

ORDINANCE NO. __________PRIVATE 

BE IT ORDAINED BY THE BOARD OF COUNTY COMMISSIONERS OF ADA COUNTY, IDAHO, THAT ADA COUNTY CODE, TITLE 8 BE AMENDED AS FOLLOWS:

[TEXT TO BE INSERTED LATER]
SECTION 1: Amending Ada County Code § 8-1-4 “Applicability” as follows:

8-1-4: APPLICABILITY: 

The regulations of this title shall apply to all unincorporated properties within Ada County and shall govern development and use of those properties.

A. Compliance; Approval Required: No person or public agency shall construct, alter, move, or change the use of a structure or undertake any development unless:

1. The proposed use, structure, or division of property complies with this title.

2. Any required approval is first obtained as provided by chapter 7 of this title, and any applicable conditions of approval are met.

B. Permits Required: Nothing in this title shall eliminate the need for obtaining any other required permits, including, but not limited to, building permits, plumbing, electrical, or mechanical permits, grading permits, or any permit, approval, or entitlement required by other titles of this code, other political subdivisions of the state of Idaho, or agencies of the state of Idaho.

C. Unincorporated County Properties: All properties in unincorporated Ada County shall comply with the regulations of this title unless otherwise preempted by federal statute or local ordinance.

D. Previous Violations: The prosecution of violations that occurred under previous land use regulations and that remain a violation under this title shall continue until resolved.

E. Project With Pending Application: All applications shall be processed and reviewed according to the ordinances and comprehensive plans in effect as of the date of application submission. 
F. Approved Project With Pending Request For A Time Extension: Time extension requests shall be consistent with the requirements that are in effect when the original application was approved.

G. Approved Projects Not Yet Completed: Any approved application may still be completed as provided by the approval.

SECTION 2: Amending Ada County Code § 8-1A-1, “Definitions” to add or amend definitions as follows:

8-1A-1: DEFINITIONS:

Multi-Family Development: Development where there are three (3) or more dwelling units or apartments located on the same property in an urban base district or a planned community base district. A multi-family dwelling may or may not be present on the property.

Open Space, Developed: Open Space, Developed: An area of open land used for recreational opportunities and that provides either Active or Passive Recreational Facilities.

Open Space, Natural: An area of open land, with little or no land disturbance, preserved, enhanced and/or restored in order to maintain the natural, scenic, ecological, cultural, hydrological, geological, or agricultural values of the land.
Planned Community (PC): A well designed small town or urban-type development characterized by a wide mix of uses, trip capture, and connectivity within the community; conservation of open space and preservation of environmental attributes; an emphasis on community character and heritage and forming a sense of community; and provision of Urban Public Services. 

Planned Community Comprehensive Plan: The Comprehensive Plan text for a sub area encompassed by a PC Base District and specific PC overlay district.
Planned Community Implementation Plan: A plan submitted in compliance with this title demonstrating how a PC will be developed in compliance with the requirements of this title.
Recreational Facility, Active: Recreational opportunity involving moderate to high intensity use requiring modification of natural landforms and the provision of service facilities, playing fields or equipment.  Examples may include playground equipment, sports fields, surfaced courts, volleyball courts, swimming pools, skate parks, multipurpose centers and open play areas.  
Recreational Facility, Passive: Recreational opportunity that occurs in a natural setting requiring minimal development or facilities and providing areas for informal, self-directed activities for individuals or small groups.  Examples may include trails, pathways, picnic shelters, seating, interpretive signage and kiosks for educational purposes.
Self-Supporting Unit: A stand-alone module of a planned community that generates enough revenue, as demonstrated by the approved Implementation Plan pro forma, to support the construction and operation of appropriate Urban Public Services required to serve each dwelling unit therein. 
Street, Alley: A public means of secondary access to abutting property that is not for general traffic circulation or street frontage.

Transportation Demand Management: The application of strategies and policies for the purpose of reducing automobile travel demand or redistributing this demand to optimize use of existing and planned transportation facilities.
Urban Public Facilities: Schools, parks, electricity, telephone, water, sewer, streets, transit, law enforcement, fire and paramedic capital facilities provided by a city, taxing district or regulated public utility, or when located in a planned community base district, a provider as allowed by chapter 8 of this title. 

Urban Public Services: Schools, parks, electricity, telephone, water, sewer, streets, transit, law enforcement, fire and paramedic services provided by a city, taxing district, a regulated public utility, or when located in a planned community base district, a provider as allowed by chapter 8 of this title.
SECTION 3: Amending Ada County Code § 8-2-1 “Zoning Base Districts Established” as follows:

8-2-1:
ZONING BASE DISTRICTS ESTABLISHED: For the purpose of this title, the unincorporated territory of Ada County, Idaho, is divided into the following zoning base districts whose boundaries are established on the official zoning maps of the unincorporated territory of Ada County. The official zoning maps are made a part of this title, as well as such other map or maps that are duly adopted. Said official zoning maps properly attested, shall be placed and remain on file in the office of the clerk of the board of Ada County commissioners.

	A.    Rural Base Districts: 
	Map Symbol

	     Rural preservation 
	RP

	     Rural residential 
	RR

	      
	

	B.    Urban Base Districts: 
	

	         
	

	     Residential Base Districts: 
	

	      Rural-urban transition 
	RUT

	      Southwest community residential 
	RSW

	      Estate residential 
	R1

	      Estate residential – manufactured home 
	R1M

	      Low density residential 
	R2

	      Medium low density residential 
	R4

	      Medium density residential 
	R6

	      Medium high density residential 
	R8

	      Medium high density residential - manufactured home 
	R8M

	      High density residential 
	R12

	      Very high density residential 
	R20

	   
	

	    Commercial Base Districts: 
	

	      Limited office 
	LO

	      Neighborhood commercial 
	C1

	      Community commercial 
	C2

	      Regional commercial 
	C3

	   
	

	    Industrial Base Districts: 
	

	      Technological industrial 
	TI

	      Limited industrial 
	M1

	      General industrial 
	M2

	      Airport industrial 
	M3

	   
	

	C.  Planned Community Base Districts: 
	

	      Planned Community 
	PCHS


SECTION 4: Amending Ada County Code § 8-2A-1, “Purpose” as follows:

8-2A-1: PURPOSE:

A. Common Purpose Statements Of The Rural Preservation (RP) District And The Rural Residential (RR) District:

1. Promote the public health, safety, and welfare of the people of Ada County by encouraging the protection of prime agricultural lands; to ensure the important environmental features of the state and Ada County are protected and enhanced; and to protect fish, wildlife, and recreation resources, consistent with the purposes of the “local land use planning act,” Idaho Code section 67-6501 et seq., as amended;

2. Implement the Ada County comprehensive plan goal to protect prime agricultural land and to maximize opportunities for agricultural activities and an agricultural lifestyle in areas designated as  rural areas on the comprehensive plan future land use map;

3. Allow the development of agricultural industries and agriculture service establishments when such uses do not take prime agricultural land out of crop production;

4. Protect agricultural and rangeland uses and wildlife management areas from undue adverse impacts from adjacent development;

5. Permit the development of schools, churches, and other public and quasi-public uses in rural areas consistent with the applicable comprehensive plan; and

6. Direct urban density development to occur within urban base districts and the planned community base district.

B. Additional Purpose Statements:

1. Rural Preservation District: Permit the continued use of agricultural lands, rangelands, and wildlife management areas within the Boise front foothills (in areas designated as the foothills planning area in the Boise City comprehensive plan and the Ada County comprehensive plan). Limit development of hazardous areas including, but not limited to, fault lines, landslides, subsidence, shallow soils, steep slopes, unstable slopes, flooding, and seeps. Allow a limited number of uses with excessive space requirements or buffering needs on nonprime agricultural lands.

2. Rural Residential District: Permit the low density residential uses that would provide a rural lifestyle and that do not require excessive expansion of public services. 

SECTION 5: To delete the existing Ada County Code § 8-2E-1 et seq. in its entirety and adopt a new Ada County Code § 8-2E-1 et seq. as follows:

8-2E-1: PURPOSE:  The purpose of this article is to provide for planned communities both within and outside areas of city impact in accord with the applicable comprehensive plan. The Planned Community (PC) base district is intended to allow urban type development when Urban Public Facilities and Services can be provided, and to allow community-specific sub area comprehensive plans and zoning regulations for each planned community. 

8-2E-2: GENERAL REQUIREMENTS:

A. An application for a Planned Community shall be reviewed in accord with the process and standards outlined in Chapter 8 of this Title;

B. All development within a planned community shall be reviewed in accord with the applicable Planned Community Comprehensive Plan and overlay district.

8-2E-3: ALLOWED USES, DIMENSIONAL STANDARDS AND REGULATIONS:

A. Specific overlay districts are designated for each planned community.  Each planned community overlay district identifies distinct allowed uses, dimensional standards and regulations that are specific to each planned community established on the official zoning map of Ada County as (PC) Planned Community.

B. A planned community overlay district is subject to the standards and regulations that are applicable to all base districts unless different standards and regulations are specifically authorized in the planned community overlay district.
SECTION 6: Amending Ada County Code § 8-3-1 “Overlay Districts” as follows:

8-3-1: OVERLAY DISTRICTS ESTABLISHED:  For the purpose of this title, the unincorporated territory of Ada County, Idaho, has the following categories of overlay districts:

A.  Article A.  Boise air terminal airport influence areas overlay district.

B.  Article B.  Wildland-urban fire interface overlay district.

C.  Article C.  Southwest planning area overlay district.

D.  Article D.  Planned unit development overlay district.

E.  Article E.  Reserved.

F.  Article F.  Flood hazard overlay district.

G.  Article G.  Boise River greenway overlay district.

H.  Article H.  Hillside overlay district. 

I.  Article I.  Avimor Planned Community overlay district.

J.  Article J.  The Cliffs Planned Community overlay district.

K.  Article K.  Cartwright Ranch Planned Community overlay district.

L.  Article L.  Vista Planned Community overlay district.

M.  Article M.  Arbor Hills Planned Community overlay district.

SECTION 7: Amending Ada County Code § 8-3-2 “Allowed Uses” as follows:

8-3-2: ALLOWED USES:  A use that is allowed in the underlying base district may be prohibited subject to the regulations of an overlay district. With the exception of the planned unit development overlay district and any planned community overlay district, an overlay district shall not be construed to allow a use that is otherwise not allowed in the underlying base district. 

SECTION 8: Amending Ada County Code Title 8, Chapter 3 “Standards and Regulations” as follows:

8-3-4: STANDARDS AND REGULATIONS:  A planned community overlay district is subject to the standards and regulations that are applicable to all base districts unless different standards and regulations are specifically authorized in the planned community overlay district.

SECTION 9: Amending Ada County Code § 8-6-3 “Process” as follows:

8-6-3: PROCESS: 
A. Preapplication Conference: The applicant shall complete a preapplication conference with the director prior to submittal of an application for a sketch or preliminary plat for the purpose of reviewing the proposed lot layout and discussing the procedures and requirements of this title.

B. Neighborhood Meeting: The applicant or owner shall conduct a neighborhood meeting according to the regulations outlined in section 8-7A-3 of this title prior to submittal of an application for a sketch plat or preliminary plat.

C. Application And Fees: All applications and fees, as set forth in chapter 7, article A of this title, shall be submitted to the director on forms provided by the development services department.

1. A digital format of the plat may be required by the county surveyor.

2. Sketch and preliminary plats shall concurrently submit a natural features analysis as set forth in subsection D of this section.

3. Codes, covenants, and restrictions, if applicable, shall be submitted concurrent with a sketch or preliminary plat application.

4. The sketch plat or preliminary plat application for subdivisions in an overlay district shall contain any additional reports or materials required by chapter 3 of this title.

5. If an applicant or owner intends to complete the final platting of the subdivision in phases, the proposed phasing shall be submitted with the application.

6. If an irrigation right exists to the property, the applicant shall submit an irrigation plan that is consistent with Idaho Code section 31-3805.

D. Natural Features Analysis: The following features shall be mapped, described, or noted as not applicable in the natural features analysis:

1. Hydrology: Analysis of natural drainage patterns and water resources including an analysis of streams, natural drainage swales, ponds or lakes, wetlands, floodplain areas or other areas subject to flooding, poorly drained areas, permanent high ground water areas, and seasonal high ground water areas throughout the site.

2. Soils: Analysis of types of soils present in the site area including delineation of prime agricultural soil areas, aquifer recharge soil areas, unstable soils most susceptible to erosion, and soils suitable for development. The analysis of soils shall be based on the Ada County soils survey (United States department of agriculture, natural resources conservation service).

3. Topography: Analysis of the site’s terrain including mapping of elevations and delineation of slope areas greater than twenty five percent (25%), between fifteen percent (15%) and twenty five percent (25%), between eight percent (8%) and fifteen percent (15%), and less than eight percent (8%). Contour lines based on USGS datum of 1988 with intervals of not more than five feet (5') for properties with a general slope of greater than five percent (5%), or intervals of not more than two feet (2') for properties with a general slope of less than or equal to five percent (5%). Contour lines shall extend a minimum of three hundred feet (300') beyond the proposed development boundary. If a drainage channel borders the proposed development, the contour lines shall extend the additional distance necessary to include the entire drainage facility.

4. Vegetation: Analysis of existing vegetation of the site including, but not limited to, dominant tree, plant, and ground cover species.

5. Sensitive Plant And Wildlife Species: Analysis of sensitive plant and wildlife species of the site including, but not limited to, those species listed in the Idaho conservation data center (state of Idaho department of fish and game).

6. Historic Resources: Analysis of existing historic resources as identified on the Ada County historic resources inventory.

7. Hazardous Areas: Location and identification of all potential hazardous areas including, but not limited to, land that is unsuitable for development because of flood threat, poorly drained areas, high ground water, steep slopes, rock formation, buried pipelines, or other similar conditions likely to be encountered.

8. Impact On Natural Features: The applicant shall provide a written statement explaining how the design of the plat protects or mitigates impacts on the natural features of the site.

9. Map Features: The map shall show important features, including, but not limited to, the following: outline of existing structures, watercourses, wetlands, power lines, telephone lines, railroad lines, airport influence areas, any existing easements, municipal boundaries, and section lines.

10. Other Supplemental Data: Other supplemental data may be required by the county engineer including, but not limited to, the following:

a. Approximate location of any areas of fill.

b. The elevations of all corner points on the boundaries of the proposed plat.

E. Proposed Plat: The commission and board shall apply the design standards listed in article A of this chapter, the required improvements listed in article B of this chapter, and the findings listed in section 8-6-5 of this chapter to review the proposed plat.

1. For sketch plats, the commission shall be the decision making body. The commission’s decision on the sketch plat shall be nonbinding on the applicant and the county.

2. For preliminary plats, the commission shall forward a recommendation to the board as set forth in section 8-7-2 of this title.

F. Approved Preliminary Plat: If approved by the board, the preliminary plat for a phased subdivision shall include an approval period in which all final plats must be completed.

G. Preliminary Plat Final Decision: A decision of the board on a preliminary plat shall be final as to all matters set forth in said preliminary plat. This decision may be appealed under the regulations of section 8-7-7 of this title.

H. Final Plat Approval: Following board approval of a preliminary plat, the owner may cause the subdivision, or any phase thereof, to be surveyed and a final plat prepared. The owner shall submit a final plat within twenty four (24) months of the board’s approval of the preliminary plat.

I. Recording Final Plat: The owner shall record a final plat and any proposed covenants with the Ada County recorder within one year after the board signs such final plat, otherwise, the approval shall become null and void. For phased subdivisions, the board may approve final plats for the phases of the subdivision in successive one-year intervals.

J. Time Extension: The applicant or owner may apply for a time extension, as set forth in section 8-7-6 of this title, if needed to extend the time allowed to approve the final plat or phase of a final plat, if applicable.

K. Platted Lot: Any lot created through an approved subdivision application and duly recorded plat shall thereafter be considered a platted lot.

L. Planned Community Preliminary Plat: 

1. Despite any other regulations to the contrary, each preliminary plat within a Planned Community shall be in accordance with the approved Planned Community Comprehensive Plan and the applicable planned community overlay district.

2. Additional Application Requirements: In addition to other requirements in this Chapter, the following information shall be submitted with every preliminary plat application in a PC base district, and shall be specific to the area that the preliminary plat encompasses: 

a. A color-keyed land use designation sheet; 

b. A landscape plan in compliance with the applicable overlay district; 

c. A written description of the Urban Public Services provided and verification of compliance with the urban public services standards set forth in chapter 8 of this title;

d. A written description of the community meeting centers and/or recreation centers;

e. A demonstration that a guaranteed water supply is available to the entire boundary of the planned community as identified on the official zoning map by supplying one or more of the following, as applicable:

(1)For an existing private water company or water district, a letter indicating that the planned community is serviceable by said entity in accordance with the existing rules and regulations as filed with the Idaho Public Utilities Commission (IPUC) as applicable; or a letter indicating that the planned community is serviceable after obtaining approval from the IPUC, including a copy of the application filed with the IPUC as applicable;

(2)For a new private water company or water district, a copy of the water right permit(s) for municipal water use and/or any application(s) for water rights for municipal water use that have been filed with the Idaho Department of Water Resources (IDWR);

(3)
A description of how the landscaping within the boundaries of the planned community will be irrigated, which shall include the source(s) of the irrigation water.

f.
A demonstration that sufficient assets and funds are available to construct necessary Urban Public Facilities required to meet Urban Public Service Standards in chapter 8, of this title, if applicable, as shown in the financing plan, including but not limited to:

(1)If the preliminary plat is being processed concurrently with the Implementation Plan then the following information shall be submitted:

i. To the extent privately financed, a written verification of adequate owner and partner equity assets in possession required to secure planned financing as set forth in the cash flow pro forma, including but not limited to cash reserves, land, and other assets meeting standard lending criteria of established lenders;

ii. To the extent financed with public resources, a written verification of adequate owner and partner equity assets in possession required to secure tax-exempt public funds and/or bonds identified as financing tools in the cash flow pro forma, including but not limited to cash reserves, land, and other assets meeting standard lending criteria of established public lending entities; or

(2). If the preliminary plat application is not being processed concurrently with the Implementation Plan, then the following material shall be submitted:

i. An updated cash flow pro forma consistent with Implementation Plan financing plan requirements and reflecting changes in market, economic, and/or financial changes since Implementation Plan approval;

ii. To the extent privately financed, a written verification of adequate owner and partner equity assets in possession required to secure planned financing as set forth in the updated cash flow pro forma, including but not limited to cash reserves, land, and other assets meeting standard lending criteria of established lenders; and

iii. To the extent financed with public resources, a written verification of adequate owner and partner equity assets in possession required to secure tax-exempt public funds and/or bonds identified as financing tools in the updated cash flow pro forma, including but not limited to cash reserves, land, and other assets meeting standard landing criteria of established public lending entities; 

g. A demonstration that sufficient funds will be provided and set aside for funding the operation and maintenance costs of Urban Public Services (including capital renewal and replacement costs) of as specified in the financing plan(s), including but not limited to:

(1). If the preliminary plat application is being processed concurrently with the Implementation Plan then the following information shall be submitted:

i A written description of the amounts needed to be placed in reserve accounts for operations and maintenance reserves and verification of the dedicated source of owner and/or partner assets sufficient for reserves establishment; 

ii A written assessment of the current valuation of unimproved, unencumbered land holdings or other assets in hand that can or may be utilized as collateral to secure funding separately for operations and maintenance as identified in the cash flow pro forma; and

iii If facilities operation will be contracted to an independent service provider, a written identification of potential operator(s) and verification of operator(s) qualifications and financial standing; or

(2). If the preliminary plat application is not being processed concurrently with the Implementation Plan then the following material shall be submitted: 

i. An updated cash flow pro forma consistent with Implementation Plan financing plan requirements and reflecting changes in market, economic, and/or financial changes since Implementation Plan approval and the following material;

ii. A written description of the amounts needed to be placed in reserve accounts for operations and maintenance reserves and verification of the dedicated source of owner and/or partner assets sufficient for reserves establishment; 

iii. A written assessment of the current valuation of unimproved, unencumbered land holdings or other assets in hand that can or may be utilized as collateral to secure funding separately for operations and maintenance as identified in the updated cash flow pro forma; and

iv. If facilities’ operation will be contracted to an independent service provider, a written identification of potential operator(s) and verification of operator(s) qualifications and financial standing;

h. A demonstration that Urban Public Services will be provided according to the standards set forth in chapter 8, of this title; and

i. An updated traffic impact study. The previously approved traffic impact study shall be updated based upon the best available data and shall be reviewed by ITD and ACHD. The traffic impact study shall be updated by a professional from ACHD or ITD’s qualified expert list, and based on the future land use designations as described in 8-8-7C.4.c. An updated comprehensive Transportation Demand Management program may be required.

3. Grading Permit Addenda Application-Financing Verification: Prior to grading, filling, clearing, excavation or construction of any kind associated with an approved preliminary plat, including that required for infrastructure improvements, a preliminary plat addenda application for financing verification shall be approved by the Director as follows:

a. An application and fees as set forth in Chapter 7 of this Title shall be submitted to the Director on forms provided by the development services department and shall include the following material:

(1). A final cash flow pro forma, consistent with final verification of sufficient project financing required herein, for Urban Public Services;
(2). A demonstration that sufficient assets, funds and financing are secured for construction of the Urban Public Facilities;
(3). A demonstration that sufficient assets, funds and financing are secured for operation and maintenance costs of Urban Public Services (including capital renewal and replacement costs of necessary Urban Public Facilities).
b. Required Findings:

(1). Sufficient assets, funds and financing are secured for construction of Urban Public Facilities to support the area encompassed by the preliminary plat.
(2). Sufficient assets, funds and financing are secured for operation and maintenance costs of Urban Public Services (including capital renewal and replacement costs of necessary Urban Public Facilities) to support the area encompassed by the preliminary plat.
SECTION 10:  Amend Ada County Code § 8-6-5 “Required Findings” as follows:
8-6-5: REQUIRED FINDINGS: 
A. Preliminary Plat:

1. The design conforms to the standards established in article A of this chapter;

2. The design complies with the required improvements established in article B of this chapter;

3. If applicable, the proposed subdivision complies with the standards of an applicable overlay district as set forth in chapter 3 of this title;

4. The design conforms to the topography and natural landscape features and shows consideration for the location and function of land uses and structures to achieve this purpose;

5. The development would not cause undue damage, hazard, or nuisance to persons or property in the vicinity;

6. The internal street system is designed for the efficient and safe flow of vehicles and pedestrians without having a disruptive influence upon the activities and functions contained within the proposed subdivision, nor placing an undue burden upon existing transportation and other public services in the surrounding area;

7. Community facilities such as parks, recreational, and dedicated open space areas are functionally related to all dwelling units and are easily accessible via pedestrian and/or bicycle pathways;

8. The proposal complies with the dimension standards set forth in this title for the applicable zoning district; and

9. The overall plan is in conformance with the applicable comprehensive plan(s), future acquisition maps, area of city impact ordinances including applicable subdivision regulations, and other pertinent ordinances.

10. In addition to the findings required above, the Board shall make the following findings for preliminary plats located in a PC base district: 

a.
The preliminary plat is in conformance with the approved Implementation Plan;

b. 
Urban Public Services are adequately provided according to standards set forth in Title 8, Chapter 8, Ada County Code;

c.
Sufficient funds will be available to construct the Urban Public Facilities and to provide Urban Public Services.
B. Final Plat:

1.
The final plat is in substantial conformance with the preliminary plat;

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

3.
For a Planned Community, the area encompassed by the final plat, together with any previously approved plats, are a Self-Supporting Unit
SECTION 11: Amending Ada County Code § 8-6A-5 et seq. “Alleys” as follows:

8-6A-5: ALLEYS: Alleys may be provided.  If alleys are provided, alleys shall comply with ACHD standards and be public.
SECTION 12: Amending Ada County Code § 8-7-2 “Jurisdiction and Authority” as follows: 

8-7-2: JURISDICTION AND AUTHORITY:

A.
Director of Development Services: It shall be the duty of the director, or his or her authorized agent, to administer the regulations of this title.

1. The director shall be responsible for the enforcement and administration of this title including, but not limited to, those in section 8-1-5 of this title and the following:

a. The director shall conduct investigations of structures and use of property as are necessary to determine compliance with the regulations of this title;

b. Order the abatement of violations of the zoning ordinance and aid in prosecuting such violations;

c. Withhold any zoning certificates on any property where structures or uses are in violation of the zoning ordinance; and

d. Enforce penalties for violations as set forth in section 8-7-8 of this chapter.

2. The director shall provide information to the public on planning, zoning, building, and engineering matters.

3. The director shall have authority to receive and examine applications including, but not limited to, the following:

a. Enter upon any property (with the consent of the owner) to: 1) make examinations and surveys, and 2) place and maintain necessary monuments and marks;

b. Maintain records of all materials and correspondence related to land use applications;

c. Transmit to outside agencies and provide written notice to surrounding property owners on all commission and board hearings;

d. Maintain records of the commission and board hearings and actions thereon;

e. Transmit to the commission or board all applications, petitions, and other communications upon which the commission or board is required to act; and

f. Issue zoning certificates.

g. Accept application based on completeness as described in section 8-7A-2(C).
4. The director shall act on the following applications that do not require transmittal to outside agencies or notice to surrounding property owners:

a. Accessory use approval, zoning certificate required (chapter 5, article A of this title).Change in ownership of an approved conditional use (section 8-5B-2 of this title).

b. Farm development right (section 8-2A-5 of this title).

c. Floodplain permit (chapter 3, article F of this title).

d. Landscape and screening plan (chapter 4, article F of this title).

e. Lighting plan (chapter 4, article H of this title).

f. Modification or expansion to an approved conditional use (section 8-5B-3 of this title).

g. Modification or expansion to an approved master site plan (section 8-4E-3 of this title).

h. One time division of a property (chapter 4, article B of this title).

i. Planned Community Landscape Plan (section 8-6-3L of this title).

j. Planned Community Periodic Review (section 8-7C-6 of this title).

k. Grading Permit Addenda Application – Financing Verification (section 8-6-3L of this title).

l. Property boundary adjustment (chapter 4, article C of this title).

m. Sign plan (chapter 4, article I of this title).

n. Temporary use approval, zoning certificate required (chapter 4, article L of this title).

o. Zoning certificate (section 8-7-1 of this chapter).

5. The director shall transmit to outside agencies, provide written notice to surrounding property owners, and act on the following applications:

a. Accessory use approval, zoning certificate and administrative approval required (chapter 5, article A of this title).

b. Expansion or extension of nonconforming use or structure (section 8-7-5 of this chapter).

c. Joint applications with items listed in subsection A4 of this section.

d. Master site plan (chapter 4, article E of this title).

e. Private road (chapter 4, article D of this title).

f. Temporary use approval, zoning certificate and administrative approval required (chapter 4, article L of this title).

B. Prosecuting Attorney: The prosecuting attorney of Ada County shall have the authority to enforce this title as set forth in Idaho Code and this code.

C. Sheriff: The Ada County sheriff, and his or her authorized representatives, shall have the authority to enforce this title as set forth in Idaho Code and this code.

D. Planning And Zoning Commission:

1. The commission shall have jurisdiction and authority to:

a. Provide for citizen meetings, hearings, surveys, or other methods to obtain advice on the planning process, comprehensive plan, and implementation;

b. Conduct informational meetings and consult with public officials and agencies, public utility companies, and civic, educational, professional, or other organizations;

c. Promote a public interest in and understanding of the commission’s activities;

d. Make recommendations to the board concerning the comprehensive plan, planning process, or implementation of the comprehensive plan;

e. Enter upon any property (with the consent of the owner) to: 1) make examinations and surveys, and 2) place and maintain necessary monuments and marks; and

f. Hear applications under the authority of the hearings examiner (see subsection F of this section) if a hearings examiner has not been appointed by the board. Final plats reviewed by the commission shall be heard at an open meeting of the commission.

2. The commission shall have the authority to act on the following applications, all of which require transmittals to agencies, notice to the public, and a public hearing before the commission:

a. Conditional use (chapter 5, article B of this title).

b. Joint applications with items listed in subsections A4 and/or A5 of this section.
Subdivision, sketch plat (chapter 6 of this title).

3. The commission shall have the authority to make a recommendation to the board on the following applications or petitions, all of which shall require transmittals to agencies and cities, notice to the public, and a public hearing before the commission:

a. Amendment to an area of city impact agreement (title 9 of this code).

b. Amendment to the comprehensive plan (text or map) (subsection 8-7B-1A of this chapter).

c. Amendment to the zoning ordinance (text or map) (section 8-7-3 of this chapter).

d. Joint applications with items listed in subsections A4,A5, and/or D2 of this section.

e. Subdivision, preliminary plat (chapter 6 of this title).

E. Board Of County Commissioners:

1. The board shall have the authority to act on the following agreements, applications and petitions, all of which shall require a recommendation from the commission, transmittals to agencies and cities, notice to the public, and public hearing:

a. Amendment to an area of city impact agreement (title 9 of this code).

b. Amendment to the comprehensive plan (text or map) (subsection 8-7B-1A of this chapter).

c. Amendment to the zoning ordinance (text or map) (section 8-7-3 of this chapter).

d. Development agreement (article C of this chapter).
e. Joint applications with items listed in subsections A4, A5, D2, D3 of this section.

f. Subdivision, preliminary plat (chapter 6 of this title).

2. The board shall have the authority to act on the following applications, all of which require transmittals to agencies, notice to the public, and a public hearing by the board:

a. Appeal (section 8-7-7 of this chapter).

b. Expansion or extension of a nonconforming use (section 8-7-5 of this chapter).

c. Joint applications with items listed in subsections A4, A5, D2, D3, and/or E1 of this section.

d. Variance (section 8-7-4 of this chapter).

3. The board shall have the authority to act on Subdivision, final plat (chapter 6 of this title) at an open meeting of the board:

4. The board shall have the authority to appoint a hearings examiner, in accordance with Idaho Code section 67-6520.

F. Hearings Examiner:  

1. The hearings examiner shall have the authority to act on the following applications, all of which require transmittals to agencies, notice to the public, and a public hearing before the hearings examiner:

a. Subdivision, final plat (chapter 6 of this title). 

SECTION 13: Amending Ada County Code § 8-7-3 “Zoning Ordinance Amendments” as follows:

8-7-3: ZONING ORDINANCE AMENDMENTS: 
A. Process:

1. Zoning Ordinance Amendment Initiated By Board: The board may propose to amend this title following notice and public hearing procedures in article A of this chapter.

2. Zoning Ordinance Amendment Initiated By Property Owner (Including Planned Unit Developments): The applicant shall complete a preapplication conference with the director prior to submittal of an application for a zoning ordinance amendment. An application and fees, as set forth in article A of this chapter, shall be submitted to the director on forms provided by the development services department.

3. Application; Review: The board shall apply the standards listed in subsection B of this section and the findings listed in subsection C of this section to review the zoning ordinance amendment.

4. Approval; Reversal Of Action: If the board approves a zoning ordinance map amendment pursuant to a request from a property owner, the board shall not subsequently reverse its action or otherwise change the zoning classification as set forth in Idaho Code section 67-6511(d).

B. Standards: For zoning ordinance map amendments, the subject property shall meet the minimum dimensional standards of the proposed base district.

C.
Required Findings: In order to grant a map or text amendment to the zoning ordinance, the following findings must be made:

1. 
The zoning ordinance amendment complies with the applicable comprehensive plan;

2.
The zoning ordinance amendment complies with the regulations outlined for the proposed base district, specifically the purpose statement;

3.
The zoning ordinance amendment shall not be materially detrimental to the public health, safety, and welfare; and

4.
The zoning ordinance amendment shall not result in demonstrable adverse impacts upon the delivery of services by any political subdivision providing public services within the planning jurisdiction including, but not limited to, school districts.

5.
For zoning ordinance text amendments within a planned community (PC) base district, the amendment complies with the Planned Community Implementation Plan.  

SECTION 14: Amending Ada County Code § 8-7A-2 “Application Requirements and Fees” as follows:

8-7A-2: APPLICATION REQUIREMENTS AND FEES: 
A. Application Requirements: All persons making application for permits and other matters herein referred to shall be required to submit to the director an application on forms provided by the development services department, all information listed as required on those forms, and an application fee as set forth in subsection E of this section.

B. After completion of the preapplication conference and the presubmittal conference as described in § 8-7A-4, Ada County Code, the applicant may submit an application as permitted in this Title.  
C. Date of Application Submittal: The date of application submittal shall be the date the applicant submits to the development department the appropriate application form, the appropriate fees, and all information listed as required on the application form and applicable checklists(s).  

D. Hearings: A public hearing, if required, shall be held no later than ninety (90) days after the date of application submission, as provided in subsection C of this section, excluding planned community applications, which shall be held no later than one hundred twenty (120) days after the date of submission.

E. Fees: The Board shall, by resolution, establish fees for all zoning applications, agreements, reviews, conferences, or petitions authorized by this title, zoning certificates, and comprehensive plan amendment.  In accordance with the direction on the applicable application form(s) and associated checklists(s), applicants shall submit any required deposit or fee at time of application submittal. Any remaining fee shall be paid prior to final decision. 

SECTION 15: Amending Ada County Code section 8-7C-6 “Periodic Review” as follows:

8-7C-1:
PURPOSE:  To exercise the authority granted the Board in section 67-6511A, Idaho Code.  To provide for the creation, form, recording, modification, enforcement and termination of development agreements.  To allow as a condition of a zoning map amendment approval that an owner of land make a written commitment concerning the use and/or development of that land.
8-7C-2:
APPLICABILITY:  It shall be a precondition of approval for all applications for a zoning map amendment by, or on behalf of, an owner that the owner enter into a development agreement acceptable to the board as part of receiving board approval of the zoning map amendment.

8-7C-3:
PROCESS:


A. Development Agreement Creation, Form, Approval, and Consent:


1. Within 3 days after the commission has made a recommendation on an application for a zoning map amendment by, or on behalf of, and owner, the director shall forward a request to the Ada County Prosecuting Attorney’s Office to create a development agreement using the appropriate model form as approved by the board.  The director’s request shall include all the necessary documents pertaining to the zoning map amendment application and the creation of a development agreement, such as, but not limited to: the legal description of the land subject to the zoning map amendment application; deed(s); preliminary plat; and any proposed conditions of approval.

2. Once the Ada County Prosecuting Attorney’s Office has drafted the development agreement, the development agreement with any attachments shall be returned to the director.  The director shall forward it to the applicant.

3. Approval of the zoning map amendment application by the board shall be contingent upon the board and owner of the land signing a mutually acceptable development agreement.  

4. By signing the development agreement the owner, and any subsequent owners, consent to having the zoning map amendment reversed, in whole or in part, upon failure to comply with the terms and/or conditions set out in the development agreement.

B.
Enforcement:  The director shall monitor the owner’s compliance with the terms and/or conditions of the development agreement.  The director shall review the status of the development every 2 years from the date the development agreement is signed.  A more frequent review may be undertaken by the director at the director’s discretion or at the direction of the board.  During a review the owner or any subsequent owner must demonstrate that they are in compliance with the terms and/or conditions of the development agreement.  If the director determines that the terms and/or the conditions of the development agreement are not being complied with the director shall recommend that the board enforce the terms of the development agreement by modification or termination.

C.
Modification:  A development agreement may be modified, in whole or in part, as follow:  

1.  Modification in whole or in part for failure to comply with terms and/or conditions. The board may modify a development agreement and/or reverse the zoning designation of the land or any undeveloped portion the land upon the failure of the owner or subsequent owners to comply with the terms and/or conditions of the development agreement.  Prior to modifying a development agreement for failure to comply with the terms and/or conditions the owner or subsequent owners shall have a reasonable time as determined in the sole discretion of the board to come into compliance with the terms and/or conditions.   Prior to modifying a development agreement the board shall hold a public hearing in accordance with the notice and hearing provisions of Idaho Code 67-6509.  

2.  Modification by mutual consent.  The board and the owner or subsequent owners of the land may mutually agree to modify a development agreement and reverse the zoning map amendment, in whole or in part.  Prior to modifying the development agreement by mutual consent, the board shall hold a public hearing in accordance with the notice and hearing procedures of Idaho Code 67-6509.

D.  Termination:  

1.  Termination for failure to comply with terms and/or conditions.  The board may terminate a development agreement and reverse the zoning designation of the land or any undeveloped portion the land upon the failure of the owner or subsequent owners to comply with the terms and/or conditions of the development agreement.  Prior to terminating a development agreement for failure to comply with the terms and/or conditions the owner or subsequent owners shall have a reasonable time as determined in the sole discretion of the board to come into compliance with the terms and/or conditions.  Prior to terminating the development agreement for failure to comply, the board shall hold a public hearing in accordance with the notice and hearing procedures of Idaho Code 67-6509.

2.  Termination by mutual consent.  The board and the owner or subsequent owners of the land may mutually agree to terminate a development agreement and reverse the zoning map amendment, in whole or in part.  Prior to terminating the development agreement by mutual consent, the board shall hold a public hearing in accordance with the notice and hearing procedures of Idaho Code 67-6509.

3.  Termination when owner has complied with and/or completed all terms and/or conditions.  A development agreement terminates when the owner has complied with and/or completed all the terms and/or conditions of the development agreement.

D. Recording:  Approved development agreements, any subsequent modification(s) thereof, or termination of a development agreement shall be recorded in the office of the Ada County recorder.  The applicant shall pay all recording fees.

E. Fees.  The board shall establish a fee for conducting periodic reviews.
SECTION 16: Amending Ada County Code, Title 8 to add a new chapter 8 as follows:

PLANNED COMMUNITY SUB-AREA DEVELOPMENT REGULATIONS
8-8-1:
PURPOSE: The purpose of this chapter is to provide processes and development standards for the development of planned communities to allow urban type development within unincorporated Ada County, except as may be modified by title 9 of this code.

8-8-2: APPLICABILITY: This chapter applies to development of planned communities within unincorporated Ada County.

8-8-3:Reserved.
8-8-4: URBAN PUBLIC SERVICE LEVEL STANDARDS:  Urban Public Services at the service levels identified below shall be provided in a planned community.  Provided, however, in areas of city impact the city’s Urban Public Service level standards as specifically established in the appropriate area of city impact agreement as codified in Title 9, Ada County Code, if any, shall apply for those being provided. 

A.  Minimum Urban Public Service Level Standards: 

1. Electricity shall be provided to every buildable property within the planned community.

2. Telephone service shall be provided to every buildable property within the planned community.

3. Law Enforcement shall be provided according to the following minimum standards: 

a. One (1) law enforcement officers per 770 residents; and

b. Law enforcement shall have an onsite presence within the planned community. 

4. Fire Protection shall be provided to all areas within the planned community with a response time of five (5) minutes or less for the arrival of the first arriving engine company at a fire suppression incident, as measured from the time the unit acknowledges notification of the emergency.  If a new fire station is required for the planned community to meet the response time then the new fire station should be sited to comply with the master-siting plan of the fire district. (National Fire Protection Association 1710 section 4.1.2.1 - 2004 Edition.)

5. Emergency Medical Services shall be provided to all areas of within the planned community according to the following response times:

a.  Five (5) minutes or less for the arrival of a unit with first responder or higher level capability at an emergency medical incident, as measured from the time the unit acknowledges notification of the emergency for ninety (90) percent of the anticipated population of the Planned Community; 

b.  Nine (9) minutes or less for the arrival of an Advanced Life Support (ALS) unit at an emergency medical incident, as measured from the time the unit acknowledges notification of the emergency for ninety (90) percent of the anticipated population of the Planned Community.  (National Fire Protection Association 1710 section 4.1.2.1 - 2004 Edition.)

c.  The time of EMS implementation into the planned community will be determined by the Ada County Emergency Medical Services Ambulance District.

6. Reserved.

7. School services shall be provided according to the following minimum standards: 

a. Sufficient land shall be incorporated into the land use plan for elementary educational facilities to serve the planned community according to the applicable school district standard;

b. Middle school and high school educational facilities shall be provided to serve the planned community according to the applicable school district standards; and

c. Elementary school sites shall be within one half mile (1/2) of fifty percent (50%) of the residents of the planned community. 

8. Water service shall be provided according to the following minimum standards:

a. Drinking water service shall be provided to every buildable property within the planned community by a municipality, a private water company regulated by the Idaho Public Utilities Commission, or a water district established pursuant to Idaho Code Section 42-3201 et seq.;

b. Drinking water service shall maintain compliance with the applicable federal, state and local rules and laws, including any applicable Idaho Department of Environmental Quality rules and regulations;

c. All residential lots shall have an automated irrigation sprinkler system to minimize water usage and waste; and

d. All commercial and institutional lots shall have pressurized irrigation systems, using reclaimed water when available.
9. Wastewater treatment and reuse service shall be provided according to the following minimum standards:

a. A centralized wastewater treatment and reuse service, or connection to an existing system shall be provided to every property within the planned community by a municipality, a private sewer company, or a sewer district established pursuant to Idaho Code Section 42-3201 et seq.; and

b. Wastewater treatment and reuse service shall maintain compliance with the applicable federal, state and local rules and laws, including any applicable Idaho Department of Environmental Quality rules and regulations.

c. If wastewater reuse will be used for irrigation then the irrigated area and the amount of reuse used for irrigation shall be identified.

10. Streets and Transit shall be provided and designed according to the following minimum standards:

a. Planned communities within an area of city impact shall be designed to have an internal trip capture of at least 20%, as calculated using the methodology for estimating trip generation at multi-use sites in the latest addition of the ITE Trip Generation Handbook; provided however that the appropriate standard established by the applicable area of city impact as codified in Ada County Code, Title 9 may be used as an alternative; 

b.  Planned communities outside an area of city impact shall be designed to have an internal trip capture of at least 20%, as calculated using the methodology for estimating trip generation at multi-use sites in the latest addition of the ITE Trip Generation Handbook, plus an additional 1% for each mile that the planned community is located beyond the nearest area of city impact boundary line, as measured by vehicle travel distance; 

c. The planned community shall have a comprehensive Transportation Demand Management program for the planned community that will reduce external weekday peak-period motor vehicle trips by at least 20% compared to the forecasted trip generation for the project without transportation demand management strategies.  The calculations for forecasted weekday peak-period vehicle trips may include uses within three miles of the boundary of the Planned Community.

11. Natural Open and Developed Open Space: 

a. 
A minimum of ten (10) acres per one thousand (1,000) population of Developed Open Space based on 2.5 persons per dwelling unit;

b. 
A minimum of fifteen percent (15%) of the total gross area of the planned community shall be dedicated to Natural Open Space; and

c.
All Natural Open Space and Developed Open Space shall be accessible to the public and shall be created and evidenced by recorded easements and plat notes, or other recorded instruments.

B. Transistion Period.  [TEXT TO BE INSERTED LATER]
8-8-5:
GENERAL STANDARDS: The following standards shall be applicable to all planned communities: 

A. The planned community shall have a community conservation director responsible for, but not limited to, conservation efforts, environmental and recreational management and environmental education for the community, and implementation of mitigation actions outlined in the Wildlife Mitigation Plan. The planned community shall have a community conservation advisory committee including, but not limited to, the community conservation director, a representative from Idaho Department of Fish and Game; Bureau of Land Management; Ada County Development Services; Natural Resource Conservation Service; Ada Soil and Water Conservation District, and the planned community homeowners association. The community conservation advisory committee shall be responsible for monitoring the overall implementation and success of the mitigation actions.  Progress reports from the community conservation director will be provided to the community conservation advisory committee.  The community conservation advisory committee shall review the progress reports and where necessary, recommend to the community conservation director and Development Services changes in management direction or alteration of the Wildlife Mitigation Plan objectives.

B. The planned community’s internal network and connectivity to the regional system shall be designed to conform to Idaho Transportation Department’s (ITD) and Ada County Highway District’s (ACHD) current access management policies.  Cross access easements shall be provided to adjacent properties when determined necessary by ITD, ACHD and/or Ada County.

8-8-6:
APPLICATION SUBMITTAL STANDARDS:
A. Qualifications: All technical reports and recommendations shall be prepared under the supervision of and signed by a qualified expert in each relevant field based on the following qualifications:

1. Hazardous Areas, Hydrology, and Soils: Professional Engineer licensed in the state of Idaho;

2.  Economist: A professional who demonstrates experience in community development, land use, and/or public administration, specifically with regard to land development feasibility, public services provision, public finance policy, and the economic and fiscal impacts of private development.  A graduate degree in Economics, Public Finance, or Public Administration and at least seven (7) years of experience; OR a bachelors degree in Economics, Public Finance, or Public Administration and at least ten (10) years of experience; OR a bachelor’s degree and at least fifteen (15) years of experience;

3. Planner: A professional who is engaged in professional planning, either currently or in the past, as defined by the American Institute of Certified Planners (AICP), and who has completed a graduate degree in Planning, from a program accredited by the Planning Accreditation Board (PAB), plus two (2) years of professional planning experience; OR a bachelor’s degree in Planning, from a PAB accredited program, plus three years of professional planning experience; OR any other post-graduate, graduate or undergraduate degree plus four (4) years of professional planning experience; OR no college degree plus eight (8) years of professional planning experience;

4. Transportation: A professional who demonstrates experience in land use and transportation planning analysis with a graduate degree in Planning or Civil Engineering, or a closely related field with at least two (2) years of experience; OR a bachelor’s degree in Planning or Civil Engineering, or a closely related field with at least four (4) years of experience; OR a bachelor’s degree with at least eight (8) years of experience;

5. Historical and Cultural Resource Findings: Archaeologists, History and Architectural History Consultants with submitted documentation that they have demonstrated that they meet the Secretary of the Interior’s 36 CFR 61 qualifications;

6. Wildlife Habitat Mitigation Plan and Habitat Analysis: A professional(s) whose experience demonstrates considerable knowledge of planning and conducting field research for wildlife habitat projects, and formulating specific plans to mitigate wildlife habitat impacts.  For the wildlife component, a graduate degree in Wildlife Biology or a closely related field and at least two (2) years of experience; OR a bachelor’s degree in Wildlife Biology or a closely related field and at least four (4) years of experience; OR a bachelor’s degree and at least eight (8) years of experience.  For the vegetative component, a graduate degree in Botany, Plant Ecology, or closely related field and at least two years of experience; OR a bachelor’s degree in Botany, Plant Ecology, or closely related field and at least four (4) years of experience; OR a bachelor’s degree and at least eight (8) years of experience;

7. Wetlands: Professional Engineer licensed in the state of Idaho or a Certified Wetlands Specialist;

8. Slope Stabilization and Revegetation: A Licensed Landscape Architect whose experience demonstrates considerable knowledge in the implementation and execution of slope stabilization, revegetation projects, and vegetation management; and

9. Groundwater: An individual or entity identified on the Department of Environmental Quality (DEQ) Environmental Consulting Firms List (available on the DEQ website) or a Hydrologist with technical background and experience in planning, conducting, and coordinating complex hydrologic studies in groundwater modeling and analysis.

B.
Digital Submittals:

1. Digital submittals, in a format approved by the Director, shall accompany all paper submittals; and

2. Digital mapping shall be formatted to be compatible with the County’s Geographic Information System.

C.
Mapping: All maps shall have a legend, north arrow, scale, title and author.

8-8-7:
PLANNED COMMUNITY SUB-AREA COMPREHENSIVE PLAN AMENDMENT APPLICATION:
A.
Purpose: To analyze the existing conditions of the site and regional impacts from the proposed development to determine the appropriateness of the location and the feasibility of the development’s success.  To plan for and ensure the availability of Urban Public Services.  To create a Planned Community Comprehensive Plan specific to the sub-area. 

B.
Process: All requests for the creation of a Planned Community Comprehensive Plan shall comply with the following:

1. A comprehensive plan text amendment and zoning ordinance map amendment shall be submitted as described below and in sections 8-7-3 of this Title;

2. Public Services Scoping Session(s): Prior to application submission a scoping work session shall be held with Ada County Development Services and affected public service providers and regulatory agencies, including but not limited to, Idaho Department of Environmental Quality, Idaho Department of Water Resources, Central District Health Department, and the Army Corps of Engineers;

3. Transportation Scoping Session(s): Prior to application submission a scoping work session shall be held with Ada County Development Services and affected transportation agencies, including but not limited to, Ada County Highway District, Idaho Transportation Department, Community Planning Association of Southwest Idaho (COMPASS), and Valley Regional Transit (VRT); 

4. Public Involvement: 

a. Purpose: The purpose of the public involvement sessions is to provide interested members of the public the opportunity to be involved in review of the proposed planned community sub area comprehensive plan prior to concept finalization. 

b. Process.  Prior to application submittal the applicant shall hold a minimum of two (2) public involvement sessions. The County, nearby cities, registered neighborhood associations, and all property owners within three (3) miles of the proposed sub area boundaries, as defined in this Title, or a greater distance as determined by the director, shall be invited to each meeting via mailed notices. In addition, the applicant shall publish a notice of the time and place of the sessions in the official newspaper of general circulation in the county.

(1). The public involvement sessions shall be facilitated as a charrette-type process where the stakeholders and the developer can work collaboratively with each other in developing the sub-area comprehensive plan.

(2). Location:   The meeting shall be held at one of the following locations:

i.  On the subject property;

ii. At a nearby available public meeting place including, but not limited to, fire station, library, or community center; or

iii. At an office space with suitable meeting facilities.

(3). Verification: The application materials shall include a written verification that the public involvement sessions took place.

5. Staff Review: The comprehensive plan text amendment, zoning ordinance map amendment, and development agreement shall be reviewed as described in 8-1-4(E) and 8-7A-2;

6. Transmittals: In addition to transmittal requirements identified in 8-7A-4, a complete copy of the application shall be provided by Ada County to the providers of the Urban Public Services for the area covered by the Planned Community Comprehensive Plan.  Ada County shall ask those providers to comment on whether the information for their agency is consistent with the information provided by the agency and that the service levels required by Title 8, Ada County Code, can be achieved.

C. Application Requirements: The applicant shall submit the following analyses, reports and reviews supporting the proposed planned community sub area comprehensive plan goals and policies:

1. Population: A population analysis of pertinent historical and future trends of the Boise metropolitan area and Ada County as context for the proposed planned community, including such characteristics as total population, household population, household size, household income, age, and gender.  The analysis shall include at a minimum: 

a. A written assessment of population and household demographic trends in the Boise metropolitan area and Ada County as a determinant of planned community design; 

b. A written assessment of population and household growth projections in the Boise metropolitan area and Ada County including consideration of established regional or state projections utilized for public planning purposes; and 

c. A written assessment demonstrating the adequacy of the location and proposed land uses of the planned community in accommodating demonstrated population household and demographic growth trends in the Boise metropolitan area and Ada County. 

2. School Facilities and Transportation: An analysis of public school capacity and associated transportation considerations for the proposed planned community.  The analysis shall be developed in coordination with the applicable school district(s) and shall include at a minimum:

a. A map depicting existing school facilities within three miles of the planned community boundary, including any school district boundary lines;

b. A determination of the specific school district(s) that will provide public education services to planned community residents; 

c. A written assessment describing potential school enrollment generated by the planned community including detail of elementary, middle and high school enrollment by phase consistent with enrollment projection standards of the affected school district(s);

d. A written assessment describing public school facility needs, if any, within the planned community by phase as a result of anticipated enrollment generated by the planned community consistent with capital facilities planning standards of the affected school district;

e. A map depicting all anticipated new school facility requirements and locations for the planned community; and

f. A written assessment describing public school student transportation needs, if any, from the planned community to school facilities off-site by phase consistent with student transportation standards of the affected school district(s), the public school capacity and transportation.
3. Economic Development: An analysis of the economic base of the proposed planned community including residential uses, employment uses, industries, economies, jobs, and income levels.  The analysis shall include at a minimum:

a. A written assessment demonstrating that the planned community is reasonably supported by economic and market conditions in Ada County and the Boise Metropolitan area.  This assessment shall include:

(1). Projected dwelling unit counts, build out/absorption and occupancy in the context of regional growth trends, identified demographic trends and competing development;

(2). Likely residential product types and price ranges in current dollars suitable for development within the planned community as a function of planned community location and physical features, anticipated market conditions, and likely demographics as identified in the population section of the planned community comprehensive plan;

(3). Planned commercial buildings/gross space, if any, and anticipated build out/absorption in the context of regional growth trends, residential development at the planned community, and locational features including transportation and access; and

(4). Planned industrial building/gross space, if any, and anticipated build-out/absorption in the context of regional growth trends, industrial land-utilizing industry trends, and proximate infrastructure.

b. A written assessment of current dollar costs associated with both private and public infrastructure and facility improvements required to provide Urban Public Services to the site broken out into private and public categories. This assessment shall include an analysis of unique conditions of the site consistent with the Natural Resources Analysis required in section 5 below, which may contribute to an increased cost in providing Urban Public Facilities and Urban Public Services.

4. Land Use: An analysis of natural land types, existing land covers and uses, and the intrinsic suitability of lands for uses such as agriculture, forestry, mineral exploration and extraction, preservation, recreations, housing, commerce, industry, and public facilities.  Proposed conceptual land uses shall be developed consistent with the Natural Resource and Wildlife Inventory analysis as required by 8-8-7C(5).  

a.  The analysis shall include at a minimum:

(1). A map depicting existing land uses and zoning within three miles of the planned community boundary (including interior boundaries, if any);

(2). A written assessment describing existing land uses and zoning within three miles of the planned community boundary (including interior boundaries, if any); 

(3). A map depicting proposed conceptual land uses and densities within three miles of the planned community boundary (including interior boundaries, if any), including intensity of non-residential uses, and Developed and Natural Open Space. Land uses and densities outside of the planned community boundary shall be based on the future land use designations of the applicable comprehensive plan; and

(4). A written assessment describing proposed land uses within three miles of the planned community boundary (including interior boundaries, if any), including intensity of non-residential uses, net density and potential impacts to adjacent properties as a result of the proposed land uses.

b.  The proposed conceptual land uses shall include at a minimum:

(2). A map depicting proposed conceptual land uses and densities within for the Planned Commun ity, including intensity of non-residential uses, and Developed and Natural Open Space; and

(3). A written assessment describing the proposed land uses for the Planned Community, including a description of the intensity of non-residential uses, and Developed and Natural Open Space. 

5. Natural Resources and Wildlife Inventory: An analysis including the uses of rivers and other waters, forests, range, soils, harbors, fisheries, minerals, thermal water, beaches, watersheds, and shorelines, and an analysis of existing wildlife and habitat conditions. The analyses shall include at a minimum:

a. Natural Resources Inventory:

(1). A map depicting, and a written assessment of, the following: topography; wetlands; soils from the most recent soil survey information; prime agricultural land; mineral resources; and rivers and other bodies of water; and

(2). A written assessment of the effect the planned community will have on the source, quantity and quality of ground and surface water in the area.

b. Wildlife Habitat Inventory:

(1). Aerial photography of sufficient quality and scale to show land unit boundaries, geological features, vegetation types, creeks, riparian areas and wetlands, roads, trails and other landscape features;

(2). A map prepared in consultation with Idaho Department of Fish and Game, depicting and a written assessment (including methodologies used) of the following:

i  Site resources including vegetation/habitat types (including noxious weeds), and wildlife;

ii. Existing vegetation condition based on Ecological Site Descriptions (ESD) from the latest version of the ‘Indicators of Rangeland Health’;

iii. Special status species and threatened & endangered species based on Idaho Fish and Game Conservation data, and United States Department of Interior, Fish & Wildlife Service information;

iv. Both current and potential use of big game winter range, and where appropriate pronghorn antelope, based upon Idaho Department of Fish and Game (IDF&G) data. Site-specific surveys may be used to supplement IDF&G data; 

v. Structure and function of existing wildlife habitats, including connectivity, habitat fragmentation, and wildlife corridors; 

vi. Priority habitat based upon the Idaho Comprehensive Wildlife Conservation Strategy, except, if a Planned Community is planned adjacent to or in the vicinity of Bureau of Land Management and/or United States Forest Service managed Federal lands, the species lists shall be cross referenced with the respective agency lists; and 

vii.Existing human disturbance to wildlife and habitat as a result of livestock, transportation, recreation, agriculture and development within a minimum of three miles of the planned community boundary.

6. 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 snow slides and avalanches, floodplain and wildfire hazards.  The analysis shall include at a minimum a map and written assessment of previous and potential hazards.

7. 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. The plan shall be developed in coordination with the affected public service providers and regulatory agencies. The plan shall include, at a minimum:

a. A map depicting existing public services, facilities and utilities within three miles of the planned community boundary;

b. A written assessment of existing public services, facilities and utilities within three miles of the planned community boundary, including availability and adequacy to serve the proposed land uses and population, and a description of the impacts to existing levels of service as a result of such utilization;

c. A map depicting proposed public services, facilities and utilities projected to serve the proposed land uses and population including conceptual location, distribution, extent and intensity of such, including major system components and any projected additions and/or extensions to existing public services, facilities and utilities;

d. A written assessment of proposed public services, facilities and utilities including availability and adequacy to serve the proposed land uses and population, the projected location, distribution, extent and intensity of such, including major system components and any projected additions, extensions and improvements to existing public services, facilities and utilities;

e. A written assessment of water rights detailing the applicability and availability of such, including a description of any applications and/or permits that are required by the Idaho Department of Water Resources; and

f. A determination of reasonable Access, per Idaho Department of Environmental Quality (IDEQ) policy, issued by IDEQ.

8. Transportation: An analysis of impacts to the regional transportation system resulting from the proposed land uses and population prepared in coordination with the Idaho Transportation Department, Ada County Highway District, Community Planning Association of Southwest Idaho, Valley Regional Transit, and any other local jurisdiction(s) having authority over the public highways and streets materially affected by the planned community. The traffic impact study shall be submitted and reviewed by ITD and ACHD in accordance with their most current policies and provisions. The analysis shall be prepared by a professional from ACHD’s or ITD’s qualified expert list, and shall be based on the future land use designations as identified in the land use section of the planned community comprehensive plan. 

9. Recreation: An analysis showing the existing system of recreation and Natural and Developed Open Space areas, including parks, parkways, trail ways, riverbank greenbelts, beaches, playgrounds, and other recreation areas and programs in the region. The analysis shall include at a minimum:

a. A map depicting existing recreation, open space areas, parks and trails;

b. A written assessment of existing recreation, open space areas, parks, trails and programs;

c. A map of proposed conceptual, Natural and Developed Open Space, or a reference to the land use section of the planned community comprehensive plan; and

d. A written assessment of proposed conceptual Natural and Developed Open Space and programs, or a reference to the land use section of the planned community comprehensive plan.

10. Special Areas or Sites: An analysis of areas, sites, or structures of historical, archeological, architectural, ecological, wildlife, or scenic significance. The analysis shall include at a minimum a written assessment of those sites and areas of significance.

11. 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 affordable and low-cost conventional housing. The analysis shall be developed in consideration of section 8-8-7(C.1) shall include at a minimum a written assessment including:

a. Housing conditions and needs within the region;

b. Housing options, including single-family, multi-family, condominiums, apartments, live/work, mixed-use units and affordable and low-cost conventional housing; and

c. A discussion of how the planned community will provide for the housing needs of the projected population, as identified in the population section of the planned community comprehensive plan.

12. Community Design: A clear description of the vision of the desired future state of the planned community that provides direction for strategic planning.  An analysis of the regulations that will be created and utilized for the control of landscaping, building design, tree planting, signs, and suggested patterns and standards of community design, development and beautification. The analysis shall be developed in consideration of the vision of the planned community comprehensive plan and shall include at a minimum:

a. A written assessment of the above-referenced items; and 

b. Illustrative examples of the proposed vision for the community.

D. Required Sub Area Comprehensive Plan Goals and Policies:  The planned community comprehensive plan text amendment application shall include a proposed Planned Community Sub Area Comprehensive Plan to be used to guide future development taking into account the vision of the planned community.  The Planned Community Sub Area Comprehensive Plan goals and policies must include, at a minimum, the following elements:

1. Population: Goals and policies describing desired density for the planned community by sub area generally and overall including a minimum density goal of 3.0 residential dwelling units/acre based on the following calculation:

a. Gross acreage – (non-buildable land + natural open space + developed parks + public ROW + non-residential land uses) = Net acreage

b. Net acreage * 3.0 =  # dwelling units/acre

2. School Facilities and Transportation: Goals and policies describing how public school capacity and associated transportation considerations for the proposed planned community will be addressed including at a minimum:

a. A map depicting existing school facilities within three miles of the planned community boundary, including any school district boundary lines

b. A map generally depicting all anticipated new school facility requirements and locations for the planned community; 

c. Ensure that school facilities are safe and accessible by automobile, transit, walking and bicycling, and require minimal need for school-operated busing; and

d. Ensure that schools are sited to be complementary to and compatible with surrounding neighborhoods to avoid conflicts with incompatible land uses and/or adverse conditions.
3. Economic Development: Goals and policies on economic development within the sub area including at a minimum:

a. The planned community will provide for a variety of ownership and rental residential units suitable for Ada County population and workforce growth;

b. The planned community should provide commercial services and dedicated employment use areas on-site to measurably reduce planned community resident vehicle miles traveled; and

c. The planned community shall develop in an economically sustainable and financially self-supporting manner.

4. Land Use: Goals and policies consistent with the vision for the planned community.

5. Natural Resources: Goals and policies including the following at a minimum:

a. Protect wildlife habitat by avoiding fragmentation of habitat corridors;

b. Protect water quality;

c. Protect development from flood hazards;

d. Preserve existing healthy trees and rare plants;

e. Preserve existing prime farm land, riparian areas and wetlands;

f. A minimum of thirty (30) percent of gross acreage of the planned community should be natural open space of planned communities in the foothills. 

g. Minimize development on areas subject to the regulations of the Hillside Overlay District; and

h. Provide an accessible system of greenways and trails.

6. Hazardous Areas: Goals and policies for identifying and avoiding development in hazardous areas

7. Public Services, Facilities, and Utilities: Goals and policies guiding development in such a way as to provide urban public services and facilities in self supporting units, and including at a minimum:

a. Ensure utility systems are adequate and meet the needs of the residents and businesses;

b. Minimize energy consumption and water demands through conservation methods; and

c. Ensure environmentally sound management of services.

8. Transportation: Goals and policies regarding transportation, including at a minimum:

a. Ensure ongoing coordination with ITD, ACHD, Compass and VRT;

b. Establish context-sensitive street cross sections that safely convey existing and projected traffic;

c. Develop and adopt a menu of traffic-calming provisions; and

d. Ensure consistency with any adopted regional or local transportation plans, including pedestrian, bicycle transit and corridor plans, including but not limited to Communities in Motion
9. Recreation: Goals and policies on recreation including at a minimum:

a. A map depicting existing recreation, open space areas, parks and trails;

b. A map of proposed conceptual, Natural and Developed Open Space, or a reference to the land use section of the planned community comprehensive plan; and

c. Proposed conceptual Natural and Developed Open Space and programs, or a reference to the land use section of the planned community comprehensive plan.

10. Special Areas or Sites: Goals and policies for protecting areas, sites, or structures of historical, archeological, architectural, ecological, wildlife, or scenic significance. 

11. Housing: Goals and policies supporting a variety of housing, including at a minimum:

a. A minimum of 10% of the total number of dwelling units should be multi-family housing;

b. A minimum of 20% of for-sale housing including single-family and multi-family housing should be priced for households earning up to 120% of the Ada County household median income; and

c. A minimum of 30% of the total rental units for multi-family housing should be priced for households earning up to 80% of the Ada County household median income

12. Community Design: Goals and policies outlining the vision for community design including at a minimum:

a. A design elements goal to limit water use by the installation of low water use plumbing fixtures in all homes and buildings, limiting landscaping to primarily low water use or xeric plant material, and limit turf area for residential lots;

b. A design elements goal for pedestrian-focus such as continuous sidewalks or equivalent provisions for walking and orienting the principal functional entry of each building on a front façade that faces a public space such as a street, square, park, paseo, or plaza;

c. A goal for providing two or more community-gathering areas sized to meet the needs of the planned community residents;

d. A goal of at least 50% of the dwelling units being located within ½ mile walking distance to neighborhood shops/services and/or community gathering places;

e. A goal of at least 90% of the dwelling units being located within ½ mile walking distance to Developed Open Space with active recreational facilities;

f. A goal of path and trail linkages between all neighborhoods, Developed Open Space, schools, neighborhood shops/services, transit facilities, and alternate modes of transportation and, where applicable, connectivity with nearby public trails and public lands; and 

g. A goal of Developed and Natural Open Space developed consistently with the Ada County Parks, Open Space and Trails Plan, and the Ada County Ridge to Rivers Pathway Plan.

E. Required Findings:  In order to amend the Ada County Comprehensive Plan to allow a planned community sub area comprehensive plan the Board of Ada County Commissioners must make all of the following findings:

1. The comprehensive plan text amendment demonstrates that the plan for the planned community sub area adequately addresses the future housing needs of the Boise metropolitan area and Ada County population growth;

2. The comprehensive plan text amendment demonstrates that the plan for the planned community sub area adequately addresses the educational needs of the proposed population; 

3. The comprehensive plan text amendment demonstrates that the plan for the planned community sub area adequately addresses the economic feasibility of the planned community; 

4. The comprehensive plan text amendment demonstrates that the plan for the planned community sub area adequately provides for a mixture of land uses including but not limited to low-cost housing;
5. The comprehensive plan text amendment demonstrates that the plan for the planned community sub area adequately protects fish, wildlife, and recreation resources;

6. The comprehensive plan text amendment demonstrates that the plan for the planned community sub area adequately avoids undue water and air pollution;

7. The proposed comprehensive plan text amendment ensures that important environmental features are protected;

8. The comprehensive plan text amendment demonstrates that the plan for the planned community sub area adequately protects life and property in areas subject to natural hazards and disasters;

9. The comprehensive plan text amendment encourages the protection of prime agricultural, forestry, and mining lands for production of food, fibre, and minerals;

10. The comprehensive plan text amendment ensures that the land development is consistent with the physical characteristics of the land;

11. The comprehensive plan text amendment demonstrates that the plan for the planned community sub area adequately addresses Urban Public Services;

12. The comprehensive plan text amendment ensures that adequate transportation facilities and services are provided for the planned community sub area;

13 The comprehensive plan text amendment demonstrates that the plan for the planned community sub area adequately addresses the needs of the regional transportation network;
14. Growth in the planned community sub area will not adversely impact existing regional conditions; and
15. The comprehensive plan text amendment contains the comprehensive plan components required by § 8-8-7D.
8-8-8:
PLANNED COMMUNITY SUB-AREA IMPLEMENTATION PLAN APPLICATION:
A.
Purpose: To develop a plan that specifies future implementation strategies of the planned community.  To create a plan that includes mitigation measures, phasing, actions, programs, budgets, ordinance(s), and timing of infrastructure improvements.  To demonstrate how the development of the Planned Community will comply with the Planned Community Comprehensive Plan.

B. Application Process: All requests for the creation of a Planned Community Implementation Plan shall comply with the following: 

1. Review Process: 

a. A zoning ordinance text amendment for the Planned Community Overlay District shall be submitted with the implementation plan application; 

b. A zoning ordinance map amendment creating the Planned Community Overlay District shall be submitted with the implementation plan application;

c. A preliminary plat application may be submitted with the implementation plan application; 

d. Public Services Scoping Session(s): Prior to Planned Community Implementation Plan application submission a scoping work session may be required with Ada County Development Services and affected public service providers and regulatory agencies, including but not limited to, Idaho Department of Environmental Quality, Idaho Department of Water Resources, Central District Health Department, and the Army Corps of Engineers;

e. Transportation Scoping Session(s): Prior to Planned Community Implementation Plan application submission a scoping work session may be required with Ada County Development Services and affected transportation agencies, including but not limited to, Ada County Highway District, Idaho Transportation Department, Community Planning Association of Southwest Idaho (COMPASS), and Valley Regional Transit (VRT); 

f.  Public Involvement Sessions: 

(1). Purpose: The purpose of the public involvement sessions is to provide interested members of the public the opportunity to be involved in review of the proposed community design prior to concept finalization. 

(2). Process.  Prior to application submittal the applicant shall hold a minimum of two (2) public involvement sessions. The County, nearby cities, registered neighborhood associations, and all property owners within three (3) miles of the proposed sub area boundaries, as defined in this Title, or a greater distance as determined by the director, shall be invited to each meeting via mailed notices. In addition, the applicant shall publish a notice of the time and place of the sessions in the official newspaper of general circulation in the county.

i. The public involvement sessions shall be facilitated as a charrette-type process where the stakeholders and the developer can work collaboratively with each other in developing the community design.

ii. Location:   The meeting shall be held at one of the following locations:

· On the subject property;

· At a nearby available public meeting place including, but not limited to, fire station, library, or community center; or

· At an office space with suitable meeting facilities

iii. Verification: The application materials shall include a written verification that the public involvement sessions took place.

g. Staff Review: The zoning ordinance text amendment, and development agreement modification shall be reviewed as described in 8-1-4(E) and 8-7A-2; and

h. Transmittals: In addition to transmittal requirements identified in 8-7A-4 Ada County Code, a complete copy of the application shall be provided by Ada County to the identified providers of Urban Public Services for the proposed Planned Community. Ada County shall ask those providers to comment on whether the information for their agency is consistent with the information provided by the agency and that the service levels provided in the Ada County Code can be achieved.

C. Implementation Plan Application Requirements: An Implementation Plan application shall cover the entire boundary of the approved Planned Community and shall consist of the following material:

1. Financing Plan: Plans to ensure construction of Urban Public Facilities, and long-term operation and maintenance of Urban Public Services. The financing plan, at a minimum, shall include the following for each phase of the planned community through build-out in a pro forma cash flow analysis:

a. A brief narrative description, including:

(1)  Type of facility or facilities planned, including identification of any affected public service provider;

(2)  Description of phasing, including facilities upgrades and expansion of capacity, including anticipated timing of these steps, if applicable;

(3)  Description of the entities responsible for on-going operation and maintenance of each identified facility, and the planned revenue sources anticipated to support facility operation in perpetuity.

b. A plan of construction costs and planned financing by phase, including:

(1)  Total construction costs and share of costs borne by the owner and partners;

(2)  Funding sources by category, including fees, contribution(s) of owner and partners, and borrowing;

(3)  Annual cash uses, including facility construction and/or expansion, additional land  acquisition, debt retirement, and interest; and

(4)  Total required funding;

c. A plan of operation and maintenance financing, including:

(1)  Annual operation and maintenance costs;

(2)  Capital renewal and replacement costs (capital reserve account);

(3)  Estimated annual revenue, identified by sources;

(4)  Estimated annual private funding required, if any, to ensure continuation of Urban Public Services; and

(5)  Private funding sources, contribution(s) of owner and partners, and borrowing.

2. Phasing Plan: The phasing plan shall be developed in consideration of the financing plan and shall include at a minimum: 

a. A map of phase line boundaries for the entire planned community;

b. A map of each phase including:

(1)  Land use designations, including residential, mixed-use, commercial, public/quasi-public, Natural Open Space and Developed Open Space;

(2)  Densities and non-residential intensities;

(3)  Internal street network, including arterials and collectors; and

(4)  Internal trail system, including trails and trailheads.

c. A written assessment of the sequence of development including:

(1)  Anticipated commencement and completion times of each phase;

(2)  Distribution of land use designations;

(3)  Total area of each phase and anticipated population;

(4)  Implementation of Urban Public Services by phase;

(5)  Description on how each final plat is a self-supporting unit as defined by this Title; and

(6)  How nonresidential uses and recreational opportunities will be phased to keep pace with housing.

3. Wildlife and Habitat Management Plan:  The wildlife and habitat management plan shall utilize the natural resources and habitat inventory of the adopted PC Comprehensive plan to add impact assessment and mitigation components and update it with the following information: 

a. A narrative of potential direct, indirect, and cumulative impacts to natural resources, wildlife, and wildlife habitat within the project area, including potential secondary impacts to all land within three (3) miles of the exterior boundary of the Planned Community;

b. Method (information and/or calculations) used to evaluate impacts (e.g. buffers, mapping analysis, etc.);

c. Mitigation goals and measurable objectives with reference to the impact(s) those goals are intended to mitigate;

d. A description of Natural Open Space management;

e. A description of mitigation activities and implementation measures including actions and methods to meet goals, timeline and estimated cost by development phase, management and monitoring plans, financing and funding sources, and alternative/adaptive management strategies;

f. Identification of the management structure of the community conservation director and advisory committee responsible for the implementation, monitoring, and enforcement along with conceptual methods to monitor the effectiveness of the mitigation; and

g. A description of federal and state permitting requirements. 

4. Community Design: The community design plan shall include a design theme for each phase. A written assessment and illustrations shall be provided, including, but not limited to, conceptual context-sensitive cross sections for the internal street network and any associated pedestrian improvements. 

5. Urban Public Services Plan:  A plan showing how the applicant intends to meet each of the Urban Public Service levels required in the Ada County Code by phase.

6. Transportation Demand Management: A comprehensive Transportation Demand Management plan prepared in coordination with ITD, ACHD and VRT that will reduce external weekday peak period motor vehicle trips by at least 20% compared to the forecasted trip generation for the project without transportation demand management strategies.

D.
In order to approve an Implementation Plan, the Board must make all of the following findings:

1. The Implementation Plan complies with the applicable comprehensive plan;

2. The Implementation Plan demonstrates that Urban Public Services will be provided to the planned community;  
3. The Implementation Plan demonstrates that the phasing of the planned community will maintain the integrity of the planned community at the end of each phase; 

4. The Implementation Plan financing plan demonstrates financial feasibility through planned community build-out; 

5. The Implementation Plan demonstrates that the long-term operations and maintenance associated with Urban Public Services will be adequately funded;

6. The implementation plan adequately mitigates for any identified impacts to natural resources and wildlife; 

7. The implementation plan demonstrates that the planned community effectively implements the required standards as found in 8-8-5; and

8.The implementation plan provides for design themes consistent with the Community Design goal of the Planned Community Comprehensive Plan. 
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