING LAND USES AND ZONING

NORTH: Recreational uses and bare ground and is designated as Recreation on the zoning map.
EAST: Primarily bare ground and is designated as Recreation on the zoning map.

SOUTH: Primarily bare ground and is designated as Recreation on the zoning map.

WEST: Primarily bare ground and is designated as Recreation on the zoning map.

APPLICABLE LAWS AND PLANS:
1. Idaho Code §67-6512, SPECIAL USE PERMITS, CONDITIONS, AND PROCEDURES
2. Bannock County Zoning Ordinance, 1998-1, specifically:
a. §340 RECREATION DISTRICT
b. §395 USE REGULATIONS SUMMARY
c. §530 CONDITIONAL USE

SITE MAP

STAFF REPORT
CONDITIONAL USE PERMIT - Sanders
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ZONING MAP

CONDITIONAL USES (ZONING ORDINANCE §530)

A conditional use may be granted to an applicant if the proposed use is otherwise prohibited by
the terms of the ordinance, but may be allowed with conditions under specific provisions of the
ordinance and when it is not in conflict with the comprehensive plan.

STANDARDS FOR APPROVING A CONDITIONAL USE PERMIT (ZONING ORDINANCE
§530.6)

The Planning and Development Council may grant a conditional use permit if it makes
affirmative findings on each of the following standards:

A. The proposed use would not adversely affect surrounding properties to a materially
greater extent than would a permitted use in the district.

Staff Findings of Fact
All surrounding parcels are currently zoned recreation and the majority are bare ground.
Permitted uses in the Recreation Zoning District include, but are not limited to, outdoor
STAFF REPORT
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recreational uses, such as skiing, tennis, stables, and golf courses, single family
dwellings, home occupations, churches, and day cares up to six children. The Council
should review these uses to determine whether this proposed use would adversely affect
surrounding properties to a materially greater extent than would a permitted use in the
district.

. The proposed use would not cause an undue disruption of travel or an extraordinary
increase in the volume of traffic in the vicinity of the proposed use.

Staff Findings of Fact

The campground will be placed at the end of the cul-de-sac on a private drive. There
would be a minor increase in traffic along this route, specifically during the camping
season.

. The proposed use would not damage the public health, safety, or general welfare
within its vicinity, or be materially injurious to properties or improvements in the
vicinity.

Staff Findings of Fact

All surrounding parcels are currently zoned recreation and the majority are bare ground.
All sites will be maintained by the applicant and adequate facilities will be provided at no
cost to the public.

. The proposed use would be consistent with the goals and policies of the
Comprehensive Plan.

Staff Findings
Staff has identified the following applicable goals and policies (others may be identified

by the Council):
The Bannock County Comprehensive Plan states:

Objective 1.5: Ensure that the County’s land use policies and regulations do not
violate private property rights.

Policy 1.5.2: Ensure land use actions, decisions and regulations align with
the County’s responsibility to protect public health, safety, and welfare.

Objective 2.2: Support efforts to increase economic benefits from recreation.

Policy 2.2.3: Actively promote recreation and tourism to ensure long-term
growth of the industry for the benefit of County residents, visitors, and
taxpayers.

Objective 4.1: Ensure County functions, policies and services support economic

development efforts.
STAFF REPORT
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E. The proposed use would be designed to be as compatible in terms of building height,
bulk, scale, setbacks, open spaces, and landscaping with adjacent uses as is practical.

Staff Findings of Fact

The application proposes a gift shop which will be required to meet all setbacks and
building code requirements. All setbacks and landscaping requirements will be met and
addressed at the time development of the use occurs.

IDAHO CODE REGARDING CONDITIONAL USE PERMITS

IC 67-6512(a): Denial of a special use permit or approval of a special use permit with conditions
unacceptable to the landowner may be subject to the regulatory taking analysis provided for by
section 67-8003, Idaho Code, consistent with requirements established thereby.

IC 67-6512(e): Prior to granting a special use permit, studies may be required of the social,
economic, fiscal, and environmental effects and any aviation hazard as defined in section 21-
501(2), Idaho Code, of the proposed special use. A special use permit shall not be considered as
establishing a binding precedent to grant other special use permits. A special use permit is not
transferable from one (1) parcel of land to another.

AGENCY COMMENTS:
e Southeast Idaho Public Health
e Department of Environmental Quality

PUBLIC COMMENTS:
e None at the time of report.

REPORT BY:

Tristan Bourquin, Assistant Director
tristanb@bannockcounty.gov
208-236-7230

EXHIBITS:
1. Application and site plan
2. Applicable Laws (on file with Staff)
3. Evidence of Notices (on file with Staff)
4. Agency/Public Comments (if any)

REPORTED DATE: February 12, 2025
*Staff comments in this report are based
solely upon evidence available at the time of
the report. Additional information may be
brought to light at or before the hearing.

STAFF REPORT
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2/6/25, 1:29 PM

=% Bannock County, ID

CUP-25-2
Conditional Use Permit
Status: Active
Submitted On: 1/16/2025

CUP-25-2

February 6, 2025

Primary Location Applicant

00 2 Martin Sanders
Rural Subs, ID 832010000

Owner

Martin Sanders
W Pocatello Cr Rd 9022
POCATELLOQ, ID 832010000

Conditional Use Permit

Parcel #*

RPRRIFLO01200

Please describe your project.*

Zoning*

Recreational

AMERICAN GEM TOURS-TENT CAMPING

What product or service are you providing?*

We want to provide core memories for families with an educational activity
where guests can participate in hands-on gem digging experience where they
sift, screen, clean, and uncover treasures from ore bags filled with raw material
sourced from local and regional mines. ** No on site digging will occur ** 2
teepees, 10-20 small tent sites, and 3 RV pad sites for personal use available for

overnight camping.

Proposed hours of operation

Proposed days of the week operation will be in use

9a.m.-5p.m. {24 hrs. for tent camping} 7 days a week

Method for Handling Waste

secured metal trash cans

Proposed number of employees

2

Bannock County Planning & Development Council
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2/6/25, 1:29 PM

Equipment and Machinery Use

small equipment for site prep

Sewage Disposal

Private

If yes, describe:

Giftshop building will be constructed to
replicate an old west store front

Vehicles Used in Operation:

1-3

Daily One-Way Vehicle Trips, Including Employees,
Deliveries, etc.

1-3

Standards for Approval

Please address how your request meets each of the following standards for approval:

CUP-25-2

Water Supply

Private

Will New Buildings be Required?

Yes

Will Existing Buildings be Utilized?

No

Will there be any emissions, such as smoke, dust,
etc.?

1 main fire pit will be utilized in
compliance with county fire standards

Narrative addressing how your application meets criterion 1: The proposed use would not adversely affect
surrounding properties to a materially greater extent than would a permitted use in the district.*

Correct: None The surrounding properties are all currently vacant land areas.

Bannock County Planning & Development Council
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2/6/25, 1:29 PM CUP-25-2

Narrative addressing how your application meets criterion 2: The proposed use would not cause an undue
disruption of travel or an extraordinary increase in the volume of traffic in the vicinity of the proposed use.*

Correct: Slight increase in traffic necessary to acess the site.

Narrative addressing how your application meets criterion 3: The proposed use would not damage the public
health, safety, or general welfare within its vicinity, or be materially injurious to properties or improvements in
the vicinity.*

Correct: Simple tent camping sites and light family activities are planned.

Narrative addressing how your application meets criterion 4: The proposed use would be consistent with the
goals and policies of the comprehensive plan of the county.*

Correct This will be a clean family oriented activity site.

Narrative addressing how your application meets criterion 5: The proposed use would be designed to be as
compatible in terms of building height, bulk, scale, setbacks, open spaces and landscaping with adjacent uses
as is practical.*

Correct: All county codes will be followed to create a beautiful, safe, and family
friendly activity.

Acknowledgement

Electronic Signature [Typed Name of Applicant]* Date*
Martin C Sanders 01/07/2025

Bannock County Planning & Development Council
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Brad Little, Governor
Jess Byrne, Director

444 Hospital Way #300
Pocatello, ID 83201 ¢ (208) 236-6160

February 10, 2025

Mr. Hal Jensen, Planning Director

Bannock County Office of Planning & Development Services
5500 S. 5" Ave

Pocatello, ID 83204

Development@bannockcounty.gov

Subject: Conditional Use Permit — Giftshop and 25-Spot Campground — Sanders

Dear Mr. Jensen:

The Idaho Department of Environmental Quality (DEQ) has reviewed the subject document and
would like to offer the following comments:

The information provided to DEQ was unclear regarding the nature of the drinking water
system and wastewater system for the proposed development.

Regarding drinking water, the applicant should be made aware that a drinking water system
serving 15 or more connections or serving an average of at least 25 individuals for at least 60
days out of the year, regardless of configuration, qualifies as a public drinking water system as
defined in the Idaho Rules for Public Drinking Water Systems (IDAPA 58.01.08). The drinking
water system for a 25-spot campground would very likely qualify as a public drinking water
system based on potential campground population. Public drinking water system requirements
include DEQ review and approval for the source and distribution system, construction
requirements for the source and distribution system, and regular water sampling. The applicant
must contact DEQ to discuss the requirements for owning and operating a public drinking water
system.

For wastewater disposal, if the project is proposing subsurface (septic) disposal, the applicant
must work with Southeast Idaho Public Health District (SIPH) for septic system permitting.
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Additionally, public drinking water systems, central septic systems, and septic systems that
exceed 2,500 gallons per day all require that construction plans and specifications must be
prepared by a professional engineer and be submitted to DEQ for review and approval prior to
construction in accordance with Idaho Code 39-118.

General recommendations for land development projects are also attached.

If you have questions or comments, please contact me at (208) 236-6160 or via email at
Allan.Johnson@degq.idaho.gov.

Sincerely,

Allan Johnson, P.E.
Regional Engineering Manager
DEQ Pocatello Regional Office

EDMS# 2025AGD637
Attachments: DEQ General Recommendations for Land Development Projects.

c: Katy Bergholm, Regional Administrator, DEQ Pocatello Regional Office
Ken Keller, Environmental Health Director, Southeast Idaho Public Health
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General Recommendations

The following comments are generally applicable to land development projects or other land use activities
with the potential to cause impacts to ground water, air quality or surface water. DEQ provides this guidance
in lieu of more site-specific comments when information regarding the land use proposal is limited.

Engineering

DEQ recommends consolidation of drinking water and/or wastewater services wherever feasible especially in
areas where ground water used for public drinking water supplies is potentially impacted. DEQ considers the
following alternatives generally more protective of ground water resources than using individual well and
septic systems for each lot, and we recommend that the county require the developer to investigate the
following options:

e Provide either a centralized, community drinking water or centralized community wastewater
system or both, or
e Connect each lot to an existing community drinking water system or to an existing community
wastewater system or both.
In accordance with Idaho Code 39-118, construction plans & specifications prepared by a professional
engineer are required for DEQ review and approval prior to construction if the proposed development is to
be served by either a community drinking water or sewer system. DEQ requires that a water system serving
10 or more connections is constructed and operated in compliance with IDAPA 58.01.08, “Idaho Rules for
Public Drinking Water Systems.”

Air Quality

New emission sources are generally required to follow applicable regulations for permitting or exempting
new sources. These are outlined in the Rules for the control of Air Pollution in Idaho.

Of particular concern is IDAPA 58.01.01.200-228 which establishes uniform procedures and requirements for
the issuance of “Permits to Construct”.

Sections 58.01.01.220-223 specifically may be used by owners or operators to exempt certain sources from
the requirements to obtain a permit to construct.

Land development projects are generally required to follow applicable regulations outlined in the Rules for
the control of Air Pollution in Idaho. Of particular concern is IDAPA 58.01.01.650 and 651 Rules for Control of
Fugitive Dust.

Section 650 states, “The purpose of sections 650 through 651 is to require that all reasonable precautions be
taken to prevent the generation of fugitive dust.”

Section 651 states “All reasonable precautions shall be taken to prevent particulate matter from becoming
airborne. In determining what is reasonable, consideration will be given to factors such as the proximity of
dust emitting operations to human habitations and/or activities and atmospheric conditions which might
affect the movement of particulate matter. Some of the reasonable precautions may include, but are not
limited to, the following:

01. Use of Water or Chemicals. Use, where practical, of water or chemicals for control of dust in the
demolition of existing building or structures, construction operations, the grading of roads, or the
clearing of land.
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02. Application of Dust Suppressants. Application, where practical of asphalt, oil, water, or suitable
chemicals to, or covering of dirt roads, materials stockpiles, and other surfaces which can create
dust.

03. Use of Control Equipment. Installation and use, where practical, of hoods, fans and fabric filters
or equivalent systems to enclose and vent the handling of dusty materials. Adequate containment
methods should be employed during sandblasting or other operations.

04. Covering of Trucks. Covering, when practical, open bodied trucks transporting materials likely to
give rise to airborne dusts.

05. Paving. Paving of roadways and their maintenance in a clean condition, where practical.

06. Removal of Materials. Prompt removal of earth or other stored materials from streets, where
practical.”

Surface Water Quality

Land disturbance activities associated with development (i.e. - road building, stream crossings, land clearing)
have the potential to impact water quality and riparian habitat.

If this project will ultimately disturb one or more acres and there is a possibility of discharging stormwater or
site dewatering water to Surface Waters of the United States, the operator may need to submit a Notice of
Intent (NOI) for coverage under the Idaho Pollutant Discharge Elimination System (IPDES) 2022 Construction
General Permit (CGP). NOlIs can be submitted via the IPDES E-Permitting System
(https://www2.deq.idaho.gov/water/IPDES/). The 2022 IPDES CGP requires a Storm Water Pollution
Prevention Plan (SWPPP), implementation of Best Management Practices (BMPs) to reduce the sediment and
other pollutants discharged and requires regular site inspections by persons trained and knowledgeable
about erosion, sediment control, and pollution prevention.

Site contractors should remove equipment and machinery from the vicinity of the waterway to an upland
location prior to any refueling, repair, or maintenance. After construction is completed, disturbed riparian
areas should be re-vegetated.

Waste Management - Hazardous Material - Petroleum Storage

With the increasing population in southeast Idaho, to ensure sufficient solid waste capacity and service
availability. It is recommended that subdivision developers be instructed to contact the appropriate solid
waste collection provider and landfill for solid waste disposal coordination.

Accidental surface spills of hazardous material products and petroleum hydrocarbon products (i.e., fuel, oil,
and other chemicals) are most associated with the transportation and delivery to work sites or facilities. The
following Idaho, storage, release, reporting and corrective action regulations may be applicable:

e Hazardous and Deleterious Material Storage IDAPA 58.01.02.800

e Hazardous Material Spills, IDAPA 58.01.02.850

e Rules and Standards for Hazardous Waste IDAPA 58.01.05

o Petroleum Release Reporting, Investigation and Confirmation IDAPA 58.01.02 .851
e Petroleum Release Response and Corrective Action IDAPA 58.01.02.852

Please note, The Idaho Release, Reporting and Corrective Action Regulations, IDAPA 58.01.02.851; require
notification within 24 hours of any spill of petroleum product greater than 25 gallons and notification for the
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release of lesser amounts if they cannot be cleaned up within twenty-four (24) hours. The cleanup
requirements for petroleum are also contained in these regulations.

For reporting requirements of hazardous substances please see |daho Statute Title 39 Chapter 7, Hazardous
Substance Emergency Response Act including section 39-7108 Notification of Release is Required.

Bannock County Planning & Development Council
February 19, 2025
Page 65 of 313



[5 Outlook

CUP Campground Sanders

From Kathleen Price <KPrice@siph.id.gov>
Date Wed 2/5/2025 12:28 PM
To  Bannock County Planning and Development <development@bannockcounty.gov>

Please have developer contact SIPH concerning this proposed Campground. There are many
unknown features not addressed in the Notice to Public Hearing that will affect the type and size
of subsurface wastewater disposal required to meet the flow rate of this project. The
potable/domestic water indicated by the notice meets the conditions of a Public Water System.
Developer will need to work with the Idaho Dept. of Environmental Quality on water services.

Thank you,

Kathleen Price
SIPH Environmental Health
Cell: 208-221-3421
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Mar'!orie Williams

From: Martin Sanders <mjhsanders12@gmail.com>
Sent: Thursday, February 6, 2025 3:12 PM
To: Kathleen Price

You don't often get email from mjhsanders12@gmail.com. Learn why this is important
CAUTION: This email originated outside the State of Idaho network. Verify links and attachments BEFORE you click or open, even
if you recognize and/or trust the sender. Contact your agency service desk with any concerns.

Hi Kathleen it's Martin. Thank you for speaking with me earlier today. Just wanted to clarify some things on my

CUP. We do not intend to have a septic system or a well but instead plan to have two porta potties on site. Including a
handicap friendly one near a handicap parking slot. These will be rented from a local established company and will be
serviced/cleaned weekly with the waste hauled off via the P.P. rental company. Non drinking water will be held in a
holding tank with a gravity fed hose to clean pay dirt material. No chemicals will be utilized. We would like a circular
parking lot with 10 individual parking slots. Each will have a picnic table numbered to match the parking slot. In
addition, we'd like 10 tent sites for overnight camping available for long distance travelers. 2 teepees will be on site for
camping and to honor the native american history of the area. 3 RV sites are requested for family and friends. They will
be self contained and periodically hauled to an offsite waste disposal facility to dispose of waste. Lastly, our gift shop
will most likely be a metal storage container or box car powered by solar panels or an eco friendly quiet running
generator. The small old west storefront building described in our CUP will most likely be in the future. Thank you for
your time and consideration. Martin Sanders. |IE. Americangemtours.com
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Ordinance Excerpts
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BANNOCK COUNTY ZONING ORDINANCE NO. 1998-1 Recorded #98004542

340 RECREATION DISTRICT (REC)

341 PURPOSE:

To encourage a compatible blend of recreation and tourist uses with public recreational
uses in such a way as to preserve Bannock County's recreational resources.

342 CHARACTERISTICS OF LAND IN THIS DISTRICT:

When considering designating land to the REC district, that land must meet the following
criteria: the land is not suitable for agricultural uses; is adjacent to land already used for
recreational purposes; is not environmentally sensitive; is not an important habitat for
wildlife, and additional improved county arterial or collector roads would not need to be
provided.

343 PERMITTED USES - WITH STAFF REVIEW AND APPROVAL OF SITE PLAN (SECTION
503)

A. Uses permitted in the RS district.

B. Outdoor Recreational uses, such as skiing, tennis, stables, golf courses, commercial
skating rinks, parks, and swimming pools, and the like.

C. Uses which are accessory to the principal permitted uses listed above.
344 USES CONDITIONALLY PERMITTED:

A. Uses conditionally permitted in the RS district.

B. Indoor entertainment and commercial uses permitted in CG districts, except as shown
on use chart, Section 395. Such uses include hotels, inns, indoor recreational
activities such as bowling alleys, theaters, skating rinks, parks, dry cleaning shops,
restaurants, R.V.  parks, camp grounds, gift shops, and gas stations accessory to a

commercial recreational facility.

C. Public utility facilities, excluding distribution and service lines. (Amendment No. 30
Ordinance #2015-5)

D. Mining.
E. Non-hunting uses that involve firearms.
F. Campgrounds and Recreational Vehicle parks.

Because no list of uses can be complete, decisions on specific uses will be rendered by
Page 31 of 151
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BANNOCK COUNTY ZONING ORDINANCE NO. 1998-1 Recorded #98004542

the Office of Planning and Development Services with appeal to the Planning and
Development Council available to the applicant.

345 PERFORMANCE REQUIREMENTS FOR NON-RESIDENTIAL DEVELOPMENT:

All new non-residential construction within the RECREATION district shall conform to the
following standards:

A. Existing attractive and healthy trees with trunk diameters of eight or more inches shall
be preserved, unless they are in conflict with proposed building locations, create safety
hazards, or are excluded from the Planning and Zoning Department's list of approved
trees. Site plans shall be arranged so that suitable trees can be saved wherever
possible. Tree removal plans shall be reviewed by the above department for compliance
with this section. If a suitable tree is found to have been removed in violation of this
section, the property owner shall replace it with one or two trees, as determined by the
Planning Director, at least twelve feet in height for conifers or at least two inches caliper
in diameter for deciduous trees.

B. Site development will avoid unnecessary disturbance of ground so as to maintain
existing native plant species, inhibit weed growth, and abate dust.

C. Landscaped yards with full vegetative ground cover shall conform to the standards for
the Residential Suburban district in terms of dimension. The rear yard requirement may
be reduced by fifty percent if it abuts a commercial or industrial use. Front areas to be
landscaped may be crossed by access drives or exits and sidewalks, but may not
otherwise be paved. All landscaping must be maintained in a healthy, growing condition
and conform to the following additional requirements:

1. Landscaped yard areas shall contain at least one canopy tree for each fifty feet of lot
width or length for the business in question. This shall be in addition to the landscaping
required for the parking area of the building in question.

D. REPEALED (Amendment #31, Ordinance 2016-3)

E. Site plans shall be designed in such manner that they minimize the traffic impact of
non-residential uses on local residential roads.

F. Buildings and their appurtenances shall be oriented to limit conflicts with surrounding
residential uses due to noise, light, litter, or dust.

G. Where a non-residential use abuts a residential use, the following standards shall be
complied with concerning development of the non-residential use:

1. The developer of any non-residential use shall provide between the residential use or
district, and the developed portion of the non-residential use, a minimum of 50 foot
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BANNOCK COUNTY ZONING ORDINANCE NO. 1998-1 Recorded #98004542

landscaped buffer (see Section 485.) It shall count as the required yard. All required
buffer areas shall meet the requirements set forth in Sections 435 and 436.

2. Fences, whose design and materials shall be approved by the Planning Director, shall
be erected and thereafter maintained along residential property lines to provide privacy
and to prevent the intrusion of unwanted light, dust, or blowing debris.

3. Mechanical equipment must be screened to limit its visibility from neighboring
residential uses and residentially zoned lands.

4. Noise—producing mechanical equipment must be located at least fifty feet from any
common property line with residential uses and residentially zoned lands.

5. Lighting of the site shall not exceed fifteen feet in height and shall be directed away
from residences, or residentially zoned land in the vicinity of the site.

6. Openings in buildings and activity centers on sites shall be located to minimize
interference with residential uses.

7. Drainage from buildings and parking lot areas shall be detained on site and shall be
directed away from residential land which abuts non-residential uses.

8. Loading and delivery entrances shall be located away from the interface with
residential uses or zoning shall be screened to prevent the intrusion of the non-
residential activities into the adjacent residential neighborhood.

346 SUBDIVIDING IN THE RECREATIONAL DISTRICT: The following methods of subdividing
are permitted in the REC zone:

A. Open Space Designed Subdivision (Sec. 401 of Subdivision Ordinance) with density of
one dwelling per acre.

Open Space designed subdivisions are required if 25% or more of the subdivision is above
5000’ elevation, or if the proposed subdivision includes important wildlife habitat.

Applicant may seek design deviations with regard to sewage treatment facilities and water
delivery systems.

B. Conventional: (when at least 75% of the area to be subdivided is below 5000 elevation)
One acre minimum lot size. Such lots will be restricted from further division, and the plat
and deeds shall so reflect.

1. Lots may not be further divided and plat and deeds must so indicate.

C. Planned Unit Developments
Page 33 of 151
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BANNOCK COUNTY ZONING ORDINANCE NO. 1998-1 Recorded #98004542

1. Planned unit developments may be proposed in the REC district for uses permitted
within the district.

2. Design deviations may be applied to building bulk and placement requirements.
Planned unit developments net density may be up to seven times greater than that
which is permitted in the REC district.

3. Minimum size for a planned unit development in the REC district shall be ten acres
and the maximum size is 100 lots or dwelling units and 100 acres. (Amendment #19
Ordinance #2008-4)

D. All subdivisions on a city boundary must be annexed into that city which has
designated that land to be within its “Area of City Impact”.

1. In the event the City declines, in writing, to annex the development, the County shall

hear the application in accordance with its Area of Impact Agreement with the City, or
Idaho Code shall apply if none exists.

REMAINDER OF PAGE INTENTIONALLY LEFT BLANK
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BANNOCK COUNTY ZONING ORDINANCE NO. 1998-1 Recorded #98004542

347 TABLE OF BUILDING BULK AND PLACEMENT STANDARDS:
The following table sets forth the building bulk and placement standards for the Recreation

district:
RECREATION DISTRICT
MINIMUM SETBACKS (FT)

FroM FroM MAXIMUM

LocAL ARTERIAL OR REAR SIDE FREE-STAND- | MINIMUM MAXIMUM

RoAD COLLECTOR YARD YARD ING SIGN % LAND- STRUCTURE

R-O-W R-O-W HEIGHT (FT) | SCAPED HT.
PERMITTED
USES:
Non-Residential 30 50 20 20 20 5% 35
Uses
Accessory Bldg. 30 50 10 20 N/A -- --
for Non-res.
Uses
Parking Lots 30 50 0 0 5 5% N/A
Residential 30 50 20 10 N/A -- 35
Uses
Residential 30 50 10 10 N/A -- --
Accessory
Structures
Agricultural 30 50 10 10 N/A -- --
Structures
Farm Animal 30 50 30 30 N/A -- 15
Structures

(Amendment 63, Ordinance 2024-02)
All structures shall be 100' from any stream or riparian area.

One-acre minimum lot area; larger lot sizes may be required by the Health Department.

Page 35 of 151
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BANNOCK COUNTY PLANNING & DEVELOPMENT COUNCIL
FINDINGS AND ORDER

CONDITIONAL USE PERMIT - Martin Sanders
MEETING DATE: February 19, 2025

FILE #: CUP-25-2
LOCATION: RPRRIFLoo1200, currently unaddressed

APPLICANT/OWNER:
Martin Sanders

8883 N Maple Grove Lane
Pocatello, ID 83201

REQUEST & BACKGROUND: Martin Sanders petitions for a conditional use permit to create a giftshop and a
25-spot campground, on approximately 6 acres. Proposed hours of operation for the campground are 24 hours,
seven days a week and proposed hours of operation for the gift shop are gAM to 5sPM. A private well and septic
are being proposed.

FINDINGS:
JUSTIFICATION FOR THE DECISION/CRITERIA, STANDARDS AND FACTS RELIED UPON

SITE CHARACTERISTICS AND ZONING:

ZONING: Recreation
PROPERTY SIZE: ~ 6 acres

VIEWS: The property is visible from N Grouse Circle
EXISTING STRUCTURES: None

REQUIRED FINDINGS FOR CONDITIONAL USE PERMIT, §s530:

A. The proposed use [would] [would not] adversely affect surrounding properties to a materially greater
extent than would a permitted use in the district.

BANNOCK COUNTY PLANNING & DEVELOPMENT COUNCIL
FINDINGS AND ORDER: PERMIT CUP-25-2
Page 1
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B. The proposed use [would] [would not] cause an undue disruption of travel or an extraordinary
increase in the volume of traffic in the vicinity of the proposed use.

C. The proposed use [would] [would not] damage the public health, safety, or general welfare within its
vicinity, or be materially injurious to properties or improvements in the vicinity.

D. The proposed use [would] [would not] be consistent with the goals and policies of the
Comprehensive Plan of the county.

E. The proposed use [would] [would not] be designed to be as compatible in terms of building height,
bulk, scale, setbacks, open spaces, and landscaping with adjacent uses as is practical.

(If adding approval conditions) with the following conditions of approval,

BANNOCK COUNTY PLANNING & DEVELOPMENT COUNCIL
FINDINGS AND ORDER: PERMIT CUP-25-2
Page 2
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ORDER: CONCLUSION AND DECISION

The Planning and Development Council, pursuant to the aforementioned, finds that the request by Martin
Sanders for a Conditional Use Permit for a gift shop and 25-spot campground shall be [approved] [denied]

[tabled].

Motion by

, seconded by to adopt the foregoing

Findings and Order.
ROLL CALL:

Councilperson Dimick
Councilperson Madsen
Councilperson Selleneit
Councilperson Ulrich
Councilperson Ward

Motion carried by a

Voted [Yes] [No] [Absent/Recused]
Voted [Yes] [No] [Absent/Recused]
Voted [Yes] [No] [Absent/Recused]
Voted [Yes] [No] [Absent/Recused]
Voted [Yes] [No] [Absent/Recused]

to vote.

Dated this

State of Idaho)

day of , 2025,

Signed by (Chairperson) (Vice Chair)

ACKNOWLEDGEMENT CERTIFICATE

S.S.

County of Bannock)

On this day of , in the year of 2025, before me ,a
notary public, personally appeared , personally known to me to be the

person whose name is subscribed to the within instrument, and acknowledged to me that (she) (he)

executed the same.

—>muwu

Notary Public
My Commission Expires on 20

BANNOCK COUNTY PLANNING & DEVELOPMENT COUNCIL
FINDINGS AND ORDER: PERMIT CUP-25-2
Page 3
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MOTION
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MOTION

Based on the record and the discussion this evening, | move to [approve] [deny] [table] the
request by Martin Sanders, for a Conditional Use Permit, as described in the application
materials as supplemented with additional information attached in the staff report and
according to testimony received, and to adopt the proposed findings and order for signature by
the Chair or Vice-Chair.

(IF ADDING APPROVAL CONDITIONS) with the following conditions of approval,

Bannock County Planning & Development Council
February 19, 2025
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AGENDA ITEM NO. 6

Comprehensive Plan Adoption
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EXHIBIT 1
Staff Memo
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\) PLANNING AND DEVELOPMENT SERVICES

5500 S 5t Ave | Pocatello, Idaho 83204 | 208.236.7230 | www.bannockcounty.us

COMPREHENSIVE PLAN
PUBLIC HEARING: February 19, 2025
STAFF MEMO

GENERAL INFORMATION:

e The current Comprehensive Plan was adopted March 16, 2021.

e Community outreach took many forms: public open houses, map-based input, an
online survey, written comments, and conversing with residents at community events
and meetings.

e There were two work sessions with Council: September 18, 2024 and January 15, 2025.

APPLICABLE LAWS:
1. Public notice was given in accordance with Idaho Code §67-6525.

AGENCY COMMENTS:

e C(City of Pocatello
e Portneuf Greenway
e Portneuf Health Trust

PUBLIC COMMENTS:
None at the time of report.

REPORT BY: REPORTED DATE: February 12, 2025
Tristan Bourquin, Assistant Director *Staff comments in this report are based
tristanb@bannockcounty.gov solely upon evidence available at the time of
208-236-7230 the report. Additional information may be

brought to light at or before the hearing.

EXHIBITS:
1. Proposed Comprehensive Plan

STAFF MEMO
Comprehensive Plan
Page 1 of 1
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EXHIBIT 2
2040 Comprehensive Plan Draft (Proposal)
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:

Adopted XXX, 2024 .




Many of the photographs featured in this document were generously contributed by
community members, reflecting the vibrant culture and quality of life in Bannock County
in 2024.

Bannock County Planning & Development Council
February 19, 2025
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VISION STATEMENT

In 2040, Bannock County will be a vibrant, family-friendly
community that embraces its rural lifestyle while promoting
sustainable economic growth and outdoor adventure.

MISSION STATEMENT

The Comprehensive Plan is our guide to...

Promote economic development through
the creation and application of ordinances,
which allow managed growth, conserve
natural resources, and mMmaintain the
character of our communities.



INTRODUCTION

INTRODUCTION
WHAT IS THIS PLAN?

Idaho Counties must prepare and maintain a current comprehensive plan in accordance
with ldaho Code § 67-6508. The plan must consider “previous and existing conditions, trends,
desirable goals and objectives, or desirable future situations” within 17 separate Planning
Components required by Idaho Code § 67-6508 (see Appendix 4 - Idaho Code § 67-6508).

Bannock County’'s heritage is what defines its greatness. Made from rich history, unique
natural setting, and diverse population, Bannock County 2040 is the continued vision
that will build upon that heritage. The Plan is a dynamic document that will evolve with
growth, knowledge, and technology advancements (see Appendix 1 - Plan Amendment
Procedures), to assist future growth and development with respect to its heritage.

The vision statement, composed of four Vision Elements, is the backbone of this plan. It
knits together a set of long-term goals and provides a common language to span multiple
county departments.

VISION STATEMENT

In 2040, Bannock County will be a vibrant, family-friendly commmunity that embraces its
rural lifestyle while promoting sustainable economic growth and outdoor adventure.

VISION ELEMENTS

Community Development (Ch. 1)
Rural Lifestyle (Ch. 2)

Economic Growth (Ch. 3)
Outdoor Adventure (Ch. 4)

PLANNING COMPONENTS

Agriculture, Community Design, Economic Design, Facilities & Utilities, Hazardous Areas,
Housing, Land Use, National Interest Electric Transmission Corridor, Natural Resources,
Population, Property Rights, Public Airport Facilities, Public Services, Recreation, School

Facilities & Transportation, Special Areas or Sites, Transportation

Bannock County Planning & Development Council
See Figure 1on following page for how Planninoreisiearp ) eoess are organized within Vision Elements.
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INTRODUCTION

Figure 1 - Vision Elements and associated Planning Components

Hazardous Areas

Public Airport Facilities

Public Services, Facilities & Utilities Agriculture
School Facilities & Transportation Land Use
Transportation Property Rights
COMMUNITY DEVELOPMENT RURAL LIFESTYLE

VISION STATEMENT

In 2040, Bannock County
will be a vibrant, family-
friendly community

that embraces its rural
lifestyle while promoting
sustainable economic
growth and outdoor
adventure.

OUTDOOR ADVENTURE ECONOMIC GROWTH
Natural Resources Community Design
Recreation Economic Development
Special Areas or Sites Housing
Population

National Interest Electric

Bannock County Planning & Development Council Transmission Corridor
February 19, 2025
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INTRODUCTION

HOW TO USE THIS PLAN

Bannock County 2040 is organized into six
chapters and concludes with a glossary and
appendices. Each chapter is titled after the
Vision Element it supports and the Planning
Components it represents.

The chapters include
a description of Bannock County’s condition
in 2024 (“Where We Are Today”),
a desired future (“Where We Want To Be"),
an explanation of the county'srole in creating
the desired future (“Our Role”), and
goals and strategies to guide how Bannock
County will accomplish our desired future,
and
links to supporting resources, including
County and community plans, documents,
and other elements with information
relevant to the Vision Element (“See Also”).

Elected officials, staff, and the community
should look to Bannock County 2040 to guide
important policies and decisions.

Many strategies in this plan will be implemented
through day-to-day decisions made by planning
staff, the Planning and Development Council, P —
and the Board of County Commissioners.
Progress on any goal or strategy is dependent
on available county resources, including funding
and personnel.

Bannock County Planning & Development Council
February 19, 2025
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WHERE WE ARE TODAY

Bannock County is nestled in the Portneuf Valley, which is located in southeastern Idaho. The

County is the gateway to numerous regional destinations including: Salt Lake City, UT; Jackson,
WY: Sun Valley ID; as well as Yellowstone and Grand Teton National Parks and the Sawtooth
National Recreation Area. The County contains seven incorporated cities: Arimo, Chubbuck,
Downey, Inkom, Lava Hot Springs, McCammon, and Pocatello.

Bannock County is home to many major employers, including but not limited to, Amy's
Kitchen, Bannock County, Farmers Insurance Group, Idaho Central Credit Union, Idaho State
University, J.R. Simplot Company, LA Semiconductor, City of Pocatello, Pocatello-Chubbuck
School District 25, Portneuf Medical Center, and Union Pacific Railroad.

Bannock County is known for the world-famous Lava Hot Springs, our network of world-class
hiking and mountain biking trails, Pebble Creek Ski Area, Idaho State University, and the
Portneuf River. Additionally, we have the Portneuf Health Trust Amphitheatre, the Bannock
County Fairgrounds in Downey, and the Bannock County Event Center Indoor Arena.

In 2024, the county faces challenges surrounding affordable housing, impacts of future
growth on infrastructure, and balancing the desire to preserve a rural lifestyle with the need
for economic growth.

Bannock County Planning & Development Council
February 19, 2025
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INTRODUCTION

WHERE WE ARE TODAY (CONTINUED)
POPULATION Figure 2
100K

90K

80K
70K '
1990 2000 2010 2020 2040

COST OF LIVING

MEDIAN HOUSEHOLD INCOME (2023) - $68,495 *8:585
MEDIAN ASSESSED HOME VALUE (2023) - $285,000 wiTH MANUFACTURED HOMES
MEDIAN ASSESSED HOME VALUE (2023) - $326,000 wiTHOUT MANUFACTURED HOMES

LABOR FORCE

CIVILIAN LABOR FORCE (JUNE 2024) - 45,508
POPULATION WITH A BACHELOR'S DEGREE OR HIGHER (2022) - 18.8%

HOUSING RATIO AGE BREAKDOWN
Figure 3 Figure 4

65+ Years Old
16%

Renter Occupied
32%

0-17 Years Old
25%

Bannock County Planning & Development Council

DATA FROM U.S. CENSUS BUREAU, IDAHO DEPARTMENT OF Felguary A% R85k coUNTY ASSESSOR'S OFFICE
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YOUR VOICE. OUR FUTURE.

The vision of Bannock County 2040 should represent the voice of our
community. Over a two-month period in 2024, hundreds of Bannock
County residents shared thier unique perspectives on what makes our
community great and how it can become even better.

Listening to the community took many forms: public open houses,
map-based input, an online survey, written comments, and talking
with residents at commmunity events and meetings.

Bannock County used several methods to gather a wide and diverse
set of opinions, including a mailer sent to rural county residents, social
media advertisements, news media interviews, community newsletters
and email campaigns, and a pop-up window on the county website.

SURVEY
RESPONSES

BANNOCKCOUNTY.GOV/OURFUTURE

See Appendix 2 - “Synopsis of Community Input”

MAP-BASED
INPUT

Bannock County Planning & Development Council
February 19, 2025
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INTRODUCTION

WE ASKED YOU

“ONE WORD OR SIMPLE PHRASE THAT
BEST DESCRIBES BANNOCK COUNTY IS..."”
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INTRODUCTION

Based on community input, the Planning & Development staff crafted the following
vision statement and goals.

VISION STATEMENT

In 2040, Bannock County will be a vibrant, family-friendly cormmmunity that embraces its

rural lifestyle while promoting sustainable economic growth and outdoor adventure.

WHERE WE WANT TO BE

To achieve our vision for 2040, we have set the following goals:

Southern Bannock County will be home to more employers who provide living
wages to residents.

Bannock County will have affordable housing options for all levels of income.
Bannock County will have an expanded and connected network of trails and
protected public access to outdoor activities.

Bannock County will have protected and preserved wildlife and agricultural
resources.

Bannock County will have enhanced public services to meet the needs of a growing
community.

Bannock County will have a balance of urban and rural amenities to attract families.

The following chapters will expand on these goals and present strategies to meet them.

OUR ROLE

Bannock County's role is to provide essential services, support infrastructure, and
manage resources to benefit the residents of Bannock County.

Bannock County Planning & Development Council
February 19, 2025
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For the purpose of this comprehensive plan, commmunity development refers to the
process of improving the well-being and quality of life of Bannock County residents

by providing essential services. By identifying our communities’ evolving needs and
aspirations and working with local stakeholders—such as government agencies,
nonprofits, and residents—we can create sustainable solutions for a growing population.
Through this collaborative approach, Bannock County will be better equipped to thrive,

focusing on long-term growth, resilience, and shared prosperity.

Where we are in 2024...

More Americans are recognizing ldaho and Bannock County as a desirable place to raise
a family. Bannock County’s population is estimated to grow to 99,700 in 2040, a 33%
increase from 2024. This growth will require an expansion of efficient public services and

amenities. The following challenges must be addressed to accommodate the vision of

the 2040 Comprehensive Plan

Bannock County's essential services need to develop consistency in equipment,
training, and service.

Bannock County has a lack of consistent, reliable internet access throughout the
county, especially in rural areas.

Bannock County has had a manageable population growth rate of approximately
0.7% over the last decade. It is anticipated that growth rate will increase by 2040,

which will place a strain on the current infrastructure.

Bannock County Planning & Development Council
February 19, 2025
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CHAPTER ONE

See Also

Bannock County lllicit Discharge

and Stormwater Sewer Connection

Ordinance

Bannock County Flood Zone Ordinance

Bannock County Multi-Jurisdictional All
Hazard Mitigation Plan (2021)

Bannock County Sediment and Erosion

Control Ordinance

Bannock County Solid Waste Ordinance

Bannock County Transportation Plan

(2022)

BTPO Demographics Technical Report

ldaho Department of Environmental

Quality's Facility Mapper

Nielsberg “Bannock County Population

By Year”
Pocatello Regional Airport Master Plan

Pocatello Regional Transit Services

Southeast Idaho Council of

Governments (SICOQ)

b

BANNOCK COUNTY
SHERIFF’S OFFICE

ANALYSIS OF PLANNING
COMPONENTS

Hazardous Areas

With the abundance of agricultural acres
and natural resources in Bannock County,
there is an unavoidable potential for hazards,
such as wildfires and flooding, depending on
the time of year. The 2021 Bannock County
Multi-Jurisdictional All Hazard Mitigation Plan
outlines hazards and mitigation measures,
including specific projects, for fire, flooding,
hazardous terrorism,

drought, materials,

disease, rodents, weather, dam failure,
avalanches, and nuclear events. Additionally,
the Idaho Department of Environmental

Quality's Facility Mapper identifies three

brownfield sites: one in the City of Downey and
two in the City of Pocatello.

Public Airport Facilities

Bannock County hosts three private
airports: Lava Hot Springs Airport, Skyline
Airport, and Portneuf Medical Center
Heliport. Additionally, there is one public
airport, Downey-Hyde Memorial Airport,
within the county. Larger regional
airports, like Pocatello Regional Airport,
are located within Areas of City Impact
(ACI), owned by the city and not affiliated
with the county.

February 19, 2025
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CHAPTER ONE

ANALYSIS OF PLANNING COMPONENTS

School Facilities & Transportation

Bannock County has two school districts:
Pocatello/Chubbuck #25 and Marsh Valley #21.
Districts #25 and #21 use buses operated by the
Idaho Transportation Department to transport
students living more than 1.5 miles from school,
including those in unincorporated Bannock
County. Additionally, Bannock County hosts
Idaho State University and a University of Idaho
Extension campus, both of which offer lifelong
learning opportunities and help promote an
educated, skilled workforce.

Public Services, Facilities & Utilities

In unincorporated areas, Bannock County
provides public services, including roads and
bridges (except where roads are privately
maintained), landfill, jail, courts, County
Fairgrounds and Event Center, planning, code
enforcement, indigent services, emergency
services, groundwater mMmanagement,
mosquito abatement, public works, veterans'
services, and weed control. The Sheriff's Office
patrols unincorporated areas and small towns,
focusing on citizen safety and homeland

security.

Bannock County's incorporated cities provide
urban services, including water and sewer,
stormwater management, police, paved urban
streets and sidewalks, parks and recreation,
recreational trails, transit, libraries, and cultural
facilities such as museums. Fire protection
services are provided by various fire districts.
Semiprivate utility companiessupplyelectricity,
telecommunications, and internet services.

Transportation

Bannock County collaborates with the
Downey-Swan Lake Highway Department
on transportation planning. The Bannock
County Road and Bridge Department
Mmaintains 318 miles of paved roads and 155
miles of unpaved roads in unincorporated
areas. The 2022
Transportation Plan includes the functional

Bannock  County

classification project priorities,
and roadway design standards. The
Bannock County Transportation Planning
(BTPO)
transportation planning for Pocatello,
Chubbuck, and their associated ACIs in
Bannock County. The Union

system,

Organization oversees regional

northern
Pacific Railroad Company operates the sole
rail system in the county. Bannock County
was once a stop along Amtrak's Pioneer
passenger train.

Public transportation services, provided by
Pocatello Regional Transit (PRT), include
fixed bus routes, commuter, and charter
services. PRT is also a ticket agent and stop
location for Greyhound and the Salt Lake
Express. Freight transportation is significant,
with over 15 freight companies operating in
the county. Major transportation corridors
maintained by the Idaho Transportation
Department (ITD) include [-86, |-15, US 95,
US 30, and US 89. The Union Pacific Railroad
runs a rail line south along Highway 91
through the county, with a large rail yard
and land holdings in Pocatello.

Bannock County Planning & Development Council
February 19, 2025
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CHAPTER ONE

GOALS

In 2040, we will have...

Goal 1.1 - Enhanced public services to meet
the needs of a growing community.

Strategies

+ 11.1- Expand full-time Advanced Life
Support coverage for residents in southern
Bannock County.

+ 112 - Create a unified, county-wide fire
district.

+ 113 - Establish a landfill expansion plan.

+ 114 - Support expansion and
enhancement of electric, gas, water, and
solid waste services.

Goal 1.2 - A balance of urban and rural
amenities to attract families.

Strategies

« 1.2.1 - Support efforts to improve and
expand the digital communications
network and related infrastructure in the
county.

+ 1.2.2 - Support goals of private, agriculture
airports and the public, passenger airports.

+  1.2.3 - Support the development of a
community recreation center in the
southern end of Bannock County.

Goal 1.3 - Infrastructure to accommodate an
increasing population growth rate.

Strategies
+  13.1 - Support enhancement of public
transportation options to support tourism
and commuting workers.
« 1.3.2 - Support expansion and
enhancement of the internet, power, water,
sewer, and solid waste infrastruglire, County Planni

1.3.3 - Work with the Idaho Department of
Environmental Quality and state agencies
to allow for community wells and septic
systems.

1.3.4 - Incentivize the location of utilities in
development.

1.3.5 - Support the extension of
communication and power infrastructure.

Our role...

Bannock County's role in community
development is to provide essential
services, ordinances, and codes that

support our vision elements.

February 19, 2025
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For the purpose of this comprehensive plan, rural lifestyle refers to a feeling of open space

and opportunities for land ownership and agricultural activities.

Where we are in 2024...

Bannock County residents take pride in the rural history and lifestyle of the county.
Bannock County must balance the desire to maintain a rural lifestyle while not impeding
on residents’ ability to use, sell, or develop their property. Meanwhile, residents report
open space as an asset of Bannock County’s (See Appendix 2 - “Synopsis of Community
Input”). Many residents are concerned about urbanizing development within the
unincorporated areas of Bannock County adjacent to Areas of City Impact (See Ch.

6 “Future Land Use Map”). With all this in mind, Bannock County faces the following

challenges:

Bannock County's Subdivision and Zoning ordinances conflict with one another and
don't reflect current development design standards.

Areas of City Impact exceed cities reasonable and anticipated growth patterns,
making it challenging for the county to coordinate growth appropriately with proper
infrastructure, i.e. sewer, water, and roads.

Generational farms are struggling to survive and sustain a multi-family income,
therefor they are decreasing in size and number. Concurrently, more hobby farms

appearing in the county.

Bannock County Planning & Development Council
February 19, 2025
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CHAPTER TWO

See Also ANALYSIS OF PLANNING
COMPONENTS
Bannock County Building Code
Ordinance Agriculture
Bannock County Subdivision In Bannock County, there are approximately
Ordinance 400,000 acres of farm land. Between 2007 and

Bannock County Zoning Ordinance 2012, the numberandsize of farmsin the county

decreased, yet farming efficiency significantly
increased, nearly doubling revenue accrued
during this period.

Land Use

Bannock  County is  primarily  rural,
recreational, and low-density residential,
with most urban development concentrated
within Areas of City Impact (ACIl). Conflicts
sometimes arise between land use and public
services when urban development extends
into unincorporated areas adjacent to ACI.
Proposed expansions of ACI often involve
large areas that exceed the city's capacity to
serve within a 20-year timeframe.

Property Rights

Bannock County is committed to the
protection of private property rights; however,
there is a lack of clarity in county ordinances
regarding land development opportunities
and easement/open space restrictions for
property owners.

Bannock County Planning & Devlopment Council
February 19, 2025
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CHAPTER TWO

GOALS

In 2040, we will have...

Goal 2.1 - A rural atmosphere that . 2.2.5-Continue to ensure that
provides opportunity for those seeking an developments, rezones, and land uses
agricultural lifestyle. align with the Future Land Use Map and its
associated characteristics and descriptions,
Strategies as illustrated in Figure 7.

- 2.1.1- Designate agricultural protection
areas in accordance with Idaho Code § 67-
9704 (See Appendix 6 - Idaho Code § 67-
9704).

« 212 - Support the Right to Farm Act (See
Appendix 4 - Idaho Code §22-450]).

+ 213 - Continue to support accessory
dwellings for farm workers.

2.1.4 - Provide ordinances allowing for more
diverse agribusiness.

Goal 2.2 - Development that fosters
economic growth while maintaining the
rural character of the county.

Strategies
« 2.2.1- Areas of City Impact will be
renegotiated and adjusted as development
within the cities occur.
2.2.2 - Develop an ordinance that bridges
the gap between the city and county
requirements for infrastructure and future

. o r role...
connection to utilities, i.e. sewer, water, and Our role

roads. Bannock County's role in maintaining

2.2.3 - Asingle ordinance that provides a rural lifestyle is to write and enforce

clear, concise direction for development codes and ordinances that protect

and subdivision. property rights and agricultural land,
. 2.2.4 - Allow rural developments to offer while also facilitating development

a mix of ot sizes to support people with opportunities.

diverse incomes, uses, and needs.

Bannock County Planning & Development Council
February 19, 2025
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For the purpose of this comprehensive plan, economic growth refers to a sustainable

growth pattern that supports a high standard of living through a diverse economic base.

Where we are in 2024...

Bannock County has the potential to be a leader in the regional economy by attracting
and retaining businesses that provide livable wages and great benefits for the workforce.
The following advantages and challenges must be considered in supporting the vision of

the 2040 Comprehensive Plan:

Due to Bannock County’s location, access to education, and affordable cost of living,
we are poised for industry growth in manufacturing, smart technology, and tourism.
Bannock County has a shortage of housing which has caused a rapid increase in
housing prices, hindered recruiting for industry, and increased barriers to property
ownership.

Bannock County's Zoning and Subdivision ordinances require a certain level of open
space that hinders development and does not effectively serve the intended purpose
of open space.

There are no designated National Interest Electric Transmission Corridors in Bannock

County.

Bannock County Planning & Development Council
February 19, 2025
Page 107 of 313 4



CHAPTER THREE

See Also

Annual U.S. Transmission Data Review

(2018)

Bannock County Building Code

Ordinance

Bannock County Subdivision

Ordinance

Bannock County Zoning Ordinance

Bannock Development Corp.

BTPO Demographics Technical Report

ldaho Power's 2019 Eastern Idaho

Electric Plan
Pocatello-Chubbuck Chamber of

Commerce

U.S. Census Bureau QuickFacts 2024

ANALYSIS OF PLANNING
COMPONENTS

Community Design

Design patterns in  Bannock County
predominantly focuson ruraland agricultural
development. Existing standards mandate
that at least 50% of a parcel or development
must be maintained as open space.
However, this requirement sometimes leads
to unimproved areas that do not effectively

serve their intended purposes as open space.

Economic Development

Bannock County has a median household
income of $64080, according to U.S.
Census Bureau: QuickFacts 2020. Bannock
County supports workforce development
opportunities with assistance from Idaho
State University and the University of Idaho
Extension offices. The county has over 32,000

employed residents. Major local industries
providing employment and driving housing
andtransportationdemandsincludetheldaho
National Laboratory (INL), Simplot, Premier
Technology, and various mining companies
in and around Caribou County. Emerging
industries, such as high-tech companies
specializing in Artificial Intelligence and smart
technology, may also be attracted to Bannock
County due to its low cost of living.

Housing

There are currently 36,739 housing units
within Bannock County. Bannock County has
a median assessed home value of $285,000,
according to the Bannock County Assessor’s
2024 assessment. Approximately 68.6% of all
housing within the County is owner-occupied.
Population
The Bannock Transportation Planning
Organization (BTPO) Demographics Technical
Report shows that Bannock County's
population will increase by 4-5% every five
years, reaching approximately 99,689 residents
by 2040.
National Interest Electric Transmission
Corridor

Bannock County is part of the Northern Tier
Transmission Group (NTTG). According to the
2018 Annual U.S. Transmission Data Review,
there are no designated national interest
electric corridors within the county. Idaho
Power's 2019 Eastern Idaho Electric Plan
identifies an existing source station, a 46V
transmission line, and a 138kV transmission
line located in northern Bannock County. The
county experiences a peak summer electrical

demand of 157 megawatts.

Bannock County Planning & Development Council
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CHAPTER THREE

GOALS

In 2040, we will have...

Goal 3.2 - A strong and diverse economy.

Strategies
- 3.2.1- Appropriately zone locations
within the county to allow for a variety of
residential, agricultural, cormmercial, and

industrial uses.

- 3.2.2 - Continue to support Bannock
Development Corp. and other economic
drivers and their efforts.

3.2.3 - Support the development of
economic incentives for business
expansion and growth.

- 3.2.4 - Explore development opportunities
for current and future energy sources.

Goal 3.3 - A rural atmosphere with a variety
of housing and commercial development
opportunities.

Strategies

3.3.1 - Manage density requirements
where growth opportunities exist while
considering the desire for open space.

- 3.3.2 - Write ordinances incentivizing
development of affordable housing.
3.3.3 - Update ordinance that promotes
residential clustering and protects sensitive

Our role...

areas.

Bannock County's role in economic
growth is to provide an environment
that fosters opportunity for all
socioeconomic groups.

Bannock County Planning & Development Council
February 19, 2025
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CHAPTER FOUR:
OUTDOOR ADVENTURE

For the purpose of this comprehensive plan, outdoor adventure refers to recreational
activities that take place in or are supported by the natural environment and landscape of

Bannock County.

Where we are in 2024...
One of Bannock County's greatest assets is the natural landscape that provides recreation
for residents and visitors. Outdoor adventure is a vital part of Bannock County's lifestyle,
character, and economy. The following are examples of assets Bannock County can use to

support the vision of the comprehensive plan:

Bannock County is the home of a multi-jurisdictional world-class trail system that
could be inter-connected and expanded to connect to the Portneuf Greenway.
World-famous Lava Hot Springs and Downata Hot Springs are tourist destinations in
Bannock County. The Portneuf River also serves as a source of recreational water sport
activities, including kayaking and fishing.

For snow enthusiasts, Bannock County is home to Pebble Creek Ski Area and East
Fork Mink Creek Nordic Ski Center and miles of groomed snowmobile trails.

Within the county, there are nearly 262,000 acres of federal and state land. These
lands are home to numerous campgrounds, water features, hunting opportunities,
and wildlife refuges.

Bannock County is home to several national level competitions, such as the track-

and-field “Simplot Games,” rodeo qualifying events, and several State Championships.

Bannock County Planning & Development Council
February 19, 2025
Page 110 of 313



CHAPTER FOUR

ANALYSIS OF PLANNING
See Also COMPONENTS

l[daho Department of Commerce -

Tourism Recreation
Portneuf Greenway Foundation Recreation is a beloved attraction in Bannock
Countyforbothresidentsandvisitors.Thecounty

Portneuf Resource Council

. o offers extensive recreational opportunities,
Portneuf River Vision

USDA Web Soil Survey

including over 50 miles of summer trails, 250

miles of winter trails, and more than 50 parks
spanning approximately 315 acres managed
by the county's eight incorporated cities. Key
facilities like the Bannock County Event Center
and Portneuf Wellness Complex contribute to
recreational diversity.

Spring and summer activities are supported
by 42 public campgrounds, offering ample
opportunities for camping, hiking, fishing,
hunting, and other wilderness pursuits. Winter
recreationoptionsincludeskiing,snowshoeing,
and snowmobiling at Pebble Creek Ski Area,
East Fork Mink Creek Nordic Ski Center, and
designated areas on Forest Service and BLM
lands outlined in the Public Access Roads Map
(See Appendix 7 - Public Access Roads Map).

In 2015, the Portneuf Health Trust donated
an 80-acre wellness complex to Bannock

County, featuring multi-use sports fields, an
amphitheater, outdoor swimming and fishing
spots, and venues for outdoor events and
gatherings. Since 2020, Bannock County has
invested in improving facilities at the Bannock
County Fairgrounds in Downey, including a
new exhibit hall and sheep barn.

b 1}’/
|

V l /
Wi
1 B nnock/ gbhnty Planning & Development Council
February 19, 2025
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ANALYSISOF PLANNINGCOMPONENTS

Natural Resources

Bannock County contains nearly 262,000
acres of federal and state lands, with 213,414
acres of federal land and 48,355 acres of
state land. The Lower Portneuf Valley Aquifer,
located within the county, is the sole drinking
water source for Pocatello, Chubbuck, and
northern Bannock County. The Portneuf River,
extending approximately 97 miles, isone of the
county's most important natural resources,
providing community, natural, and economic
opportunities. It is fed by about 900 miles of
intermittent streams and over 550 miles of

perennial streams. Additionally, according

to the Soil Survey of Bannock County Area,
Idaho, approximately 11 percent of the survey
area qualifies as prime farmland.

Special Areas or Sites

Open lands and trails are integral to
Bannock County'sidentityandculture, with
over 35% of the county's land under federal
or state management, supporting diverse
uses. Recreation options abound, from
Lava Hot Springs and Pebble Creek Ski Area
to Hawkins Reservoir, campgrounds, RV

parks, and extensive trails and greenways.

Pocatello's Portneuf River and Greenway
are focal points for recreational activities,
offeringoverlemilesoftrailsand37 proposed
projects including parks, trailheads, and
cultural/historical monuments. The Ross
Park Complex features attractions like the
Fort Hall Replica, Frontier Town, Zoo Idaho,
and an Aquatic Center.

Bannock attracts

County significant

visitation en route to Yellowstone and
Teton National Parks and other regional
Fort Hall

Reservation adds to these opportunities

destinations. The Indian
with open spaces, hunting and fishing

grounds, water access, and natural

resources.

The county is rich in historical and
archaeological sites, boasting 29 entries
on the National Register of Historic Places,
the Fort Hall Trading Post Archaeological
Site, and Oregon Trail markers. Wildlife
and wilderness zones, including the 3104-
acre Portneuf Wildlife Management Area,
are vital components of Bannock County’s
recreation and cultural landscape.

Bannock County Planning & Development Council
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CHAPTER FOUR

GOALS

In 2040, we will have...

Goal 4.1 - An expanded, connected, and well- Goal 4.4 - Protected natural resources.
maintained trail network.
Strategies
Strategies «  4.4] - Revise open space requirements
« 4.1 - Work with various user groups and to protect wildlife migration areas.
agencies. .« 4,42 - Continue responsible natural
«  4].2 - Support the growth and resource management.
development of ski areas and snowmobile « 4,43 - Support responsible use and
trails. Mmanagement of surface and ground
water.
Goal 4.2 - Expanded recreational
opportunities.
Strategies
«  4.2]1-Support the development of
additional access points to the Portneuf
River.
« 4272 -Continue to develop and improve
the Event Center in Pocatello and
Fairgrounds in Downey for 4H activities
and equestrian events.
+  4.2.3 - Establish the Portneuf Health Trust
Amphitheatre as a destination venue for
events.
Goal 4.3 - Continued public access to federal
and state lands.
Strategies
«  43]1- Develop strong relationship with our Our role...
state and federal partners. Bannock County's role in outdoor

adventure is to protect our natural
resources and promote public access
to federal and state land, as well

as facilitate in the development of
recreational opportunities.

Bannock County Planning & Development Council
February 19, 2025
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CHAPTERFIVE: |
IMPLEMENTATION STRATEGIES

In this chapter, overarching strategies are presented as ways to encourage Bannock County to
maintain the direction of the 2040 Comprehensive Plan and its’ vision.

Be active at the state and federal levels to guide policy to support our
goals.

Prioritize professional development and continued learning amongst
Bannock County leaders to stay current on best practices and future
trends.

Seek to maintain the beauty of our community through thoughtful
application and enforcement of county codes and ordinances.

Provide regular opportunities for community engagement and
public outreach to understand the community’s voice.

Review county ordinances annually and update as needed.
Keep the 2040 Comprehensive Plan relevant by continually
reviewing and updating the plan (see Appendix 1- “Plan
Amendment Procedures”).

Bannock County Planning & Development Council
February 19, 2025
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CHAPTER SIX:
FUTURE LAND USE MAP

Introduction
The Future Land Use Map for Bannock County provides a land use framework to guide
future development in the county so it achieves this Plan's goals. The land use categories
should allow the county to continue to be a distinctive, diverse place with a mix of
compatible development activities and conservation activities and helps to achieve the

goals and policies in this plan.

Bannock County Planning & Development Council
February 19, 2025
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CHAPTER SIX

Future Land Use Descriptions & Characteristics Figure7

The land use categories displayed below coincide with the Future Land Use Map.

Agricultural (AG) Residential Rural (RR)

Agricultural characteristics such as farming, Rural characteristics such as low density
grazing, and single family homes. housing, agricultural uses, and transition

between rural and suburban development.

Residential Suburban (RS) Recreational (REC)

Suburban characteristics near towns or Recreational characteristics that promote
cities where municipal services are currently tourist activities and conserve the County's
available or are planned to be extended in the outdoor recreational resources and

near future. environmental quality.

Commercial (COM) Light Industrial/Warehouse (LIW) &
Commercial characteristics that provide Industrial (IND)

opportunities for non-residential businesses Industrial characteristics that provide

and services to meet the community’s needs. opportunities for production and commerce,

manufacturing, and commercial support while

minimizing impacts on adjacent properties
Bannock County Plannin% Development Council
3 Eg%envwon ment.
February 19,
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PLANNING & DEVELOPMENT

Future Land Use - Proposed

| Agriculture

.| Commercial

" Industrial

|| Light Industrial Warehouse |-t‘:.t

| Recreation I:L

| Residential Rural !{

I Residential Suburban :_;:l
Public Lands ..j"

Fort Hall Reservation

B Right-Of-Way

Agricultural Protection Overlay

City Limits
il

fisE n {
- e - - - - —— - — -

Miles: Not to scale

Figure 8 - Future Land Use Map  Bannock County Planning & Development Council
This is not a zoning map but rather a guide for futureFesrgarysrOREZE Nations.
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GLOSSARY

GLOSSARY

ANNEX/ANNEXATION
Annexation is the process by which a county,

state, or municipality formally incorporates
new territory or land into its jurisdiction. This
can involve expanding boundaries to include
adjacent areas or regions. Annexation can
occur for various reasons, including economic,
political, strategic, or administrative purposes.

AREA OF CITY IMPACT

Where growth and development are expected
to occur. Areas of impact should be planned
for growth and development and should not
be used to stop growth and development that
conforms to applicable plans and ordinances.
Areas of impact should be established,
modified, or confirmed based on the ability
and likelihood of a city or cities to annex lands

within that area of impact in the near future.

GOALS

As they pertain to Comprehensive Plan 2040,
goals are broad, long-term aims that support
the vision. Although goals are organized by
vision elements, many goals advance more
than one vision element.

INFRASTRUCTURE

Infrastructure is the basic physical assets and
facilities that are considered essential, such
as transportation systems (roads,

supply,
systems, electrical grids, and gas pipelines),

bridges,

streets), utilities (water sewage

and communication networks (telephone

LAND USE
Land use is a broad term encompassing how

humans use or develop land for economic,
residential, recreational, conversational, and
governmental purposes.

MEDIAN HOUSEHOLD INCOME

Median household
amount that divides the income distribution
of households in a specific area (e.g. city, state,
or country) into two halves. It represents the

income refers to the

midpoint, meaning that halfofthe households
earn less than this amount, and half earn
more. The median is used instead of the
average because it is less affected by extreme
values (e.g. very high incomes) that can skew
the data.

OPEN SPACE

Open space refers to any land that is restricted
from development.

UNINCORPORATED AREAS

Unincorporated areas are regions that are not
governed by their own municipal corporation
(such as a city, town, or village) but instead fall
under the jurisdiction of a higher authority,
typically a county or a state. These areas lack
a local government structure and rely on the
county or state for governance, services, and

lines, internet cables, and wirelegatdék®suhty Planning &BeVelsprment Bouncil
February 19, 2025
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APPENDICES

1- PLAN AMENDMENT PROCEDURES
Referenced on pages 6 and 29.

2 - 2040 COMPREHENSIVE PLAN PUBLIC INPUT SYNOPSIS
Referenced on pages 11,12, 13, and 19.

3 - 2022 AGRICULTURE CENSUS
Referenced on pages 19 and 20.

4 - IDAHO CODE §22-4501
AGRICULTURE AND HORTICULTURE - RIGHT TO FARM
Referenced on page 21.

5 - IDAHO CODE §67-6508
LOCAL LAND USE PLANNING - PLANNING DUTIES
Referenced on page 6.

6 - IDAHO CODE §67-9704
AGRICULTURAL PROTECTION AREA ACT
Referenced on page 21.

7 - PUBLIC ACCESS ROADS MAP

Referenced on page 26.

Bannock County Planning & Development Council
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1- PLAN AMENDMENT PROCEDURES

For this plan to function over time, the county must be able to periodically review and update it.
These updates should be in response to significant trends or changes in the economic, physical,
social, or political conditions. The county will conduct revisions to this 2040 Comprehensive Plan
according to two distinct and different procedures:

Procedure One: Plan Update

An update of the 2040 Comprehensive Plan should take place at least every five (5) years, unless
otherwise directed by the Board of County Commissioners. The county's prime consideration in
making a determination of when an update should be initiated should include what changes have
occurred since the Plan was last updated. These changes may be in areas such as the economy,
the environment, housing affordability, traffic congestion, local priorities, projected growth, or
others. A Plan Update will include a thorough re-evaluation of the vision, goals, and strategies
contained within this Plan. A Plan Update will also include a thorough review of the validity of all
information contained within the Plan and should include extensive opportunities for involvement
by the public, boards and commissions, elected and appointed officials, county staff, and other
affected interests.

Procedure Two: Plan Amendments

All Plan Amendments shall be considered by the Planning & Development Council and Board
of County Commissioners pursuant to their respective powers. Based on its consideration of the
recommendations from staff, boards and commissions, and evidence from public hearings, the
Planning & Development Council could then recommend in favor of the Plan Amendment (with
or without further revisions) or recommend against it. Any review of a Plan Amendment by a
Planning & Development Council would be followed by County Commissioners action including,
if applicable, its approval of the Plan Amendment. When considering a plan amendment, the
county should consider whether:

1. The existing 2040 Comprehensive Plan and/or any related element thereof is in need of the
proposed Plan Amendment;

2. The proposed Plan Amendment will have no major negative impacts on transportation,
services, and facilities;

3. Strict adherence to the 2040 Comprehensive Plan would result in a situation neither intended
nor in keeping with other key elements and strategies of the Plan; and

4. The proposed Plan Amendment will promote the public welfare and will be consistent with the
goals and strategies of the 2040 Comprehensive Plan and the elements thereof.

Bannock County Planning & Development Council
February 19, 2025
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Public Input

Collected Jan. 1, 2024 - Feb. 25, 2024

To see full report, visit www.bannockcounty.us/wp-content/uploads/2024/03/2040-Comp-Plan-
Public-Input-Complete-Binder.pdf

bannockcounty.gov/ ourfuture
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We asked Bannock County residents to tell us how
they want our future to look.

How We Asked

bannockcounty.gov/ourfuture

ourfuture@bannockcounty.gov

The vision of Bannock County's 2040 Comprehensive Plan should represent the voice of our
community. Over a two-month period, hundreds of Bannock County residents shared thier unique
perspectives on what makes our community great and how it can become even better.

Listening to the community took many forms: public open houses, map-based input, an online survey,
written comments, and talking with residents at community events and meetings.

Bannock County used several methods to gather a wide and diverse set of opinions, including a
mailer sent to rural county residents, social media advertisements, news media interviews, community
newsletters and email campaigns, and a pop-up window on the county website.

Open Houses

214 Attendees across seven open houses

Written Comments

42 written comments - email and fliers

Map-Based Input

Hundreds of votes

Online Survey
778 Responses

Baanock Coun}_te/ Planning & Development Council
Photos from Open %B%@rP?@’WéO”UOW 23,2024
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We advertised the open houses through a mailer, social media, the news, community calendars, and email
campaigns.

Each open house provided aftendees the chance to review the current Comprehensive Plan and the
proposed changes. Members of the Planning & Development staff were available to answer questions and
talk with residents about what they hoped the future of the county would look like.

Public input collected at the Open Houses includes:
qu:)‘ovzvg; g;}?opm’: 74 attendees * Votes for the proposed Comp Plan Vision & Mission Statement
15 S Main St, Downey * "My Vision" Fliers

Jan. 25, 4-7PM * Spot feedback on the Future Land Use Map

Marsh Valley School District 21 Office 21 attendees . .
40 School St, Arimo Conversations

Jan. 30, 4-7PM
McCammon City Office
802 Front St, McCammon

Feb. 1, 4-7PM
Lava Hot Springs Senior Center 27 attendees
150 N Center St, Lava Hot Springs

Feb. 6, 4-7PM
Chubbuck City Hall
290 E Linden Ave, Chubbuck

Feb. 8, 4-7PM
Inkom City Hall | 18 attendees
365 N Rapid Creek Rd, Inkom

Feb. 22, 4-7PM
Pocatello City Hall

911 N 7th Ave, Pocatello

24 attendees

22 attendees

28 attendees

Bannock Count ing & Development Council ~.>,\

Photos from Open )E@;L)Jg;ea% %@%Jonuory 23,2024




BANNOCK
COUNTY

- Vision Statement Input

At each open house, we asked people to weigh in
on the proposed vision statement.

Page 5

Vision Statement

Be a leader in the State of Idaho through effective,
efficient, and transparent processes.

The Comprehensive Plan is our guide to...

Promote economic development through the creation and
application of ordinances, which allow managed growth,
conserve natural resources, and maintain the character of
our communities.

RED =1 DON'T LIKE IT GREEN =1 LIKE IT
48 total votes 42 total votes

Downey Votes: Red: 28, Green: 10
Arimo Votes: Red: 4, Green: 0
McCammon Votes: Red: 5, Green: 7
Lava Votes: Red: 3, Green: 5
Chubbuck Votes: Red: 0, Green: 6

Inkom Votes: Red: 0, Green 6

catello Votes: Red: 8, Green: 8

/ Bannock County Planning & Development Council
February 19, 2025
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At each open house, we asked people to write down what they envision the future of
Bannock County to look like. A total of 40 fliers were collected from the open houses.
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At each open house, we asked people to weigh in
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What zip code do respondents live in?
Answered: 702 Skipped: 76

Other Zip Codes

81122 -1

83203 -1
83205 -4
83206 -3
83201 83209 -1
30.2% 83211 -1

83221 -2
83281 -3
84087 - 1
84403 -1
98363 - 1

NoAnswer

9.8%
Other

24%
83234
0.8%
83250

3.2%
83246

2.3%
83245

4.4%
83234

6.3%
83214

2.8%

83202
17.9%

83204
19.8%

What age are respondents?
Answered: 695 Skipped: 83

Under18
18-24
25-34
35-44
45-54
55-64

Bo+

[ ]
&
[ ]

100 150 200
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What is the annual income of respondents?
Answered: 685 Skipped: 93

Under $15,000

Between §15,000 and $29,999
Between $30,000 and $49,999
Between §50,000 and $74,999
Between §75,000 and $99, 999
Between $100,000 and $150,000
Over $150,000

Unsure

Mo Answer

0 50 100 150

How did responents hear about the survey?
Answered: 695 Skipped: 83

Flyer sentto my home
Local news

Social media

"Access Bannock County"
MNewsletter

Friend
Other

Mo Answer

Banh®tk County Planning & Developmerf?&ouncil 300
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Q -I Please finish this sentence: "One word or simple
phrase that best describes Bannock County is..."

Answered: 723 Skipped: 55

county nice place live high property taxes raise family Bannock County good people
Pleasant Unique Simple Poor Outdoors Quiet Big Underrated Dirty Lovely Sall Town

Stagnant Eﬂmmunity Okay Lacking planned Al€as Full Great idano
EXpEﬂSiVE gehind imes P@aceful seautful scenery DIVEI’SE‘

Struggling g OOd landscapes g reat pl ace | IVE Boring

H Om e leadership B eaUUfU I Awesome R U ral scenic

G I'O\ng Safe pIaCE |IVB property taxes Friendly open

Cﬂuntl’y quaint Potential growth needs Changing Behind ok live outdoor

people siow conservative diversiy Wonderful much opportunities priced Small
Full potential taxed rural areas OPEN SPACce Growing fast high taxes still

Q2 What do you love about Bannock County?

Answered: 734 Skipped: 44

wildlife home

"~ small town feel friendly people surrounding
opportunities

small nature great scenerycountry
small town Open spaces s Location good

l county
open . . ove

PEN family beautlful peo p le area poayty
natural access trails close land still

feel  city community mountains live Bannock County
many outdoors rural

recreation outdoor recreation
activities outdoor opportunities

Bannock County Planning & Development Council
February 19, 2025
Page 131 of 313

outdoor activitiesplaces
enjoy lots friendly



BANNOCK nge 1

: PLANNING &
DEVELOPMENT

Q3 What would you want to improve about Bannock
County?

Answered: 735 Skipped: 43

public transportation concerns
infrastructure Commissioners
much residents public control

place .5,y Parks bring Stop

options

opti improvements limitagriculture
activities

maintenance take rural

family WOrk ¢hink Pocatello SOPPINg

care;i ctead building g0 keep  taxes schools g Fairgrounds
land areas Better jobs developers
dont ant improve people d Less Also .
preserving put growth taxes use ISSUES

supportservicesnewbusinesses roads COU nty things events year

water
ruralFareastown see make Clty CommunityBannOCk Countyl- pay seems
oCcus mone : ive
Yclean well developmentrid high

help way
large |ower il houses older
Mavybe WILLOpeNn Space  ,nhortunities
residential Better roads PP budgetIncrease

Require maintaineddiversity Protecting

Q4 What are some of the biggest challenges facing
Bannock County?

Answered: 738 Skipped: 40

Affordable housing  rising hard ~ Outside don trural areas
services resources stay homelessness °3® o oo
work y thi spending USE pni
town lanning homes INgs us seeing
state roaqs - & infrastructure M2k HELP  local
roads "o mmunity big nfrastructure ocal 4rive

rural yoneyPocatello development 800d housingprojects issues |,q
influx Drugs trying Lack need Keeping grow ,j|ow
funding enough high grOWth g0

darea :
. water built many

place protectingcomePrOPerty taxess Bannock County way ¢4

citizens values want think Manjtamlngjobs Population growth live
put business school support N8N taxes New .onv01  Also population
High property taxes bringin% fe;(%l tgovgrnment rp_rovide mental health
annock County Planning & Development Council
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Bannock County is updating the following
elements in the Comprehensive Plan. Please rank

them from greatest importance to least
importance, in your opinion.

Answered: 677 Skipped: 101

Improving/Maint
aining Water...

Increasing
Affordable...

Adjusting
zoningto...

Adjusting
Areas of Cit...

0 2 3 4 5 6 7
1 2

Improving/Maintaining Water Quality 50.22%  24.96%

340 169
Increasing Affordahle Housing 28.51%  25.70%

163 174
Adjusting zoning to reflect growth (Zones = Agriculture, Commercial, 13.59%  28.95%
Residential, Industrial, Recreational) 92 196
Adjusting Areas of City Impact (ACI) to reflect growth (ACI = areas 7.68%  20.38%
outside a city's limits where development may affect the city) 52 138

Bannock County Planning & Development Council
February 19, 2025
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15.95%
108

14.62%
99

38.26%
259

31.17%
211

10

4

B.86%
60

31.17%
211

19.20%
130

40.77%
276

TOTAL

677

677

677

677
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SCORE
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Q6 Are there any other priorities you feel Bannock
County should focus on that were not listed in the
previous question?
Answered: 537 Skipped: 241
residential within . . .
stay mental health . access public lands WorkingDowney quality
wayrecreationalg g i es OEX Lower property tax-es paysolar panels use
Air quality solar see LOwer taxesjobssolar farms low big

one |4an property taxes Bannock County drug alone
~ 1420 31low taxes Make people things

ringing count needmoney rural education
towncommunitycity yroads cost planningcurrent

live : :
e ol . housing trails
facilities put; less
increase area buildin

Preserving even g0 Keep ggrowth new recreationrepair

projects place provide water business focus improve pg.atello start
parksaffordable schools traffic helpmaintaining development

state homeless land opportunitiesus residentslOt bike higher

- want
Citizens 3w enforcement

Q7 Please provide any final thoughts in regards to

how you would like to see the future of Bannock
County.

Answered: 512 Skipped: 266

etc

betterthink

solar farm know wildlife issues remain
affordable housing developershope projects ~ S€€ Bannock Countyj, ooy

great |, ,Comes change help already also citizens p;q
" l grow money future YHousing work ~ use
public support places taxes areas business allow residents
love see Please ., Bannock County

buildingplanned takin
provide oo see need P °
going i1, 5°¢  COUNTY

_ maintainingland  rural
thmgsfocus home live good Keep  well less lot
etc us peOpleWill growth community jobs p ot act
fairstay state Pocatello want

e development Make zoning
balanceloveone think increase oy spending clean move

roads promote high smallaffordable Stop preserve
pro@%t‘ycmm&”mg&Deve'%ﬁ]b‘%?\"tclihniti es time population
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3 - 2022 CENSUS OF AGRICULTURE - IDAHO, COUNTY DATA
UNITED STATES DEPARTMENT OF AGRICULTURE

Table 1. County Summary Highlights: 2022

[For meaning of abbreviations and symbols, see introductory text.]

Iltem Idaho Ada Adams Bannock Bear Lake Benewah Bingham
Farms ............... ....number 22,877 1,142 229 1,005 353 240 1,081
Land in farms ... ....acres 11,547,963 112,556 145,570 419,823 209,678 130,471 897,796
Average size of farm ..... . . acres 505 99 636 418 594 544 831
Median size of farm ... e acres 35 10 75 16 138 80 24
Estimated market value of land and buildings:
Average per farm ... 2,124,863 1,289,520 1,749,283 1,150,006 1,644,398 1,493,103 3,147,174
Average per acre ... ,209 13,084 ,752 ,753 ,768 147 ,789
Estimated market value of all machinery and
equipment ................... 4,930,153 114,641 24,775 101,309 47,334 33,811 332,628
Average per farm 215,507 100,386 108,186 100,805 134,092 140,878 307,704
Farms by size:
1to9acres .............. 5,785 568 22 367 32 10 335
10 to 49 acres 6,977 441 63 285 69 83 299
50 to 179 acres 3,901 59 64 129 104 84 157
180 to 499 acres . 2,515 41 34 105 69 23 104
500 to 999 acres . 1,384 10 11 60 31 19 55
1,000 acres or more 2,315 23 35 59 48 21 131
Total cropland ..o 15,823 746 137 695 288 188 657
5,623,516 42,862 15,981 180,641 80,192 76,672 363,334
Harvested cropland 13,037 662 119 471 256 129 561
4,370,363 32,982 14,039 60,578 61,633 58,997 323,793
Irrigated 1and ..o 14,191 987 154 565 261 25 855
3,167,499 35,479 19,136 29,291 44,212 127 330,319
Market value of agricultural products sold 10,892,201 191,322 15,577 45,676 29,034 25,444 575,692
Average per farm 476,120 167,533 68,020 45,449 82,249 106,017 532,555
Crops, including nursery and greenhouse crops .. ..$1,000 4,764,793 39,332 2,764 32,650 12,106 24,985 476,088
Livestock, poultry, and their products .$1,000 6,127,408 151,990 12,812 13,026 16,928 459 99,604
Farms by value of sales:
Less than $2,500 9,048 532 105 542 98 139 376
$2,500 to $4,999 2,135 172 15 138 30 21 71
$5,000 to $9,999 2,284 184 17 88 37 18 110
$10,000 to $24,999 ..... 2,179 111 23 79 46 17 118
$25,000 to $49,999 ..... 1,451 40 17 70 53 8 87
$50,000 to $99,999 1,220 34 13 23 26 3 44
$100,000 or more .......... 4,560 69 39 65 63 34 275
Government payments ............ farms 4,296 28 23 180 104 91 157
$1,000 132,405 991 538 4,538 2,228 2,785 6,139
Total income from farm-related sources ............ccccocevvveeveenes farms 7,733 197 96 20 14 74 353
327,387 4,243 1,117 6,481 2,242 4,185 21,952
Total farm production expenses .. 9,317,904 188,082 13,121 48,805 27,246 26,940 489,011
Average per farm 407,304 164,695 57,296 48,562 77,185 112,251 452,369
Net cash farm income of the operations ............cccccceceriinnns farms 22,877 1,142 229 1,005 353 240 1,081
$1,000 2,034,090 8,474 4,111 7,890 6,257 5,474 114,772
AVErage Per farm .........o...ovveveeeeveerreesseeesseeessseeesees dollars 88,914 7.421 17,950 7,851 17,727 22,808 106,172
Livestock and poultry:
Cattle and calves INVentory ...........cccoeveeiineninencccens farms 8,956 412 96 381 163 68 510
number 2,517,987 58,038 15,491 17,136 18,118 1,004 74,940
BEET COWS ..o farms ,379 29 79 308 15 61 428
number 449,249 4,427 (D) 11,344 12,808 613 28,871
MilK COWS .. farms 549 20 2 17 11 - 21
number 664,479 18,380 (D) 30 477 - 5,728
Cattle and calves sold ........ ..farms 7,630 364 87 287 168 4 454
number 1,835,062 38,011 12,032 11,201 13,514 372 56,394
Hogs and pigs iNVeNtory ...........cccoceveeviieereeneeceeeens farms 562 30 2 B2 4 2 19
number 21,157 (D) (D) 372 8 (D) 572
Hogs and pigs Sold ............cccciiiiiiiiiiiiiiiccec farms 663 30 - 24 4 7 27
number 100,260 3,058 - 341 9 47 1,539
Sheep and lambs inventory ...........c.ccoceoeeeviiieiencreceee farms 1,208 74 10 31 14 8 48
number 230,681 956 477 714 (D) 114 19,568
Layers iNVENTOTY ........ccoiiirieieiieeieeieeeeee e farms X 258 18 206 38 39 140
number 638,424 4,662 341 3,448 646 962 3,548
Broilers and other meat-type chickens sold ........................ farms 155 4 - 7 1 3 12
number 11,815 305 - 139 (D) 66 434
Selected crops harvested:
Corn for grain ............... SR farms 648 17 1 - 7 - 5
acres 126,508 3,130 (D) - 117 - 2,386
bushels 22,937,258 728,992 (D) - 17,402 - 397,069
Corn for silage or greenchop .. ...farms 772 17 1 1 - - 24
acres 258,326 6,446 (D) (D) - - 7,238
tons 7,412,427 186,938 (D) (D) - - 184,454
Wheat for grain, all ...........cccooviiiiiniieceeceeceeeece farms 2,210 42 - 34 15 27 141
acres 1,162,697 6,061 - 26,897 7,024 31,436 136,688
bushels 93,723,621 707,146 - 1,378,072 203,066 2,087,178 14,704,674
Durum wheat for grain ...........ccooeveiiiniiicccceie farms 50 3 - - - - 3
acres 10,250 29 - - - - 1,500
bushels 801,586 2,845 - - - - 127,500
Other spring wheat for grain ...........ccccceoeevriicincees farms 918 12 - 16 13 9 76
acres 365,898 667 - 13,791 6,250 5,892 40,681
bushels 25,659,376 63,810 - 597,316 180,192 246,867 4,149,588
Winter wheat for grain ............cccoovoeiiiiiiiiieeceeees farms 1,706 29 - 26 8 24 111
acres 786,449 5,365 - 13,106 774 25,544 94,507
bushels 67,262,659 640,491 - 780,756 22,874 1,840,311 10,427,586
Oats for grain ..........cccocovovicciciciccecce farms 115 - - 1 - 2 5
acres 11,088 - - (D) - (D) 171
bushels 704,503 - - (D) - (D) 15,910
--continued
See full report at NASS.USDA.gov
Bannock County Planning & Development Council
2022 Census of Agriculture - County Data February 19, 2025 Idaho 233

USDA, National Agricultural Statistics Service
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4 - IDAHO CODE §22-4501
AGRICULTURE AND HORTICULTURE - RIGHT TO FARM

LEGISLATIVE FINDINGS AND INTENT. The legislature finds that agricultural activities
conducted on farmland in urbanizing areas are often subjected to nuisance lawsuits,
and that such suits encourage and even force the premature removal of the lands from
agricultural uses, and in some cases prohibit investments in agricultural improvements.
Itis the intent of the legislature to reduce the loss to the state of its agricultural resources
by limiting the circumstances under which agricultural operations may be deemed to
be a nuisance. The legislature also finds that the right to farm is a natural right and is
recognized as a permitted use throughout the state of Idaho.

5 - IDAHO CODE §67-6508
LOCAL LAND USE PLANNING - PLANNING DUTIES

It shall be the duty of the planning or planning and zoning commission to conduct a
comprehensive planning process designed to prepare, implement, and review and
update a comprehensive plan, hereafter referred to as the plan. The plan shall include
all land within the jurisdiction of the governing board. The plan shall consider previous
and existing conditions, trends, comypatibility of land uses, desirable goals and objectives,
or desirable future situations for each planning component. The plan with maps, charts,
and reports shall be based on the following components as they may apply to land use
regulations and actions unless the plan specifies reasons why a particular component is
unneeded.

PLANNING COMPONENTS

(@) Property Rights — An analysis of provisions which may be necessary to ensure that
land use policies, restrictions, conditions and fees do not violate private property rights,
adversely impact property values or create unnecessary technical limitations on the use
of property and analysis as prescribed under the declarations of purpose in chapter 80,
title 67, Idaho Code.

(b) Population — A population analysis of past, present, and future trends in population
including such characteristics as total population, age, sex, and income.

(c) School Facilities and Transportation — An analysis of public school capacity and
transportation considerations associated with future development.

(d) Economic Development — An analysis of the economic base of the area including
employment, industries, economies, jobs, and income levels.

(e) Land Use — An analysis of natural land types, existing land covers and uses, and the

Bannock County Planning & Development Council
February 19, 2025
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5 - IDAHO CODE §67-6508
LOCAL LAND USE PLANNING - PLANNING DUTIES - CONTINUED
PLANNING COMPONENTS

intrinsic suitability of lands for uses such as agriculture, forestry, mineral exploration and
extraction, preservation, recreation, housing, commerce, industry, and public facilities. A
map shall be prepared indicating suitable projected land uses for the jurisdiction.
(f) Natural Resources — An analysis of the uses of rivers and other waters, forests, range,
soils, harbors, fisheries, wildlife, minerals, thermal waters, beaches, watersheds, and
shorelines.
(9) Hazardous Areas — An analysis of known hazards as may result from susceptibility to
surface ruptures from faulting, ground shaking, ground failure, landslides or mudslides;
avalanche hazards resulting from development in the known or probable path of
snowslides and avalanches, and floodplain hazards.
(h) Public Services, Facilities, and Utilities — An analysis showing general plans for
sewage, drainage, power plant sites, utility transmission corridors, water supply, fire
stations and fire fighting equipment, health and welfare facilities, libraries, solid waste
disposal sites, schools, public safety facilities and related services. The plan may also show
locations of civic centers and public buildings.
(i) Transportation — An analysis, prepared in coordination with the local jurisdiction(s)
having authority over the public highways and streets, showing the general locations and
widths of a system of major traffic thoroughfares and other traffic ways, and of streets and
therecommended treatment thereof. Thiscomponent may also make recommmendations
on building line setbacks, control of access, street naming and numbering, and a
proposed system of public or other transit lines and related facilities including rights-
of-way, terminals, future corridors, viaducts and grade separations. The component may
also include port, harbor and other related transportation facilities.
(j) Recreation — An analysis showing a system of recreation areas, including parks,
parkways, trailways, river bank greenbelts, beaches, playgrounds, and other recreation
areas and programes.
(k) Special Areas or Sites — An analysis of areas, sites, or structures of historical,
archeological, architectural, ecological, wildlife, or scenic significance.
() Housing — An analysis of housing conditions and needs; plans for improvement of
housing standards; and plans for the provision of safe, sanitary, and adequate housing,
including the provision for low-cost conventional housing, the siting of manufactured
housing and mobile homes in subdivisions and parks and on individual lots which are
sufficient to maintain a competitive market for each of those housing types and to
address the needs of the community.
(m) Community Design — An analysis of needs for governing landscaping, building
design, tree planting, signs, and suggested patterns and standards for community design,
development, and beautification.
(n) Agriculture — An analysis of the agricultural base of the area including agricultural
Bannock County Planning & Development Council
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5 - IDAHO CODE §67-6508
LOCAL LAND USE PLANNING - PLANNING DUTIES - CONTINUED
PLANNING COMPONENTS

lands, farming activities, farming-related businesses and the role of agriculture and
agricultural uses in the community.

(o) Implementation — An analysis to determine actions, programs, budgets, ordinances,
or other methods including scheduling of public expenditures to provide for the timely
execution of the various components of the plan.

(p) National Interest Electric Transmission Corridors — After notification by the public
utilities commission concerning the likelihood of a federally designated national interest
electric transmission corridor, prepare an analysis showing the existing location and
possible routing of high voltage transmission lines, including national interest electric
transmission corridors based upon the United States department of energy’s most recent
national electric transmission congestion study pursuant to sections 368 and 1221 of the
energy policy act of 2005. "High-voltage transmission lines” means lines with a capacity
of one hundred fifteen thousand (115,000) volts or more supported by structures of forty
(40) feet or more in height.

(g) Public Airport Facilities — An analysis prepared with assistance from the Idaho
transportation department division of aeronautics, if requested by the planning and
zoning commission, and the manager or person in charge of the local public airport
identifying, but not limited to, facility locations, the scope and type of airport operations,
existing and future planned airport development and infrastructure needs, and the
economic impact to the community.

Nothing herein shall preclude the consideration of additional planning components or
subject matter.

Bannock County Planning & Development Council
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6 - IDAHO CODE §67-9704
AGRICULTURAL PROTECTION AREA ACT

(1) No later than January 1, 2025, each board of county commissioners shall establish
an agricultural protection area ordinance in accordance with the notice and hearing
procedures in section 67-6509, Idaho Code. At a minimum, the ordinance shall:

(@) Establish a process through which agricultural lands may be placed in agricultural
protection areas for a minimum of twenty (20) years;

(b) Establish the application requirements, including but not limited to information
about the landowner; a description of the parcels, structures, and facilities proposed to
be included in an agricultural protection area; and the current uses of lands proposed to
be included in an agricultural protection area;

(c) Establish clear and objective standards for evaluating applications for inclusion in an
agricultural protection areg;

(d) Establish the timeline for reviewing and making decisions on agricultural protection
area applications; and

(e) Establishan application fee to coverthe administrative costs of processing applications,
including but not limited to reviewing application materials, holding public meetings and
hearings, providing public notice, recording applicable documents, and updating county
land use maps, provided that such fee shall not exceed the actual costs of processing the
application.

(2) No later than January 1, 2025, each board of county commissioners shall establish by
resolution or ordinance an agricultural protection area commission pursuant to section
67-9705, Idaho Code.

(3) Agricultural protection areas shall be designated on future land use planning maps
to serve as a voluntary and expeditious tool for working landowners while also informing
planners, commissions, county officials, and citizens at large on how to proactively plan
for agriculture.

(4) The designations of specific parcels of land as agricultural protection areas shall not
impact other parcels of land not designated as agricultural protection areas.

Bannock County Planning & Development Council
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7 - PUBLIC ACCESS ROADS MAP
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"Public Access Roads" are
roads that cross private lands
where agreements have been
made to allow access to public
lands (BLM, Forest Service, or
' State-owned) - conditions

may apply.

These roads are defined by
Bannock County Code
12.08.010 "Public access
roads to public lands".
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EXHIBIT 3

e City of Pocatello Letter
e Portneut Greenway Letter

e Portneuf Health Trust Letter

Bannock County Planning & Development Council
February 19, 2025
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CITY OF Planning & Development Services

PACATELLO

February 10, 2025

TO:  Bannock County Planning & Development Services
Bannock County Planning & Development Council
Bannock County Commissioners

We would like to provide feedback regarding the County’s proposed Comprehensive Plan. We
appreciate your focus on rural and agricultural preservation and development throughout the
Plan. We feel this is the hallmark of county planning and we believe our feedback regarding the
Plan will assist in this focus. Our biggest concern stems from the proposed Future Land Use Map.
Most of the County land surrounding Pocatello is proposed as “Residential Suburban” which
does not align with the designations of the Pocatello Comprehensive Plan. Where both the City’s
Future Land Use Map and the Area of City Impact identifies land in which the City seeks to annex
at some future time, we respectfully request that these changes be made to reflect desired
future development surrounding Pocatello. In reviewing the public feedback for the County’s
Plan, we also believe it will address the public’'s disagreement of some proposed designations
surrounding the city. As stated in the Pocatello Comprehensive Plan:

“The Future Land Use Map provides direction on how the land within and surrounding the
City of Pocatello is fo be used for future (re)development. It is to be used in tandem with
the City’s current zoning ordinance (Title 17) which utilizes Euclidean zoning,
characterized by the separation of land uses by use type. As the City fransitions fo a
SmartCode ordinance, this map will be phased out and replaced with a Future Land
Designation Map that reflects the Community Development Patterns and Transect
Zones as described on pages 11-14 [of the Comprehensive Plan].”

We request that the County consider amending the proposed Future Land Use Map to reflect
the designations identified on the City’s Transect Zones Map (maps and designation descriptions
attached). As indicated above, the City is actively pursuing a full zoning ordinance rewrite to
reflect a SmartCode ordinance, this includes transitioning our current Future Land Use Map to
our Transect Zones Map. While there may be some minor changes during the adoption process,
this map will help guide our designation changes. We have included maps of our suggested
County designations so that if the County is amenable to this request, changes would be
relatively easy to make in the official map.

We suggest the following: the “Special Districts (SD)” designation would appropriately
correspond with the County’s “Industrial” designation; the “General Urban (T4)” designation
would appropriately correspond with the County’s “Commercial” designation; the
“Neighborhood Zone (T3)” designation would appropriately correspond with the County’s

911N 7th Avenue Office: (208) 234-6184

Pocatello, ID 83201 www.pocatello.gg¥nnock County Planning & Development Council
February 19, 2025
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“Residential Suburban” designation, the “Rural Zone (T2)” designation would appropriately
correspond with the County’s “Residential Rural” designation

and the “Natural (T1)” designation would appropriately correspond with the County’s
“Agricultural” designation. Some land in which the City has designated “Natural (T1)” is
identified in the County’s Map as “Public Lands”. In these instances, we suggest no changes on
the County’s official Map.

We appreciate the tireless work that the County’s Planning & Development Services
Department has executed in order to produce this Plan. We see the County as a critical partner
in our community and appreciate any effort to align the County’s and City’s long-term vision.

Respectfully Yours,

-

Brent McLane
Planning & Development Services Director

Bannock County Planning & Development Council
February 19, 2025
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INTRODUCTION

qurtCode Transect Zones

Transect Zones
The following are land designations and their descriptions
for fransect zones:

Natural Zone - T1

Consists of land left or reverting to wilderness or open
space including land unsuitable for development due
to fopography, hydrology, or vegetation. Natural
landscape with some agricultural use.

Pocatello Regional Airport r)

Rural Zone - T2

Consists of land that is sparsely developed with open or
cultivated space including forest land, sagebrush/juniper
land, or agricultural land. Primarily agricultural with
scattered buildings.

Neighborhood Zone - T3

Consists of low density residential areas adjacent to
higher zones with some mixed-use. Landscaped yards
surrounding detached single-family houses.

General Urban Zone - T4

Consists of a mixed-use but primarily residential urban
fabric. Mix of houses, townhouses, and small apartments,
with scattered commercial activity.

Urban Center Zone - T5

Consists of higher density mixed-use buildings that
accommodate retail, offices, rowhouses, and apartments
with buildings close to the street.

Urban Core Zone - T6

Consists of the highest density and height with the greatest
variety of uses and civic buildings of local and regional
importance. Buildings form a continuous street front along
the sidewalk.

1 city Limits
Special District (SD)
Natural (T1)

Rural (T2)
Neighborhood (T3)
General Urban (T4)
Urban Center (T5)
Urban Core (T6)

Special Districts - SD (not pictured)

Consists of areas with buildings that by their function,
disposition, or configuration cannot, or should not,
conform to one or more of the six normative Transect
Zones.
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Suggested Map Designations

Industrial (IND)
Agricultural (AG)
Residential Rural (RR)
Residential Suburban (RS)
Commercial (COM)
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Agricultural (AG)
Residential Rural (RR)
Residential Suburban (RS)
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Industrial (IND)

Agricultural (AG)
Residential Rural (RR)
Residential Suburban (RS)
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Miles ¢f Memories

February 7, 2025

Bannock County Planning and Development Council
5500 South 5t

Pocatello, ID 83204x 83720

Boise, ID 83720-0065

Dear Planning Commission,

| am writing to express support for the 2040 Bannock County Comprehensive Plan and to offer specific
recommendations that will help to ensure that the vision described will continue to be realized.

As an organization, the Portneuf Greenway Foundation has found that while the public is generally very
supportive of paved walking and bicycling paths, they are difficult to construct after an area has already
been developed. We recommend that the 2040 Bannock County Comprehensive Plan include language
that will help to preserve corridors for bicycle and pedestrian paths and ensure connectivity in
commercial, rural suburban and rural residential areas of the county. Areas that are of particular
interest to the Portneuf Greenway Foundation are adjacent to Chubbuck where it may be possible to
use Fort Hall Irrigation Canal right of way for bicycle and pedestrian paths and between Pocatello and
Inkom where it may be possible to build paths adjacent to the Portneuf River or the old US Highway
which is now a county road.

We recommend these specific additions to the 2040 Comprehensive Plan:

Under Goal 1.2, add strategy 1.2.3 to state “Develop, preserve and enhance bicycle and pedestrian
corridors as land use shifts from rural to more developed to ensure a safe, well-connected network for
bicycle and pedestrian transportation.”

Under Goal 2.2, add “bicycle and pedestrian trails” to the end of Strategy 2.2.2.

Under Goal 4.1, add strategy 4.1.3 to “Incorporate standards for bicycle and pedestrian trail corridors in
ordinances that bridge the gap between City and County requirements for infrastructure.”

Thank you for this opportunity to comment on the 2040 Bannock County Comprehensive Plan. Please let
me know if you have any questions.

Sincerely,

Dan Harelson
President, Board of Directors
Portneuf Greenway Foundation

Portneuf Greenway Foundation P.O.Box 71 Pocatello, ID 83204
Bannock County Planning & Development Council
February 19, 2025
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Portneuf Health Trust, Inc.

500 South 11" Ave. Suite 503
I%)I' tneuf Pocatello, ID 83201
HEALTH TRUST Phone: (208) 239-1953

www.portneufhealthtrust.org

February 10t 2025

Bannock County Planning and Development Council
5500 South 5" Ave.
Pocatello, ID 83204

Dear Planning Commission,

| am writing as the Director of Wellness Programs for the Portneuf Health Trust to offer our
testimony on the 2040 Bannock County Comprehensive Plan.

We were heartened to see that the Bannock County Plan specifically identifies an expanded,
connected, and well-maintained trail network as a goal, and we would like to recommend that
the strategies for reaching that goal be more specific. Research and our experience have shown
that one of the most effective ways to encourage people to be more active, which has
beneficial health outcomes, is to give them safe and convenient places to walk and be active.
We have supported the development of bike and pedestrian trails in Pocatello and Chubbuck
both philosophically and financially and we have found that it is very difficult to construct new
trails after an area has already been developed. The area around Pocatello and Chubbuck is
developing rapidly and Portneuf Health Trust would like for the County to make development
of trails and the preservation of corridors for trails in the areas that are urbanizing a priority.
This could be accomplished through appropriate ordinances that require developers to reserve
easements for trails and construct trails when subdivisions are built.

Thank you for your foresight and work writing this plan.

Sincerely,

Micodl. P rechorts

Micaela Prochazka
Director of Wellness Programs
Portneuf Health Trust

Bannock County Planning & Development Council
February 19, 2025
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MOTION

Based on the record and the discussion this evening, | move to [recommend approval to the
Board of County Commissioners] [recommend denial to the Board of County
Commissioners] [table] the proposed Bannock County Comprehensive Plan, as described in
the application materials as supplemented with additional information attached in the staff
memo and according to testimony received, and to adopt the proposed findings and order for
signature by the Chair or Vice-Chair.

(If recommending changes) with the following changes,

Bannock County Planning & Development Council
February 19, 2025
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AGENDA ITEM NO. 7
Ordinance Change —

Sediment & Erosion Control Ordinance
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EXHIBIT 1
Staff Memo
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) PLANNING AND DEVELOPMENT SERVICES

5500 S 5t Ave | Pocatello, Idaho 83204 | 208.236.7230 | www.bannockcounty.us

SEDIMENT AND EROSION CONTROL ORDINANCE AMENDMENT
PUBLIC HEARING: February 19, 2025
STAFF MEMO

GENERAL INFORMATION:

e The current ordinance was adopted December 10, 2009.

e The purpose of this ordinance is to comply with the requirements of Bannock County’s
national pollutant discharge elimination system (NPDES) permit no. IDS-028053, the
federal clean water act, and to provide for the health, safety, and general welfare of the
citizens of Bannock County through the regulation of construction activities within the
county.

e This ordinance applies to all construction activities within the Bannock County
Urbanized Area.

e The proposed changes are necessary to continue to comply with our current MS4
permit.

APPLICABLE LAWS:
1. Public notice was given in accordance with Idaho Code §67-6525.

AGENCY COMMENTS:
None at the time of report.

PUBLIC COMMENTS:
None at the time of report.

REPORT BY: REPORTED DATE: February 12, 2025
Tristan Bourquin, Assistant Director *Staff comments in this report are based
tristanb@bannockcounty.gov solely upon evidence available at the time of
208-236-7230 the report. Additional information may be

brought to light at or before the hearing.

EXHIBITS:

1. Proposed amendments to Construction Site Sediment and Erosion Control Ordinance
Bannock County, Idaho

STAFF MEMO
Sediment and Erosion Control Ordinance Amendments
Page 1 of 1

Bannock County Planning & Development Council
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EXHIBIT 2
ESC Edits
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SECTION 410 EROSION CONTROL PERMITS

F. The following construction or land disturbing activities do not require a permit:
1. Minor land disturbance (spatial areas less than enefourth-{1/4-aere 5000 square feet and
confined to 1 residential or commercial lot) activities performed by the property owner or an
employee of the property owner, including, but not limited to, individual home gardens,
commercial and residential landscaping, and landscaping maintenance and repair work.

Bannock County Planning & Development Council
February 19, 2025
Page 157 of 313



EXHIBIT 3
Construction Site Sediment
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Erosion Control Ordinance
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CONSTRUCTION SITE SEDIMENT AND EROSION CONTROL ORDINANCE BANNOCK COUNTY, IDAHO  #20925886

CONSTRUCTION SITE SEDIMENT AND EROSION CONTROL
ORDINANCE OF BANNOCK COUNTY, IDAHO

ORDINANCE No.5

SECTION 100 TITLE, PURPOSE AND INTENT

110 TITLE:

This ordinance shall be known as the CONSTRUCTION SITE SEDIMENT AND EROSION CONTROL
ORDINANCE OF BANNOCK COUNTY, IDAHO.

111 STATUTORY AUTHORITY:

The Legislature of the State of Idaho in I.C. 31-714 authorized the Board of County Commissioners of
Bannock County to pass ordinances to provide for the safety and promote the health and prosperity of the
inhabitants of the county and to protect the property within the county.

120 STATEMENT OF PURPOSE:

The purpose of this ordinance is to comply with the requirements of Bannock County’s national pollutant
discharge elimination system (NPDES) permit no. IDS-028053, the federal clean water act, and to provide
for the health, safety, and general welfare of the citizens of Bannock County through the regulation of
construction activities within the county by establishing methods to control sediment discharges and
reduce soil erosion deposits into the municipal separate storm sewer system or into the air shed. The
objectives of this ordinance are:

A. To promote and protect the health, safety, and general welfare of the citizens of Bannock County and
enhance and preserve the quality and value of resources by regulating construction activities with respect
to erosion and sediment control.

B. To provide for the protection of stormwater, ground water, water bodies, watercourses, and wetlands
pursuant to and consistent with the clean water act, and NPDES permits granted to Bannock County.

C. To manage and control the amount of pollutants in stormwater discharges, reduce soil erosion,
sediment discharge, and mud and dirt deposits on public roadways caused by or resulting from
construction activities.

D. To ensure adequate drainage, stormwater management and soil conservation measures are utilized at
the site of any construction activity.

1 of 15
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CONSTRUCTION SITE SEDIMENT AND EROSION CONTROL ORDINANCE BANNOCK COUNTY, IDAHO  #20925886

SECTION 200 DEFINITIONS

For the purposes of this ordinance, the following shall mean:

AUTHORIZED ENFORCEMENT AGENT: The Planning Director or his designee.

BANNOCK COUNTY URBANIZED AREA: The area of Bannock County within the City of Pocatello
Area of Impact as defined in Bannock County Ordinance No. 1998-6 and within the City of Chubbuck
Area of Impact as defined in Banock County Ordinance No. 1998-5 and including those portions of the
Pocatello Urbanized Area outside the city limits of the City of Pocatello and the City of Chubbuck.

BEST MANAGEMENT PRACTICES (BMPs): Physical, structural, and/or managerial practices that,
when used singly or in combination, control activities including, but not limited to, site runoff, spillage
and leaks, and waste disposal, and prevent or reduce the discharge of pollutants directly or indirectly to
waters of the state or United States. BMPs may also include schedules of activities, prohibition of
practices, design standards, educational activities, and treatment requirements.

CLEAN WATER ACT (CWA): The federal water pollution control act (33 USC section 1251 et seq.),
and any subsequent amendments thereto.

CONSTRUCTION ACTIVITY: Activities occurring in furtherance of a construction project, including,
but not limited to, land disturbing activities; temporary crushing and screening operations lasting less than
one hundred eighty (180) calendar days; hauling soil and rock; explosive and abrasive blasting; implosion;
handling of building materials; concrete, stone and tile cutting; operation of motorized and nonmotorized
machinery; and the operation of motor vehicles on a construction site, a staging area, a parking area, a
storage area, or any access routes to the construction site.

COUNTY: Bannock County and/or its representatives, staff, or assigns.

EROSION: Progressive detachment and removal of particles, including soil and rock fragments, from the
earth's surface by means of water, wind, ice, gravity or mechanical processes, including vehicular traffic.

EROSION CONTROL PLAN: Details of the concepts and techniques, including BMPs, used prior to and
during construction, up to and including final landscaping, to control and limit soil erosion, mud and dirt
deposits on public roadways, and sediment discharge.

LAND DISTURBING ACTIVITY: A human induced change to improved or unimproved land, including,
but not limited to, new home or building construction, expansion of an existing building or home,
demolition activity, clearing, grubbing, leveling, excavation, fill operations, trenching, landscaping,
grading, drainage, pipe installation, drilling, mining, dredging, road construction or improvement, paving,
construction of earthen berms, and improvements for use as parking or storage.

MAXIMUM EXTENT PRACTICABLE (MEP): Technology based discharge standard for municipal
separate storm sewer systems established by CWA section 402(p).

MUNICIPAL SEPARATE STORMWATER SYSTEM (MS4): All parts of the county’s stormwater
conveyance system including roads, streets, gutters, catch basins, pipe, culverts, ditches, and other
conveyances which normally convey stormwater.
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CONSTRUCTION SITE SEDIMENT AND EROSION CONTROL ORDINANCE BANNOCK COUNTY, IDAHO  #20925886

PERMIT: The erosion control permit issued by the county which authorizes performance of a construction
project.

PERMIT HOLDER: The person who makes application for an erosion control permit.

PERSON: Any individual, firm, association, club, organization, corporation, partnership, business trust,
company or other entity which is recognized by law as the subject of rights or duties.

POCATELLO URBANIZED AREA: the greater Pocatello, Idaho, area delineated by the Year 2000
Census by the U.S. Census Bureau of the Census according to the criteria defined by the Bureau on March
15, 2002 (67 FR 11663) as depicted on the attached map.

POLLUTANT: Objects and materials which, when discharged to water or air, cause or contribute to water
or air pollution, or as defined by the federal water pollution control act (also known as the clean water
act).

POLLUTION: The discharge of any pollutant into the airstream or waters of the state or U.S. which will
or is likely to create a nuisance or to render such waters harmful, detrimental, or injurious to public health,
safety or welfare, or to domestic, commercial, industrial, recreational, aesthetic, or other beneficial uses,
or as defined by the federal water pollution control act (also known as the clean water act).

SEDIMENT: Solid material, either mineral or organic, that is in suspension or has been or is being moved
from its site of origin due to erosion.

STORMWATER: Surface runoff and drainage associated with rainstorm events and snowmelt.
VARIANCE: A modification of the requirements of this ordinance based on hardship.

WATERCOURSE: Any natural or artificially managed channel through which water flows on a regular or
routine basis.

WETLANDS: Lands that meet all of the following criteria: a) a predominance of hydric soil, b) saturation
by surface or ground water at a frequency and duration sufficient to support a prevalence of hydrophytic
vegetation typically adapted for life in saturated soil conditions, and ¢) normally support a prevalence of
hydrophytic vegetation.
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CONSTRUCTION SITE SEDIMENT AND EROSION CONTROL ORDINANCE BANNOCK COUNTY, IDAHO  #20925886

SECTION 300 GENERAL PROVISIONS

310 APPLICABILITY:

This ordinance shall apply to all construction activity and all land disturbing activity, directly or indirectly
associated with construction projects, and all persons engaged in construction activity and land disturbing
activity, directly or indirectly associated with construction projects, within the Bannock County Urbanized
Area. Indirect association requires a recognizable connection between the activity involved and the
construction project, but does not require a primary or direct connection.

320 REGULATORY CONSISTENCY:

This ordinance shall be construed to assure consistency with state and federal laws, rules and regulations,
including the clean water act and all acts amendatory thereof or supplementary thereto; all NPDES permits
issued to Bannock County, and in particular, NPDES permit no. IDS-028053; and any other provisions of
this code. No permit or approval issued pursuant to this ordinance shall relieve a person of the
responsibility to secure permits and approvals required for activities regulated by any other applicable
rule, code, act, permit or ordinance. Compliance with this ordinance does not exempt any person from
complying with other applicable ordinances, rules, codes, acts or permits.

330 GENERAL REQUIREMENTS AND PROHIBITIONS:

A. Every person shall obtain an erosion control permit (hereinafter "permit") from the county before
commencing any construction activity, unless performing work covered by an existing county approved
erosion control permit or otherwise exempted by this ordinance.

B. Erosion, sediment, or discharge of pollutants, resulting from construction activities, which enter onto
public property or private property not controlled by the permit holder, shall be eliminated to the
maximum extent practicable unless otherwise permitted or exempted under this ordinance.

C. No final plat, subdivision site development plan, site plan, grading permit, building permit, or public
work project shall be approved without an approved erosion control plan meeting the requirements of the
federal construction general permit and related notice of intent and storm water pollution prevention plan
(SWPPP) requirements.

D. All construction activity commenced pursuant to an approved erosion control plan or permit must at all
times comply with the conditions of the erosion control plan or permit. The permit holder is responsible
for ensuring their contractor(s), subcontractor(s), utility trenching subcontractor(s), and all other persons
entering the site abide by the conditions of the permit. The permit holder's signature or that of his
authorized agent on the permit shall constitute an agreement by the permit holder to accept responsibility
for meeting the conditions of the permit.

E. No construction activity shall take place without a valid permit. If a permit has been suspended or
revoked, or has expired, all work covered by the permit shall cease until a new permit is issued.

F. The permit holder shall notify the county of pending permitted construction activity a minimum of forty
eight (48) hours prior to commencement of such activity.
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CONSTRUCTION SITE SEDIMENT AND EROSION CONTROL ORDINANCE BANNOCK COUNTY, IDAHO  #20925886

G. A person or persons possessing a current and valid certificate of training, as provided for in section 430
of this chapter, shall be directly in charge of all sites of construction activity regulated by this ordinance.
Failure to comply with this requirement will result in revocation or suspension of the permit issued
pursuant to this ordinance.

H. All necessary action shall be taken to minimize the depositing and tracking of mud, dirt, sand, gravel,
rock or debris on or onto the public right of way. The owner of the site of the construction activity or the
permit holder with respect to the construction site shall be responsible for any cleanup of the public rights
of way or private property not under the permit holder's control necessitated from any tracking or
depositing of mud, dirt, sand, gravel, rock or debris, or shall reimburse the county for any expenses
incurred by the county to effectuate the cleanup.

I. Construction ramps shall be constructed of material that will not erode or deteriorate under adverse
conditions, and shall not be placed in a manner as to interfere with or block the passage of stormwater
runoff.

J. No debris, dirt, aggregate or excavated materials, or construction supplies, shall be placed on the public
right of way unless specifically permitted by the county in writing. In addition, public sidewalks shall not
be removed, blocked, or otherwise rendered unusable by construction activity, equipment or materials, or
portable toilets, unless a safe, usable alternate walkway, as approved by the county is placed on the same
side of the right of way by the contractor.

K. No owner or lessee of real property shall allow the property to be unoccupied, unused, vacant or
undeveloped after the topsoil has been disturbed or the natural cover removed, unless control measures are
undertaken to prevent mud, sand, dirt and gravel, or other material from migrating off site and entering the
public right of way or a stormwater system.

L. All temporary erosion and sediment control measures shall be removed after final site stabilization.
Trapped sediment and other disturbed soil areas resulting from the removal of temporary measures shall
be permanently stabilized within twenty one (21) days from removal of the temporary measures.

M. To facilitate inspection and enforcement under this ordinance, all building or commercial lot owners
holding an erosion control permit shall display a sign on the property noting information required by the
federal construction general permit for all projects requiring permit coverage under the construction
general permit. All required writing on the signs shall be legible and of sufficient size to be easily read
from the nearest public right of way location.
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CONSTRUCTION SITE SEDIMENT AND EROSION CONTROL ORDINANCE BANNOCK COUNTY, IDAHO  #20925886

SECTION 400 ADMINISTRATION

410 EROSION CONTROL PERMITS:

A. The following categories of permits shall be issued upon approved application:

1. General permit: Issued for construction, demolition, and site development for single-family homes
and duplexes, and utility trench excavation.

2. Site specific permit: Issued for construction, demolition, and site development for multiple home
developments, apartment complexes and commercial sites.

3. Special site permit: Issued for the following site conditions for additional control measures:
a. Predevelopment slopes greater than fifteen percent (15%).
b. Ground disturbance of a natural vegetative buffer within fifty feet (50') of wetlands or water bodies,
including perennial streams and watercourses.
c. Sites located entirely or partially within an environmentally sensitive area as identified by state or
federal authorities.
d. Any other site determined by the county to have conditions necessitating additional control
measures.

B. Applications for permits shall be made on forms provided by the county and shall be accompanied by
any applicable fee or fees. In addition, applications for site specific permits or special site permits shall be
accompanied by two (2) copies of an erosion control plan which is in compliance with the provisions of
this ordinance. Erosion control plans, applicable best management practices, notices of intent (NOI) as
required by the federal environmental protection agency, Idaho construction general permit shall be
properly executed prior to application to the county and a copy of the federal permit NOI must accompany
the county permit application. No permit requiring an erosion control plan shall be granted unless the
erosion control plan has been approved by the county, including verification of compliance with the
federal construction general permit.

C. Permit applications should be filed with the county at the same time as the request for a permit to
conduct the construction activity, such as a building permit or grading permit.

D. Any construction activity which has been initiated, but not fully completed, at the time of enactment of
this ordinance shall require a permit within ninety (90) days of the effective date of this ordinance, unless
otherwise exempted by this ordinance. Initiation is not limited to actual ground breaking activities, but
also includes granting of building, excavation and construction permits.

E. For general permits, although an erosion control plan is not required, the permit will contain
requirements and conditions that must be implemented before and during construction. These
requirements and conditions will consist of, but are not limited to, the requirements found in this
ordinance.

F. The following construction or land disturbing activities do not require a permit:
1. Minor land disturbance (spatial areas less than one fourth (1/4) acre and confined to 1 residential or
commercial lot) activities performed by the property owner or an employee of the property owner,
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CONSTRUCTION SITE SEDIMENT AND EROSION CONTROL ORDINANCE BANNOCK COUNTY, IDAHO  #20925886

including, but not limited to, individual home gardens, commercial and residential landscaping, and
landscaping maintenance and repair work.

2. Repair, replacement, and utility work which occurs entirely on a residential lot, in which no
sediment leaves the property.

3. Installation of fence, sign, telephone, electric poles, and other types of posts and poles that involves
less than two (2) cubic yards of excavation in any one location.

4. Emergency repairs or emergency work necessary to protect the health, safety and general welfare of
the public.

5. Utility repair work that involves less than two (2) cubic yards of excavation in any one location.

6. Parking lot and driveway repair where no sediment leaves the private property and which disturbs
less than one fourth (1/4) acre.

7. Construction activity that occurs entirely on federal or state owned lands.

8. Construction and maintenance activity that occurs on transportation rights of way or land owned by
a separate governmental entity, when an erosion control plan for the activity has been approved by the
controlling governmental entity.

9. Construction, maintenance, and any other land disturbing activity on canals, laterals, sublaterals,
ditches, drains, and other water conveyance facilities, and all appurtenant roadways and structures,
which occurs within the fee title lands, rights of way, or easements for such facilities and
appurtenances. This exemption is not a relief from provisions of this ordinance which control activities
that impact public or private property.

10. Crushing and screening operations exceeding one hundred eighty (180) calendar days of operation.
These sites are subject to zoning and conditional use permit requirements, and any other requirements
specified by Bannock County ordinances. This exemption does not relieve such operations from
provisions of this ordinance which control activities that impact public or private property.

G. Approval of an erosion control plan and issuance of a permit does not relieve a person from the duty to
ensure continuous compliance with all conditions of the approved plan or permit, as well as all of the
applicable provisions of this ordinance and appropriate federal requirements.

H. The permit may be suspended or revoked by the county at any time if the site of the construction
activity is not in full compliance with the conditions of the approved erosion control plan, the permit, and
all applicable provisions of this ordinance; the permit was issued in error; or the permit was based on
incorrect information.

I. Written notice shall be given by the county to the permittee of the suspension or revocation of a permit,
and this decision may be appealed in accordance with the provisions of section 445 of this ordinance.

J. A permit shall automatically expire and become null and void if the project for which the permit was
issued is not commenced within a period of one hundred eighty (180) days from the date of issuance, the
project for which the permit was issued is suspended or abandoned for any reason within the permit
holder's control, or the time frame for conditions of a violation order has elapsed without compliance. The
project shall not recommence until the permit has been renewed. Such renewal will require submittal of
intent to renew the permit, payment of the applicable fee, and approval of the county.

K. Once final landscaping and all of the requirements or conditions have been completed and a certificate
of occupancy has been issued by the Bannock County building official, the conditions of the permit shall
cease. The building official may require all denuded soil to be permanently stabilized prior to the issuance
of the certificate of occupancy. In addition, any charges, fees, cleanup costs and penalties must be paid
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CONSTRUCTION SITE SEDIMENT AND EROSION CONTROL ORDINANCE BANNOCK COUNTY, IDAHO  #20925886

before issuance of a certificate of occupancy. The certificate of occupancy for a phased development
permit will not be issued until all lots have been completed or a legal transfer of ownership has occurred.
Notification for a legal transfer of ownership must be made to the county within five (5) working days of
the transfer.

L. In cases where another person wishes to continue or complete work previously commenced under a
permit, said person shall either obtain a new permit or gain transfer of the previous permit. The original
permit holder will be released from the permit once another person has become responsible for the
conditions for erosion and sediment. Such transfers must be approved by the county.

M. Permits may be transferred to other persons upon approval of the county after receiving a request for
transfer and payment of the applicable fee. The request must contain the name, address, and telephone
number of the person to whom the permit will be transferred. The involved parties shall be notified of the
decision of the county within ten (10) working days. If approved, all conditions of the permit shall transfer
to the new permit holder. If approval is not granted, an appeal may be taken under the provisions of
Section 445 of this ordinance.

415 EROSION CONTROL PLANS:

A. An erosion control plan submitted with an application for a permit must bear the signature and
certification number of an individual who has successfully completed a county approved training course
and who has demonstrated competence, through education, training and knowledge of the applicable laws
and regulations, in erosion and sediment.

B. The county shall review all submitted erosion control plans and issue a permit for each approved
erosion control plan.

C. An erosion control plan may not be approved in part. If the erosion control plan is incomplete when
initially submitted, it will be returned to the submitter for completion. No activity allowed under the
subject permit will be allowed until the erosion control plan has been approved and the permit issued.

D. If an erosion control plan is not approved, a permit will not be issued, and the applicable construction
activity will not be allowed to commence. This decision shall be communicated to the applicant and a new
erosion control plan will be required prior to the issuance of a permit. An applicant may appeal a decision
not to approve an erosion control plan pursuant to the provisions of section 445 of this ordinance.

E. Erosion control plans shall include the following:

1. Erosion control report which discusses, with supporting technical documentation, the strategy of the
proposed erosion control plan, and including significant details of the BMPs which will be utilized.

2. Site drawing of existing and proposed conditions, including:
a. Property boundaries and lot lines.
b. North arrow, scale and date.
c. Excavations, grades, paved areas, pond elevations, structures and utilities.
d. Drainage easements.
e. Bench mark.
f. Surface water and wetlands, drainage patterns and watershed boundaries, if present.
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g. Location of vegetative cover.
h. Location of BMPs.

3. Topographic survey showing drainage and irrigation water conveyance systems and finished grade
contours at two foot (2') intervals. Sites less than one acre, with less than two percent (2%) cross
grades, may submit grade spot elevations of the property line and other required points in lieu of the
topographic study.

4. Plan of new or modified drainage systems, including system dimensions.

5. Sites located in areas which are sensitive, having slopes in excess of fifteen percent (15%), erodible
soils, or otherwise designated as sensitive by state or federal regulations shall have all erodible soils
designated and classified using the unified soil classification system (USCS). An engineering geology
or geotechnical report, prepared by a registered geologist or geotechnical engineer, and providing
recommendations for erosion control, is required for all preliminary plats with additional information
required in more complex geotechnic settings.

6. Location and schedule of soil disturbance.
7. A BMP inspection and maintenance schedule.

8. Final vegetation, landscape, and permanent stabilization measures. Plant species for grasses, forbs
and shrubs shall be selected from the Bannock County’s “Revegetation Guide" available from the
Office of Planning and Development Services.

9. Name, title, address, and telephone number of the landowner or owner's representative.

10. Any other information used to prepare the erosion control plan, such as geologic reports prepared
by a registered geologist, maps and geotechnical engineering reports prepared by a registered engineer,
and soil surveys. Photographs may be included and appropriately labeled.

F. If the applicant submitting an erosion control plan has an approved stormwater management plan which
contains the requirements listed above, the applicant may file proof of the approved stormwater
management plan in lieu of submitting a new erosion control plan.

G. Erosion control plans may be modified at the permit holder's request upon an approved application for
modification and payment of the applicable fee. Any modification deemed by planning director to be
minor may be approved on site by an authorized representative without the need for a formal application
and fee payment. The authorized representative shall document the modification on a field report or
correction notice, and the approved plans, with a dated signature.

H. If the county’s authorized representative determines the facilities or techniques of an erosion control
plan are not effective or are not sufficient after prior approval, and such insufficiencies are having an
impact on public property or private property not controlled by the permit holder, or is placing the county
in violation of its NPDES permit, the county may order a revised plan be submitted within a reasonable
time period. If the revised plan is not acceptable or is not immediately implemented upon approval, the
permit may be suspended or revoked. Any decision of the authorized representative or planning director
regarding said revised plan may be appealed pursuant to section 445 of this ordinance.
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I. Emergency control measures may be ordered when erosion products are actually leaving the site or
sediment deposition is occurring. These emergency control measures will not relieve permit holders or
applications of the duty to file a revised plan if required by the county.

420 EROSION AND SEDIMENT CONTROL STANDARDS:

The design, testing, installation, and maintenance of erosion controls, as detailed in the erosion control
plan, shall be in accordance with the Idaho department of environmental quality catalog for construction
BMPs shall provide appropriate references. A checklist of conditions, goals and expectations for these
standards will be maintained by county staff and is available upon request.

425 PERMIT FEES:

A. The county maintains the right to prescribe and regulate the fees or charges associated with obtaining a
permit pursuant to this ordinance. Said fees will be set from time to time by resolution of the board of
Bannock County Commissioners.

B. The county shall set reasonable fees for the application for a permit, which fees shall be set from time
to time by resolution of the board of Bannock County Commissioners. Payment of said fees shall be
required upon initial application, as well as for any requests for modifications of erosion control plans and
requests for variances.

C. The required permit fees shall be based on the nature or size of the permitted area and are for the
purpose of providing administration and enforcement of the provisions of this ordinance.

D. For a one year period following enactment of this ordinance, permit fees imposed pursuant to this
ordinance shall be reduced by twenty five percent (25%) if the applicant has completed Pocatello’s
certification course or an accredited training program from another Idaho municipality. The fee for a
permit shall be doubled if the construction activity is commenced prior to the issuance of the permit,
except where an emergency situation has been recognized by the planning director. Payment of the
doubled fee shall not preclude the county from taking any other enforcement actions within its authority.

E. The fee necessary to resubmit an application for an expired permit shall be one-half ('/,) the regular fee
for said permit.

430 TRAINING AND CERTIFICATION:

A. All persons in charge of a construction site at the time of adoption of this ordinance shall have one
hundred twenty (120) days to obtain a County approved certificate of training or an interim certificate. All
subsequent site developments shall have a person possessing one of these certificates on staff, with direct
control and authority, and immediately available upon the request of a county inspector.

B. A training program must be approved by the county and must include educational materials on the
following subjects:
1. Ecological and resource value of the waters of the state and the U.S.;
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2. The proper and effective methods of erosion and sediment control implementation and maintenance,
and the benefits of such;

3. Recognition of improperly implemented erosion and sediment control BMPs and the methods of
correction;

4. The purpose and provisions of any laws, regulations, and ordinances on erosion and sediment
control, including this ordinance;

5. A description of sediment as a pollutant;

6. The processes of erosion, sediment transport, and sediment deposition;

7. The required responsibilities of supervisory and enforcement personnel pursuant to this ordinance;
8. The effect of storms on erosion control measures;

9. Emergency remedial action;

10. Dewatering practices;

11. Management of hillsides;

12. Proper measures for areas subject to flooding, including those outside the floodplain; and

13. The difference between erosion control and sediment control.

G. Certifications from other cities, states, or associations may be accepted upon approval of the county,
when the applicant can demonstrate the prior certification was based on standards similar to those found in
this ordinance.

440 WAIVERS AND VARIANCES:

A. The county may waive or modity the requirement for all or part of the erosion control plan upon a
determination that the plan or requirement is unnecessary due to the size, character or natural conditions of
a site. This determination will be made based on submitted materials and documents from the applicant
and, as needed, by a site visit by representatives of the county.
1. To obtain a waiver or modification, a written request must be submitted to the county, together with
the completed permit application and the applicable fees, detailing each requirement for which a
waiver or modification is sought, the reasons for the requested waiver or modification, and the
potential impact of the waiver or modification.
2. The county may place conditions upon a grant of waiver or modification deemed necessary to
substantially secure the objectives of the standards or requirements being waived or modified.
3. The county shall be responsible for ensuring that a waiver or modification would not adversely
affect the public welfare or the interests of the county, and the general intent of this ordinance is
preserved.
4. A request for waiver or modification, and the decision of the planning director related to such
request shall be enclosed with and made part of the permit application and erosion control plan.
5. A denial of the waiver or modification may be appealed in accordance with the requirements of
section 445 of this ordinance.

B. If undue hardship would result from strict application of the requirements of this ordinance, a variance
may be requested.
1. The variance request must be submitted in writing to the planning director together with the
applicable permit fee, and must detail the reason for the requested variance, including documentation,
if necessary.
2. If a request for variance is denied, the denial may be appealed in accordance with the requirements
of section 445 of this ordinance.
3. A variance shall not be considered a right or special privilege.
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445 APPEALS:

A. Any person notified of a violation of this ordinance and ordered to perform corrective actions or other
activities, or denied a request for waiver, modification, or variance (hereinafter "applicant"), or had a
permit suspended or revoked, may request a reconsideration of the order and denial within ten (10)
business days of receipt of the decision.

B. A request for reconsideration shall be made in writing to the planning director and shall include the
name and mailing address of the applicant, the specific detail as to the decision or order in question, and
the reason the decision or order should be reconsidered.

C. The planning director may render a decision based upon the record on file with the county, may take
additional evidence and testimony to render a decision to affirm, modify or withdraw the order or
decision, or may deny the request for reconsideration.

D. For reconsideration of decisions on variance or waiver requests, no additional testimony or supporting
evidence shall be considered by the county, absent a showing by the applicant that the new information
was not reasonably known by the applicant at the time of the original request for variance or waiver.

E. The planning director shall issue a decision on the request for reconsideration within fifteen (15)
business days of receipt of said request. The decision shall be made in writing and shall be served upon
the applicant by regular mail at the address provided by the applicant.

F. The county’s denial of reconsideration, or decision to affirm or modify the original order or decision,
may be appealed by the applicant to the board of county commissioners. The appeal of the decision must
be in written form and submitted to the Office of Planning and Development within five (5) business days
of receipt of said decision to be appealed in the form provided by the Office of Planning and
Development. The applicant shall have the right to address the board of county commissioners within 30
days to dispute the decision planning director’s decision. The board of county commissioners may affirm,
modify, or overturn the decision of the county, or may remand the issue back to the planning director for
further proceedings, or for clarification of certain matters.

450 INSPECTIONS:

All construction activities which require a permit under this ordinance shall be subject to the inspection
provisions provided herein.

A. The county maintains the right to inspect any site of construction activity that has been issued a permit
under this ordinance or is required to have a permit issued under this ordinance.

B. Sites operating with a site specific permit or a special site permit shall be required to undergo and pass
a county inspection upon completion of the installation of perimeter erosion and sediment controls, and
upon completion of the final grading and the permanent drainage and erosion control facilities. The permit
holder shall be responsible for scheduling these inspections through the Office of Planning and
Development Services. Inspections must be requested a minimum of twenty four (24) hours prior to the
desired time of inspection, excluding Saturdays, Sundays, and holidays. Additional inspections may also
occur as deemed necessary by the county.

12 of 15
Bannock County Planning & Development Council
February 19, 2025
Page 170 of 313



CONSTRUCTION SITE SEDIMENT AND EROSION CONTROL ORDINANCE BANNOCK COUNTY, IDAHO  #20925886

C. When an inspection is required under this ordinance, no work shall proceed until completion of the
inspection and approval from the authorized enforcement agent conducting the inspection.

D. A complaint of violation shall be promptly investigated by inspection. The complainant shall be
notified of the results of the inspection in writing, and said written results and any enforcement action
taken shall be retained in the county’s building permit and violation records.

460 ADMINISTRATIVE ENFORCEMENT:

In addition to any other remedies under this ordinance, a person or permit holder in violation of this
ordinance may be subject to administrative enforcement procedures. The administrative enforcement
procedures are not a prerequisite to any other remedy under this ordinance and if administrative
enforcement is undertaken, any of the following procedures may be utilized regardless of the order in
which they appear in this section.

A. If the authorized enforcement agent determines a violation of the approved erosion control plan is
occurring or has occurred, the permit holder, or the designated authorized agent of the permit holder, may
be notified by a correction notice or notice of violation. Both notification documents contain a description
of the required corrective action and provide a time period in which the corrective action must be
completed. A correction notice will not require a signature from the owner of the site or an agent
representing the owner; however, a notice of violation shall require the signature of the owner of the site
or an agent representing the owner.

B. If the corrective action requested in a correction notice or notice of violation is not completed in the
specified time period, a stop work order may be issued by the county. The authorized enforcement agent
shall determine the extent of the order, which may include all work except the corrective action. Once a
correction notice and/or a notice of violation has been issued to a permit holder, if continuous violations
occur on the permitted project, stop work orders or a citation may be issued without further issuance of a
correction notice or notice of violation. The permit holder may be requested by the director of public
works to respond in writing to multiple violations.

C. If no reasonable effort at corrective action is made, or if necessitated by emergency, the authorized
enforcement agent may cause the corrective action to be performed and shall assess the actual and
administrative costs of such performance against the property owner of the site.

D. A stop work order may be issued at any time if work is being done without a valid, current permit.

E. Administrative costs may be assessed to the property owner of the site if any administrative
enforcement action is undertaken.

461 VIOLATIONS CONSTITUTE MISDEMEANORS:

The knowing violation of any provision or failure to comply with any requirement of this ordinance shall
constitute a misdemeanor and may be punishable by a fine up to one thousand dollars ($1,000.00),
imprisonment in the county jail up to six (6) months, or both. Each day on which a violation occurs may
constitute a separate criminal offense.
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462 VIOLATIONS DEEMED A PUBLIC NUISANCE:

A. In addition to any other remedies and penalties provided for by this ordinance, any condition caused or
permitted to exist in violation of this ordinance shall be considered a threat to the public health, safety,
welfare, and environment, and may be declared and deemed a nuisance by the county.

B. Any condition deemed a nuisance by the county or an authorized enforcement agent may be summarily
abated and/or restored by the county and civil actions may be taken to abate, enjoin, or otherwise compel
the cessation of such nuisance.

C. The cost of abatement and restoration shall be borne by the owner of the property or the permit holder
for work done on the property, and shall be a lien upon and against the property and such lien shall
continue until paid.

D. The county shall seek from the violator, the payment of all costs of investigation, administrative
overhead, out of pocket expenses, cost of administrative hearings, costs of suit and reasonable attorney
fees for all administrative or civil proceedings for nuisance violations in which the county is the prevailing
party, as authorized by state law.

465 CIVIL ACTIONS FOR VIOLATIONS:

In addition to any other remedies provided for by this ordinance, any violation of this ordinance may be
enforced by civil action brought by the county. In any such action, the county may seek any or all of the
following:

A. Temporary and/or permanent injunction;

B. Assessment of the violator for the costs of any investigation, inspection, or monitoring survey which
led to the establishment of a violation, and for the reasonable costs of preparing and bringing legal action
under this provision;

C. Costs incurred in removing, correcting, or terminating the adverse effects resulting from a violation;

D. Compensatory damages for loss or destruction to water quality, wildlife, fish and aquatic life;

E. Assessments and recovered damages under this provision shall be used exclusively for costs associated
with implementing or enforcing this ordinance.

470 CONCEALMENT:

Causing, permitting, aiding, abetting, or concealing a violation of any provision of this ordinance shall
constitute a violation of such provision.

475 NONEXCLUSIVE REMEDIES:

All remedies and penalties under this ordinance are in addition to, and do not supersede or limit, any and
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all other remedies and penalties, both civil and criminal. The remedies and penalties provided for herein
shall be cumulative and not exclusive.

480 ACTS RESULTING IN VIOLATION OF FEDERAL LAWS AND
REGULATIONS:

Any person who violates any provision of this ordinance, any provision of any permit issued pursuant to
this ordinance, or discharges any pollutant or causes pollution, or violates a cease and desist order or any
requirement or prohibition, may also be in violation of federal laws or regulations, and may be subject to
the sanctions of those laws or regulations, including civil or criminal penalties, notwithstanding any legal
action taken by the county.

SECTION 500 DISCLAIMER OF LIABILITY:

The degree of protection required by this ordinance is considered reasonable for regulatory purposes and
is based on scientific, engineering, and other relevant technical considerations. The standards set forth
herein are minimum standards and this ordinance does not imply that compliance will ensure against all
unauthorized discharge of pollutants. This ordinance shall not create liability on the part of the county, any
agent or employee thereof for any damages that result from reliance on this ordinance or any
administrative decision lawfully made thereunder.

SECTION 600 EFFECTIVE DATE:

This ordinance shall be in full force and effect upon its passage, approval, and publication.
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MOTION

Based on the record and the discussion this evening, | move to [recommend approval to the
Board of County Commissioners] [recommend denial to the Board of County
Commissioners] [table] the proposed changes to the Construction Site Sediment and Erosion
Control Ordinance of Bannock County, Idaho, as described in the application materials as
supplemented with additional information attached in the staff memo and according to
testimony received, and to adopt the proposed findings and order for signature by the Chair or
Vice-Chair.

(If recommending changes) with the following changes,
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AGENDA ITEM NO. 8
Preliminary Plat Approval:

Peppergrass Point Subdivision
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PLANNING AND DEVELOPMENT SERVICES

5500 S 5t Ave | Pocatello, Idaho 83204 | 208.236.7230 | www.bannockcounty.us

PRELIMINARY PLAT- PEPPERGRASS POINT SUBDIVISION
MEETING DATE: FEBRUARY 19, 2025
STAFF REPORT

FILE #: SPP-25-1

LOCATION: RPRRWH4000400, currently addressed as 9950 Pepper Grass Point, Pocatello,
ID 83204, RPRRWH4000500, currently unaddressed, and RPRRWH4000600,
currently addressed as 9877 Pepper Grass Point, Pocatello, ID 83204.

APPLICANT: OWNER:

GVE Drafting and Land Surveying Lysle and Lisa Barthlome  Jeffrey and Amy Mansfield
Jose Nava 9950 Pepper Grass Point 9877 Pepper Grass Point
1290 Mountain West Drive Pocatello, ID 83204 Pocatello, ID 83204

Pocatello, ID 83202

RECOMMENDATION: Staff recommends approval with the following conditions:

1. CC&Rsshall reference new subdivision name.

2. Provide written documentation that no utilities exist within the two-easements
proposed to be vacated. In the case of utilities present, easement shall not be vacated.

3. Plat shall state: "The 100’ wide recreation easement of which 5o feet is dedicated in
phase 2, is designated for the recreational ingress and egress (i.e. Horse riding, biking,
walking...) of all Wildhorse Ridge Subdivision residences. The 10’ wide trail shall be free
from obstructions such as fences, building structures, gardens, and landscaping.”

Council may wish to add addition conditions as needed.

REQUEST & BACKGROUND: Jose Nava proposes an amendment to Wild Horse Ridge
Subdivision Phase 4 to combine 3 lots into 2 lots. The existing lots are approximately 3.32
acres, 2.77 acres, and 5.66 acres and are proposed to be approximately 4.71 acre and 7.05 acre
lots. The development proposes individual septic systems and existing shared wells. This
subdivision is located ~ 0.58 miles from the city of Pocatello boundary.

PRELIMINARY PLAT PROPOSAL SUMMARY:

TOTAL AREA: 11.75 +/- acres

BUILDING LOTS: 2 residential

DWELING UNIT DENTISY: 1 dwelling unit per 5.875 acres
BUILDING LOT SIZE: Approximately 4.71 acres to 7.05 acres
WATER & SEWER: Community wells and individual septic.
STORMWATER SYSTEM: Retained on individual lots.

UTILITIES: Power existing on the lots.
STAFF REPORT
PRELIMINARY PLAT — Peppergrass Point Subdivision
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FIRE PROTECTION: Private water system.
ROADS/ACCESS: Individual access via Pepper Grass Point, a county-maintained road.

SITE CHARACTERISTICS AND ZONING:

ZONE: Residential Suburban

PROPERTY SIZE: ~11.75 acres

VIEWS: The property is visible from the east and west.

IMPACT AREA: City of Pocatello.

FLOOD ZONE: X, minimal

TERRAIN: Sloped from west to east

EXISTING STRUCTURES: Residential dwellings and accessory structures.
OTHER: Located within Wild Horse Ridge Subdivision Phase 4.

SURROUNDING LAND USES AND ZONING:

NORTH: The sites are within the Residential Suburban zoning district and consist of residential
uses and bare ground.

EAST: The sites are within the Residential Suburban zoning district and consist of residential
uses and bare ground.

SOUTH: The sites are within the Residential Suburban zoning district and consist of residential
uses.

WEST: The sites are within the Agricultural zoning district and consist of bare ground.

APPLICABLE LAWS AND PLANS:

1. Idaho Code §67-65, LOCAL LAND USE PLANNING ACT — SUBDIVISION ORDINANCE
2. 2021 Bannock County Comprehensive Plan
3. Bannock County Zoning Ordinance, 1998-1
a. §330RESIDENTIAL SUBURBAN DISTRICT
4. Bannock County Subdivision Ordinance, 1997-4, specifically:
a. §303 PRELIMINARY PLAT REVIEW
b. §400 DESIGN STANDARDS

STAFF REPORT
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REVIEW - SECTION 303.B.
The Council will review the Preliminary Plat as a business item, considering the plat for:

1. Conformance to concept approval. Preliminary Plats which:
a. Alter water sources or delivery systems, or other utilities including sewage
treatment, as approved in concept;
Increases the total number of lots by 10 percent or more, or
c. Change access points to existing collector or arterial roads or streets by a
distance greater than 50’ and not recommended by Staff or Council during
concept approval, shall require a new concept review and a new review fee
as established by the Board.
Staff Findings
There was no change in delivery systems or utilities, and the number of lots have not
increased from concept approval.

2. Utility easements and facilities
Staff Findings
Applicant has proposed to vacate 2 existing utility easements and replace them with
one utility easement located along the new lot line. Utility easements are shown on the
preliminary plat submittal as 15’ feet wide, located along all lot lines. There is a 50’
recreation easement that references Wild Horse Ridge Subdivision Phase 4. Wild Horse
Ridge Subdivision Phase 4 has a note that states “The 100’ wide recreation easement of
which 5o feet is dedicated in phase 2, is designated for the recreational ingress and
egress (i.e. Horse riding, biking, walking...) of all Wildhorse Ridge Subdivision
residences. The 10" wide trail shall be free from obstructions such as fences, building
structures, gardens, and landscaping.” Council should review if the easement note
should be written out on this plat. There are no public facilities proposed.

3. Open space if required in concept approval: amount of land, location, use,
ownership and management plan.
Staff Findings
The land is currently zoned Residential Suburban and is located within the existing
platted subdivision, Wild Horse Ridge Subdivision Phase 4. At the time Wild Horse
Ridge Subdivision Phase 4 started the subdivision process, open space was not
required. These lots were created under a previous ordinance and no new lots are being
created, ordinance standards have been met.

4. Homeowners’ Association Codes, Covenants and Restrictions which carry out
conditions imposed by the Council or the goals of the Ordinance and
Comprehensive Plan. After approval by Council, County Legal staff will also review
prior to recording of plat and codes.

STAFF REPORT
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Staff Findings
Applicant has proposed to use the CC&Rs from the original subdivision, Wild Horse

Ridge Subdivision Phase 4. Council may consider requiring the CC&Rs to reflect the
new subdivision name.

There were no conditions placed by Council regarding CC&Rs.

The Comprehensive Plan does not require goals for the CC&Rs.

5. Street names. A street name must not duplicate an existing street name in the
County or its cities; it must not be derogatory to any person or group.

Staff Findings
No new street has been proposed.

6. Water Users Association organization and function.
Staff Findings
The developer proposes existing shared wells and individual septic. Existing by-laws for
Wild Horse Ridge water and homeowner’s association are being proposed.

7- A Maintenance and Operation Plan for all commonly-owned improvements.

Staff Findings
There are no commonly-owned improvements proposed for this subdivision.

SECTION 303.C. — CRITERIA FOR APPROVAL
The Preliminary Plat may be approved only if the reviewing authority finds that it satisfies the
following criteria:

1. The Preliminary Plat is in conformance with the Bannock County Planning and
Development Council’s approved Concept Plan, all applicable provisions of this
Ordinance, other County Codes and Ordinances, and Idaho Code.

a. Conformance with the Council’s approved concept plan
Applicant provided written documentation from several utility companies
agreeing to the vacation of easements via email.
Council should review if all conditions have been met.

b. Compliance with the Bannock County Subdivision Ordinance, other County
Codes and Ordinances, and Idaho Code.
Bannock County Zoning Ordinance:
The land is currently zoned Residential Suburban and is located within the
existing platted subdivision, Wild Horse Ridge Subdivision Phase 4. At the time
Wild Horse Ridge Subdivision Phase 4 started the subdivision process, the land
was zoned Residential Suburban and was located within the ACI of Pocatello.
The minimum lot size in the 1990 ordinance was 1 acre in the Residential
Suburban zoning district.

STAFF REPORT
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Applicant has proposed 3 existing residential building lots to be adjusted to
become 2 residential building lots.

Since these lots were created in a previous ordinance and no new lots are being
created, the proposal meets ordinance standards.

The proposed density is 1 dwelling per 5.875 acres.

There is an existing dwelling and accessory structures on each lot. Setbacks for
the existing structure appear to meet the requirement of the Bannock County
Zoning Ordinance §337, to the new proposed lot lines.

Bannock County Subdivision Ordinance:

Per §109.C., a replat is required in order realign lots within a recorded
subdivision.

The proposed subdivision name “Peppergrass Point Subdivision” has been
reviewed and no duplication was found. The proposed subdivision is currently
located within a plated subdivision, Wild Horse Ridge Subdivision Phase 4.

The applicant has proposed separate approaches from Pepper Grass Point, a
county-maintained road. With only two proposed lots, no interior subdivision
road is required per §404.G, REVERSE FRONTAGE: All lots in subdivisions of
more than four lots shall access to an interior subdivision road or street. If a road
is proposed, road must meet the standards of §402.

There are wetlands located near the south lot line of proposed lot 2. Surveyor
will need to determine if these wetlands are located within the proposed
subdivision. There may be steep slopes over 15% located within the parcel.

Per §404.B: All lots which meet the following criteria shall be marked with an "R"
and indicated by shading on the preliminary and final plats. An "R" placed next
to the lot number and the reasons for the restrictions: floodplain, steep slope,
subwater, drainage easement, etc., shall be noted on the plat.

Per §404.B.1: Steep Slopes: Lots with a slope in excess of 20 percent grade over
25 percent of the lot. Such areas will be shaded on the plat, with explanation of
the restriction on the face of the plat.

Applicant has proposed a private water system for fire suppression and
preventions measures. Council may require applicant to provide proof of further
discussion with local fire district.

Applicant should be aware that per §407: In all subdivisions, the electric, gas,
telephone, and other utility lines shall be installed underground from the lot
boundary to any structure(s). If power is not already existing, applicant shall
install power to the lot boundaries. The power shall be installed outside the road
right-of-way except for crossings. Distribution power lines may be above ground
with the Council’s approval.

STAFF REPORT
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Idaho Code:

Developer will need to research Idaho Code to ensure all provisions have been
met. Applicant has proposed to vacate two utility easements per Idaho Code
50-1306A. Applicant has provided comments from several utility companies
agreeing with the vacation. Council may consider requiring the applicant to
provide verification of no utilities existing within the easements.

2. The street plan for the proposed subdivision will permit its development in
accordance with this code.

Applicant has proposed to use existing approaches via Pepper Grass Point, a county-
maintained road. Due to less than 4 lots being proposed, no interior street is required
per Bannock County Subdivision Ordinance §404.G.

3. The street plan for the proposed subdivision will permit the development of
adjoining land by providing access to that land by right of way dedicated to the
County, or a developed street to the property boundary.

There is no street being proposed. Currently, Pepper Grass Point is the only street that
the proposed subdivision has access to.

4. Lot lines and roads relate to land shapes and existing development.

Lot lines and roads appear to relate to the land shape. All lots front Pepper Grass Point
and public utility easement.
REPORT BY: REPORT DATE: February 3, 2025
Alisse Foster, Subdivision Planner *Staff comments in this report are based upon
alissef@bannockcounty.gov evidence available at the time of the report.
Additional information may be brought to light
at or before the hearing.
EXHIBITS:

1. Application & Plat

2. Concept Findings

3. Proposed CC&R’s

4. Proposed By-laws

5. Agency Comments (if any)

6. Utility Easement Vacation Comments

7. Referenced Ordinances — On file

STAFF REPORT
PRELIMINARY PLAT — Peppergrass Point Subdivision
Page 8 of 8
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&2 Bannock County, ID
SPP-25-1

Subdivision Preliminary Plat

Application

Status: Active
Submitted On: 1/20/2025

January 24,2025

Primary Location Applicant

9877 W PEPPER GRASS & Jose Nava

Rural Subs , ID 832040000 J

owner ©@ I
A 1290 Mountain West Dr.

Jeffrey Lynn Mansfield Pocatello, Idaho 83202

9877 W PEPPER GRASS POINT
POCATELLDO, ID 832040000

Owner/Developer Information

Are the Owner and Developer the same?

Owner Name*

Jeffrey Lynn Mansfield

Street Address*

9877 Pepper Grass Point

State*

ID

Phone Number*

Site Information

Proposed Subdivision Name*

City*

Pocatello

Zip Code*

83204

Email*

Parcel Number(s) *

Peppergrass Point Subdivision RPRRWH4000600, RPRRWH4000500,

RPRRWH4000400

Bannock County Planning & Development Council
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Proposed Number of Lots*

2

Quarter*

NW

Township*

7s

Total acreage of parcel(s)?*

471&7.05

Concept Plan Approval Date*
01/15/2025

Section*

19

Range*

35e

Zoning of parcel(s)?*

Residential Suburban District

Drainage and natural features of the site (topography, slope, creeks, streams, etc.) *

Gradual Slopes, Riverine/ Seasonal Drainage area along Lot 2.

Existing deed restrictions, easements, and rights-of ways*

Pepper Grass Point Right-of-Way, 15 foot Public utility easements adjoining lot lines also
for slope and snow removal as well as for well site access, Recreational easement along
south boundary of subdivision, 20 foot water line easement runs through the northeast
corner of lot 1, well site easements.

Does the proposed subdivision have any existing well, septic, or structures? * @

Existing Community Well sites. Existing septics and drainfields. Existing residential
buildings and accessory buildings

Engineer/Planner/Surveyor Information

Engineer/Planner/Surveyor Name*

Jose T. Nava

Phone Number*

(208) 317-6189

Bannock County Planning & Development Council
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Email *

Preliminary Plat Criteria for Approval

1. The Preliminary Plat is in conformance with the Bannock County P&D Council's approved Concept Plan, all applicable
provisions of this Ordinance, other County Codes and Ordinances, and Idaho Code. *

Preliminary Plat is presented as approved by P&D Council during the Concept plan phase
with the addition of contours and minor details. Minimum setback requirements and
acreage requirements are met as per the Residential Suburban zone. Existing and
proposed easement depicted. proposed development to retain strormwater on each
individual lot. All apliccable state statutes for subdivision plats have been met to the best
of my knowledge.

2. The street plan for the proposed subdivision will permit its development in accordance with this code.*
No proposed street plan. Lots have existing access from a county maintained road

(Pepper Grass Point Place).

3.Street plan for proposed subdivision will permit development of adjoining land by providing access to that land by right-
of-way dedicated to the County, or a developed street to property boundary.*

No proposed street plan. Lots have existing access from a county maintained road
(Pepper Grass Point Place).

4. Lot lines and roads relate to land shapes and existing development.*

Lot lines and roads existing except for the proposed lot line for the division of lots 1&2
which seems to conform with the current land shapes.

Acknowledgement

I hereby acknowledge that | have read this application @  Electronic Signature [Typed Name of Applicant]*
and state that the information on this application is
correct to the best of my knowledge. *

Jose T. Nava
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Date of Signature*

01/20/2025
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Instrument ﬂ 22500502

Bannock Coun Pncate“n. Idaho
01/16/2025 @9 5 AM No. of Pages: 3
Recordaed for: BnNNOCK GOUNTY PLANNING

Jason G. Dixon Fae: $0.

Deputy; imodonald

BANNOCK COUNTY PLANNING & DEVELOPMENT COUNCIL
FINDINGS AND ORDER

CONCEPT PLAN — PEPPERGRASS POINT SUBDIVISION
PUBLIC HEARING: JANUARY 15, 2025

FILE #: SCP-24-7

LOCATION: RPRRWH 4000400, currently addressed as gg50 Pepper Grass Point, Pocatello, ID 83204,
RPRRWHz000500, currently unaddressed, and RPRRWH4000600, currently addressed as
9877 Pepper Grass Point, Pocatello, 1D 83204.

APPLICANT: OWNER:

GVE Drafting and Land Surveying Lysle and Lisa Barthlome Jeffrey and Amy Mansfield
Jose Nava 9950 Pepper Grass Point g877 Pepper Grass Point
1290 Mountain West Drive Pocatello, ID 83204 Pocatello, ID 83204

Pocatello, 1D 83202

REQUEST & BACKGROUND: Jose Nava proposes an amendment to Wild Horse Ridge Subdivision Phase 4 to
combine 3 lots into 2 lots. The existing lots are approximately 3.32 acres, 2.77 acres, and 5.66 acres and will
become approximately 4.71 acre and 7.05 acre lots. The development proposes individual septic systems and
existing shared wells. This subdivision is located ~ 0.58 miles from the city of Pocatello boundary.

FINDINGS:
JUSTIFICATION FOR THE DECISION/CRITERIA, STANDARDS AND FACTS RELIED UPON

SITE CHARACTERISTICS AND ZONING:

ZONE: Residential Suburban

PROPERTY SIZE: ~11.75 acres

VIEWS: The property is visible from the east and west.

IMPACT AREA: City of Pocatello.

FLOOD ZONE: X, minimal

TERRAIN: Steep slopes

EXISTING STRUCTURES: Residential dwellings and accessory structures.
OTHER: Located within Wild Horse Ridge Subdivision Phase 4.

BANNOCE COUNTY PLANNING & DEVELOPMENT COUNCIL
FINDINGS AND ORDER: PERMIT SCP-24-7
Page 1
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NOTICE AND TESTIMONY REQUIREMENTS:

Notice of the public hearing was completed according to statutory requirements. Public comment was taken
according to statutory requirements.

REQUIRED FINDINGS FOR CONCEPT PLAN — REVIEW CRITERIA, §302.E

1.

The proposed tentative plan is in conformance with the Bannock County Comprehensive Plan; is in
conformance with applicable provisions of this Ordinance, other County Qrdinances, and Idaho Code.
Policy 1.1.2 states that developments meet adopted plans. The current proposal adheres to this policy.
Lot sizes are in conformange with Section 330 of the Zoning Ordinance.

The proposed roads and bridges are designed and constructed according to Section 402 of the
Subdivision Ordinance. A design deviation was not requested and was not granted to equal or exceed
these standards for its purpose.

There are no changes being made to existing roads and new roads are being proposed.

The proposed partitioning of land dees not prohibit the extension of dedicated streets or roads.
There are no changes beina made to existing roads and new roads are being proposed, and lots are
already located on a dead-end street.

. The proposed partitioning will not conflict with legally established easements or access within or

adjacent to the proposed land partition.
The current easements are proposed to be vacated and requirements will be stated within conditions.

The blocks of lots are located and laid out to properly relate to adjoining or nearby lot or parcel lines,
utilities, streets, or other existing or planned facilities.

As shown on the plat, lots are laid out according to adjoining parcel lines. And according to policy 1.2.2
in the Comprehensive Plan.

The preposed property is physically suitable for the type and proposed density of development and
does conform to existing zone standards.
Lot sizes are in conformance with Section 330 of the Zoning Ordinance.

(If adding approval conditions) with the following conditions of approval,

1.

At submittal of Preliminary Plat, provide written approval from all utility companies for the removal or
adjustment of existing utility easements, per Idaho Code 50-1306A.

Depict all current and proposed easements and rights-of-way located within the subdivision, on
preliminary plat, including measurements and instrument numbers (when available).

At Final Plat, developer to provide documentation that power has been extended to the corner of each
lot.

BANNOCK COUNTY PLANNING & DEVELOPMENT COUNCIL
FINDINGS AND ORDER: PERMIT SCI*-24-7
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ORDER: CONCLUSION AND DECISION
The Planning and Development Council, pursuant to the aforementioned, finds that the request for

Peppergrass Point Subdivision Concept Plan, as described in the application, shall be approved.

Motion by Molly Dimick, seconded by Krystal Madsen to adopt the foregoing Findings and Order.
ROLL CALL:

Councilperson Dimick Voted Yes
- Councilperson Madsen Voted Yes
Councilperson Selleneit Voted Yes
Councilperson Ulrich Voted Yes
Councilperson Ward Voted Yes

Motion carried by a 5 to o vote.

Dated this 15*" day of January, 2025.

<

Signed b "(JCHairper';on) Vice Chair)

—

.

State of Idaho)
S.S.
County of Bannock)

- / ' 1 4 N
On this ,Qi hh day of dﬂﬂ%\’f} , in the year of 2025, before me IM&VWW& Wilkigum s ,
notary public, personally appeardd ___ &rewea We , personally known to me to.be the
person whose name is subscribed to the within instrument, and acknowledged to me that (she (héj:)

executed the same,

ﬁm«"&‘h\
Ty i o -
° Wbt~
E Notary Public J B R
A mv%’:ﬁxﬁ'{?ssm My Commission Expires on < {%f 50 P
L ]
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DECLARATION
OF COVENANTS, CONDITIONS AND RESTRICTIONS
FOR WILD HORSE RIDGE PHASE FOUR '
BANNOCK COUNTY, IDAHO

This declaration is made on the date hereinafter set forth by Gibson
Venture,

WITNESSETH:
Gibson Jack Jeint Venture is the owner of certain property in
Bannock, State of Idaho, which is more particularly described a

Lots 14 TO 21, Block 1,& Lots 12 TO 16, Block 2, Wild Horse Ridge PHASE
1/4 Section 19, Township 7 South, Range 35 East, Boise Meridian, Bannoc
recorded Plat thereof, recorded in the official records of Bannpc

Now, therefor, Gibson Jack Joint Venture h
properties described above shall be held, sold
easements as delineated on the recorded plat s, covenants and
conditions, to protect the value and desirabilit run with the real
property and be binding on all the parties having any right,/ title or interest
in the described properties and or part thereo i i successors and
assigns, and shall inure to the benefit of each o

sibject to the

A.

1. No building or other structure o nature may be built, placed,
altered or permitted to remain on any lg e prior written construction
Herein after designated the
Pein, Guy Anderst, and Brad
be appointed by the above named
necessary for construction of a
ce, all fencing, all landscaping,
11 be constructed in compliance with

Frasure, plus such additional '«
members. Approval from the “Comm1~

Bannock County Zoning Ordinance i des set back requirements for front,
side and back yards,
2. & intent of the “Committee” is to insure

e in harmony in external design and location
structures. The minimum size for a residential
hes and garages, shall be as follows:

The “Committee
stated square
home will

3.

t it's sole discretion, allow for variances in the above
the home has a triple car garage or the value of the
at of other homes in the subdivision.

ach residential dwelling will be required to have a minimum
¢ with an interior width of not less than 23 feet.

‘ﬁaiiftee” shall be required to submit the following documents. These
wi be retained by the “Committee”.

a. One complete set of construction plans with exterior material
specifications. These shall include floor plans and elevations.

b. Elevations of structures in relation to existing and finished
grades.

¢. A plot plan showing the location of all structures on the lot.
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d. Site grading plan depicting a storm water drainage plan. The
drainage plan must depict how all post development drainage will be
retained on site. Drainage areas must be capable of containi
inch of runoff water created from any post development \hard
surfaces. (ie. Roofing, driveways, sidewalks, etc.)
5. LOT GRADING Each builder/homeowner will design on-site
to facilitate protection of their improvements from any abnormal runo
by the subdivision improvements or adjacent properties.

6. COMMITTEE APPROVAL The “Committee”'s approval or di
required in these covenants, shall be in writing. If the
designated representatives, fail to approve or disapprove within
after plans and specifications have been submitted to it, or i
suit to forbid the construction has started by the completior approval
will not be required and the related covenants shall be deeg ay
complied with. ’

7. ASSOCIATION The developers have crez

Homeowners Association, Inc.”.(Herein after desig

¢uch time when the
outlined in this

duties,
Future Wil

“Committee” deems appropriate, the “Committeg
covenant, will be passed on to the “Association”.
will join the “Association”.

AND BUILDI

1. RESIDENTIAL USE ONLY No lot uilding shall have any use other
than a residential use. Any buildings shall not exceed two stories
in height excluding the basement. No ing in e subdivision may be used as
the primary residence for more than four sonz_for a period of more than ninety
days (90), unless each person i rela or marriage. No dwelling shall
be used primarily for commercial/}

requirements. Any out building shall
idential dwelling built on that lot. No
sidential outbuildings may be constructed

conform in appearance with
detached residential rage
prior to the construgtion of
sole discretion, 5 :
residential dwelldn ed a written agreement is completed describing a

A§ No tower, satellite dish, or other separate
i or reception of radio or television signals shall
ceed ‘the height of the residential dwelling constructed

ellite dishes less that twenty four inches in diameter

Any tower built for the reception or transmission of

signals shall first be approved by the “Committee”.

ach building site shall have not less than four hundred
square fee fete or paved areas (excluding garages) sufficient for the

g of two (2) vehicles.

ARDOUS MATERIALS Nothing of a noxious or offensive nature shall

ted upén any lot. No excessive storage of flammable or explosive

shall be permitted on any lot. Any necessary storage of any such
be in containers made and approved for such use. Nothing of an

structure for the
be erected which

jon of Covenants for
se Ridge Phase IV
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excessively loud or offensive noise, that can be termed a neighborhood nuisance
or annoyance, shall be permitted on any lot. No lot shall be used as a dumping
ground for trash, garbage, or other waste. All such waste materials shall be
kept in sanitary containers and disposed at the approved county dump site
lot shall provide a screened area protecting garbage and trash cans from
Each lot owner must maintain weed control before and during constry
dwelling and landscaping. Compliance with Bannock County ordinances
pburning and weed control will be strictly enforced.
6. ANIMALS Each lot will be limited to two large anima
horses, pack animals, cattle, or llamas. Household pets, herein de
cats, and the like, shall not be permitted unless they are-co
confined within their lot lines. Such animals shall not be permi
amuck, create a nuisance to the neighborhood or any wildlife ive to the area,

cause damage to landscaping, or create a hazard to childre or
person will be allowed to maintain any type of commercial
or swine shall not be allowed on any lot.

7. IN I0US EFFE No part of any/b - 511 be used or
occupied, as a residence or otherwise, so as tp jurious effect upon

the use, occupancy or value of any adjacent property. As to whether any use or
occupancy violates the above provision, the\ “Commit » may make such
determination based upon any reason, aesthetic rwise. This includes
failure to maintain the premises and any activit:
provision.

8. BUILDING MATERIALS No bui
placed or stored upon a building site until
able to commence construction. Any s s shall be placed within the
property lines of the building site structure is to be erected.
The builder/owner shall be responsible (to that no waste or debris will be
allowed to be deposited or bléip on \t

9. MOBILE HOMES No mgbi
permanent housing within the subdi

ding material of any kind shall be
owner or the builder is ready and

ly structures constructed on site,
will be allowed on any lot, Anc residential dwelling or outbuildings.
10. FENCING All fenging wij the subdivision will be uniform. All
iance \with the standards of the “Committee”. The
ubdivision be consistent in design and
have available to the lot owners, examples of
for the containment of pets and or children.
All lot owners will own stock in

appearance. The “Co
approved fencing, i

Wild Horse Ridge
required to purch
Meters will be pu

eters for the culinary and irrigation water systems.
and installed by the contractor approved by the board
docitation”. Water from the irrigation and fire suppression
sed for any human consumption. There shall be no use of the
supply| for any use outside of the residence. No hose bibs, or
dd to the culinary water system, shall be installed outside

system shall
culinary wa
water hook-ups

of any re e A lot encumbered with a Well Lot easement will allow the
“Associat accEss to these Well lots for maintenance or other reasons outlined
Association” By-lLaws.

SUBDIVISION All lot owners are restricted from any division of
atted lots within the subdivision.

tion of Covenants for
rse Ridge Phase IV
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13. FIRE ACCESS ROAD All lot owners adjacent to the fire access road
shall not obstruct access through this easement. All lot owners will maintain a
green belt/firebreak around their residence as required by the Uniform Fire Code.

14. SEPTIC SYSTEMS All lot owners will apply to the local
Departments or applicable agency for approval to install a private septic sy
Each lot will be required to designate two drain field areas for th S
system. These areas will be protected by a recorded easement.

C._VEHICLE PARKING

1. RV’'s Recreational vehicles may not be parked on public
subdivision for no more that 72 hours. Recreational vehicles may be-parked on the
owners lots. If a recreational vehicle is parked on an owne lo s_setback

for the parking area must be at least that of the resident

2. TRUCKS No trucks or commercial vehicles, large
shall be stored or parked overnight on any lo i
subdivision. Any commercial vehicle of less than i parked behind
the setback of the residential dwelling.

' tons,

D. LANDSCAPING.

1. TIME LIMIT Within nine months of oct f any dwelling, the
yard shall be landscaped with lawn, shrubbery or other gyrowth as approved by the
“Committee”. At least four (4) trees with inimum height of four (4) feet shall
be planted and maintained.

2. SIGHT TRIANGLE In no event ) ses, landscaping, or fencing, be
installed that would restrict a thirty £ ]
Bannock County Zoning Ordinance. A thirty foot sight triangle shall be maintained

at any intersection, includinqigrive ay

E. ILITIE
1. EASEMENTS All lot

gas, water, and telephone 1
installed. These se{?}ces
rights-of-way.

Each lot owne
established by the

by utilities, such as electricity,
abdve ground distribution lines shall be
talled in the public street or easement

tility company.

£S Easements for installation and maintenance of
ities are reserved as shown on the recorded plat.
s, no. structure or other material shall be placed or
ich may damage or interfere with the installation and
which may change the direction or flow of drainage
ents? The drainage areas or ponds may not be altered in any
heir designed use. The easement areas of each lot and all
411 be maintained continuously by the owner of the lot,
ovements for which a public authority or utility company is
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more than six square feet advertising the property for sale or rent. Developers
or residential builders may place a sign not to exceed thirty two square feet,
during the construction period only.

G. WILDLIFE/HIKING/BIKING EASEMENT

1. There shall be created in the development certain easement
as the Wildlife/Hiking/Biking easement. All lot owners shall hav
unlimited use of those easement areas. No motorized vehicies
motorcycles, snow machines, all terrain vehicles, etc., shall be
easements. Those lots owners adjacent to the Wildlife/Hiking/B
shall not fence or obstruct in any way this easement.

2, The “Association” will be responsible for t
regulation of this easement,

H. ENFORCEMENT

1. Enforcement shall be proceeding at law
or persons violating or attempting to violate
violation or to recover damage.

1. INVALIDATION

1. Invalidation of any of these cow
in no way affect any of the other provis
and effect.

enants by Jju nt or court order shall
ns, which shall remain in full force

J. TERM
1. These covenants are to run
parties and all persons claimi
years from the date of these cow
covenants shall be automatically €
years unless an instrument signe
the lots has been recorded,
part. Any changes will.be in
retains the right to modify in
of the lots have bee

and and shall be binding on all
for a period of twenty-five (25)
recorded, after which time said
for a successive period of ten (10)
thirds majority of the then owners of
change said covenants in whole or in
and recorded. Gibson Jack Joint Venture
in part these covenants until two thirds

3 hen used herein, shall refer to Gibson Jack Joint
Venture, or to a r )person or corporation to whom the right of the

or interest i
otherwise, voluntary or by operation of law.

3, de, its heirs or assigns violate or attempt to violate any
of the provis these restrictions, Grantor, developers or any other person
any real property embraced in the plat or subsequent adjoining
e same-developers shall have full power and authority to prosecute any
at law or in equity against the person or persons vieolating or
violate any of the said restrictions, and either to prevent him or

ion of Covenants for
rse Ridge Phase IV
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them from so doing or to recover damages sustained by reason of such violation.
Costs and legal fees of enforcement shall be paid by the losing party.

4. Invalidation of any provision, sentence or paragraph contained in
restrictions by judgment or court order shall in no wise effect or invalidate
of the other provisions, but the same shall be and remain in full force
effect.

these
ny

L._SAVING CLAUSE.

1. If one of these covenants or restrictions shall be h
court of competent jurisdictions, it shall in no way affect the
remaining covenants and restrictions and the same shall remain in
effect.

State of Idaho
ss

Bannock County
On this ﬁday of
Public in and for the state, pe nally
and Brad Frasure, joint venturees, Kn
subscribed to the foregoing instr
executed the same.

In witness whereg
ificate above written.
e S

Residing at Pocatello, Idaho.
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EXHIBIT 4
By-laws —
Wild Horse Ridge Phase 4
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CODE OF BY-LAWS

99011093

OF
WILD HORSE RIDGE WATER AND HOMEOWNERS ASSOCIATION, IN

A NON-PROFIT IDAHO CORPORATION

ARTICLE I -- Identification

Section 2. REGISTERED OFFICE. The ad

Section ONSIDERATION FOR SHARES. Payment for the lot shall include payment
stock in the culinary water system and one share of irrigation stock. Title to the

be evidence of ownership of the shares of stock in the culinary and irrigation water
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Section 3. CERTIFICATES REPRESENTING SHARES. Each holder of the capital stock

of the Corporation shall be entitled to a document signed by the President or Vice-President and
the Secretary of the Corporation. Such document shall be issued within ten days 0
proof of transfer of interest if requested by the lot purchaser.

Section 4. NO PUBLIC OFFERINGS. The shares of the Corporation sh offered

to public subscription but shall remain appurtenant to the land within tf ge and

its various additions.

Wild Horse Ridge Subdivision Phases one t

ARTICLE éetin
Section 1. PLACE OF MEE . ings of the shareholders of the Corporation shall

be held at the place of f said-meeting within or without the State of Idaho as shall be
designated by the B rect;
Section 2. AL ING. The annual meeting of the shareholders of the

unless another day shall be determined by the Board of Directors, but in no event shall such date
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as determined by the Board of Directors be earlier than sixty (60) days or later than 120 days after

the close of the fiscal year of the Corporation.

Section 3. SPECIAL MEETINGS. Special meetings of the shareholders ma

of such notice. Attendance by a shareholder, her in person or by proxy, at a shareholders'
meeting shall constitute ver of notice of such meeting of which he has no notice.

Section 5. VOTI T NGS.

Clause (a). ING TS. Every holder of the capital stock of the corporation shall

er 1o ned for the culinary water system. Every holder of the capital

be entitled to onev
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candidate as many of such Directors multiplied by the number of his votes shall equal, or by

distributing such votes on the same principle among any number of such candidates.

Clause (b). QUORUM. A majority of the shares entitled to vote, represe

or by proxy, shall constitute a quorum at a meeting of the shareholders, but|i

t shall
quorum consist of less than one-third (1/3) of the shares entitled to vote-at the mee ing. The

writing by the Shareholder, or by his duly authorized attorne aet. No proxy shall be valid

after eleven (11) months from the date of its execu unless otherwise provided in the proxy.

Clause (d). VOTING OF SHARES/(Q
standing in the name of another corporation may| be veted by such officer, agent or proxy as the
Code of By-Laws of such other co ion rescribe or, in the absence of such provision,
as the Board of Directors s ch other corporation may determine; or, in the absence of such

ident or Vice-President and Secretary or Assistant Secretary

be proxy, duly executed and sealed (but not necessarily

He same weight and effect as the general proxy of an individual or corporation.
-4
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Section 6. ORDER OF BUSINESS. The order of business at annual meetings, and so far

as practicable at all other meetings of shareholders shall be as follows:

I. Proof of due notice of meeting.

II. Roll call-examination of proxies.

III. Reading and disposal of any unapproved minutes.

IV. Annual reports of officers and committees.

V. Establishment of Water Rates

V. Unfinished business.

VI. New business.

VII. Election of Directors.

VIII. Adjournment.

Section 7. SPECIAL LIMITAT% e tion shall offer two separate and distinct

water systems. The first being a and the second being an irrigation water

distribution system. As t uch sy _the water corporation shall have the power and the
right to levy to colle: e ho and owners of all such land to which the water or water
stock belong regardle, whe he water is used by such holder or owner any charges for

th linary and/or irrigation water system. As to any charges,

D Ing

maintaining Or o

assessments, costs'as determined by the Board of Directors to be appropriate, the Corporation

shall haye /the r and the right to create a first lien for non-payment if more than 45 days

delinquent t for a lien for tax] upon the land or parcel of land or lot within the subdivision,

said lien may be foreclosed upon pursuant to and consistent to Idaho law.
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Further, the culinary system is designed to supply in house water only. Any use of water

other than culinary uses shall be supplied by the irrigation system. The use and availability\of the

culinary water system is subject to the Water Rights granted by the State of Idaho. An

coordinate the ongoing accounting operati

“Accountant”). The Board of Dire will sponsible to read the water meters for the

culinary water systems Qr ish mation to the “Accountant”for billing purposes.

SE. NT AND USAGE RATES There shall be an annual
assessment fixed by th tors for the culinary system and for the irrigation system.
this assessment. This includes all lots whether improved or
unimproved. This'a
lot owner.| The r. all be fixed annually, and shall reflect not only current expenses but such
and maintenance for Jong term operation for each of the water delivery systems

actual appreciated costs and expenses for maintaining, testing, and operating the

arid irrigation systems. A maintenance fund shall be created and set aside for ongoing
-6-
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operations and repairs including major repairs of the system and the costs of analyzing the system

water system.

Clause(c) SPECIAL ASSESSMENTS In the-¢vent that nece and extraordinary expenses

are incurred, e.g. to replace pump or lines within th em a special assessment may be made

which shall have the same force and effect as ate assessment as may be determined by

<

the Board of Directors.

Clause(d) SEPARATE ACC S It cified that there shall be two separate and

smen 1l be for the culinary system and the second assessment

distinct assessments, One

shall be for the irrigafior ate accounts shall be maintained for the culinary system

and the irrigation syster
Clause(e) e late fee for any late payment shall be $50.00. The board of

directors shall have the right to set the late fee. Payments are due on the first day of each billing

vill be assessed if payment is received after the fifteenth day of the billing

Sec 9. OTHER PROPERTY
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Clause(a) WELL LOTS-Each well site will be designated as a Well Lot Easement. Control

these well lots.

Clause(b) NATURE PATH/HIKING TRAILS With

designated as the nature path and or hiking trails. Control and nce shall remain with the

Corporation. The Corporation shall be responsible maintenance in the Nature/Hiking Trial

areas Easements.

Clause (¢c) WATER RETENY% 0 ithin the subdivision, their are areas
designated as Drainage Ponds. Any ner a Drainage Pond, will maintain weed control
in the Drainage Pond ar @ Lot@y landscape these Drainage Ponds provided the

ith the operation of the Drainage ponds. The Corporation will be

landscaping does not ir

responsible for maintenance resulting from the operation of these Drainage Ponds, such as

removing soil bui

Section The Board of Directors will name the
approved|contr to perform any and all maintenance to the culinary and irrigation water
sy . ot owner will be required to purchase a pressure tank and water meter for the

culinary r system from the approved contractor. The pressure tanks and water meters are to
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comply with the original design of the water system. Each lot owner will purchase a water meter
from the City of Pocatello as they connect to the irrigation water system.

The culinary water system equipment vaults will be kept locked at all tim

@

gast fifty-one percent(51%) of whom

these areas will be controlled by the Board of Directors.

ARTICLE 1V -- The Board of Directors

Section 1. NUMBER AND QUALIFICATIONS. The busi affairs. of the

Corporation shall be managed by a Board of Directors, at ]
shall be stockholders of the Corporation. There shall be at least threg but not more than nine

directors. The number of Directors may be increased or decrease me to time by resolution

at the annual meeting of shareholders; but no decreas I have the effect of shortening the term

of any incumbent Director.

hold office until all phases of Wild ho di have been completed and sold, or until such

time that the developers @ﬁt to\resign from the board of directors. As each Phase of the

al director will be elected at the next annual meeting of

ing thereafter, the shareholders shall elect Directors to hold

succeedi

[ M il his successor shall be elected and qualified. There may be no

-9-
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Section 3. VACANCIES. Any vacancy occurring in the Board of Directors may be filled

fors for.such’annual meeting shall be necessary.
a '9’ rectors shall meet each year immediately

of the Board of Dir h annual meeting shall be necessary.
Section 0 MEETINGS. Special meetings of the Board of Directors may be

called by(the P nt or any two Directors by giving five (5) days notice thereof. Notice of

ec may be given by letter, telegram or cable at any place within or without the State

otice of any other meeting of the Board of Directors may be waived in writing signed

&rson or persons entitled to such notice, whether before or after the time of such meeting,
-10-
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and shall be equivalent to the giving of such notice. Attendance of a Director at such meeting

of a sufficient er of shares are cast against the resolution for their removal, which if

ted at an election of the entire Board would be sufficient to elect one or more

Directors.\ If the notice calling such meeting shall so provide, the vacancy caused by such removal
at such meeting by vote of a majority of the shareholders present and entitled to vote
-11-
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for a Board of Directors. Failure to elect Directors to fill the unexpired term of the Directors so

removed shall be deemed to create a vacancy or vacancies in the Board of Directors.

Section 10. LOANS. The Board of Directors shall not have the power to 1

reference to, such contract or transagtion, an

action, if the fact of sucly intérest shall.be d osed or known to the Board of Directors present,

such interested Dire ecto be counted in determining whether a quorum is present,

but not to be counte the majority of such quorum necessary to carry such vote.

This Section sh ||||!e onstrited to invalidate any contract or other transaction which would

otherwise be valid't e common and statutory law applicable thereto.
tion EXECUTIVE AND OTHER COMMITTEES. The Board of Directors, by

ted by a majority of the full Board of Directors, may designate from among its

executive committee and one or more other committees each of which, to the extent

-12-
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shall have and may exercise all the authority of the Board of Directors, except that no such

committee shall have authority to (1) approve or recommend to shareholders actions or pro posals

President, Secretary, Treasurer, and such

be deemed necessary by the Board irector t the discretion of the Directors, the office of

Assistant Secretary may be $oa to act for and in the absence of the Corporate Secretary. Any
two (2) or more offices ma: 1d.by the same person, except the offices of President and

Secretary. Only the I eed-be a director and shareholder of the corporation.

resignation, increa namber of offices of the Corporation, or otherwise, the same shall be

filled by the Bo Directors, and the officer so elected shall hold office until his successor is

r.an ified.

on 3. THE PRESIDENT. The President shall preside at all meetings of shareholders

érs, discharge all the duties which devolve upon a presiding officer, and perform such
-13-
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other duties as this Code of By-Laws provides or the Board of Directors may prescribe. The

President shall have full authority to execute proxies in behalf of the Corporation, to vo tock

owned by it in any other corporation, and to execute with the Secretary powers

Code of By-Laws.

Section 4. THE VICE-PRESIDENT. The Vi

purpose, a true and complete record of th

duty for all standing committees a

attend to the giving and serving of‘albnotices of the Corporation, and shall perform such other

duties as this Code uire or the Board of Directors may prescribe.

Section 6. REASURER. The Treasurer will be responsible to oversee the
“Accountant” to Keepcorrect and complete records of account, showing accurately at all times,
the financial con Corporation. He shall be the legal custodian of all monies, notes,

securitie$ @and valuables which may from time to time come into the possession of the

shall immediately deposit all funds of the Corporation coming into his hands in

bank or other depository to be designated by the Board of Directors, and shall keep

ccount in the name of the Corporation. He shall furnish at meetings of the Board of
-14-
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Directors, or whenever requested, a statement of the financial condition of the Corporation, and

Section 7. DELEGATION OF AUTHORITY. In case of the asn officer of the

the Corporation, without necessity of counter-signature; and may designate

officers oremployees of the Corporation, other than those named above, who may, in the name
e-Corporation, sign such instruments.
-15-
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ARTICLE VII -- Indemnification of Corporate Directors,
Officers and Agents

Section 1. DEFINITIONS. As used in this Article,

agent;
(b) "Expenses" means reasonable costs, disburseme

(c) "Liabilities” means amounts paid or incurred in/sd

fines and penalties;

(d) "Proceeding" means any pendi reatened, or completed civil, criminal,

or investigation which could lead to @h acti
(e) "Corporation" shall mean t

Section 2. PROCEEDINGS NOT BY QR IN THE RIGHT OF THE CORPORATION. The

Corporation shall indem nt against his expenses and liabilities in connection

Corporate agent acted in good faith and in a manner he reasonably
o be in or not opposed to the best interests of the Corporation; and

of any proceeding by judgment, order, settlement, conviction or upon a plea of

ere, or its equivalent, shall not of itself create a presumption that such Corporate
-16-
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agent did not meet the applicable standards of conduct set forth in paragraphs (a) and (b) of this

Section.

Section 3. PROCEEDINGS BY OR IN THE RIGHT OF THE CORPO

proceeding by or in the right of the Corporation to procure a judgment in its fay
the Corporate agent by reason of his being or having been such Assoin
good faith and in a manner he reasonably believed to be i ed-to-th

the Corporation. However, in such proceeding no inden

airh, issue or matter therein.

URE FOR INDEMNIFICATION. Any indemnification under Section

1{ such Section 2 or such Section 3. Such determination shall be made
-17-
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(a) By the Board of Directors acting by a quorum consisting of Directors who
were not parties to the proceeding; or

(b) If such a quorum is not obtainable, or, even if obtainable and a quorum of
the disinterested Directors so directs, by independent legal counsel in a wri

opinion; or
© By the members having general voting rights at a general me t
members.

f Corporate agent

Section 6. EXPENSES PAYABLE IN ADVANCE, Expenses inc

provided in this Article.

Section 7. RIGHTS NOT EXCLUDED nnification provided by this Article shall
not exclude any other rights to which rporate agent may be entitled under the Articles of

Incorporation, these By-Laws or a emen te of members or otherwise.

E VIII -- Amendments
eal the By-Laws or to adopt a new Code of By-Laws is

as upon the shareholders, to be exercised by such vote of

FORE, We, thé undersigned, being all of the members of the Board of Directors

se Ridge, do hereby certify that the foregoing are the true, full and correct By-Laws
-18-
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of said Corporation, duly and regularly adopted by a unanimous vote of the owners of all of the

M_f Wéﬁ vy

Chris P€in, President Brad Frasure, Secretary Q
R

é-ﬁ; Anderst, Treasurer

STATE OF IDAHO )

STATE OF IDAHO, COUNTY OR_ “BANNOCK

COUNTY OF BANNOCK

JUNE 11999 .
. 4 [ and for said State, personally .
On this 2nd day of Jw 1Y ANDERST and for said

& TREASURERnown to me to to me to
= of the corporation that exe-

the persons who executed the instru- xd to me
said corporation, and acknowledged to0 me
ecuted the same,

WHEREOF, 1 have hereunto set my hand
ficial seal, the day and vyear in this certificate
Y ind year

Maw Mkm e~ —

POCATELLO , Idaho
Comm. Expires MAY 25, 2000

County and State, personally
be the persons whose name ¢
that they executed the same.  that sic

99011093
. \ ~ ______U_,_.._--——-—— ________..._--'--"_'

rgg i 3 Pm 320 5
A (3 BOOKI '{ﬂ
’27?‘ ST IDARC
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M Gmall Jose Nava <gvedraft@gmail.com>

Idaho Power infrastructure
1 message

Peck, Gary <GPeck@idahopower.com> Tue, Jan 21, 2025 at 12:55 PM
To: Jose Nava <gvedraft@gmail.com>

IDAHO POWER LEGAL DISCLAIMER

This transmission may contain information that is privileged, confidential and/or exempt from disclosure under applicable
law. If you are not the intended recipient, you are hereby notified that any disclosure, copying, distribution, or use of the
information contained herein (including any reliance thereon) is STRICTLY PROHIBITED. If you received this
transmission in error, please immediately contact the sender and destroy the material in its entirety, whether in electronic
or hard copy format. Thank you.

Sniplmage.JPG
78K
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N' Gmall Jose Nava <gvedraft@gmail.com>

Proposed Easement Vacation
2 messages

Jose Nava <gvedraft@gmail.com> Thu, Jan 23, 2025 at 11:26 AM
To: thanks@idahopower.com
Cc: cj7fundmud@gmail.com

Travis,

See attached Peppergrass point Concept map for the proposed vacation/relinquishment of two public utility easements.
The hatched areas on the map are proposed to be vacated and relocated to adjoin a new proposed lot line. As per Idaho
Code 50-1306A(5) | am writing to notify you of the proposed vacation and request written agreement from you. As per the
current owners, no utilities exist along these easements. | have previously sent this to Gary Peck and received a release
of easement application from him. Please advise whether we need to submit that application since this is a public

utility easement and not exclusive to Idaho power, or if we simply need an email response back. | have contacted and
obtained approval from all the other utility companies in the area.

Thanks,
Jose T. Nava, PLS

GVE Drafting & Land Surveying

1290 Mountain West Dr.
Pocatello, ID 83202

Cell: 208-317-6189

4 attachments

ﬂ assessors map.pdf
141K

ﬂ Wild Horse Ridge Phase 4.pdf
795K

@ 24-032 Peppergrass point Concept-.pdf
238K

.@ 24-032 Peppergrass point Concept-.pdf
238K

Hanks, Travis <THanks@idahopower.com> Thu, Jan 23, 2025 at 11:59 AM
To: Jose Nava <gvedraft@gmail.com>

Cc: "¢j7fundmud@gmail.com” <cj7fundmud@gmail.com>, "Pallante, Matthew" <MPallante@idahopower.com>, "Peck, Gary"
<GPeck@idahopower.com>, "Englund, Krista" <KEnglund@idahopower.com>

Hi Jose,

| have discussed this with our Regional Design Team and our Corporate Real Estate Department and Idaho Power has no
objection to the proposed public utility easement vacation and relocation. Please accept this email as Idaho Power’s
written response and acknowledgement. We have also decided to waive the $150 application fee. Thank you for reaching
out.
Bannock County Planning & Development Council
February 19, 2025
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Regards,

Travis Hanks, PLS

SURVEYOR

Idaho Power | Coroparate Services & Communications
Office 208-236-7868 | Mobile 208-431-7223

301 E. Benton St.| Pocatello, ID | 83201

[Quoted text hidden]

IDAHO POWER LEGAL DISCLAIMER

This transmission may contain information that is privileged, confidential and/or exempt from disclosure under applicable
law. If you are not the intended recipient, you are hereby notified that any disclosure, copying, distribution, or use of the
information contained herein (including any reliance thereon) is STRICTLY PROHIBITED. If you received this
transmission in error, please immediately contact the sender and destroy the material in its entirety, whether in electronic
or hard copy format. Thank you.

3 attachments

) assessors map.pdf
141K

-@ Wild Horse Ridge Phase 4.pdf
795K

-@ 24-032 Peppergrass point Concept-.pdf
238K
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EXHIBIT 6

e |GC & Cable One Easement Vacation
Approval

e CenturylLink Easement Vacation

Approval
o Affected Utility Companies (Digline)
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N' Gmall Jose Nava <gvedraft@gmail.com>

Proposed Easement Vacation
5 messages

Jose Nava <gvedraft@gmail.com> Thu, Jan 16, 2025 at 9:42 AM
To: "Peck, Gary" <gpeck@idahopower.com>, james.murphy@intgas.com, phillip.colborn@intgas.com,
ryan.cook@rockymountainpower.net, Russell.Christ@sparklight.biz

All, See attached Peppergrass point Concept map for the proposed vacation/relinquishment of two public utility
easements. The hatched areas on the map are proposed to be vacated and relocated to adjoin a new proposed lot line.
As per |[daho Code 50-1306A(5) | am writing to notify you of the proposed vacation and request written agreement from
you. As per the current owners, no utilities exist along these easements. Any information would be greatly appreciated as
to who else to contact with this information.

Thanks,
Jose T. Nava, PLS

GVE Drafting_& Land Surveying

1290 Mountain West Dr.
Pocatello, ID 83202

Cell: 208-317-6189

2 attachments

@ 24-032 Peppergrass point Concept-.pdf
238K

@ Wild_Horse_Ridge_Subdivision_Phase_4.pdf
783K

Peck, Gary <GPeck@idahopower.com> Tue, Jan 21, 2025 at 12:49 PM
To: Jose Nava <gvedraft@gmail.com>

[Quoted text hidden]
IDAHO POWER LEGAL DISCLAIMER

This transmission may contain information that is privileged, confidential and/or exempt from disclosure under applicable
law. If you are not the intended recipient, you are hereby notified that any disclosure, copying, distribution, or use of the
information contained herein (including any reliance thereon) is STRICTLY PROHIBITED. If you received this
transmission in error, please immediately contact the sender and destroy the material in its entirety, whether in electronic
or hard copy format. Thank you.

@ Easement Release Application.pdf
296K

Colborn, Phillip <phillip.colborn@intgas.com> Tue, Jan 21, 2025 at 2:51 PM
To: Jose Nava <gvedraft@gmail.com>

Jose, Bannock County Planning & Development Council

February 19, 2025
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| have reviewed the “24-032 Peppergrass Point Concept Plan” regarding the two easement vacations.
Intermountain Gas Company has no objections to the two proposed vacations.

Thanks

Phillip Colborn

Intermountain Gas Company
Pocatello Operations Manager
(208) 637-6431

phillip.colborn@intgas.com

From: Jose Nava <gvedraft@gmail.com>

Sent: Thursday, January 16, 2025 9:43 AM

To: Peck, Gary <gpeck@idahopower.com>; Murphy, James <james.murphy@intgas.com>; Colborn, Phillip
<phillip.colborn@intgas.com>; ryan.cook@rockymountainpower.net; Russell.Christ@sparklight.biz
Subject: Proposed Easement Vacation

** WARNING: EXTERNAL SENDER. NEVER click links or open attachments without positive sender verification of
purpose. DO NOT provide your user ID or password on sites or forms linked from this email. **

[Quoted text hidden]

Jose Nava <gvedraft@gmail.com> Tue, Jan 21, 2025 at 3:03 PM
To: "Colborn, Phillip" <phillip.colborn@intgas.com>

Thanks Phillip
[Quoted text hidden]

Christ, Russ <Russell.Christ@cableone.biz> Wed, Jan 22, 2025 at 10:13 AM
To: Jose Nava <gvedraft@gmail.com>

Hello,

Sparklight has no issues with these being vacated.

Thank you,

Bannock County Planning & Development Council
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Cable One

Russell Christ

Construction Coordinator | Cable One
T: 208-223-0648

204 W Alameda Rd

Pocatello, ID 83201
russell.christ@cableone.biz

Connecting our customers and
communities to what matters most.

From: Jose Nava <gvedraft@gmail.com>
Sent: Thursday, January 16, 2025 9:43 AM

[Quoted text hidden]

[Quoted text hidden]
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N‘ Gma” Jose Nava <gvedraft@gmail.com>

Proposed Easement Vacation
2 messages

Jose Nava <gvedraft@gmail.com> Wed, Jan 22, 2025 at 2:24 PM
To: Biser.Fan@Ilumen.com

Biser,
See attached Peppergrass point Concept map for the proposed vacation/relinquishment of two public utility easements.
The hatched areas on the map are proposed to be vacated and relocated to adjoin a new proposed lot line. As per Idaho

Code 50-1306A(5) | am writing to notify you of the proposed vacation and request written agreement from you. As per the
current owners, no utilities exist along these easements.

Thanks,
Jose T. Nava, PLS

GVE Drafting_& Land Surveying

1290 Mountain West Dr.
Pocatello, ID 83202

Cell: 208-317-6189

3 attachments

.@ 24-032 Peppergrass point Concept-.pdf
238K

.@ assessors map.pdf
141K

ﬂ Wild Horse Ridge Phase 4.pdf
795K

Fan, Biser <Biser.Fan@lumen.com> Wed, Jan 22, 2025 at 2:56 PM
To: Jose Nava <gvedraft@gmail.com>

Jose,

LUMEN does not have facilities in the marked area. | have no objection to the easement vacation as described on your
concept.

Thank you,

Bannock County Planning & Development Council
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Biser Fan

Network Implementation Engineer |l
Pocatello, ID 83201

Cell: (208) 608-3973

From: Jose Nava <gvedraft@gmail.com>
Sent: Wednesday, January 22, 2025 2:25 PM
To: Fan, Biser <Biser.Fan@Ilumen.com>
Subject: Proposed Easement Vacation

CAUTION: This email originated outside of Lumen Technologies. Do not click links or open attachments unless you recognize the
sender and know the content is safe.

[Quoted text hidden]

This communication is the property of Lumen Technologies and may contain confidential or privileged information.
Unauthorized use of this communication is strictly prohibited and may be unlawful. If you have received this
communication in error, please immediately notify the sender by reply e-mail and destroy all copies of the communication
and any attachments.
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Affected Service Areas

Ticket Type: Standard

Remarks:

Start Time: 01/23/2025 12:00 AM
Expires:

02/18/2025 12:00 AM

Service Areas:

Service Area

Suppressed

Utility Type(s)

CABLE ONE -

No POCATELLO / ELM
TCI04

COMMUNICATIONS

CENTURYLINK IDAHO

/ STAKE CENTER
CTLOO1

COMMUNICATIONS

CITY OF POCATELLO -

WTR, SWR & STR
CTYPOC

MUNICIPALITY

IGC-POC/INHOUSE
IGCO4PC

IDAHO POWER

EASTERN / ELM
IPEASTPOCATS

Contact

O Back to Ticket

Bannock County Planning & Development Council
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EXHIBIT 7

Ordinance Excerpts
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BANNOCK COUNTY ZONING ORDINANCE NO. 1998-1 Recorded #98004542

330

331

332

333

RESIDENTIAL SUBURBAN DISTRICT (RS)

PURPOSE:

The Residential Suburban zoning district is established to provide small (one acre or less)
residential estates on municipal sewage treatment facilities and/or water systems, or larger
lot development where sewer effluent and water systems can be provided. The RS district
is located on the boundaries of the County’s cities where municipal services are expected
to be extended, and usually within a city’s area of impact.

CHARACTERISTICS OF LAND IN THIS DISTRICT:

The Residential Suburban designation is to be applied to existing smaller lot
neighborhoods which are currently developed for residential use and are designated to
remain so by the Comprehensive Plan, and for areas of undeveloped land which are
deemed suitable and appropriate for development of residential uses according to criteria
set forth in the comprehensive plan. Factors to be considered in designating land for
Residential Suburban districts should include, but not be limited to, availability of county
services and roads, surrounding land uses, the suitability of the land for extension of
municipal services.

USES PERMITTED - WITH STAFF REVIEW AND APPROVAL OF SITE PLAN (SECTION
503)

Uses permitted in the Residential Suburban district shall be as follows:
A. Single—family dwellings.

B. Duplexes.

C. Livestock on one acre or more of land.

D. Public service facilities

E. Livestock pens or runs located a minimum distance of 50 feet from a neighboring
house, or the minimum setback for a residence if no house yet exists.

F. Accessory buildings, structures and uses which are customarily incidental to residential
uses.

G. Home occupations as defined in this Ordinance.
H. Churches.

I. State licensed day care for up to 6 client children at any one time in the day care
Page 26 of 151
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BANNOCK COUNTY ZONING ORDINANCE NO. 1998-1 Recorded #98004542

operator's primary residence or a day care center.
J. Golf courses.
K. Private, noncommercial recreational facilities.
334 USES CONDITIONALLY PERMITTED:

The following land uses may be permitted conditionally in the Residential Suburban district
subject to conditions established elsewhere in this Ordinance.

A. Public utility installations, not including business offices, repair or storage facilities.

B. State licensed day care for more than six client children at any one time to a maximum
of 20 children in the day care operator's primary residence; licensed day care for over 20
children may be conditionally permitted in a structure which was not initially constructed
for residential purposes.

C. Cemeteries.

D. Institutional housing.

E. Multi-family dwellings.

335 PARKING STANDARDS:

Parking spaces for residential uses within the Residential Suburban district shall be
required in accord with the standards established by this section.

335.1 Developers of residential structures shall provide parking spaces as required by the
following table:
PARKING SPACES REQUIRED PER UNIT
DWELLING UNITS/STRUCTURE (read across)

Number of 1 2 3-6* 7 or more
Bedrooms/Unit
1 2 2 1.6 15
2 2 2 1.8 1.6
3 2 2 2.0 1.8
4 3 3 2.2 2.0
5 or more 3 3 2.4 2.0

*Applies to congregate parking for apartments in the Residential Suburban district. Attached
single—family units on individual lots shall provide parking in accord with standards for single—
family dwellings.

Page 27 of 151
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BANNOCK COUNTY ZONING ORDINANCE NO. 1998-1 Recorded #98004542

335.2

335.3

335.4

335.5

335.6

335.7

335.8

335.9

All congregate parking areas shall be separated from adjacent lands by a sight proof
fence or hedge at least four feet in height. No paving for congregate parking areas shall
be placed any closer than five feet from an adjacent residentially—zoned property line.

Landscaping for congregate parking lots in the Residential Suburban district shall contain
at least one—and—one-half—inch caliper tree per fifty square feet for all required
landscaping within the bounds of the parking lot.

Any trash collection or storage facilities for multi-family residential uses shall be located
at least ten feet from adjacent residential property and at least ten feet from any windows
in the walls of the buildings they serve.

Congregate parking lots shall be located behind the front setback line of the buildings
they serve.

Congregate parking lots shall have direct driveway access to a public or private road.
Parking lots shall be maintained in a dust—free condition.

Parking lot landscaping equal to ten percent of the total parking lot area shall be provided
in residential parking lots. Said landscaping shall be placed within the perimeter of the
actual parking area.

Parking spaces shall have an effective width of nine feet and an effective length of
eighteen feet. Maneuver space for parking spaces shall be provided on the site in
guestion. Parking spaces shall be arranged in such fashion that circulation is convenient
and well integrated with off—site traffic flow.

336 SUBDIVIDING IN THE RESIDENTIAL SUBURBAN DISTRICT: The following methods of
subdividing are permitted in the RS zone:

A. Open Space Designed Subdivision (Sec. 401 of Subdivision Ordinance) with density of

one dwelling per acre.

1. OPEN SPACE designed subdivisions are required in the RS zone if 25% or more of
the proposed development is 5000 feet elevation or more or if proposal includes lands
designated important wildlife habitat.

B. Conventional Subdivision: (Amendment #4 Ordinance # 2000-2)

1. Within a city’s area of impact, a minimum lot size of five acres is required where septic
tank and drainfield sewage disposal systems are proposed. Such lots may not be further
subdivided, and the plat and deeds must so indicate. Lots of less than five acres must
employ municipal treatment of sewage or private sewage treatment systems which treat
sewage such that the effluent is equal to or less contaminated than that of the City of
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BANNOCK COUNTY ZONING ORDINANCE NO. 1998-1 Recorded #98004542

Pocatello sewage treatment facility. Such treatment facilities shall be built to the design
standards of the city whose impact area it is within.

2. Outside a city’s area of impact, the usual lot size of one acre may be proposed for on-
site sewage disposal where soil type, distance to ground water and other factors are
adequate to prevent ground or surface water contamination.

C. Planned Unit Development provided that municipal water and sewer is provided and
limited to locations within Area of City Impact (ACI); density may be up to one dwelling
per 1/3 acre; for residential uses or for mixed-use developments which include
neighborhood commercial uses subordinate to residential uses in the same development.
(Amendment #19 Ordinance #2008-4)

1. Developments for uses other than residential and neighborhood commercial shall not
be permitted in the RS district.

2. The increased density allowed in a PUD shall be offset by provision of common open
space equal to at least ten percent of the net developed area of the project. The open
space shall be usable ground.

3. Minimum size for a planned unit development in the RS district shall be ten acres and
the maximum size is 100 lots or dwelling units and 100 acres. (Amendment #19
Ordinance #2008-4)

D. All subdivisions on a city boundary must be annexed into that city which has
designated that land to be within its “Area of City Impact”.

1. In the event the City declines, in writing, to annex the development, the County shall

hear the application in accordance with its Area of Impact Agreement with the City, or
Idaho Code shall apply if none exists.

REMAINDER OF PAGE INTENTIONALLY LEFT BLANK
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BANNOCK COUNTY ZONING ORDINANCE NO. 1998-1 Recorded #98004542

337 TABLE OF BUILDING BULK AND PLACEMENT STANDARDS:
The following table sets forth building bulk and placement standards for the Residential
Suburban district:
RESIDENTIAL SUBURBAN DISTRICT

MINIMUM SETBACKS (FT)

FROM LOCAL FROM MAXIMUM
MINIMUM LOT RR(())A\'?V 'A(‘:ROTLELRE'(’:\#S: REAR SIDE STRLffTTURE
AREA -O- R-O-W YARD YARD
PERMITTED
USES:
Single-Family 1 acre 30 50 20 10 35
Residence
Two-Family %/ D.U. 30 50 20 10 35
Residence
Multi-Family % | D.U. 30 50 30 20 35
Residence
Residential
Accessory
Structures i 30 50 20 10 35
(see section
401.C.4)
Farm Animal
Structure 30 50 30 30 15
Non-residential - 30 50 20 20 -
Buildings

(Amendment 63, Ordinance 2024-02)
Setback for all structures shall be 100" from any stream or riparian area.
Larger lot sizes may be required by the District Health Department.

Minimum Lot Size: Five acres where well and or septic tank/drainfield system is used within a
city’s area of impact.
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BANNOCK COUNTY SUBDIVISION ORDINANCE NO. 1997-4 RECORDED #97011338

1. The proposed tentative plan is in conformance with the Bannock County Comprehensive
Plan; is in conformance with all applicable provisions of this Ordinance, other County
Ordinances, and Idaho Code.

2. The proposed roads and bridges will be designed and constructed according to Section
402 of this Ordinance. If a design deviation is requested, it shall equal or exceed those
standards for its purpose.

3. The proposed partitioning of land does not prohibit the extension of dedicated streets or
roads.

4. The proposed partitioning will not conflict with legally established easements or access
within or adjacent to the proposed land partition.

5. The blocks of lots are located and laid out to properly relate to adjoining or nearby lot or
parcel lines, utilities, streets, or other existing or planned facilities.

6. The proposed property is physically suitable for the type and proposed density of
development and conforms to existing zone standards.

302.F. CONDITIONS: The Council may place conditions upon the proposed plat to bring it into
compliance with the comprehensive plan. If the developer accepts those conditions, the
developer may then proceed to Preliminary Plat review.

302.G. DIVISIONS OF LAND INTO FOUR OR FEWER PARCELS: A one-time division into four
or fewer parcels if it meets the following criteria: (Amendment No. 5 Ordinance 2022-03)
-access for each lot is from maintained county road or a private shared driveway
-utilities are available
-a public hearing is not required
-all other Zoning and Subdivision requirements apply

1. Such divisions must be filed as Records of Survey, and shall be prepared in accordance
with Chapter 19, Title 55 of Idaho Code. All other standards, requirements, processes
and criteria of this Ordinance shall be met. Survey notes and or other conditions may be
required.

302.H. TIME LIMITS: Approval of the Concept Plan is valid for one year from the date of
approval by the Council. Concept or Master Plans not advanced to Preliminary Plat review
by the Council within one year of Concept approval by the Council must be resubmitted for a
new Concept/Master Plan approval.

303 PRELIMINARY PLAT REVIEW:

303.A. SUBMITTAL REQUIREMENTS: Preliminary Plat review will be considered by the
Council as a business item at subsequent, regularly scheduled meetings of the Council. The
following items must be submitted to the County Engineer and Planning Department at least 30
days prior to the Council’s regular monthly meeting:

Page 17 of 43
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BANNOCK COUNTY SUBDIVISION ORDINANCE NO. 1997-4 RECORDED #97011338

1. PLAT: The Preliminary Plat shall be drawn up to a scale of one inch equals 100 feet or
one inch equals 200 feet, prepared by a land surveyor or engineer licensed to practice in
Idaho. The scale may be increased or decreased provided such deviations obtain
approval by the County.

A copy, reduced to 11" x 17" shall be provided also. Map shall show:

a.

TITLE BLOCK: Date of submittal; north arrow; scale of drawing; tax parcel
number(s); legal description sufficient to define the location and boundaries of the
proposed subdivision by Section, Township, and Range; identification clearly
stating that the map is a Preliminary Plat; plat name; engineering or surveying firm
and license number of the surveyor or engineer.

The location, width, and names of all existing or platted streets, ways, or public

ways in the proposed subdivision or within 660 feet of the proposed subdivision;
easements; railroad rights-of-way; and other important survey features, such as
section lines and corners, found monument, and city boundary lines.

Contour lines of existing grade shall be shown at the following minimum intervals,
and shall be related to some established bench mark or other datum as approved
by the County Engineer: (1) Five foot contour intervals for ground slopes between
five and ten percent; (2) Ten foot contour intervals for ground slopes exceeding
ten percent; and (3) For a rural area, contour lines shall be at intervals necessary
to properly indicate the ground contour and to design the street pattern and lot
layout, and shall be related to some established bench mark or other datum as
required by the County Engineer.

The location and direction of all water courses including a delineation of the high
water mark.

Natural features, such as rock outcroppings, marsh lands, wooded areas, bodies
of water, preservable trees.

Existing uses of the property, including the location of all existing structures or
fences on the proposed plat and within 660' of its boundary, and proposal for use
or removal of the structures and fences on the proposed plat.

Proposed streets showing the location, widths, names, approximate grades, and
approximate radii of curves and the relationship of all streets to any projecting
streets.

The location and width of all existing and proposed easements, including the
purpose of such easement.

Lot layout showing approximate (to within 10") dimensions, lot sizes within 5% of
actual at Final submittal, and proposed lot and block numbers.
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BANNOCK COUNTY SUBDIVISION ORDINANCE NO. 1997-4 RECORDED #97011338

j-  Any other information on plat requested by Council, Engineer or Planner during
Concept review and approval.

2. Drainage Plan in same detail as contour for existing grade described above.

3. Other engineering or study data required by Council or County Engineer.

303.B. REVIEW: The Council will review the Preliminary Plat as a business item, considering
the plat for:

1. Conformance to concept approval. Preliminary Plats which:

a. alter water sources or delivery systems, or other utilities including sewage
treatment, as approved in concept;

b. increases the total number of lots by 10 percent or more, or

c. change access points to existing collector or arterial roads or streets by a
distance greater than 50" and not recommended by Staff or Council during
concept approval, shall require a new concept review and a new review fee as
established by the Board.

2. Utility easements and facilities.

3. Open space if required in concept approval: amount of land, location, use, ownership
and management plan.

4. Homeowners’ Association Codes, Covenants and Restrictions which carry out conditions
imposed by the Council or the goals of the Ordinance and Comprehensive Plan. After
approval by Council, County Legal staff will also review prior to recording of plat and
codes.

(a) Mainenance of facilities. The developer shall fund the Homeowners’ Association as
follows:

$5.00 per lot for the water system, if any
$5.00 per lot for the sewage treatment facility, if any
$15.00 per lot for road maintenance and snow removal.

The number of lots in the total Master Plan shall be used to determine the funding. Funds may
be held in an interest bearing account. At recordation of the plat or record of survey, the
facilities will be transferred to the Homeowners’ Association for maintenance. The
Homeowners’ Association will begin collecting an annual fee from all lot owners to add to initial
funding. This fund will be used to repair and maintain utility systems and roads. Thereatfter, all
improvements shall be maintained by the Homeowners’ Association in perpetuity or until
connection to a municipal system.
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BANNOCK COUNTY SUBDIVISION ORDINANCE NO. 1997-4 RECORDED #97011338

All conditions imposed by the Council will be printed on the plat. All codes, covenants and
restrictions applying to infrastructure or public facilities to be provided by the developer will be
printed on the plat. A change of such conditions, codes, covenants or restrictions is deemed a
replat and must be submitted and processed according to this Ordinance.

(b)

6.
7.

303.C.

Membership of Homeowner’ Association: All lot owners shall be voting members of the
Association. Owners of multiple lots shall have one vote.

Street names. A street name must not duplicate an existing street name in the County or
its cities; it must not be derogatory to any person or group.

Water Users Association organization and function.
A Maintenance and Operation Plan for all commonly-owned improvements.

CRITERIA FOR APPROVAL: The Preliminary Plat may be approved only if the

reviewing authority finds that it satisfies the following criteria:

1.

4.

303.D.

The Preliminary Plat is in conformance with the Bannock County Planning and
Development Council’'s approved Concept Plan, all applicable provisions of this
Ordinance, other County Codes and Ordinances, and ldaho Code.

The street plan for the proposed subdivision will permit its development in accordance
with this Code.

The street plan for the proposed subdivision will permit the development of adjoining
land by providing access to that land by right of way dedicated to the County, or a
developed street to the property boundary.

Lot lines and roads relate to land shapes and existing development.

CONDITIONS ON PRELIMINARY PLAT: The Council may place conditions on the

Preliminary Plat which enable the plat to meet criteria for approval. If the applicant accepts
the conditions, he or she may proceed to Final Plat review.

303.E. TIME LIMITS ON APPROVAL: Preliminary Plats not recorded as a final plat in

accordance with Section 304 within two years of the date of approval by the Council as
evidenced by the Council’s written decision shall become null and void unless a time
extension is granted. Developer may apply to the Council for up to two time extensions of
one calendar year each. The developer of any valid Preliminary Plat approved prior to the
Subdivision Ordinance Amendment effective date may apply for up to two time extensions of
one calendar year each from the date of Preliminary Plat approval.

Extension requests will only be granted if 100 percent of the engineering plans are
submitted or upon a showing of “good cause.” The Council has the sole discretion to
determine whether a showing of good cause has been made. The maximum number of
extensions shall not exceed two (2) requests, or two years total. The maximum time from
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BANNOCK COUNTY SUBDIVISION ORDINANCE NO. 1997-4 RECORDED #97011338

Preliminary Plat approval to the recording of the Final Plat shall not exceed four years total
except for valid Preliminary Plats approved prior to the Subdivision Ordinance amendment
effective date. Council shall consider the request for an extension of time as a business
item.

304 FINAL PLAT:

The County Engineer and Planner shall review the proposal to insure that any conditions the
Council placed on the plat have been complied with, and that the performance standards of this
Ordinance, and requirements of Idaho Code have been complied with. The Engineer will
compare the submitted plat to the approved Preliminary Plat, and if it conforms, applicant and
staff shall proceed as follows:

304.A. SUBMITTAL REQUIREMENTS: In addition to the items required for the Preliminary Plat
approval, the following must be submitted and approved by the County Engineer. See Section
400 also. (Amendment No. 5 Ordinance 2022-03)

1. As built engineering details for water delivery systems, both culinary and irrigation.

2. Landscaping detail and fence cross sections, if applicable.

3. Bridge, road and street cross sections and profiles, weight capacity calculations.

4. Engineering for any other improvements on plat.

5. Final Codes, Covenants and Restrictions.

6. Maintenance and Operation Plans for commonly owned utilities and open space.

7. Homeowner’ Association incorporation documents; codes, covenants and restrictions.

8. A copy of the subdivision plat as approved with conditions, if any, will be submitted with
a number assigned to every lot corner, and at all angle points and points of curvature
compromising the boundary lines of said lots or the centerline of streets, roads and
special easements.

9. The bearing and distance, or two parts of curve (radius, length of curve, delta, etc.) in
the case of curved lines will be down between coordinate pairs which traverse lot
boundary lines or street centerline.

10. Dedication statements on the plat.

11. Plans and engineering detail for all work required by design standards found elsewhere
in this ordinance.

304.B. SIGNATURES and CERTIFICATIONS REQUIRED: County Engineer will have example
dedication statements required on plat.
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BANNOCK COUNTY PLANNING & DEVELOPMENT COUNCIL
FINDINGS AND ORDER

PRELIMINARY PLAT-PEPPERGRASS POINT SUBDIVISION
MEETING DATE: FEBRUARY 19, 2025

FILE #: SPP-25-1

LOCATION: RPRRWH4000400, currently addressed as 9950 Pepper Grass Point, Pocatello, ID 83204,
RPRRWH4000500, currently unaddressed, and RPRRWH4000600, currently addressed as
9877 Pepper Grass Point, Pocatello, ID 83204.

APPLICANT: OWNER:

GVE Drafting and Land Surveying  Lysle and Lisa Barthlome Jeffrey and Amy Mansfield
Jose Nava 9950 Pepper Grass Point 9877 Pepper Grass Point
1290 Mountain West Drive Pocatello, ID 83204 Pocatello, ID 83204

Pocatello, ID 83202

REQUEST & BACKGROUND: Jose Nava proposes an amendment to Wild Horse Ridge Subdivision Phase 4 to
combine 3 lots into 2 lots. The existing lots are approximately 3.32 acres, 2.77 acres, and 5.66 acres and are
proposed to be approximately 4.71 acre and 7.05 acre lots. The development proposes individual septic systems
and existing shared wells. This subdivision is located ~ 0.58 miles from the city of Pocatello boundary.

FINDINGS:
JUSTIFICATION FOR THE DECISION/CRITERIA, STANDARDS AND FACTS RELIED UPON

SITE CHARACTERISTICS AND ZONING:

ZONE: Residential Suburban

PROPERTY SIZE: ~11.75 acres

VIEWS: The property is visible from the east and west.

IMPACT AREA: City of Pocatello.

FLOOD ZONE: X, minimal

TERRAIN: Sloped from west to east

EXISTING STRUCTURES: Residential dwellings and accessory structures.
OTHER: Located within Wild Horse Ridge Subdivision Phase 4.

BANNOCK COUNTY PLANNING & DEVELOPMENT COUNCIL
FINDINGS AND ORDER: SPP-25-1
Page 1
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CRITERIA FOR APPROVAL:

1. The preliminary plat [is] [is not] in conformance with the Bannock County Planning and Development
Council’s approved Concept Plan, all applicable provisions of the Bannock County Subdivision
Ordinance, other County Codes and Ordinances, and Idaho Code.

2. The street plan for the proposed subdivision [will] [will not] permit its development in accordance
with the Bannock County Subdivision Ordinance.

3. The street plan for the proposed subdivision [will] [will not] permit the development of adjoining land
by providing access to that land by right of way dedicated to the County, or a developed street to the
property boundary.

4. Lotlines and roads [do] [do not] relate to land shapes and existing development.

BANNOCK COUNTY PLANNING & DEVELOPMENT COUNCIL
FINDINGS AND ORDER: SPP-25-1
Page 2
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CONDITIONS (If any)

ORDER: CONCLUSION AND DECISION

The Planning and Development Council, pursuant to the aforementioned, finds that the request of the

Preliminary Plat for Peppergrass Point Subdivision, as described in the application, shall be [approved]

[denied] [tabled].

Motion by

, seconded by to adopt the foregoing

Findings and Order.
ROLL CALL:

Councilperson Dimick
Councilperson Madsen
Councilperson Selleneit
Councilperson Ulrich
Councilperson Ward

Motion carried by a

Voted [Yes] [No] [Absent/Recused]
Voted [Yes] [No] [Absent/Recused]
Voted [Yes] [No] [Absent/Recused]
Voted [Yes] [No] [Absent/Recused]
Voted [Yes] [No] [Absent/Recused]

to vote.

Dated this

State of Idaho)

day of , 2025,

Signed by (Chairperson) (Vice Chair)

ACKNOWLEDGEMENT CERTIFICATE

S.S.

County of Bannock)

On this day of , in the year of 2025, before me , @
notary public, personally appeared , personally known to me to be the

person whose name is subscribed to the within instrument, and acknowledged to me that (she) (he)

executed the same.

—r > mwnm

Notary Public
My Commission Expires on 20

BANNOCK COUNTY PLANNING & DEVELOPMENT COUNCIL
FINDINGS AND ORDER: SPP-25-1
Page 3
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EXAMPLE MOTION

Based on the record and the discussion this evening, | move to [approve] [deny] [table] the
request for the preliminary plat of Peppergrass Point Subdivision, as described in the application
materials as supplemented with additional information attached in the staff report and to adopt
the proposed findings and order for signature by the Chair or Vice-Chair.

(IF ADDING APPROVAL CONDITIONS) with the following conditions of approval,

Bannock County Planning & Development Council
February 19, 2025
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AGENDA ITEM NO. 9
Conditional Use Permit:
Existing Gravel Pit —

Coleman Horrocks
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) PLANNING AND DEVELOPMENT SERVICES

5500 S 5t Ave | Pocatello, Idaho 83204 | 208.236.7230 | www.bannockcounty.us

CONDITIONAL USE PERMIT - Business Item
PUBLIC HEARING: February 19, 2025

STAFF REPORT
FILE #: CUP-25-3
LOCATION: RPR3853008600, currently unaddressed
APPLICANT: OWNER:
M Coleman Horrocks Castle Concrete Co Inc
9659 N Philbin Rd 2300 N Main St
Pocatello, ID 83201 Pocatello, ID 83204

RECOMMENDATION: Staff recommends one of the following:

e Approval with the following conditions:
1. All conditions listed in the findings (instrument #20011957) from the original CUP
shall be upheld.
2. Provide Planning and Development with a copy of DEQ’s required permits before
starting extraction of phase 2.

Council may wish to add additional conditions as needed.

REQUEST & BACKGROUND: Coleman Horrocks requests to open phase 2 of an existing gravel
pit, according to the original findings, conclusion and decision of the Conditional Use Permit.
Condition #10 of the original CUP findings (instrument #20011957) states that the applicant is
required to come before Council as a business item before proceeding to the next phase.

SITE CHARACTERISTICS AND ZONING:
ZONING: Light Industrial

PROPERTY SIZE: ~ 115 acres

EXISTING STRUCTURES: None

STAFF REPORT
CONDITIONAL USE PERMIT- Horrocks
Page 1 of 3
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Page 2 of 3
Bannock County Planning & Development Council

February 19, 2025
Page 257 of 313



pRuEBNETIN] I','

ey

-
i . "

IIIIIIIIInIII'IL
| HL LTI

ST ™)
\ B g
=,
o
>
I

Il":-

' Kensing

VA“

] .
.L{ght Industrial EEEN

7 I
Hunzlker Rd-
: :— g

.4 Big Ehi _}

ZONING MAP

REPORT BY:

Tristan Bourquin, Assistant Director
tristanb@bannockcounty.gov
208-236-7230

EXHIBITS:
1. Application and site plan

2. Applicable Laws (on file with Staff)
3. Original CUP findings

REPORTED DATE: February 12, 2025
*Staff comments in this report are based
solely upon evidence available at the time of
the report. Additional information may be
brought to light at or before the hearing.

STAFF REPORT
CONDITIONAL USE PERMIT - Horrocks
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2/7/25,11:37 AM CUP-25-3

Bannock County, ID February 7, 2025
CUP-25-3 Primary Location Applicant
Conditional Use Permit 00 = MCOLEMAN HORROCKS
Status: Active Rural North,, 1D 832040000 J
Submitted On: 1/21/2025 o
Owner
A 9659 N PHILBIN RD
CASTLE CONCRETE CO INC POCATELLO, ID 83201
2300 NORTH MAIN POCATELLO,
ID 832040000

Conditional Use Permit

Parcel #* Zoning*

RPR3853008600 Light Industrial and Wholesale

Please describe your project.*

Extension of existing conditional use permit.

What product or service are you providing?*

Extension of existing conditional use permit.

Proposed hours of operation Proposed days of the week operation will be in use

7am - 7pm Monday - Saturday - no change, same as
original CUP. See 20011957

Method for Handling Waste Proposed number of employees

Bannock County Planning & Development Council
https://bannockcountyid.workflow.opengov.com/#/explore/records/947 SetaciafyriBd26as/9478 1/3
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2/7/25,11:37 AM

Equipment and Machinery Use

Sewage Disposal

Will Existing Buildings be Utilized?

Will there be any emissions, such as smoke, dust,
etc.?

Standards for Approval

CUP-25-3

Water Supply

Will New Buildings be Required?

Vehicles Used in Operation:

Daily One-Way Vehicle Trips, Including Employees,
Deliveries, etc.

Please address how your request meets each of the following standards for approval:

Narrative addressing how your application meets criterion 1: The proposed use would not adversely affect
surrounding properties to a materially greater extent than would a permitted use in the district.*

This will be a business item.

Narrative addressing how your application meets criterion 2: The proposed use would not cause an undue
disruption of travel or an extraordinary increase in the volume of traffic in the vicinity of the proposed use.*

This will be a business item.

Bannock County Planning & Development Council
https://bannockcountyid.workflow.opengov.com/#/explore/records/947 SetaciafyriBd26as/9478 2/3
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2/7/25,11:37 AM CUP-25-3

Narrative addressing how your application meets criterion 3: The proposed use would not damage the public
health, safety, or general welfare within its vicinity, or be materially injurious to properties or improvements in
the vicinity.*

This will be a business item.

Narrative addressing how your application meets criterion 4: The proposed use would be consistent with the
goals and policies of the comprehensive plan of the county.*

This will be a business item.

Narrative addressing how your application meets criterion 5: The proposed use would be designed to be as
compatible in terms of building height, bulk, scale, setbacks, open spaces and landscaping with adjacent uses
as is practical.*

This will be a business item.

Acknowledgement

Electronic Signature [Typed Name of Applicant]* Date*
Coleman Horrocks 01/21/2025

Bannock County Planning & Development Council
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EXHIBIT 2
Original Conditional Use
Permit No. 1-2000
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ST | BANNOCK COUNTY CONDITIONAL USE FERMIT

Bannock County Plan nmg and Development Councll has granted a Condrtronal

Use Permit to: MONROC INC. s S

. P.O.BOX51288. - .. - .- REREE '
IDAHO FALLS, ID 83405 1298

PERMIT LOCATION: THAT PORTION LYING EAST OF THE PORTNEUF :

RIVER IN THE NORTHWEST QUARTER OF SECTION 8, TOWNSHIP 6 SOUTH,
RANGE 34 EAST, BOISE MERIDIAN, EXCEPT THE NORTHEAST QUARTER OF
THE NORTHWEST QUARTER OF SAID SECTION WHICH SHALL REQUIRE A
SEPARATE CONDITIONAL USE PERMIT. SEE AERIAL PHOTO ATTACHED

FOR THE PURPOSE OF: Developing and operating a gravel mine, concrete batch
plent and asphalt plant. |

DATE OF PUBLIC HEARING BEFORE COUNCIL March 15, 2000
DECISION: April 19, 2000

This permrt s contingent upon the performance of the following Findings of Fact,
conclusions of L.aw and Decision, including conditions, Recording Instrument

20011957, Conditions are: t\ |
1 - Property shall be reclaimed and reseeded as mined. o __i_\_

2. Overburden removal and storage plan to be submitted for Councrl approvel asa
busrness item prior to removal of any overburden to create berm.’

' 3. Fence shall be placed inside berm, to be chain link, 6' high with one gate on Siphon
Road ;
: I
4. No petroleum products, contammants or any other waste material shall be disposed
of or buried. All vehicle maintenance to be performed on concrete pad.

-

5. Best Management Practices to be reviewed and approved by County Englneer

6. Dust suppressron methods to be approved by Bannock County Engmeer or
designee prior to any ground disturbance.

- 7.Permits must be obtained for each facility: wash ponds, wash plant, batch plent and
+ -, hot'plant. “Applications must be accompanied by detail engmeered drawmgs which
- must be approved by County Engmeer

g Applrcant must obtarn Permit to Construot from Dwrsron of Envlronmental Quality -
.ibefore placing faciiities, removing overburden or mining. Dust and emissions must
“comply with air quality standards set by Idaho Department of Envrronmental Quelrty
(D, E Q). and Southeast District Health. b

- 9. All requirements of this permrt shall be in ptace prior o operation. Apphcant shall be
allowed one year from date ot gpproval of findings o ahfain ganstruction perm]ts after

February 19, 2025
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(hich time thé cb'_t_'id'i't'i'bnal_ USé permltshallexpire o . N

7410, An Aerial _Phofc used as a Map Wéé":am'éhd'e_d-from the Applicant's application and
7/ entered as (Exhibit 76). The map includes 4 phases. Phases 1 thru 3 are 10 year .

phases (outlined in Yellow ). Atthe end of each phase Monroc would be required to
come before the Council as a Business ltem before proceeding to the next phase. The
4™ phase (outlined in Green) would require the Applicant to come before the Council

-again as a Public Hearing item for approval. (40 acres in the NE Corner)

Phase 1: the westernmost 800' of the NW4 of the NW4 of Section 6, T6, R34, bounded
on the south by elevation [topographical] line at 4470 feet. . _ :

Phase 2: the eastern 520' of the NW4 of the NW4 of Section 6, T6, R34, bounded on
the south by elevation [topographical] line at 4470 feet. '

Phase 3: the SE4 of the NWA4 of Section 6, T8, R34, including any common boundary
with existing gravel pit to the south, except that area west and south of the elevation
[topegraphical] line at 4470 feet; and the portion of the NE4 of the NW4 which lies
south of the canal at its present location. . ‘

Phase 4: the NE4 of the NW4 of Section 8, T8, R34.'38.9 acres indicated by assessor as
Tax parcel 19 of Lot 3, does not include tax parcels 18 and 18 in that g/q owned by R. Crapo.

11. The Red fine on the Aerial Photo used as a Map and entered as (Exhibit 76) is the
boundary required for the berm for Phases 1 and 2. The berm will be constructed,

seeded and growing, prior to work commencing. The berm outlined for Phase 3 will be o
constructed, seeded and growing, prior to work commencing in that phase. ‘Work
commengcing shall include removal of overburden. The berm’s location is along Siphon
Road from NW corner eastward for 1,320 feet, then south along 1/16 section line to the
present canal location, then following the canal along its south side to parcel's eastern

" boundary.

12. The locations of the facilities shall be as follows: The asphalt plant and the crusher
will be the farthest away along the west border of the drawing ( Exhibit 76) for phase
one. The crusher and asphalt will be placed down in the pit as soon as the area has

been mined. The buildings and equipment will be tested for dust and odf,br. _

-

AN
13. The canal may be relocated on Monroc's property; location at Monroc’s discretion.

14. The haul road out to Siphon Road will be paved.

- 18, -Removal of overburden will be used first in the construction of the berm.';
. Remaining overburden will stored at the Monroc site to the North, Approval of a
. storage plan for that overburden will be required as a business item, E

_ 16. Hours of operations are as follows: Monday through Sa_nturday:i 7:00 a.m‘;. To 7:00 .

p.m. for all operations with these exceptions: _ ‘ , oo
a. 7:00 a.m. to 8:00 p.m. for the asphalt plant June thru September
b, 7:00 a,m. to 9:00 p.m. for the concrete batch plant and wash plant, June
through September '
c. Additional hours may be granted by County Planning staff for specific
periods; a’pplicanétashall notifyélad*acent residents grior to commencement.

nnock County Plannthg & Development Coun
February 19, 2025
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/ Facuhtles WIH be placed in pit accordmg to nolse produced, with the most noisy
operat:on placed f rst The order is as follows - - -
M, Crusher (most nolse), :
- 2. Asphait Hot Plant, ' _ i o
-. 3. Concrete Batch Plant. g ! _— .
4 Wash P[ant/Ponds !

.~ 18. No stormwater or operation water runoff from mine, crusher, batch p[ant asphalt

.- plant, washer, paving, or improvements, is permitted. Runoffis def ned as water
: Ieawng the approved site or phase. :

ﬁg, Y, 7-27-00

. Lori Bergfeld, Plagher

} )
N
i
|
i
/.
\ :
‘ i.
y ;
’ oo
[5S ;
.
?._.
1 i
i ;
! :
by ;
i .
: : Bannock County Planning & Development Council !
i
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EXHIBIT 3

Bannock County Planning & Development
Council Decision —

Instrument #20011957
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B- -
U ' ( 20011957

BANNOCK COUNTY -
PLANNING AND DEVELOPMENT COUNCIL
FINDINGS, CONCLUSIONS AND DECISION

TYPE OF APPLICATION: Conditional Use Permit to develop and operate a gravel
mine, concrete batch plant, and asphalt hot plant. :

APPLICANT: Monroc Inc.
P. O. Box 51298
Idaho Falls, ID 83405-1298

, LOCATION: Site is at intersection of Siphon and Laughran Roads in northwest
- Bannock County, that tract located in Bannock County in the NW 1/4 SECTION 6, T6S
R34E Boise Meridian.

PUBLIC HEARING: March 15, 2000
DECISION: April 19, 2000

INTRODUCTION

\ :
This matter was heard on March 15, 2000, before the Bannock County Planning and
Development Council. Members of the Council present were: Dacia Soulliere, Chair;
Floyd Johnson; Bill Orr; Bob Bergendorf, and Scott B. Johnson. Mike Scrivner, Ryan
Loftus, Jared Bragg and Kirk Ellingford attended on behalf of the applicant.: County
staff present included Lori Bergfeld, Planner, Terry Bailey, County Engineer, and
Barbara Anderson, Secretary. Over thirty members of the public attended, and testified
against the proposal. The Council closed oral testimony and left the record open for
written testimony till March 31, and set a work session for March 31, at noon, to study
B the negative impacts mentioned in testimony.
Members of the Council present were: Dacia Souiliere, Chair; Floyd Johnson: Bill Orr;
Bob Bergendorf, and Scott B. Johnson. County staff present included Ldri Bergfeld,
Planner; Terry Bailey, County Engineer; Bill Aller, Superintendent, Road and Bridge
Department, and Barbara Anderson, Secretary. At that time, applicant 'submittgd an
“additional information” packet to address issues identified in the public hearing per
Section 560.4.E, rebuttal. The public was present, but testimony was closed. Due to
time constraints, the Council was not able to evaluate the additional information at this
meeting, so set a further work session for April 17. ' _ ‘
Council members present at the April 17 work session were Soulliere, S. Joﬁnson, F.
Johnson, Orr and Bergendorf. Staff included Bailey, Bergfeld and Anderson'and Guy
Price. Staff presented research materials on wind direction, traffic counts; water rights,
" noise levels, dust and PM10, odors, property values and existing nuisances, water
runoff, and distances to the Portneuf River. The public was present. , ;

%" *  The Council commenced deliberation at its regular meeting of April 19, 2000 Present
e were Soulliere, S. Johnson, F. Johnson, and Bergendorf; Orr was absent. Staff
. members present were Bailey, Bergfeld, Anderson, and Guy Price, Deputy Prosecutor.
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FINDINGS OF FACT \ |

From the applicant’s testimony and application materials, testimony and staﬁ research
presented to the Council, the Council found: :

1. Site of proposed operation is adjacent to a permitted gravel mining and hot plant
operation by Bannock Paving to the south. B i

2. State of Idaho pit and Monroc operated diagonally to the horth across Sibhon Road,
. adistance of approximately 200' from pit to pit. : :

3. Existing gravel mining operations east of proposed mine are located (1) on Siphon

* Road % mile east of Rio Vista, (2) on Chubbuck Road 1/8 mile est of Rio Vista
(Frasure), (3) City County pit north of I-86 and west of Philbin Road. Numerous pits,
both active and inactive but not reclaimed operate west of the Portneuf in Power
County. : '

4. Health impacts from dust were identified as issues. Ailished of residential .
development potentially impacted by this use includes emjssions.from.FMC, Simplot,
and sewage treatment facility, which may include toxic and radioactive pollutants. The
existing Monroc, Bannock Paving , and State of Idaho operations are as near-to
residential development as the proposed use. Proposal would be a transfer-of activity
o from one area to another; north and west of Siphon Road to south and east of it. Dust
5o from mining and handling can be mitigated by a planted and irrigated berm, planting of
' excess piles of overburden, dust containing baghouses over handling equipment at
transfer points, and application of water in extreme conditions. See Finding No. 6.

5. Odor was identified as an issue. Placement of the hot plant will affect odor’s affect
on downwind properties. Staff members advised that asphait odor is barely detectable
at %2 mile from its source. The months during which the plant would operate, April
through September, have a prevailing southwest wind.

: ) N\
6. Dust and its PM-10 constituent was identified as an issue. Wind direction is™
predominantly out of the southwest to the northwest at an average of 10.1-miles per
hour; see Exhibit #62 from U.S. Weather Service at Pocatello Airport, approximately 2
miles west of site. Staff observed that existing gravel operations from which dust was
blowing on April 5 during 30 mph winds was visible approximately 1/4 mile (Bannock
i Paving across |-86) and for approximately 100 feet from Monroc's unplanted berm.

PM-10, particulate matter under 10 microns) is not visible. . o

" 7:,Noise was identified as an issue. Placement of the noise producing equipment and
-+ activities can mitigate impact to residential properties. Crusher will be located.

-+ permanently to the west edge of the property, and conveyors and trucks will operate

. between the pit and the crusher. Backup warning devices are required and highly

Bannock County Planning & Development Council
February 19, 2025
Page 271 of 313




¥-3

20011957

5%/ FINDINGS, CONCLUSION AND DECISION, MONROC INC. page 3

audible. Atz mile they cannot be heard, as relayed by County Road and Bridge
Department to staff on April 18. Sound levels for crushing and conveying machinery at
distances from 30' to 150' range from 89 to 73 decibels, according to data supplied by
its manufacturer, Cedarapids Inc. with the notation that many factors affect sound
levels. Exhibit #1.a, Support for “Additional Information” to application. A

|
8. Traffic was identified as an issue. Existing traffic, based on 1998.counts at access
point on Siphon Road is an average of 281 vehicles per day west bound and 128
eastbound. Exhibit No. 64 from Bannock Planning Organization. The count is for the -
week of July 28 through August 4, 1998. The proposal would add approximately 80
- .one-way vehicle trips per day in peak operating times [page 5, Additional Information].
Peak traffic time, per the counts, is mid-day. Between 7 and 8 a.m. there are 10
westbound vehicles and 3 eastbound. After operation commences, traffic at Siphon
and Laughran Roads is calculated at:

westbound: existing: 10 vehicles; add 20 employee vehicles = 30
eastbound: existing: 3, vehicles; add 10 loaded trucks = 13 vehicles .
~ i ;
Some truck traffic will merge with Rio Vista traffic which is ‘ponsiderably higher at 60
vehicles per hour just north of Siphon. \

Council finds that the roads are adequate to handle the additional traffic. ..

9. Stormwater and operation water runoff into Portneuf was identified as an issue.
Council required runoff containment measures.

10. The potential for groundwater pollution was identified as an issue. Well logs
obtained by staff from Water Resources show that static water level is at approximately
60 feet. Applicant proposes to mine to 40 feet below existing grade. This will leave
approximately 20 feet of soil over the static water level.

Crushed rock is washed by water; the waste from this operation is soil and water.
Applicant has agreed to perform equipment maintenance within shops with conctete
floors or on paved concrete or asphalt pads. Hazardous materials such as fuels, oils
and asphait will be stored in areas with secondary containment equal to 110% of the
vessel's capacity. Fuel tanks must have concrete containers built under them which
can canry 110% of the tanks’ capacity. : :

... 11. Aesthetics was identified by testimony as an issue. A landscaped berm, as
... . approved by Council as a business item, would largely conceal the pit from traffic on
.« " Siphon Road, and help catch dust and noise. Council determined that berm

: maintenance and planting is significant to aesthetics.. ‘ ' '
12. Potential for decline in property values was identified as an issue. Proposed use
displaces current gravel mine immediately north, and is not a new activity in the area.
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13. Water rights were disputed in testimony. A conditional use permit doesfnot convey

a water right; it is the applicant's responsibility to obtain a right from Idaho Department
of Water Resources. ‘

14. Soil type is #7 Bahem silt loam, a prime agricultural land, 0 to 2% slopes. The soil
is called “overburden” and it ranges from 40" to 60" to extremely cobbly sand. Well logs

indicate that the deepest soil would be to the northeast of the parcel, located in the area
called “phase 4", ;

15. Applicant presents the following as fact: pages 4, 5 and 6 of applicatidn are
applicant findings, and “Additional Information”, Exhibit No. 1.a. Operation must be in

accordance with these documents, unless otherwise determined or conditioned by
Council.

CONCLUSIONS OF LAW AND DECISION

Application was reviewed under Bannock County Zoning Ordinance #1998-1. Notice

. was made according to law. Landowners within 300 feet of the boundary of subject

land were notified by mail, Exhibit #6. The property yvas_p‘psted by Kelly.Sluder on
March 3, 2000, Exhibit #7. Public hearing notices appeared in the Idaho State Journal
on February 22, March 11, 12, 13 and 14, 2000, Exhibit #5. A public hearing was held
on March 15, and additional written testimony was accepted through 12:00 neon on '

March 31, 2000. The public hearing followed the procedure in Section 560.4 of Zoning
Ordinance 1998-1. '

The approval of this application, as conditioned, was found to meet the standards for
approving a conditional use permit, Ordinance 1998-1, Section 530.6, and to be

consistent with the following goals of the Comprehensive Plan, Bannock County 2000,
Ordinance No. 1995-1: ‘

3

1. The proposed use as conditioned would not adversely affect surrounding
properties to a materially greater extent than would a permitted use in the district
.. because the site of the proposed operation-is in the vicinity of existing petmitted
gravel mining and asphalt hot plant operations to the North and West .

2. The proposed use would not cause an undue disruption of travel or an |

extraordinary increase in the volume of traffic in the vicinity of the proposed use
because there is already heavy truck traffic due to the existing gravel operations

and the agriculture uses; also, some of the existing truck traffic will be replaced
with this proposed operation. B o

H

, - S
3. The proposed use would not damage the public health, safety, or general

‘welfare within its vicinity, or be materially injurious to properties or improvements
in the vicinity. Council felt that health impacts with dust can be mitigated with the
construction of a berm to capture dust, and by placing the concrete and asphalt
plants, washer crusher in the pit. Also, the property at the northeast corner,
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closest to residential development, will require another conditional use permit
application and public hearing. Dust, PM10 and air quality will also be
‘monitored by Department of Environmental Quality.

4. The proposed use would be consistent with the goals and policies of the
Comprehensive Plan of the County, Ordinance #1995-3: Goal 1.1: encourage
the protection of prime agricultural, forestry, and mining lands for the production
of food, fiber, and minerals, and adjoins lands used for the mining of sand and
gravel to the north and south. Applicant will reclaim the site accordlng to plan
approved by State of Idaho.

5. The proposed use would be designed to be as compatible in terms of building
height, bulk, scale, setbacks, open spaces and landscaping with adjacent uses
as is practical because the applicant will place the facilities in a pit instead of
locating those facilities on the skyline and they will also place the facilities in the
order of noise levels as determined by the Council.

Conceming gravel mining and the concrete batch plant, the Council reviewed the
findings, aerial maps and existing conditions and reasoned that the application for a
gravel pit operation is a gravel pit between two existing gtavel pits (Findings #1 and 2),
and farther from some residences on Laughran Road, and not as near to residences,
except the Crapo residence, as the existing Bannock Paving pit west of Rio-Vista Road
is to homes along the east side of Rio Vista Road. Regarding the dust and its PM-10
constituent, air quality regulation is primarily a function of State of ldaho Division of
Environmental Quality, and applicant must obtain permits from this agency before
operation.

Concerning the asphalt plant, the Council learned that the only asphalt producer in the
area, Bannock Paving, had been forced to close its asphalt plant due to air quality
violations, and so the Council reasoned that this agency would be vigila

enforcement of the applicant's operation. A county staff person, Bill All r of Road and
Bridge Department, gave the Council indications of the odor effect of asphalt\at Y2 mile,
and the Council's judgment was that if sited at the far western edge of the property, it

‘would rarely if ever be of nuisance intensity at % mile away. It acknowledged that at

certain times, it could be smelled off site, just as asphalt smells are discemable at road
construction sites and various construction locations in the county.- The applicant
assured the Council that the asphalt plant would use new technology to keep the
operatlon from pollutlng the air and producing odor.

Bannock County’s policy is to pave roads in the DEQ’s air quallty Area of Non-
Attainment to reduce the 1,474 tons of PM-10 these roads generate. Domg 'S0 is an
element of the State Implementation Plan for air quality.” The county receives funds
annually via Federal funds to accomplish this goal, and asphalt is the paving material.

DECISION
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Based on the above Findings and Conclusions of Law, the Council hereby grants a
conditional use permit to Monroc Inc. to operate a gravel mine, crushing and washing
operation, concrete batch plant, and asphalt plant, subject to the following condltlons

1. Property shall be reclaimed and reseeded as mined.

2. Overburden removal and storage plan to be submltted for Council approval asa
business item prior to removal of any overburden to create berm.

3. Fence shall be placed inside berm, to be chain link, 8' high with one gate on Slphon
Road.

k)
Y

Q\y Y 4. No petroleum products, contaminants or any other waste material shall be disposed
((Qf’ of, or buried. All vehicle maintenance to be perforrned on concrete pad

5. Best Management Practices to be reviewed and approved by County Engineer.

6. Dust suppresswn methods to be approved by Bannock County Englneer or
designee prior to any ground disturbance.
\

7. Permits must be obtained for each facility: wash ponds, wash plant, batch plant, and
hot plant. Applications must be accompanied by detail engineered drawings, which
must be approved by County Engineer.

8. Applicant must obtain Permit to Construct from Division of Environmental Quality
before placing facilities, removing overburden or mining. Dust and emissions must
comply with air quality standards set by I[daho Department of Envuronmental Quality
(D.E.Q). and Southeast District Health. /

9. All requirements of this permit shall be in place prior to operation. Ap Ilcant shall be
allowed one year from date of approval of fi ndmgs to obtain constructlon permits, after

which time the conditional use permit shall expire. N
' N

10. An Aerial Photo used as a Map was amended from the Applicant's application and
entered as (Exhibit 76). The map includes 4 phases. Phases 1 thru 3 are 10 year
phases (outlined in Yellow ). At the end of each phase Monroc would be required to
come before the Council as a Business Item before proceeding to the next phase. The
4" phase (outlined in Green) would require the Appllcant to come before the. Council
agaln asa Pubhc Heanng item for approval. (40 acres in the NE Comer) | .
e Phase 1 the westernmost 800' of the NW4 of the NW4 of Section 6, T6, R34 bounded
: on the south by elevation [topographical] line at 4470 feet.

!

Phase 2: the eastern 520' of the NW4 of the NW4 of Section 6, T6, R34, bounded on
the south by elevation [topographical] line at 4470 feet.
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Phase 3: the SE4 of the NW4 of Section 6, T6, R34, including any common boundary
with existing gravel pit to the south, except that area west and south of the elevation
[topographical] line at 4470 feet; and the portion of the NE4 of the NW4 which lies
south of the canal at its present location.

- Phase 4: the NE4 of the NW4 of Section 6, T6, R34, 38.9 acres indicated by assessor as
Tax parcel 19 of Lot 3, does not include tax parcels 18 and 16 in that q/q owned by R. Crapo.

11. The Red line on the Aerial Photo used as a Map and entered as (Exhibit 76) is the
, boundary required for the berm for Phases 1 and 2. The berm will be constructed,
.-~ seeded and growing, prior to work commencing. The berm outlined for Phase 3 will be
constructed, seeded and growing, prior to work commencing in that phase. Work
commencing shall include removal of overburden. The berm'’s location is along Siphon
Road from NW corner eastward for 1,320 feet, then south along 1/16 section line to the
R present canal location, then following the canal along its south side to parcel's eastern
= . boundary.

12. The locations of the facilities shall be as follows: The asphalt plant and the crusher
will be the farthest away along the west border of the dra‘plng ( Exhibit 76) for phase
one. The crusher and asphalt will be placed down in the pit as soon as the area has

been mined. The buildings and equipment will be tested for dust and odor. .

13. The canal may be relocated on Monroc's property; location at Monroc’s discretion.
14. The haul road out to Siphon Road will be paved.
15. Removal of overburden will be used first in the construction of the berm.

Remaining overburden will stored at the Monroc site to the North. Approval of a
storage plan for that overburden will be required as a business item. !

16. Hours of operations are as follows: Monday through Saturday: 7:00 a.m. To 7:00
p.m. for all operations with these exceptions: /
a. 7:00 a.m. to 8:00 p.m. for the asphalt plant June thru September
b. 7:00 a.m. to 9:00 p.m. for the concrete batch plant and wash plant, June
- through September
c. Additional hours may be granted by County Planning staff for specific
periods; applicant shall notify adjacent residents prior to commencement.

17. Facilities will be placed in pit according to noise produced, with the most noisy
; operation placed first: The order is as follows : ,.
[ 4 i
1. Crusher (most noise), :
2. Asphalt Hot Plant, :
IR 3. Concrete Batch Plant. ;
o 4. Wash Plant/Ponds
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“18. No stormwater or operation water runoff from mine, crusher, batch plant, asphalt
plant, washer, paving, or improvements, is permitted. Runoff is defined as water

2 leaving the approved site or phase.

—

AN __= Jas /oo
ale

%' Daqé Soulliéte, Ohar

NOTARY

State of Idaho )
County of Bannock)
L

On this A5 day of J Ul , in the year of 2000,\\before me persona‘lly appeared
Dacia Soulliere, known to me to be the person whose name is subscribed to the within

instrument, and acknowledged to me that she executed the same.

_1nd, \Iltt*cum_i*\' S >
NOTARY PUBLIC FOR IDAHC! "~ ™ .
Residing at " -{2cw<i [lo , Idaho
: NO 20011357
My commission expires on __3-2L-20a3 RECORDED AT REQUEST OF
- BANHOCK COUNTY
00 JUL 27 PM 3 26

el
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EXHIBIT 4
Idaho Department of Lands

e Reclamation Plan

e Surety Bond
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STATE OF IDAKQ
DEPARTMENT OF LANDS FEE: $20.00

TRANSFER OF SURFACE MINING RECLAMATION PLAN NO. 145 ]

L (designated agent), as plan holder for Surface Mining Plan
No, » @ valid plan with the Idaho Department of Lands, hereby assign and fransfer unto
the Assignee named below, all our rights, tite, and Interest in and to the above fisted Surface Mining Plan, or as set
forth in the ettached exhibit,

DATE
) ASSIGNOR (Designated Agent)
Company Name (if applicable)
State of )
ss

County of )
On this day of .20 beforeme,a notary public in and for the State of

s personally appeared o kinown to. me to be the parmities

or designated-agent that.executed the within instrument and acknowledged to me that they executed the same.

IN WITNESS WHEREOF, | have hereunto set my hand and seal on the day and year written above.

Residing at; '
My Commission Expires:

LA B B U O

ACCE-PTANCE AND ASSUMPTION

i
L New €. Sugon % Comhe Qoseshn  (designated agent), assume and accept the obligations and
conditions of the above described State of Idaho Surface Mining Plan No. 1VY \ {or as set forth In the
attached exhibit) and separately covenant with the State of idaho that | will abide thereby during tenure.

DATE_D~N\- oy DNom S, T&SrT‘ _

ASSIGNEE (Designated Adent

Catde, Conerths. Co . T,
Company Name (if applicable) e
Aboo Nty S
Address
Rocdhale A 85 o0
City, State
Telephone Number:

State of ld’a}m )

)88
County of }
On this _4+H day of M&M)\/ , 2005 , before.me, a notary pubtic In and for the State of
. personally appeared A la n, ~Tuson : , known to me to be the permittee

or designated agent that executed the within instrument and acknowledged to me that they executed the same.

» | haupibersyrteset mphand and seal on the day and year written above, -

NOTARY PUBLIC :
STATE OF IDAHO il
; : bbunk

{-Lommissiet Expires: 5-/3-09

IN WITNESS WHERE

Bad A ST ieden ) Lo
F, BUREAU OF mN-ERALg ¢

oL 18807}
6-1-2000
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STATE OF IDAHO
DEPARTMENT OF LANDS FEE: $20.00

TRANSFER OF SURFACE MINING RECLAMATION PLAN NO. 13872

l, (designated agent), as plan holder for Surface Mining Plan
No, » & valid plan with the tdaho Department of Lands, hereby assign and transfer unto
the Assignee named below, all our rights, title, and interest in and fo the above listed Surface Mining Plan, or as set
forth in the attached exhibit.

DATE
ASSIGNOR (Designated Agent)
Company Name (if applicable)
State of )
Jss
County of )
On this day of —— .20 » before me, a notary public in and for the State of
» personally appeared : » known to me to be the permittee

- or-designated agent that eXecuted the within instrument and acknowledged to me that they executed the same.

IN WITNESS WHEREOF, { have hereunto set my hand and seal on the day and year written above.

Residing at:
My Commission Expires:

LR R 0 2 A A0 B JE I ¥ O

ACCEPTANCE AND ASSUMPTION

I, '%\gh .. NS “la Sadhe, Conenntii(designated agent), assume and accept the obligations and
conditions of the above described State of Idaho Surface Mining Plan No, WOR (or as set forth in the
attached exhibit) and separately covenant with the State of Idaho that | will abide thereby during tenure.

DATE '3"‘"\'%% . M&WM
ASSIGNEE (Designated Adent)

Lo, Soneadel o
Company Name (if applicable)

TAhan BERS, e
Address

AR O b S 2
City, State

. Telephone Number:
State of ,da ho )
Jss
County of Banna ¥, )

On this é»—!‘_‘ day of Mma,h 2005 » before me, a notary public in and for the State of
» personally appeared _4\ |a n Tysen , known to me to be the permittee
or designated agent that executed the within Instrumént and acknowledged to me that they executed the same.

IN WITNESS WHEREOF, | JvE heeuiio-Set iy

NESS WHEREOF, 1 UDIE JOHNSON
NOTARY PUBLIC
STATE OF IDAHO

Recorded thisc¥® _day of (G0 Oor. 20065

»fid and seal on the déy and year written above.

Regiding at: (A bbuck
mmissidrf Expires; 5. /- )4

HIEF, BUREAU OF L{
IDL 1860(7) :
6-1-2000
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STATE OF IDAHO
DEPARTMENT OF LANDS FEE: $20.00

TRANSFER OF SURFACE MINING RECLAMATION PLANNO. _ & | ¥s

: (designated agent), as plan holder for Surface Mining Plan
No, ' , a valid plan with the fdaho Department of Lands, hereby assign and transfer unto
the Assignee named below, all our rights, title, and interest in and to the above listed Surface Mining Plan, or as set
forth in the attached exhibit.

DATE
ASSIGNOR (Designated Agent)
Company Name (If applicable)
State of )
)ss
County of )
On this day of - 1 20 . before me, a notary public in and for the State of
» personally-appeared ; . known to me to be the permittee

or designated agent that executed the within instrument and aéknowledged to me that they executed the same.

IN WITNESS WHEREOF, | have hereunto set my hand and seal on the day and year written above,

Residing at:
My Commission Expires:

* ok k ok ko ok ok ok koo

ACCEPTANCE AND ASSUMPTION

l, VWee Lor<vann, %k Sa o (designated agent), assume and accept the obligations-and
conditions of the above described State of Idaho Surface Mining Plan No. BAES (or as set foith in the
attached exhibif) and separately covenantwith the State. of Idaho that | will abide thereby during tenure.-

DATE_ D"N\-oy, | Wi BT oo
ASSIGNEE (Designated Agent)

Casl\r va%ﬁ@—%%m\xhu
Company Name (if applicable)
e T A O

Address .
ReeoeNe XD N BHIwAN
_ City, State
: } ' Telephone Number:
State of _idaho '
. }ss
County of Bannsel, |
oq this 4“& da,} of MMC,I’\ ,20 05 . before me, a notary public in and for the State of
Aato . personally appeared __ & {z N Tusen » kKnown to me to be the permitiee

or designated agent that executed the within instrument and acknowledged to me that they executed the same.

IN WITNESS WHEREOF, I}haveﬁ@*ﬁ'dﬁ!ﬂ%@%y hegid and seal on the day and year written above.

{ NOTARY PUBLIC
{ _ STATE OF IDAHO : .;,:,-_.411@
4 , bl

‘ ' res: 5~k 09
Recorded thiscF> __ day of (QOrkolep 2007 fﬂ
Liepay for
U OF MINERALS
DL 1860(7)
6-1-2000
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954 W, Jefferson St., PO Box 83720

(IDAHO-DEPARTMENT OF LANDS)

Bolse, ldaho 83720-0060
Phone {208} 334-0200 Fax {208) 334-2339

WINSTON WIGGINS - DIRECTOR

October 28, 2005

Castle Concrete Company, Inc.
2300 N. Main
Pocatello, Idaho 83204

BOARD OF LAND
COMMISSIONERS

DIRK KEMPTHORNE
Governor

BENYSURSA
Secralary of State

LAWRENCE G. WASDEN
Aliemey Goaneral

KEITH L. JOHNSOM
State .Conlrollar

1 MARILYN HOWARD
Sup't of Public
Insteusllon

This correspondence is notification the above cited reclamation plans were
approved for assignment on October 28, 2005. Replacement bonds have been
received and the pians are active and in good standing.

Should you have any: questions you may contact me at the above address or
telephone (208) 334-0231.

Sharon A. Murray -
Minerals Program Manager

cC; Chris Morris, Eastern idaho Area Qifice

L

J

KEEP IDAHO GREEN
PREVENT WILDFIRE
Bannock C%%&/%Dlgﬂﬂwglgfﬁé%%ﬁ%ent Council
February 19, 2025
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C,

<NO! ALL MENBY EESE PRESENTS, That we

Surety Bond Number

Lease/Plan/Permit No(s).
Hlon E. Toson

State of Idaho
DEPARTMENT OF LANDS

RY 2264

, &8 principal

the State of
Inthe Cityof __ Po(‘za //a
drind. thopbend dallans

7, acorporation organized under the laws of
"and having s principal placs of business in the State of Qﬂz ho ,
, as surety are held ang firmly bound unto the State &f [daho, In the sum of
dollers (

_YSo0o ) lawful money of the United States,

conditioned on the payment of all damages to the surface and improvements.theraon of lands described in the above
lease/plan/permit specified and any outstanding balances as set forth in the lease/plan/permit, For such payment, well and
truly to be made, we bind ourselves, our and each of our helrs, executors, administrators, successors and assignees, as the

case may be, jointly and severally, firmly by these presents.

THE CONDITION of the foregoling obligation is such that:

WHEREAS, by.lease/plan/permit bearing the above serlal
number, the lesges/plan holder/permitiee was granted spacific rights
under.and purstiant to.ldaho Code title 58, chapters 1,3 and 8 or |dalio
Coda:title-47, chapters 7,8, 13, 16 or 16, and the pertlnent rules and
ragulalionﬁ of the:ldaho State Board of Land Commissloners; and

WHEREAS, sald lessee/plan holder/ipermities has, by viriue of
the Ieasgmlanipennit above referrad to, entered into cartain covenants
and a[?reements gat forih In such lease/planfpermlt, under whioh
operations are {o be conducted; -and

WHEREAS, the sald principal, In consideration of being
permitted, In llau of the lessea/plan holder/parmities, to furnish this bond
agrees and by these presents does hereby bond himsslf to fulfill on
behalf of the lessee/plan holder/permittee all of the obligations of the
saidi|sase/planfpermit in the.sama manner and {o the saime extent as
though-he were the lesses/plan holder/permities, It is understood and
agreed by the-surefy .and the principal: that if -there I8 outstanding
restoration obllgatldns onthe premises, orif outslandlng payments. are
due, .this hond shall.exisnd.to cover al] acts for which restoration 1s
required of payment of such autstanding amounts dus; both prlorto and
subgaguent to.the date of thisbond, untirhatified In writing by the Idaho
Department of Lands that such-requirements have been mat orthe bond
has*been replaced. The Idaho Department of Lands may require
payment of the entire sum of this bond, orportions thereof, upon written
notice .to the surely, by the department of the. lessee/pian
holder/pemmittes’s failure .to perform-any cbligations and/or pay.any
amounts dus under the above referenced statutes and perlinent.rules:

Signed on this __(& % day of_@q{ﬁ)*__'_, 20.9

{Signature of Prlnclpai) i
e

-? 30 0 /0" /”a /)
(Bustnau Mdrqss) ‘

The sutety shali pay to the Depariment of Lands the sum of
this bond, or portions thereof; as requested by the department within 30
days of recalpt of such wrltten notica, In the avent of a partlal
distribution, the.remaining funds.and liabilitles shall not be released.until
{he department notifles the surety, In wilting. of release of remaining
Hlabillty or reguires payment of the remaining bond llabllities. Payment of
the full sum of the bond {o the department shall release the surety of all
llabliitles and obligations,

NOW THEREFORE, If the above principal shall in good falth
observe, carry out and comply with all the laws now existing or hereafter
enacled, designad or Intended for tha protection of the surface owner of
said|ands against damage and resulting loss caused by any operations
cariled on under sald laase/plan/permit, or If any such damage and

- resuiting loss-shall so- ocour nevertheless; for which damage and loss

relmbursement is required and made, then this.obligation shall become
vold, cthierwlse to remain in full force and effect; and the liabiity of the
surety under this bond for any ene’ or more defaults of the principal
under sald lease/blan/permit shall not exceed.In the aggregate the sum’
stated herein gbove; It Is further provided, howevet, that the bond may
be cancalled by the-surety by the service of written notice of cancellation
upon the Director of the Departmant of Lands of the Stale of [daho, such
sancallation to be effective at the explration of ninety (80) days after the
sarvice of such cancellation notice by the surety on the Director by
reglstered mall. Such sancellation notice, however, shall not affect any
iabllity that shall have accrued under this bond priet to the effectwe date
of cancellation.

B

lgna,mre of Surety}

State of w
County of _@m@m:d_«._)

Onthlsg_dayof . ke

knewn to me 1o be thé -

in the year O_Qﬁefere me, & ilftary Puiblio In and for the State of

a3 I perspnally appeared

of the cafporatlon that exscuted the instrument, or the

person who exseuted tha: ina!rument on- behalfof said cerporatlon an' :aeknOWIe‘deed tome that sloh corporatien executed tha sams.

In Witness" Whereof; | have hereunio set my hand and aﬁlxed fny oHficial iaal of day and.year first. above wrlﬂen

“ORIDAVIE
Y PUBL\O

3 g‘?ATPéROF IDAHO

DL 1801-28{26)

Bannock Céunty Planning & Development Council

Notary Public.Eer
Reslding at 42 oc.:d,
My Commlsslon exblres

§5-1-2002
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STATE OF IDAHO
DEPARTMENT OF LANDS FEE: $20.00

TRANSFER OF SURFACE MINING RECLAMATION PLAN NO. &3 L@A(

1, (designated agent), as plan holder for Surface Mining Plan
No. : , @ valid plan with the ldaho Department of Lands, hereby assign and transfer unto
the Assignee named below, all our rights, title, and interest in and to the above listed Surface Mining Plan, or as set
forth in the attached exhibit,

DATE _
ASSIGNOR (Designated Agent)
Company Name (if applicable)
State of )
)ss
County of )
On this day of , 20 , before me, a notary public in and for the State of
, personally appeared , known to me o be the permittee

or deSJgnated agent that executed the within Instrument and acknowledged to me that they executed the same.

IN WITNESS WHEREOQF, | have hereunto set my hand and seal on the day and year written above.

Residing at;
My Commission Expires:

LR R R R EREEE

‘ACCEPTANCE AND ASSUMPTION
i, ﬂ/@ n £ Tysgn / Céfj‘—f’/e COnOYr'{Q(deSIQnated agent), assur?f @nd accept the obligations and

conditions of the abové described State of 1daho Surface Mining Plan No. 2 (or as set forth in the
attached exhibit) and separately covenant with the State of 1daho that | will abide thereby during tenure.

DATE_ 2 -/F - o5 Mo € 7o
ASSIGNEE (Desighated Agent)

Caste Concrele Compny T

Company Name (if applicable) /
23590 Alocth Flim

Add
Pocalello Thhe ¥320Y
City, State

Telephone Number: 208~ 723 ¢/5/
State of qu,ﬁc:? ) Z2eof é?’g -zoby

)ss
County of émwa

ey
On this _2! day of f’“»c ér&. G e j , 202 S~ , before me, a notary public in and for the State of
ddabe , personally appeared {en /" 7\1 24 , known to me to be the permitiee

d the within instrument and acknowledged to me that they executed the same.

| IR N
£

JACK H. ?gﬂg :
Ngl'm{&%i RE®F, | have hereunto set my hand af:[ on the day and year written above.

STATEOF IDAHO ¥ {

Residingat: Fecgie /o ,J_. L dabo
ommission Expires: // /1¢/0 7

Q@w‘{ Lzea\] dor
CHIEF, BUREAU OF MINERALS] *

J
b
X
[
b
o

Recorded this -7 day of@ Cloyop ., 2065

DL 1860(7}
6-1-2000

Bannock County Planning & Development Council
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KOV .Ei-ff'MEN..»E"Y'3"HE_S'-E.'ZPRESENT.S,LTﬁéi:We_-; Castle Concrete. Company, Inc .

State.of .1Id'dh'0.

LU DEPARTMENTOFLANDS
y S“?‘%ﬁéﬁc’nj d"Nlimber 3-«-96{1--:-_;53-9 2
L - “Leass/Plan:No(s). _ 1151

a8 pringipal

2% B\rety.arehald.a
ER i o v OF

[ho LR

Titispesified and any-dutstandinghalahcesas
we'tlg__in rselves

theHlese

nurribe

dand.Commissionars;iand = " .

WHEREAS &

premiises, Zordfzoltstendingjpayments sare -due,;this -hong shall .
oxtenid to.cover all agts for whioh testoration |s required or payment-
of stsh’oulstanding‘emounts due,-both prier fo.and subssquent to .

essee/plan holder/parmittes's. fallure-to-perform any-obligations
ang/ar'__pay;any:‘ame

27 _ o
Lo {

Dalo TR II0N
enf.olalldamages:to.the.suris:

ONDITION of the'foregolny obligation:Is.such thati= ;7 0 -
IWHEREAS by legge/plan/vermit baaring the'above serlal .
b seefplan ;holder/parmittes \was:grantad -specifip .
ighta-undarand’pursyantto ldeho Gode itle 47, /chapters7, 16er " -
A5:nd the piartinent rules:and regulations of the Ideho State Board .~ :

EREAS.:gald ‘lessee/plan-holderfpermittes has, by . .

4 et :above referred-1o,.entered:-inte - - -
syagreements set forth, -dn cueh o
under, which aperations.are to be conducted; and ..

permitted, in iy ofthe lessee/plancholder/parmittee to furnishthis .
bbnd :agraesiand-by.-these:presants does herehy bond himsett to PR
Tl on3behe]fof Fthes lessee/plan” holder/permitiee”al-of dhe = "
obllgations of the said lease/plan/penmit inthe same manherand o ™.
hesame -edtent. “bs “ithough ::he’-‘were' the lesseelplan . .
holderfpenmittes,: 1§ understood andagreed by the surety andthe . -~
prinzipal:thatif there. s dutstaniding restoration obligations onthe, .. - -

he=xdate “of “thls  bond, .until notifled «in <writing by the:Idaho-..
Department of Lands thal sush requiremenis have beenmetorthe. . -
bond hasbeenreplaced.*:The idano:Department of Lands:ma L
reqUire pajment.of the-entire:sum of thifts bond,.or portiong thereof,
upunpwitienznotios to-+the isurety, “by:dhe depariment,. of the -

‘due.undei-the above referenced statutes =~ .
20,008
. ACKNOWLECGEMENT OF SURETY

o _ﬁ-iﬁ‘_thaz-g.ieéﬂm, before mg;.

vknown {o me to be the Tyt @ {1 - derds

Tooraflon et gici_zddied:,th’é-fnslrumenf.::r.!r-_'fhe_per,s_bn who:executed the Instrument.on' behalf of Sald Gorg
atsuoli-oomoration exetuted the samer.or the Indlvidual who-executed the Instrument onihelr own be

ave .heféﬁlr{foés,et_ﬁn}y’h'an'gl ?ﬁﬁd:'-_afﬂA

_,
¢ FoidR A0

118 cotporation:organized under the'laws of 1 1"

~-.-;;and~ha‘\g|.ng-_-,l_ts-_gpr;_ls}plpaI~;pi_ace:_of'.business:fin'.;_the-g_Stal"a'fpi_”-'Ohi‘o et
firmly sbotind unto'the; State.of Idahoyinthe:sum.of . . .- -
dollirs (5 a4 (00 O0ER '
teoeandimprovemeants: _
ding! 1088 1q'et';forrh,jh".the'leasaiplan/permlti:-Forﬁudh::paymem, welland ;
uriand each of ourhelrs;executors -adminlsirators, successors and-assighees, as the. -~ ..

v 2 lewful monéy.ofthe. United” -~ | L '._f'
ts:theredn of lands;desciibed In theiabove. - _ o

iéseverally; firmly by these presents; - .

.o The surely shell pay to the Department of Lands the sufn. ~.
./0f Bis-band, or partfons theréof, as requasted by the-department.
“within 30 days of reqelpt of such.witften:nofice. Inthe event of:a "
. ;partial distribution, the:remaining funds and liebiliies shall not be -

- -released untll the department ‘notifies’ the- surety, in writing, :of =~ - ‘

" relesse of remaining llability: or raquires‘payment of the remalning

bond llabllitles, Payment of .the.full sum of. the bond to the
. depariment shall rejease the surety of ail lisbillties and obligations,

JC - NOW THEREFORE, If the-above principal shallIn good ©
- falthrebserve, carry out and.comply with all the laws nowexisting or = .~

Sl S v hersafler enacied, designed or.ntendad for the protection ofthe. . - -~
sald principal,-in-consideration of belng . ..

@urface: owner of sald lands against damage and resulting loss - -
., ‘eaused by any operations carrlad, on under sald lease/planipermii,

of -If -eny such.damage and:--tesuliing “loss shall - 80 :poour =~ =
nevertheless, ‘for :whleh durnege..and *loss relmbursement |s,

. required -and-mads, then this .obligation .shell become vold,
“othetwise to ramain in-jull fotee and effect; and.the-liabllity of the
--surety underthis bond for any ene or more defaults of the princlpal - -
-under said lease/plan/permit shall not.exceed.Inthe aggregate the

. sum stated hereln.ahove; it fusther provided, however; thatthe
bont may be caneslled by the sursty by the service of written notiee 7

- o:0f sanoellation upon the Diregtor of the Deperiment of Lands ofthe . ~.° -

- State ulldzho, sugh canoellation iv be affective-at the expitationef - -
:-ningty (90) days afier the service of such canceliztion notice by the
~ surety on the Dlrector by registered mall, Suchreanceliation notioe,

" however, shall not affect any liability that shall have avcrued under -

+-._this bond prior to the sifective dale of canceliation, :

fgnature-of Surely)  ay
Hamilton Ohio .
(Business-Address)

oté i!’-_'-’.bl"}.'- personglly 8 pearad

i

.':i.‘i;l{l'c'a‘n..-,and,ackn_o‘w[edged ’

agoificlal seal of deyfahidyaar Flré_t above wrltten, - -

R
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 CBRTIRIED GOPY 0P POWBR OF ATTORNEY
THE OHJO,CASUALTY INSURANCE,COMPANY
WESTAMERICAN INSURANCE:COMPANY - -

I St  No,39449,
LT INSURANCE COMPANY, an :0hio- Cotporation, and ‘WEST AMERICAN.

A a {OHID?
SURANCBICOMPANY o the Rithority primted by AtioleII, Sectlon:9-of the Cotlo'of Regulatlons.and By-Laws of Tho Oblo. * "%
astafty:Insraiie'Compar Compaiiy;:dothereby:nomiiiate,/constitute and appoint:” BarbardSteole, inthy Marray, Loren Azzoli,

8, CBATHE( o Gra i itnie and lawislagent (s}enid atioriiéy (8)in-fuat, to make,sexeouts; sed anddeliyerforand onits behalf -
v and ‘UNQE%TAKJNG RECOGNIZANCES, snot. exqceding ift:any, singlélinstince FIVE MILLION -

a;ﬁh_gﬁ;iﬁg";_thé puyment 6f notes and iptorest theredn

chibonds or’uti
050! begh duly exed)
E1r OWh proper Pesons; Y. e G A R T
e nithority:granted hereifider supefsedss-any previous aiwhorityherdtofors gianted the above names attorney(s)-in-fast,

o

- piésents;.stiall:be- : fully’anid amply, o il intenlmﬁ&,._
i Ehe regulaily elected .o:fﬁg?;s_‘nf Ehe.poggpgnigg ﬁ;;;the!f.admintsnativé‘ofﬁgps'in Faisfiéld,:Ohlo; dn "

dortakings?in puisuance of these! piesents,.shiall :be- qﬁ-ii'iﬂdﬁ!g':upén-_:suid; Cbrﬂpaﬁ{w;
ted and;nokriowledped b

IWEINESS WHERBOF;.the wnilisigned offioe: of tho said To Ohlor Casuslty Insuranes Company and West Amerloan Tosuranoe ~ - -
siotive and affiied th CGorporata Beal of cach Company this 29th:day of. June, 2006, ~ = -~ “.°° B

h “Sam uwfma, Assistant Seoretary .

~On-thiy 29th:day of June,.2006 bufore. the-subsoriber;:a Notary: Publio:of 158 State of Ohio, in and for the County of Butler, duly commissioned and qualified, came

+Sam:Lawrence, Assistant Secretary of THE DHIO CASUALTY. INSURANCE:COMPANY and WEST AMERICAN INSURANCE COMPANY, to me personally -
known 10°be the individual.and dffioer-desoribid in, imd-who exeouted the'prescding nstrument, and he aoknowledged: the execution of the same, and being by me |

ly #wort-deposes. anid-aay§that heds the officer of tho Compunes aforesaiil, 5id thit the seals affixed to the preceding:instrument are: the Corporate Seals of sald

rifffiosaid Corporate Scaly dnd Jils signatire ag officer woro dulyiffixed a

F, 1 havo h_muﬁpd.}iét:.my hand and afﬁvged_mj}-bfﬂﬁia{fsﬁliat-}hé City' of Hainilt_oh, Stateof Obiq,‘tﬁe_dgy ;i:id year first above written, . . - o

- - . Notary Public in.and for County of Butlet, State of Ohio
IR NI o ] e "My Commission expires August'; 2007, .
.- Tlis power of attamey Iy granted under and by authority of Asticle 10, Seotion 9 of the Code of Regulations and By-Laws of The Ohlo Casuehty Insurance Company
. and West Amerioan Insnrance Company, eximets from whichread: - :
R Atticle Ill, Sestion 9, Appointment of Attorneye-in-Fact, The-Chulrman of the Boord, the President, any Vioe-Presidont, the Secoretary or any Assistant
~. . Sroretary of the copporstion shall be and 8 heréby vested with full power and suthoiity to appoint attorneys-in-fact for the purpose of signing the name of the

.- sorporation as surety to, and o exeonte, attach the seal of the.corporation to, acknowledgs and deliver any and all bonds, recognizances, stipulations, undertakings or
.. - other imstruments of suretyship and policies of insurando to be glven in favor of any individunl, firm, corporation, partnership, limited Hebility company or other entity, -
.~ -or the official representative thereof, or to any county o state, or any offivie] bourd or boards of any county or state, or the United States of Amerion or any agency

- 'thereof, or to any other, political subdivision thereof ' '

" "Tids instment is signed and sealed a3 authorized by the following resolution ndopted by the Bourdy of Direstors of the Companles on Ootober 21, 2004:

"= RESOLVED, That the signsturs of any officer of the Company authorlzed under Asticle I, Seation 9 of its Code of Regulations and By-taws and the
-Cotnpeiny seal may be affixed by facsimile fo any power of attorney or copy thereof issued on bohialf of the Company to meke, execute, seal and deliver for and on its
“bolm}f as suvety any and all bonds, nndertakings or gther written obligations in the nature thereof} to presoribe their respeotive duties and the respeotive limits of their
aathority; and to revoke any such sppointment, Such signatures and seal are hersby adopted by the Company as original signatures and seal and shall, with respeot to
+my bond, undestaking or other wiltten obligationsin the nature thereof to which 1t Is attached, be valid and binding upon the Compuny with the same force and effest -

2. iy though manually affixed,

: - CERTIFICATE
I, the undessigned Assistant Seorotary. of The Ohio Casualty Insurmee Company and West Ametican Insurance Company, do heeby certify that the foregoing powes of

-+ iatiomey, the referenced By-Laws of the Companies and the above resolution of their Boards of Directors are true and correst copics and ars in full fogc.and eifeot on
-this date, '

"IN WITNESS WHEREOF, I have hereunto set my liand and the seals of the Companies this_ JC0  dayor ADIKil
o Pt - T, .

Lt

Assigtant Secretary

Bannock County Planning & Development Council
February 19, 2025
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dsubscribed o the,said instrument by the,autiority and direstion of thesaid ..~ -



w . State of ldaho S _ L
.. . DEPARTMENT OF.LANDS. SR,
“Surety BoneNumber . 30614560 " R
V- leaséfPlanNo(s), 1152 -

: va:Rorporation.organizéd.underthe laws of

.tl;;hé;v.lnt;':fii's_.:-pr.il_‘-.saipafl;'plaoe:sif-b'uslnass-ftnt,tné.;stata‘;:;w: hil

hield: flerrlysbound-Unto:the State:of Idahy,Jn the:aumeaf- - Y
dpty e / dollérs, (Suceds, Aoowk _2) lawfilmengyof the United ..
%fﬁF’P,nPj,lﬁ g0 P dodhe:surfacg-and Inprovemants:thereon oflandsdegorlbed In the above

;:‘an_d.-‘ahSi;?u’fcs'ta_ndin‘g;bé_lah'ééé-::aé_?sqéfqrth?!ﬁ?the"-lsasé?plé‘n!parmit,-:.Fo'r sugh.payment, welland - " -
urselves :ourandisach of ourhelrs, execitors, adminisirators, suocsssors;and assignees, as the
verellyiifimiy-by these presents.- % LT T e S

HEICONDITION brihg Toregoing obigation Js suchthat . .. -

seplaripsiriep
? PR Lt N

HEREAS by lsase/planpemil besring the.above serki

hieile$$ee/plan holderpemittee; was - granted sspecifio -

¢ Thersurely shell pay toine:Depértment of Lands the.sum
:-:0f this'hond,- or portions thereof ‘s requestad-hythe depariment -
-within. B0 days of recelpt-of such writen-notice. In the event.ofa -~ %

randipirsuantio:ldaho.Ogde fitié 47, ahaptars 7,46 or. - partlal distribution;;the. remalning funds.anchlabiities - shall notbe - -
the'peﬂlnam"rulegfarIQf"regﬂ pttons of the IdahO,‘.St_a‘te Boaid released. untll- the- department notifies: the-surety, In wrltlng, of ~

- felease of remalning Hability or raquires bayment of the remalning.
:bond:ilabiiitles,. Payment of .the-:fill.‘sum -of the bond to the .
- 1depatiment shall release the surety of ull tabilities and ebligations, -

<t . 'NOW THEREFORE, if the above:pnclpal shall In good - .+
i Talthrobssrve, carry out and comply withalithe laws now existingor <+ -, "+
hereafier enaciad, designad or. Intended:forthe protection of the * - - .-

*lesseeiplan:holdgr/permittes has; by,
lan/perinit:abovetreferred to, dntered inte
overianty :iand “agreements-set forth . in zsuoly

Stnit:urider: T f ucted; and

HEREAS 6
the!jatke/p

HEREAS; the:sald principal,jr consideration of beiny
ermitted; i list of thelestes/planholder/parmites; o-fumish this
uid:dgrees.and by these presehtsidoss hershy:bond himsal to
Ifillvorv: bkl of sthe:lesseéiplan-:holderipermitipe Jall iof the
bligatioris of the sald leate/planpennt In the:same manner and.to
. same Hextent: Jas fthough = he - weré ithe . lesseefplen .
olderipgrmitige,tis.uiderstood ahd agraed by the surety andthe . - surely under this bond for any one.or more defsults of the pringipal
souistanding resteration: ebligations on the . - 2under said lease/plan/permit shall not exceed:in the aggregate the -
Spaymentstare due,this bond, shall -

rwtilolirestoration Is required.or payment
imounts'dusiboth prier fo-and subsequent to
e date iofathis shonid; untll fnotifled in -writing by : the “idaho
Departiment of Lands thatsuoh régulrements have beenmetorths -

hond:Has héen.replaoad:: iThe’ idaho Depariment of Lands may "
qulré:payment of therentire sum of this bond, or portions thereof, L
por:writteri :notide stofhe ‘suraty, i by -the' depanment;-of the ©!
sgeafplan holderpeimities's fallure to perform any: obligationg
dfor pay & ioUN hder the above referenced statutes

“.caused by any operations cariled onunder sald lease/planfpermit, : - .
or «f - any . such- damage -and :resuliing-.ioss". shall . 50 ooour

reguired. and made, then'. this..obligation sshall- become. void, * -

-l stated hareln above, 1 |s further provided, howaver, thatthe - -
. bend may he carcelled by the surety by the setvioe of written notlee =~ - =
- 0f eanoellation upon the Diractor of the Depariment.of Lands of the .-

-+ ‘Ninaty {30) days afler the servics of such canoeliation notica by the =~
.+ 8urety on the Director by reglstered mall.. Such cancsliation notics, - . -~ .~
. .zhowever, shall not affect mny liablity that shall have-mecruad under RS
this bond prier to the effective date of aanceliation; -

e

- yor JBpEdT

‘Hamiilton Qhio "
~ (Bysiness Address) .

L AGKNOWUEDGEMENT OF SURETY

T

Notary Publi; ;Pérapna y-appearad -

oD | G Coosknown io-me to be thg

i i~ ‘ ) of
t tad:the Instrument, ot thé person who executed the Instrument on behalf of s&ld: sorpy atton,;and acknowledged -
t A

soled thesame, or the Indlvidual who:axecuted! the instrument ontheir.owr behall, : . .
‘have hersunto set my:henil un sifiecinyeffolalisenl of day spaypar fivet above writien.

et
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“xsUrface owner of seld lands-against. damags. and. resylting Joss - ¢ ¢

- nevertheless, - for which . damage -and - loss -relmbursement s~ .-

 diherwiss:to ramaln in full foroe and effect;:and the llablllty of the: ~ ~

. -Stata of Idaho, such cancellation to be effactive:at the oxpltation of - "~

peyewgen T



WERIOFA L
URANCE COMPANY :
ANCECOMPANY™ - -

.

o SN R [T PR ."-1\1;6'."."5.9.-44'9" -
ASUALTY INSURANCE COMPANY;: an : Ohlo:Corpdiation,-and :WEST AMERICAN .

T

HEOHI:CA A :
ntfo:thé authoritygrdnted by Atlole IILj:Seation:9 of the:Code:of Regxlations-and By-Laws of The Ohlo *
ag v pols o H :

‘nomiiniate, constitate aid appoint;.iBarbara; Steele, Kitliy Murray; Loren Aziola,
its: fyrful agant (s) and:attoriiey (6)-srfaotiifo miake, xboitte, seal attl:deliver forand.on its-behalf’
BONDS, {UNDERTAKINGS; jaid RECOGNIZANCES; . ot xcesting ininy ‘siriplé thios ‘FIVE MJLLION-
Any biond(3 grﬁ@pd@ﬂ?@ng(\g_};gugzmnfédxjgthi;paymept of notes ond interedt theveory > -7 . 0

"

‘ iaéffuﬂy'f5d ra:.nply.,z-to_:-a_ltz:i‘nt'cmsi'iiﬁ'di Sl

ot shall:be: 26 binding upon sald:Companfes;ag R
Hiy-elestéd, offiders of the Companies at thefr adininlrativé;offices in Fairfield, Ohloydni -~

dertakings in puisuangs of thss
ted aid acknowledged ]

el v
<The nuthi

Do,

ranted tho dbavo riamed attormey(§hin-fuct; * - .t Lo

“In WITN :S,{Wﬂﬁgﬁoﬁ,jméﬁndb@ig { officer:of the-snid The t)hio.casualtj-lnsilrancc;Cohinany.ar;d.-.Wcst:Amcﬁean Insurance *- <
oribedl hus namio andl affixed the Coporate Sea of cachi Company this 20¢h-day.of June,2006, -~ ="+ - . T

L i awisinie

" SumLawrenod; Asslstant Seovotary

‘before the Subsoriber, 4 Notary, Publio:of the State of Ohio, in and for. the County of Butler, duly commissioned and qulified, came . .
iSecretary of THE OHID CASUALTY INSURANCE COMPANY and WEST AMERICAN INSURANCE-COMPANY, to me personally - -

1l-offioer desoribed n, and who-oxecuted the pregeding instrument, and he aoknowledged the exesution of the'same, and being by-me -
thitbe is'the officer of the Companies aforesaid;iand tht the seals affixed to the preceding fustrament are the Corpoate Seals of snid.
orate-Seals and his dignatore as oﬁ'lw"wmx duly-affixed dnd subscribed o the 'said Instrument by the authority snd direction of the satd - . ©

 haveheréanto set my hand gnd affixed n;y;pfﬁqial Sedl at tie City of Hamilton, State-of Ohio, the day and year first above written, -

e el . Notary Public in and for County.of Bufler, State of Ohio

coe e T S coeT Coe My Cominission expives August 6, 2007, . L
s power of aitorney i8 granted-under and by authority of Asticle LLL Seotion 9 of the Code of Regnlations and By-Laws of The Ohio Casualty Insurance Company =~ -
-and West American Insurance Company, extracts from whishread: - . 3 - . .

+.. - - Article Ill, Section 9. - f +in= -The.Chairman of the Boa, the President, any Vice-Prosident, the Sepretary or eny Assistant
“Seoretaty of the corporation sliall be and is hereby vested with full power and.authorlty to appoint attorneys-in-fact for the pupose.of signing the neme of the

- corporatlon as sursly 1o, and to execute, attaoh the sesl of the corporation to, roknowledgs and deliver any und ail bonds, vecognizances, stipulations, wndertakings or -
“othier.instruments of suretyship and poliofes of insurands to be glven in favor of any individusl, fiom, corporation, pattnership, Hmited liability company ov other entity,

ot the official representative thereof, or to avy county or state, or any officiel bonrd or boards of any county or state, or the United States of Amerion or any agency

‘théreof, or to any ofher political subdivisfon thereof
This instrument is signed and sealod as suthorized by the following resolntion adopied by the Boards 6f Direstors of the Compantes on Ootober 21, 2004

o - RESOLVED, That the signature of any officer of the Compuny authorized under Artiole III, Section 9 of its Cods of Regulations and By-laws and the
‘Company.seal may be affixed by facsimile to any puwer ofattormey or copy thoreof issued on behnlf of the Company to make, sxecute, seal and deliver forand on its
‘behalf as surety any and ali bonds, undertakings or other written obligutions in the nature thereof; to presoribe their respective duties and the respeotive limits of their
-authosity; and to revoke any such appointmerit, Such signatures and seal are hersby edopted by. the Company as original slgnatures and seal and shall, with respect to

ny bond, undertaking or other written obligations in the natacs thereof to which it Js attached, be valid and binding upon the Company with the same force and effect
;a5 though manually affixed, : *. © . : : ' .o -

: = ’ ’ . ' CEBRTIFICATE
T ), the whdersigned Assistant Seoretary 6f The Obio Casualty Insurance Company and Weat Amesican Insurance Company, do heeby certify that the foregoing power of
- sattomey, the referonoed By-Laws of the Companjes and the sbove resobution of their Boards of Direstors are true and correst copies and are in full foroe and effect on
this date, - e, .o
“IN WITNESS WHEREOF;, T have
ST e i S

hereunto set my hand and the seals of the Companies this_.__ 9t-h _day of April 2008

Assistant Seoretary .
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Bill To:

~ iCastle'Concrete Company, Inc,
Alan Tyson.
2300 N Main
Pocatello, ID 83204

Effective date: =~ 4/9/08
‘Expiration date:  4/9/09

Ohio Casualty  Idaho Department of Lands/ Reclamation Bond #3-  $1425.00
Co 961-579 '

Total Amount Due ' ' $1425.00

Thank you 1!

""We appreciate you and your business"

CET e
AN

Bannock County Planning & Development Council
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Bill To:

Castle Concrete Company, Inc.
Alan Tyson -

2300 N Main
Pocatello, ID 83204

Effective date: 4/9/08
Expiration date:  .4/9/09

‘Ohio Casualfy - Idaho Department of Lands/ Reclamation Bond #3-  $563,00
Co 961-580 » '

Total Amount Due $563.00

Thank you !

"We appreciate you and your business"

e S\
NN

Bannock County Planning & Development Council
February 19, 2025
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EXHIBIT 5

Development Drawings

Bannock County Planning & Development Council
February 19, 2025
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| CASTLE CONCRETE COMPANY INC.
| | PHASE 1 DEVELOPMENT DRAWINGS FOR SIPHON PIT

)
|

R
w3
A

OVERBURDEN QUANTITIES

Y o A
PHILBIN RD

Ul
-
=
]
=
-~
e ——

. % l ESERVATION RD J %

PHASE 1 OVERBURDEN =64,530 YD'3
PHASE 2 DVERBURDEN =71,340 Y03
OVERBURDEN REQUIRED TG CONST. BERM =43.440 YD"3

S’ITE LACAT

INDEX TO PIAN SHEETS

SHEET 1 GENERAL LAYOUT

SHEET 2 TEST HOLES

gff}rﬁr Z PHASE 1 SITEPLAN ‘ ,
7 ACCESS ROAD PLAN AND PROFILE ENERAL NOTES

SHEET 5 PHASE 1 GRADING PIAN T G ke 01T,

SHEET 6 PROJECTED PHASE 2 GRADING PLAN

.

L ALL MATERIALS, WORKMANSHIP, AND CONSTRUCTION OF SITE IMPROVEMENTS
SHALL MEET OR EXCEED THE SITE WORK STANDARDS AND SPECIFICATIONS

. AND THE STANDARDS AND SPECIFICATIONS SET FORTH W THE 1999 EDITION OF IDAHO :
: : TRANSPORTATION DEPARTMENT STANDARD SPETIFICATIONS OF HIGRWAY CONSTRUZTION R

VICINITY MAP AND FEDERAL REGULATIGNS, IF THERE IS A CONFLICT BETWEEN PLANS AND THE :

- SPECIFICATIONS THE HIGHER STANDARD SHALL APPLY. ALL WORK WITHIN
PUBLIC R.0.W CR EASEMENT INSPECTED MUST BE INSPECTED AND APPROYVED
BY THE BANNOCK COUNTY PUBLIC WORKS INSPECTPOR.

2. THE CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING ALL NECESSARY
PERMITS FROM LOCAL AGENCIES. THE CONTRACTOR SHALL NOTIFY BANNOCK
COUNTY PUBLIC WORKS INSPECTOR AT LEAST 48 HOURS PRIOR TO THE
START OF ANY EARTH DISTURBING ACTIVITY, OR CONS TRUCTION ON ANY AND
ALL PUBLIC IMPROVEMENTS,

3. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL ASPECTS OF SAFETY
INCLUDING, BUT NOT LIMITED TD EXTAVTION, TRENCHING, SHORING, TRAFFIC
CONTROL, AND SECURITY

L. THE CONTRACTOR SHALL BE RESPONSIBLE FQR KEEPING ROADWAYS FREE, AND
CLEAR OF ALL CONSTRUCTION DEBRIS AND DIRT TRACKED IN FROM THE SITE,

5. ALL MEASURES POSSIALE SHALL BE TAKEN TO ENSURE EROSIGN CONTROL
WITH BEST MANAGEMENT PRACTICES.

HARPER—LEAVITT ENGINEERING, INC.

. ' PROFESSIONAL ENGINEERS AND IAND SURVEYOES

February 19, 2025
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SEED BERM AS APPROVED BY PLANNING BOARD
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BERM_CROSS SECTION A—A

CASTLE CONCRETE INC.
SIPHON PIT

PHASE I SITEPLAN

&

9IS W, TASTAL AVT. 2.0, 90X SbEM
108 FALLS, IAH0 B3OS
(208) 3H4-011%
20 (200) 34-0210

HARPER—LEAVITT ENGINEERING, INC.
PROFESSIONAL ENGINEERS AND LAND SURVEYORS

2 W, DI MO, BOX 856
BACKIOOT, 100K 23211
{208) 7882077
FAX (208) 785-2950

JOB NO.: (2001058} oeprppry

DATE: 12/12/01) 3
ORNN, BY: | J5.8

CHOKD. BY: JR.L. or
COPYRICHTE) 2GOI NLE 6’
ALL RIGHTS RESERVED.

Bannock County Planning & Development Council
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385 H. SAMTAL AVE. PO, S04 30881
IBRIG FALLS, DAO B34S
[EIEVEETRSTTY
FAX (208) 324-p228

HARPER-LEAVITT ENGINEFEING, INC.

PROFESSIONAL ENGINSERS AND IAND SURVEYORS

CASTLE CONCRETE INC.
SIPHON PIT

ACCESS ROAD PLAN AND PROFILE

JoF No.:_12001-g58) eprmpy
DATE: 12/12/04 4
300 W MIOKUL 1.0, DIX ¢98 DRPN, BY:| LS8
BLAKPODE, KD 83811 cHOKD. BYq JRL | - OF
{200) w3-2377
A% (200) 785-20%0 COPTRICHIE) S001 NLY, 6

ALL RIGHTS RESERVED,

Bannock County Planning & Development Council
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EOGE OF ASEHALY

A

58,8
AL RARIBAL CROUND ELEV.

£
e TP OF BERM

44430
4.3, TOE OF BERM

e BOTTOM OF PIT
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SCALE 1°=200’

PRELIGINARY

CASTLE CONCRETE INC.
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FPHASE I SITEPLAN

HABPER-LEAVITT ENGINEERING, INC.1/08 No: |eoor-oss) orrppy
PROFESSIONAL ENGINEERS AND IAND SURVEYORS DATE: w2zol 5

DRAN. BY: | J.58

BB3 M, CAPITAL AVE. PO, DOX 3051 BWW.-IMCIILF&.W‘.I".I
D FAS, WA W08 . BUACKIOON, A0 BI231 CHCED. BY:} JLR.L. OF
(202} 324-0212 {108} TAS-1A7F
4% {208) 3340209 FAX (100) TAIt90e LOPYRICHIE) BOOK MIE, 6‘

ALl KIGHTY RESENVED,

Bannock County Planning & Development Council
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EXHIBIT 6
Excavation & Grading Permit (#01-117)

To Construct Berm & Road

Bannock County Planning & Development Council
February 19, 2025
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Zoning Clearance Permit " Permit Number: 01-117 Page 1of 2
Approval Date: 7/24/2001 Printed: 3/11/2024

Applicant Information:

Name: Tyson Alan E.
Company: Castle Concrete Company Inc.
Address: 2300 North Main
Phone: 233-4151
Pocatello, ID 83204 Cellular;

Parcel Information:

Parcel Number: R3853008600.
Address: Siphon & Laughran Pocatello, ID 83202
Legal Description: Zoning: Area; Tax No:
Subdivision: Block: Lot{s}):
Section: Township: Range: .
Description: r

Owners Information: i

Name; Castle Concrete Co,
Company: Castle Concrete Company Inc. |
Address: 2300 N. Main Phone: (208) 233
Pocatello, ID 83204 Cellular: |

Contractors Information:

Name: Self-Exempt
Address: Phone:
Cellular:

Fees and Receipts:

Number Description Amount
01-117 Zoning (Zoning) $15.00

Total Fees: $15.00
01-117 $15.00

Total Receipts:

Description Information:

Purpose: Construct berm & road.
Additional Information:

Bannock County Planning & Development Council 1
February 19, 2025 : ‘ .
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EXHIBIT 7
Right-Of-Way Permit #00294

Bannock County Planning & Development Council
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S e et - BANNUGK. COUNY.. HIGHWAY DEPARTMENT
o S 5500 ‘SOUTH 5TH, "POCATELLO, IDAHO 83204
(208) 233-9591

' APPLICATION AND PERMIT TO USE PUBLIC
o RIGHT"OF"’WAY APPROACHES o

i..sow . COPY OF PERMIT MUST BE. PRESENT. AT WORK SITE DURING CONSTRUCTION
\CE TYPE: (DIRT) (GRAVEL) (PAVEMENT) '

etify

H This permit shall:xé 411 for excavation
i until, or unless, tha sioh of Idaho Coda
title 55, Chapter 22 havebm oonplied with,

| FRYOR YO EXCAVATION, 'CALL DIGLINE
T A-00=342~1865 Lo

.

quanrITY__ | WIDTH SURFACE TYPE /A sg fa T
curverr weEbED__ChecK and oo lyice  stom

,f | TYPE-RESIDENCE, BUSINESS, TIELD BTC. TYPE OF BUSINESS
‘ofHER EXPLAIN:

H.sse roverse side for Gensial Provisions.

See attached stendard approach DOITCY and soeciol ProvisTon
0,?70 5/&/1@, aw'ay Fom ﬂmvff—y‘ KJ
and burld as per f’/aﬂs suém,"f_f'c‘!

.Cfrz” For siTe ;nsycpTwn b efere Cd’nSTf’“C—hd’n

* THIS PERMIT S NOT VALID/AND ACCESS MUST NOT BE BULT UNTIL AN APPROVED DEVELOPMENT PERMIT 5 ISSUED
TR BY BANNOCK COUNTY OFFICE OF PLANNING.

I CERFIFY THAT T AM THE OWNER OR AUTHORIZED REPRESENTATIVE OF THE PROPOSED PROPERTY TO BE SERVED AND
AGREE -TO DO THE WORK REQUESTED HERON IN ACCORDANCE WITH THE GENERAL REQUIREMENTS BRINTED ON THE REVERSE
SIDE, -THE SPECIAL PROVISIONS AND THE PLANS MADE A'PART OF THIS PERMIT.

aME OF PERMITIER Cogtle. Conemet b 2 HECLCN e ﬂ
— PHONE NOMBER Zog . GH0 gl 233455 |

UBJEC'I.' TO ALL TERMS CONDITIONS, AND PROVISIONS SHOWN ON THIS FORM OR ATTACHMENTS, PELRMISSION 15 HERBBY

GRATED TO /TWBOVE— D APPLICANT TO PERFORM THE WORK DESCRIBED ABOVE.
»
Y ﬁn’ i

B ] BANNOCK COUNTY HTGHWAY DEPARTMUNT

ENTITY
LY
TITLE: M W DATE : "7~o”-4-0!

L

THIS FORM MAY BE REPRODUCED FOR USE IN MAKING MULTIPLE APPLICATIONS

Bannock County Planning & Development Council
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No remsms 0; :
_-:peﬁmisszqn oft’hé _-

'(J"ISJNMEMLI EEUVY LD LUIND

Bamiock County does nét permlt any permanent structures, conorete ourbmg, trees or hndseép il SRR cm Bty
of—way Any work done within the public right-of-way requires a permit and mspectwns etormiigaf suidiwork is
appropriste to right-of-way.” Bannock County reseryes the right 1o requlre such work 108 rémioved dite ifnot "
permrtted ‘and inspected. o ;

' The BCHD imay. dhtkuge, amend ‘o termitiats this permit 6t anyof the comdltxons herem enumerated 1fperm1ttee fails to

oomply with its. prowsmns or requirements as set forth-herein,

' Approaches ghall be fcvr the bona fillo putpose of securing access andnot for the purpose ofparkmg, conducting business,

orservicihg vehioles onthe pubhc tight-of-way.

shaﬁ be made to ah approach or its- appurtenanoes ot they publlc nght-of—way wiithot this v stteh”

The penmtiee s’hall' i material,-Jabor and equipment mvolved in the’ oonstrﬁcﬁon""of‘the approach ahel s

" appurienances; Thisshall clude furishing approved drainagepipe of a size specified on permit:(12 frich minium) ourb -

.. -andgutter,-conortte sidewalk, ete., whers requited, Materials and workmanghip shall be goodquahty and are subject to

"+ 5Fthe MamakonUiforiT ¢
way as foasible, Hems stored within 30 feet of the travéled way shail'be marked an& profected "The BCHD fidy prévidd

10,
11,
12,

condition satrsfa@toiy fo the BCHD,

13,

- gy, Vi
' v, - £mal building mspectlon can be ﬁnahzed

... During the const;u‘ i

“ inspection and apprqval by the' BCHD.

The BCHD resewaé the nght to regnlre the pernnttee, its suocessors and assxgns at aqy ’ame to make such changes

~Gediflons; topairs WA FISEH oia# b
to psnmb the fwlocataéh, Tebenstmction, widening, drainage, and maintenance of the roadway and/or to provide proper ',

1§ approaciv its applu‘teﬁ”ahdéswthin‘ﬂleﬁub*lib‘fi shit:Gf-way #s gy benevessary &

protectxon 1o life and prop erty on or adjacent to.the roadway. : 5

. Approaches shatl cm1fom1,_to the plans made a part of ﬂus Jpermit, Adequabe drawmgs or sketches shall be mcluded i

owing the des stials, construction requiremenitsand proposetidosation of thie approach. All approaches shallbe :

in accordance_mth Exhtb:ts 9 and 13 of the Manual for Use of Public Right-of- “Way - Standard Approach Policy.

'of ﬂle ‘approach(es), such barricades, signs and other traﬁc corrtrol devices shall be erected ancl
, as may be deemed necessary by the BCHD. Said devices ghiall Gonform to'the.ourrent issue .;
Traffic Control Devices. Parked: equipmentand stored matbiia altbeasfarfronithetraveled .

maintained by the

bamcades {when avaﬂable) vpon request,

in accepting ﬂus pgrmxt the permitice;. its successors and agsigns; . grees ‘t0. ihold the BCHD harmlegs from any liability
caused by the mstallatlon, construction, maintenance or operation of'the approach(es).

If the work done under. fhls ponmit interferes i any wdy with the dramage of'fhe roadway, the pormittes shall wholly and
at his own exp,mse make such provision as the BCHD may direot to také care of said drainage problem.

Upon completion of said work herein contemplated; all rubbish and dobris shall be umnedla‘tely removed and the roadway
and roadside shall bisdefrnoat sind presentablo'and tostheisatisfiction pffthe BG}D e -

The permittee shall maintain at this or their sole expense the stnwture or ol:gect f‘or whwh ﬂ]l’s permrt is granted ina

Neither the acceptance -ofthis permit nor-anything herein; oontamed »shall be construed asa. wiaiver by the penmttee oﬂany
rights given it by the constitution or laws of the state of Idaho or of the United States, . @

Bannock Comﬁi" nghWay ‘Departrient must be called to mspect approach ypon. GOmpthIOil T;lﬁsmeeds to'b6 done before

Bannock County Planning &IDévelopment Council
February 19, 2025
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¢ APPROACH
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DRIVERS. EYE_POSITION
ORIVEWAY APPROACHES
: SHIGHWAY/ OR
STREEI’ APPRoAca&s

STORPING :SITE DISTANCE

M
B e

_STANDARD APPROACH POLICY

N.T.S.
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EXHIBIT 8

Miscellaneous Correspondence

Bannock County Planning & Development Council
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Febroary 21, 2005

Steve Ernst
Bannock County Planning & Development

Dear Mr. Ernst;

As per your request I am submitting this written response regarding
current plans relating to Conditional Use Permit #1-2000, Zoning
Clearance #01-117, R.O.W. Permit #00294 and Air Quality Permit #01-
99 for Parcel #R3853008600.

Castle Concrete Company does not wish to amend or suspend any work
as planned and approved by Bannock/County Planning & Development
and construction of the berm and seeding is plarmed to commence as
soon as weather is permitting as-a continuance-of-phase one of which has
allready been in progress. Const, project will be continued until
completed as necessary to assire compliance with Conditional Use
Permit and expectations from Bannock County Planning &
Development.

Castle Concrete Company Inc. is willing to work with you and your
office in any way necessary to assure that this process is taken care of as
smoothly as possible and diligently pursued toward completion as
required.

Please advise me with any problems, concerns, or requests that you may
have on this issue. Again, Castle Concrete Company Inc. is willing to do
whatever is necessary to assure a good working relat1onsh1p with you and
your ofﬁce in our future endeavors.

Smcerely, . o

SEEC L

| Prészldénf Castle Conorete Company Inc
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BANNOCK COUNTY -
- OFFICE OF PLANNING & DEVELOPMENT SERVICES sunpine

) Courthouse Annex * 130 N. 6th, Sulte C + Pocatello, ID 83201 ENGINEERING L
e (208} 236-7280 + Pax:{208) 236-7235 - PLANNING AND ZONING
May 16, 2007 o
Alan Tyson . -

Castle- Concrete Company
2300 North Main
Pocatello, ID 83204

Subjecti’ ~  Conditional Use Permit No. 1-2000,
© . Zohing Clearance #01-117

_ Dear Mr. Tyson;

B T U VL U N, W e e Sty 4 T

The planting of trees on the berm related to the site plan for the above referenced
Conditional Use Permit were inspected today and were found to be in good growing
condition. Please keep this office advised as to any change in activity.

Sinclerely, 5;;;’“
Steve Ernst
County Planner
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Jan, 29, 2000
Rick Elkins .
Depattment of Environmental Quality

Mr. Elkins, .
1, Alan E, Tyson, representing Castle Concrete Company Inc., submit
this request for name change on permits # 777-00143 and # 777-00144,
established on July 24, 2000 by Monroc Inc, Monroc Inc, has ceased their
operations in SouthEast Idaho with whom i have been employed for
nearly iwelve years, Castle Conerete Company Inc. has purchased the
Monroc Pocatello and Blackfoot operations and has asked me to be
General Manager. Please accept my request for transfer with you on these
permits, As before with Monroc, 1 am pleased to work with you on any
questions or concerns regarding operations of our business as well as
- future business,
You may reach me personally at  work-233-4151
~ mobile-680-2064
or at home-785-6994
Thank You

Castle Concrete Compéuy Inc.
Alan E. Tyson

Mo & ﬂ’fﬂ»—-—-——« -

2300 North M4%in

Pocatello, Idaho
83204-2405
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i STATE OF IDAKO

} DEPARTMENT OF
py ENVIRONMENTAL QUALITY

224 South Arthur « Pocatello, Idaho 83204-3202 « (208) 236-6160
Febr'u’afy"1 2001

- ERTIFIED MAIL # 7090 0520 0022 1060 8609

'Mr Alan Tyson, Superintendent
Castle’Concrete Company, Inc.
“2300:North Main

Pocatello, Idaho, 83201

RE:  Castle Concrete Company, Portable/Pocatello P-000344
(Pertable Concrete Batch Plant, Permit to Construct No. 777»-00143)

Dear M. Tyson

Dirk Kempthome, Governor
C. Stephsn Allred, Director

On January 30, 2001, the Idaho Department of Enwronmentat Quality (DEQ) recelved a Permtt.'... SRS
to Construct {PTC) request from Castle Concrete Company, Inc. for a portable coticrete: oo
“batching facility. Castle Concrete Company, Inc. has purchased the facllityfrom ‘Monroc. The-

“facility is currently located: at Pocatello, idaho. Based on review of the appllcatlon ”and all::_-
- appllcable state and federal rules and regulations, DEQ finds'that this project m '

provisions of IDAPA 16.01.01.200 (Rules for the Control of Air Pollution in Idaho). En orsed:"'- e

is modified PTC No. 777-00143 for the portable concrete batching facility, wh:ch suﬁersedes
the previously issued PTC No. 777-00143. S

~ This permit does not release the Permittee from comphance with all other apphcable federal e

. state, local, or tribal laws, regulations, or ordinances, With regard to collocation with another: .
portable facility, conservative assumptions were used to derivethe throughput limitations.
If this throughput is too restrictive for a particular project, contact DEQ prior to collocation
and request a detailed site-specific analysis.

You are strongly encouraged to request a meeting with DEQ to discuss the permit terins and

requirements-with which your facility must comply. Mr. Rick Elkins of the Pocatello Regional

- Office will contact you regarding this meeting, DEQ strongly recommends that in addition

-to-your facility’s plant manager; your responsible official, environmental contact, and- any-.
operations staff responsible for day-to-day compliance with permit condltlons also-attend
the meeting.

You, as well as any other entity, may have the right to appeal this final agency action
pursuant to the idaho Department of Health and Welfare Rules, Title 5, Chapter 3; "Rules
Governing Contested Case Proceedings and Declaratory Rulings," by filing a petition with
‘the Hearings Coordinator, Department of Health and Welfare, Administrative Procedures
Section, 450 West State Street, Tenth Floor, Boise, ldaho 83720-5450 ‘within thirty-five (35)
days of the date of this decismn However, DEQ encourages you to contact the State Air
- Quality Permit Program to address any concerns you-may have W|th the enclosed permlt
prior to filing a petition for a contested case, _
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BANNOCK COUNTY PLANNING & DEVELOPMENT COUNCIL
FINDINGS AND ORDER

CONDITIONAL USE PERMIT - Martin Sanders
MEETING DATE: February 19, 2025

FILE #: CUP-25-3

LOCATION: RPR3853008600, currently unaddressed
APPLICANT: OWNER:

M Coleman Horrocks Castle Concrete Co Inc
9659 N Philbin Rd 2300 N Main St
Pocatello, ID 83201 Pocatello, ID 83204

REQUEST & BACKGROUND Coleman Horrocks requests to open phase 2 of an existing gravel pit, according
to the original findings, conclusion and decision of the Conditional Use Permit. Condition #10 of the original
CUP findings (instrument #20011957) states that the applicant is required to come before Council as a business
item before proceeding to the next phase.

FINDINGS:
JUSTIFICATION FOR THE DECISION/CRITERIA, STANDARDS AND FACTS RELIED UPON

SITE CHARACTERISTICS AND ZONING:

ZONING: Light Industrial
PROPERTY SIZE: ~ 115 acres

EXISTING STRUCTURES: None

(If adding approval conditions) with the following conditions of approval,

BANNOCK COUNTY PLANNING & DEVELOPMENT COUNCIL
FINDINGS AND ORDER: PERMIT CUP-25-3
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ORDER: CONCLUSION AND DECISION

The Planning and Development Council, pursuant to the aforementioned, finds that the request by Coleman
Horrocks to open phase 2 of the previously approved gravel pit shall be [approved] [denied] [tabled].

Motion by , seconded by to adopt the foregoing
Findings and Order.
ROLL CALL:
Councilperson Dimick Voted [Yes] [No] [Absent/Recused]
Councilperson Madsen Voted [Yes] [No] [Absent/Recused]
Councilperson Selleneit Voted [Yes] [No] [Absent/Recused]
Councilperson Ulrich Voted [Yes] [No] [Absent/Recused]
Councilperson Ward Voted [Yes] [No] [Absent/Recused]
Motion carried by a to vote.
Dated this day of , 2025.

Signed by (Chairperson) (Vice Chair)

ACKNOWLEDGEMENT CERTIFICATE
State of Idaho)

S.S.

County of Bannock)

On this day of , in the year of 2025, before me ,a
notary public, personally appeared , personally known to me to be the

person whose name is subscribed to the within instrument, and acknowledged to me that (she) (he)
executed the same.

Notary Public
My Commission Expires on 20

— >muwu
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MOTION
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MOTION

Based on the record and the discussion this evening, | move to [approve] [deny] [table] the
request by Coleman Horrocks, to open phase 2 of the previously approved gravel pit, as
described in the application materials as supplemented with additional information attached in
the staff report and according to testimony received, and to adopt the proposed findings and
order for signature by the Chair or Vice-Chair.

(IF ADDING APPROVAL CONDITIONS) with the following conditions of approval,
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AGENDA ITEM NO. 10

Items of Interest

a) Update on recommendations to Commissioners
b) Discussion of upcoming hearing items

¢) Announcements
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