
CITY OF DONNELLY
STAFF REPORT

ANNEXATION, REZONE, DEVELOPMENT AGREEMENT AND A
CONDITIONAL USE PERMIT FOR A PLANNED UNIT DEVELOPMENT INCLUDING

SINGLE FAMILY ATTACHED DWELLING UNITS, MULTI.FAMILY DWELLING I-INITS
AND A RECREATIONAL CABIN PARK

CITY COUNCIL PUBLIC HEARING DATE: June 15.2026

OWNER'S COVER LETTERS: See Owners' attached cover letters/narratives dated May l. 2026

STAFF RECOMMENDATION:
Basedupontheinformationprovidedtostafftodate,
havins final authoritv on the applications. staff recommends that Council consider approval of the submitted

applications with the conditions provided within this staffreport (go to page 28).

NOTE: All application documents for file numbers 2026-AN-2, 2026-RZ-Z & 2026-CUP-2 which have been

received to date are incorporated into this report by reference.

PROPERTY SIZE AND LOCATION:
APPROXIMATELY 22,83 ACRES LOCATED ABUTTING ELD LANE ABOUT 370 FEET WEST OF
THE TNTERSECTION OF ELD LANE AND HIGHWAY 55.

FILE NUMBERS:
2026 - AN -2, 2026-RZ-2 & 2026-CU P -2

OT NER:
REI.JBEN ORTEGA AN INDIVIDUAL, AND FREEDOM MANAGEMENT GROUP, LLC, WITH
MANAGING MEMBER JOE CRITC}IFIELD

REPRESENTED BY:
MIKE WILLIAMS, SOUTII BECK AND BAIRD
2OO2 S. VISTA AVENIJE
BOISE, ID E3705
PHONE: 208-342-2999
EMAIL: MIKEWILLTAMS@SBBGO,COM

NOTE: MR. WILLIAMS IS REPRESENTINC THIS PROJECT ON BEHALT OF THE DEVELOPER. MR. WILLIAMS IS THE
CONTRACT FLOODPLAIN ADMINISTRATOR FOR THECITY OF DONNELLY ANDTHEREFORE WILL NOTBE
PARNCIPATING IN ANYCITY REVIEW OF THIS APPLICATION.

PROJECTSUMMARY:
BOULDER CREEK - AN ANNEXATION, REZONE FROM R.4 (RESIDENTIAL) AND MU
(MULTIPLE USE _ VALLEY COUNry DESIGNATION) TO R-8-DA (RESIDENTIAL WITH A
DEVELOPMENT ACREEMENT) AND PU/OS (PUBLIC USE AND OPEN SPACE) AND A
CONDITIONAL USE PERMIT FOR A PLANNED UNIT DEVELOPMENT TO CONSTRUCT 6E

SINGLE FAMILY ATTACHED DWELLINC TJNITS (TOWNHOMES), TWENTY MULTI-FAMILY
DWELLTNG UNITS (APARTMENTS) AND CONSTRUCTING A RECREATIONAL CABTN PARK
CONSISTING OF FOURTEEN CABINS/CASITAS.
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STAFF FINDINGS OF FACT:

APPLICATION SUBMITTAL:

A pre application subminal meeting was held for the proposed development on the subjecl propert_y on
March 26, 2026. After a discussion with the city atlorney on whether the previous applications for the
subject property, applications 2026-AN- l , 2026-RZ-l & 2026-CUP-! , should be processed through the
city as modified applications or if new applications should be required it was determined that all new
applications would be required because every one of the applications is now subslantially different than
the previously applications.

The new applications were then received by the City of Donnelly on May 1, 2026. and were accepted as
complete, in accordance with Donnelly City Code Section 18.05.050 on May 2, 2026, conditioned on
payment ofapplication fees which were paid on May 4, 2026.

NOTICE OF PUBLIC HEARTNC:

In accordance with Title 67. Chapter 65, Idaho Code, and Donnelly City Code. requests for agencies'
reviews were transmitted on May 18, 2026, lhe notice of this public hearing was mailed to properry
owners within three hundred (300) feet of the subject property on May 18,2026. and the notice was
published in the area newspaper on May 28, 2026, and June I l, 2026: In accordance rvith Donnelly City
Code, the Owner held a neighborhood meeting on April 29, 2026. and posted the site on June 5, 2026.

HISTORY OF RELEVANT PREVIOUS ACTIONS:

o The north portion ofthe property was annexed into the city many years ago.

o 2014 Comprehensive Plan Land Use Map showed the subject property and Mayor Susan Dorris's
property as R-4

o May 15, 2023. The City contracted with me to develop a new Comprehensive Plan and on May
23,2023,1 started working on the new Comprehensive Plan.

o Oclober 19,2023 - I Met rvith Mayor Susan Dorris and City Clerk Lori Clemens to review the
draft plan and Land Use Map that I had developed - I had the north parcel (about I I acres) ofthe
subject property and the Mayor's property shown as Neighborhood Residential (4 dwelling units
per acre maximum). I did not know part ofthat area was the Mayor's property. The Mayor said
to change her property to commercial and the rest of the area (north I I acres of the subject
property) to allow for Compact Residential (up to 8 dwelling units per acre) to allow for
workforce housing/apartments. She said that land was a great location for workforce housing
near the treatment facility.

Mayor Dorris and her husband, George Dorris, previous Mayor, then both reviewed the entire
draft plan and I then incorporated their comments into the plan. I asked Mayor Dorris, in the
meeting with her and Lori, if she wanted me to conduct public outreach and public workshops
and she said, no, just follow the state statute requirements for processing the plan, which I did.

o November 20, 2023, I presented the final Comprehensive Plan with Land Use Map with the
subject areas changed to Compact Residential to allow for up to 8 dwelling units per acre.
lvorkforce housing/apartments and Mayor's property changed to Commercial per direction from
Mayor Donis and that is the plan the City Council adopted on November 20, 2023.

o January 22,2025 - I met Joe Chritchfield, who I had never met before, to discuss the planning
process and his concepts for the subject property. I told him South Beck and Baird did the
computer work lor the comp plan maps, so he used them for his applications. No one at South
Beck and Baird had ever met Joe Chrichfield or Reuben Ortega before that.

o February 19,2025 - The subject property was purchased by the applicants

o The first set of applications. 2026-AN- 1, 2026-RZ-1 & 2026-CUP-1 were submitted to the city on
December 26.2025, and obtained conditional approval from the city council. A reconsideration
requesl was submitted to the city regarding those applications and that request for reconsideration
was denied by the City Council on May 4,2026.
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SEE REFERENCED LAND USE MAP EXHIBITS ON THE FOLLOWING FOUR PAGES:

2014 Comprehensive plan Land Use Map
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October 19, 2023, Draft Land Use Map done by me prior to the above referenced changes made under the
direction of Mayor Susan Donis:
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November 70,2023, final Council approved Land Use Map with the changes referenced above made under the
direction of Mayor Susan Dorris:
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I) COMPAN ION APPLICATIONS:

All applications are inclusive herein, except for a Lot Split and/or Lot line Adjustment Application which
may be approved administratively.

EXISTING SITE:

The subject site consists of trvo (2) parcels which total approximately 22.83 acres and are identified as

Valley County parcel numbers RPD00000151350 and RPl6N03El5l340. The northern parcel is located
within Donnelly city limits. The southern parcel is not.

The northern parcel consists of approximately 10.71-acres and contains a small area within the Area of
Special Flood Hazard and includes wetlands associated with Boulder Creek. The parcel is bordered on the
north and west by Eld Lane. The parcel contains an existing dwelling and accessory structures located
adjacent to Eld Lane which are all planned to be removed. The remaining portion of the parcel contains
portions of Boulder Creek, mature trees and natural vegetation.

The soutlrern parcel consists ol approximately 12.12-acres and is mostly all rvithin an Area of Special
Flood Hazard and includes wellands associated with Boulder Creek.

ti

NOTF qr, ff and the Ou ners have worked to ether to obtain a sile o u ith n ,lential ,-t *ellin
units orooosed rvithin the Soecial Flood Hazard Area. even thouch allorved outside ol'the floodway per

Donnellv CitY Code, and to nroDose a zoning boundary that rrlaces the ent re Snecial Flood Hazard
Area within the PU/OS (Public Use - Onen Snace) zoninp desisnation

I'. ANNEXATION/REZONE/DEVELOPMENTAGREEMENTREQUEST

The O*ner is requesting an annexation ofthe southern parcel. rvhich is contiguous uith City of
Donnelly's municipal city limits.

The Owner is also requesting to rezone the properties from R-4 (Residential) and MU (Multiple Use -
Valley County designation) consisting of I I .00 acres to R-8-DA (Residential T.lith a development
agreement) zoning designation and I L8l-acres olthe properq' proposed Io be rezoned to PU/OS (Public
Use - Open Space) zoning designation which will Dlace the entire Snecia I Flood Hazard Area within
the PU/OS (Public Use - OpeD Space) zoninq desisnation.

The existing zoning boundary line is consistent with the Comprehensive Plan Future Land Use Map
boundary. however the proposed zoning boundary line is consistent with the special flood hazard area line
which brings into compliance the intent ofthe Comprehensive Plan to provide for the special flood hazard

area to remain as a public. semi-public, open space area and to preserve lhe natural features related to
Boulder Creek. The nerv line results in a shift uith onlv a 0.3 +/- acre difference in areas.

The Owner has agreed to a development agreemenl to define, limit and regulate the residenlial use and
residential density ofthe site.

Pace 7 of3l

There are mature trees and natural vegetation located throughout the site.



The graphic below shows the existing and proposed zoning boundaries.
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The graphic below shows the proposed zoning boundaries in relationship to the planned development and
shows how the PU/OS boundary line has been strategically placed upon the special flood hazard area

boundary to preserve the Boulder Creek Area of Special Flood Hazard and natural vegetative area and has

been extended up to the existing homesite abuning the east property line to preserve the views ofthat
property owner.

\.

(

I
I

1

r
!

!

.t

i
I

\

i
I

I

PROPOSED ZONING

Page 9 of3l

--- -r -' -r--- 1
r
I

i

'.' {t
I

li

I

!.
I Y

I il

!T

i



The Owner is requesting conditional use permit approval for a planned unit development, based upon the
proposed uses of 68 single-family attached dwelling units, 20 multi-family dwelling units and a

recreational cabin park planned for l4 cabins/casitas. The overall gross density is 3.86 dwelling units per
acre, (88 dwelling units on 22.82 acres) and the residential density for the R-8 planned property is less

than 8 dwelling units per acre, (88 units on I 1.00 acres). Note that the number of units permitted for the
Recreational Cabin Park per city code, "shall be as determined by lhe cily council as a part of the
conditional use permit and the units shall not be considered dtrelling units for density culculations".

See concept plan below, and expanded view ofthe site date table on the next page
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SITE DATA
OVERALL PROPERTY AREA 994.203 SF (22.82 acres)

OVERALL AREA OF FLOODWAY
OVERALL AREA OF FLOODPLAIN

TOTAL UNITS:

SINGLE.FAMILY ATTACHEO
MULTIFAMILY BUILDINGS
TOTAL UNITS

COMI!,ION OPEN SPACE

1 1.01 acres (479,595.6 SF)
1 1.81acres (514,607.4 SF)

216,071 SF (4.96 acres)
262,686 SF (6.03 acres)

68 UNITS TOTAL
20 UNITS
88 TOTAL

ZONE: R-8DA
ZONE: PU/OS
TOTAL COMMON AREA

5.93 acres (53.Sol.) (258,301.6 SF)
1l.81acres (100%) (514,607.4 SF)
17.74 actes (77.7r/o)

A Traffic lmpact Study for the Boulder Creek Planned Development stamped on June 2.2026,by
Antonio Conte. PE of Ackerman-Estvold Engineering has been provided as a part ofthese applications
and is incorporated herein by reference.

The study concludes as follows

"AIl evaluated movements are projecled to operale al acceptable levels oJ service under both
existing and.future conditions. Based on the analysis. no additional intersection conlrol. capacity
enhancements, or geomelric improvements are werranted at lhis time. The sole exception is the

reconstruction and regrading o;f the Eld Lane approach at State Highu,ay 55 lo address the

existing grade differences between Eld Lane and the State Highway in order to provide a

smoother transilionfor vehicles entering and exiting lhe inlersection. The proposed access

configuration and roadu'ay improvements along Eld Lane are consistent :.t,'ith local slandards and
provide eficient access to the sile. "

The study indicated that crash data was requested from ITD but none was provided. Typically, that

means that the subject intersection is nol crash prone. This is in fact the case as verified by a review of
the ldaho State Police website for crash date. The website shows that there has only been one accident on

Highway 55 at Eld lane as far back as their website records goes to 2009 - l7 years.

See ISP screen shot on next Page.
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ZONE: R-8-DA
ZONE: PU/OS

TOTAL BUILDING AREA: 2.3 acres 121% OF R-8-DA ZONE)

H. TRAFFIC IMPACT STUDY AND ACCESS:
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The development will be served by four accesses connecting to Eld Lane, (a city planned collector). Eld
lane is planned to be improved with a 37-foot back-to-back asphalted street section with concrete curb,
gutter and sidewalk on both sides ofthe east/rvest portion of Eld Lane abutting the site and a 24-foot-wide
minimum asphalt street section from the east side of the site to Highwa\' 55, with a minimum 5-foot-wide
asphalt sidewalk on both sides. Parking and travel lane design shall be subject to city council review.
The grade ofthe intersection of Eld Lane and Highway 55 will be upgraded lo ensure safety and will
therefore be conditioned within the development agreement.
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See plan view ofthe proposed Eld Lane roadway improvements along with the proposed cross section
details shown on the next page.
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TYPICAL ELD LANE SECTIONS
(FROM HTGHWAY 55 TO TNTERSECTTON)

The north/south section of Eld Lane abutting site will be improved with a 24-foot-wide minimum gravel surface
with subbase details to be provided with the engineering construction plans. A S-foot minimum pathway will be
constructed along the east side ofthe roadway.
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COMP PLAN
DESIGNATION

ZONING
DfSIGNATION

LAND USE

Exisling Compact Residential
and Public Lands/
Open Space

R-4 - North parcel

MU - South parcel
(County)

Existing dwelling and vacant Iand

Proposed No change R-8-DA and PU/OS Planned Unit Development to
construct 68 single family attached
dwelling units (townhomes), twenty
multi-family dwelling units
(apartments) and constructing a

recreational cabin park consisting of
fourteen cabins/casitas

North of
site

R-8 Single-family dwellin gs

South of
site

MU (County) Single-family dwelling and a vacant
land

East of
site

Commercial and Public
Lands/Open Space

R-4 and C -
Commercial

Single Family dwelling and vacant
land

West of
site

Industrial Ll - Light Industrial Wastewater Treatment Plant

J. AREA OF CITY IMPACT DATA: The property planned for annexation is within the area of city impact

DESIGN FEATURES:
Other than the design features detailed herein, and conditioned within the conditions ofapproval, the site
and elevation design features will be required to be reviewed in detail with the submittal ofdesign review
applications for the pro.ject.

UTILITIES AND SERVICES EXISTING OR EXPECTED TO BE PROVIDED:

The Owner acknowledges that lhere is insufficient municipal water capacity for any building permits to
be issued at this time and has executed a "Hold Harmless Agreement", with the city regarding the current

lack of capacity. However, on October 8, 2025, the City of Donnelly entered into a Memorandum of
Understanding with a private developer to build a municipal water tank to remedy the deficiency, and

since that time the city and the developer have been working together on engineering design and site

placement and it is currently planned for that capacity to be available for the development by fall of 2027.

Also, The Owner is extending all central services to the site. Development of sewer. waler, drainage.

streets and other services will be provided at the developer's expense. The Owner is providing pedestrian

improvements for school children. and the Owner has also worked with the Donnelly Rural Fire

Protection District and, according to the district, will meet the district's requirements for access and fire
flows.

The project will connect wilh lhe North Lake Recreational Sewer and Water District infrastructure to

provide wastewaler faci Iities.

The Owner will provide a public easement and palhway along the east side ofthe Boulder Creek.

K

L
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I. COMPREHENSIVE PI,AN I,AND USE MAP AND ZONING MAP DESIGNATIONS:

Commercial

Neighborhood
Residential



M SPECIAL ON.SITE FEATURES:

Areas of Critical Environmental:

N

Evidence of Erosion: Nct. other than the Boulder Creek u'ater flow
Fish Habitat: Yes Boulder Creek
Mature Trees: I/es

Riparian Vegetation: Yes - Located adjacent to Boulder Creek
Steep Slopes: Yes - Located adjacent to Boulder Creek
Stream/Creek: Yes Boulder Creek
Unique Animal Lifel Unknotn
Unique Plant Life: Yes - Riparian vegetation located adjacent to Boulder Creek
Unstable Soils: Unluown - development subject to engineering analysis prior to construction.
Wildlife Habitat: Yes -adjacent to Boulder Creek
Floodplain: )'es

Located adjacent to Boulder Creek FIRM Panel #16085C1302C and includes a
Jloodway area.

> June 8, 2026. letter from Jerry Holenbeck, Fire Marshall, Donnelly Rural Fire Protection District.
approv ing the appl ications.

t. June 10, 2026. letter lrom David Pickard, Principal. Donnelly Elementary School. in part. stating
a need for safe and accessible sidewalks.

PUBLIC CORRTSPONDENCE RECEIVED PRIOR TO THE PUBLIC HEARTNG:
The following have submitted correspondence which is attached:

o June 2, 2026. letter from Julia Thrower. Attorney for Evelyn Adams, Danny and Melva Bade. Anthony and

Victoria Casetta. George and Susan Dorris, Larry Eld, Rex Fraizer, Jefferey Higgins. Dan and Lynne
Margolis, William Pilcher, Dan Steiner, and Denyce Verti Requesting that city council postpone the June

15, 2026 hearing on the Boulder Creek applications-annexation. rezone. and conditional use permit for
planned unit development.

o June 9, 2026. letter from Victoria Casetta, (no address provided) in opposition to the proposed

development.
o Undated letter received by the city on June 9. 2026. from Anthony Casetta, (no address provided) in

opposition to the proposed development
o June 9, 2026, email from Bill Pilcher and Denyce Veni, 301 Eagle Lane. in opposition to the proposed

development.
o Undated letter provided to the city on June 9, 2026, by Mayor Susan Dorriss, 163 Eld Lane. in opposition

to the proposed development.
o June 9,2026, letter from Carol Amburgy, in opposition to the proposed development.

o June 10. 2026.letter from Julia Thrower, Attomey for Evelyn Adams, Danny and Melva Bade, Anthony

and Victoria Casetta, George and Susan Donis. Larry Eld, Rex Fraizer, Jefferey Higgins. Dan and Lynne

Margolis, William Pilcher, Dan Steiner, and Denyce Verti, in opposition to the proposed development.

o June 10, 2026, letier from Lynne Margolis, owner of 192 Eld Lane, in opposition to the proposed

development.
o June 10,2026, letter from Rex Frazier and Evelyn Adams, and email fiom Evelyn Adams,2M Eld Lane, in

opposilion to the proposed deyelopment
c June 10,2026. email from Dan Margolis, in opposition to the proposed development.

o June 10, 2026, lelter from Larry Eld Il, Property Owner Eld Lane, in opposition to the proposed

development.
o June 10,2026. letter from Sherry Maupin. McCall tdaho. in support ofthe proposed development.

o June 10,2026, letter from Dylan Martin. Board President, West Central Mountains Economic Development

Council, in alignment with the proposed development.

Page 15 of 3l
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AGENCY RESPONSES RECEIVED PRIOR TO THE PUBt-IC HEARING:
The following agencies have responded and their correspondence is aftached:



STAFF ANAI,YSIS:

A. COMPREHENSIVE PLAN PROVISIONS OF SPECIAL INTEREST REGARDINC THIS PROPOSAL

The proposed zoning designations reflect the goals of. and takes into account those factors in, the
colnprehensive plan in light of the present factual circumstances surrounding the request because the
proposal is in alignment with the fbllowing provisions of the Comprehensive Plan with the conditions
required by the city to assure approval in accord with these guidelines:

CHAPTER J PROPERTY RICHTS. III POLICIES

a. Land use development regulations are to be designed to protect the health. safety. and
welfare ofthe community, and to avoid any unnecessary conditions, delays, and costs.

b. The protection and preservation ofprivate property rights are to be a strong consideration
in the developmenl of land use policies and implementation standards and regulations and as

required by law.

CHAPTER 4. POPUI,ATION AND COMMUNII'Y PROFILE. III POLICIES:

Provide a variety ofhousing opportunities for differing population needs ranging from
single family residential to multi-family uses.

CHAPTER5.LANDUSE:

The Donnelly Comprehensive Plan Future Land Use Map designates the north parcel as
Compact Residential:

COMPACT RESIDENTIAL: This desig nation is intended to provide a diverse mir
of housins tvDeslith a maximum residential densiw of eisht 8) dwelline units per
acre to encourage compact development. Coftage or home-based businesses are
encouraged in Compacl Residential Districts provided there are no nuisance
characteristics.

The Donnelly Comprehensive Plan Future Land Use Map designates the south parcel as
Public Lands and Open Space:

PUBLTC USE. PARKS, OPEN SPACE: Suitable primarily for the developmenr of
such uses as golf courses. parks, recreation facilities. greenrvays. schools,
cemeteries, and public service facilities such as government offices. All
development within this land use is encouraged to be designed to accommodate the
different needs, interests. and age levels of residents and visitors in matters
concerning both recreation and civil activities.

Open space should be designed to capitalize on and expand the open space areas
around natural features and environmentally sensitive areas. Priorities for
preservation include: the most sensitive resources - flooduays and floodplains
(including riparian and wetland areas), Iocally significant features, and scenic
viewpoints. Fragmentation ofopen space areas should be rninimized so that resource
areas are able to be managed and vieu'ed as an integrated netrvork. Open space areas
along the Boulder Creek should be designed to function as part of a larger area open
space netuork.

Pase l6 of3l
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LAND USE, II OBJECTIVE(S):

b. Implement the Future Land Use Map and land use policies as the official guide
for development.
c. Encourage land uses that are in harmony with existing resources. scenic areas,

natural resources and wildlife areas, and surrounding land uses.

LAND USE. III POLICIES:

b. Development that places an excessive burden on the City's infrastructure, and/or
intensifies traffic congestion to a level ofservice that is not acceptable by the City
willjustifl rejection unless mitigation measures are provided that are acceptable bv
the City Council, or City Council and Valley County Commission forArea of City
Impact developments processed through the County.

e. Housing projects proposing multiple units are to vary in size and price point to
offer a variety of housing options for residents of lhe city.

h. Upon re-zoning, potentially negative impacts are to be adequately mitigated, as

to be determined by the Ciry- Council.

l. Where feasible. open space is to tre provided to protect the rural character ol'the
area and preserve environmentally sensitive areas.

CIIAPTER 7 }IOUSING:

HOUSING GOAL(S):
a. Provide an inventory ofhousing that meets the needs and lifestyle ofcurrent and
future residents ofthe citv.

II HOUSING OBJECTIVE(S):
a. Mainlain a viable inventory ofhousing that is affordable to all City residents

III HOUSING POLICIES:
a. Encourage affordable and workforce housing within close proximilv to shopping

and services.
d. Encourage Multi-Residential and Multi-Use projects to include housing units at

various price points, as well as opportunities for both ownership and rental.
e. ldentifr priority areas for affordable and workforce housing that are co-located

with city services or within walking distance to city services.

CHAPTER 8, TRANSPORTATION. III POLICIES:

d. Prioritize resurfacing ofgravel streets Io pavement to reduce maintenance and

environmental degradation caused by poor drainage and dust.

p. Seek funding and implement the Donnelly Pathways Plan.

s. Implement applicable sections ofthe Street Classification Map as development occurs.

(EId Lane is shown as a collector).

CIIAPTER 9 - NATURAL RESOURCI]S. III POLICIES:

a. Priority wetlands and stream banks should be identified and restored to reduce run-off
and sedimentation.
c. Secondary and access roads in the city should be paved to reduce erosion.

Page 17 of 3l
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k. All new development and redevelopment projects should provide open space and
architectural features that break up building surface and allow for scenic viewsheds.

CHAPTER II - PUBLIC SERVICES. UTILITIES. AND SCHOOLS. III POLICIES:

a. The city should consider the impact ofadditional development on all current and
projected public services. facilities and utilities when reviewing project applications

CHAPTER I2 - PARKS AND RECREATION. III POLICIES

a. Enhance the City's quality of life by expanding social, recreational, educational and
cultural programs.
b. The city should support recreational business and development by supporting parks and
recreational facilities, as well as maintaining public information.
c. Neu and planned bike and pedestrian paths should link to parks and recreational
facilities.

CHAPTER I4 - HAZARDOUS AREAS.

III POLICIES:

a. The city should discourage development in the 100-year floodplain.
g. Where possible, protect and restore wetland functionality and stabilize stream and
riverbanks.
m. Continue to participate in FEMA's National Flood lnsurance Program and maintain
accurate flood plain mapping for the city.

B. ZONING CODIJ PROVISIONS OF SPHCIAL INTEREST REGARDING THIS PROPOSAl,:

ZONING DISTRICTS
restrictions:

Donnelly City Code, Section 18.10.010: Districts, established. purposes and

R RESIDENTIAL DISTRICT: To provide regulations and districts for various residenrial
neighborhoods. Gross densitl in an R district shall be determined according to the numeral
following the R. The numeral designates the maximum number of dwelling units per acre.
Multifamily, attached single family and two-family un its/developments are prohibited in R-1. R-
2, R-3 and R-4 zoning districts. Centralized water and sewer facilities are required for all
development applications submitted after the effective date hereof in all districts except for the
RR zone.

PU/OS PUBLIC USE AND OPEN SPACE DISTRICT: To provide for public/sem ipublic
development such as golf courses, parks, recreation facilities, greenways, schools, and public
service facilities such as government offices.

Hazartl A rea within the PU/OS (Public Use - Onen Snare zoninp desisnation.

usE DEFINITIONS: Donnelly citv code, Section 18.05.130: Definitions define the proposed uses as

PLANNED TINIT DEVELOPMENT
A project controlled by one owner, partnership. or corporation, and characterized by a unified site
design which may include multiple uses, involving varying the normal zoning requirements and
restrictions so that the maximum long-range benefit can be gained and the unique features of the
site preserved and enhanced.
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DWELLING, MULTIFAMILY
A dwelling consisting of three or more dwelling units with varying arrangements of entrances and
party walls, commonly referred to as apartments. Multifamily housing may include public
housing.

DWELLING. SINGLE.FAMILY ATTACHED
A dwelling consisting of two or more drvelling units attached to one another by common walls
rlith each dwelling unit being on a separate lot. commonly referred to as torlnhouses and/or
to}! nhomes.

RECREATIONAL CABIN PARK
A recreational cabin park is a tract of land that includes cabins, casitas, and/or other temporary
living quarters, ranging from 400 square feet to I ,000 square feet, not to exceed 1,000 square feet,
designed and operated for leisure, vacation, or temporary recreational purposes. Use as permanent
living quarters is prohibited. These parks are to offer facilities for a variety of non-permanent
guests. providing cabins, casitas or similar recreational structures as temporary living quarters
instead of recreational vehicles. The number of units permitted shall be as determined by the city
council as a part ofthe conditional use permit and the units shall not be considered dwelling units
for density calcu lations.

REZONE FINDINGS REQUIRED BY COLNCIL: Donnelly Citl Code, Section 18.55.010.F, For
approval ofzoning districts, the city council must find the following: (Stall comments in italics):

The proposed zoning districts are in compliance with the comprehensive plan:

While the Comprehensive Plan is a "guiding document" rather than a stricl regulatory one, the city Jinds
that the proposed detelopment is "in accordance .w'ilh" the policies set lbrth in the plan per LC. $ 67-
6511. The city /inds that the rezoning decision is supported by adequate ./indings of Jitct lo support the
concltrsion that the zoning proposed is in accordanc'e vith the plan.

Idaho courts give local governmenls Jlexibility in appl,-ing the Comprehensive Plan. Additionqlllt, herein
the city makes numerous factual.findings showing that the requested zoning amendment reflecls the goals
of, and takes into accounl those factors in, lhe comprehensive plan in light of the present factual
circumstances surrounding the requesl.

The rezone o/ the propertiesfrom R-4 (Residential) and MU (Multiple U.\e Valley County designation)
consisting of I I.00 acres of the properry proposed to be zoned R-8-DA (Residential vith a detelopment
agreement) and I I .81-acres of the property proposed to be rezoned to PU/OS (Public Use and Open

Space.) is consislent t,ith lhe Comprehensive Plan because:

The southern parcel is conliguous ,ith City of Donnelly's municipal city limits and there;t'bre can
be annexed.

The existing zoning boundary line behteen the planned residential land use and the planned
public use/ open space land use is consislent v'ilh the Comprehensive Plan Future Land Use

Map boundary. hot'ever the proposed zoning brmndary line is consistent tilh the special.flood
hazard area line which brings into compliance lhe intent of the Comprehensive Plun lo have a

zoning designation over the entire special./lood hazard area for il to remain as a public use/open

space area and to preserve the natural Jbatures related to Boulder Creek.

The proposed zoninpi designation of R-8-DA (Residential u'ith a development ugreement) is

consistent v'ith the comprehensive plan protisions referenced herein and the land use elesignation

o/'Compact Residential land use designation encompossing the majority ofthe propertv".
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The proposed zoning designation of PU/OS (Public Use/Open Space) is consistent vith the
comprehensive plan provisions referenced herein and future land use map designalion of Public
Lunds and Open Spuce encompassing the majority of the property and the proposed use, along
i,ith permitted priyute use of the property, will provide Jbr a public pathway, public and
semipublic use, and prcseryation of the Special Flood Hezard Area and wetland areas, in
ulignment with the comprehensive plan and Donnelly City Cotle.

The Citl'Council has determined that the luyout. tt'ith about 77 percent ofopen space, v'here city
code requires I5 percent und vith NO residential dv'elling dcvelopment lt'ithin the special flood
huzard area. even though Donnelly ci4'cotle ullovs detelopmenl \rithin lhe.flood./iinge u'ithin
the special .flood huzard erea. clearl! ayoids undue concentration oJ population and
overcrowding of land without the outright taking ofprivate propertyJbr public use.

The CityJinds that lhe proposed development. vith the conditions placed thereon, a.\sures thdt an
excessive burden v,ill nctt be placed on lhe Cily's inftaslructure. and v,ill not intensi/y trffic
congestion per the submitted Traff;c Impact Stud!' retaining a Letel of Service "B tyhich is
acceptable by the City. Furthermore, the Traf/ic Impact Study. stqmped on June 2. 2026, by
Antonio Conte. PE oJ Ackerman-Esnoltl Engineering concludes as follou,s:

"All evaluated moyements are projected to operate at acceptable letels o/ service under
hoth existing and.fulure condilions. Bqsed on the analysis. rut additionul intersection
control, capacily enhancements, or geometric improyements are warranted al this time.
The sole exception is the reconstruction and regrading of the Eld Lane approdch ut State
Hightrav 55 ttt address the existing grude differences hent'een Eld Lane and the State
Highu,ay in order b provide a smoother transition for vehicles entering and exiting the
intersection. The proposed access c<tn/iguration and roadway improyements okng Eld
Lone are consistent with locel standards and prottide ef/icient access to the site. "

As the ldaho State Police u,ebsite crash data identifies only one accident on Highway 55 at Eld
lane in the last 17 years.

Therefore, the City finds that the impacls from the increase in car trffic on existing trafrc and
lhe safety of pedestrians and cyclists on Eld Lane is clearly and unequittocally mitigated as
conditioned herein.

There is thus suflicient evidence for the City lo make such findings. Addttionally, the
Comprehensite Plan's policy regarding compcrtible trqnsitions betv,een residential and potential
Julure commercictl use north of Eld Lane is provided because lhe development is required to
proide a significant landscape buffer along the frontage of Eld Lane and therefbr provides a
"compatible lransition" . . . between a higher intensity future potential commercial use north and
lhe lower intensiq) Ltse of'residential on the subject property. The Future Land Ilse Map shows
the ddjacent properties located on the south side of Eld Lane as Commercial; therefrtre may be
developed with commerciql uses in the future.

Additionally see 'STAFF ANALYSIS ITEM A: COMPREHENSIVE PLAN PROVTSTONS OF
SPECIAL INTEREST REGARDING THIS PROPOSAL" above.

2. Adequate public facilities exist, o!!rc expected to be provided. to serve any and all uses allowed on this
property under the proposed zoning districts:

The (htner ucknowledges that there is insfficient municipal water capacity for any building permits for
the single .family attached dtvelling units or for the apartments to be issued qt this time. and has executed
a "Hold Harmless Agreement". nith the City oJ Donnelly regarding the current lack of capacity and
acknovle<lges that, on october 8. 2025, the c'itt, of Donnelly entered into a Memorandum of
Understanding vith a privale developer to build a municipal v'ater tank to remedy the defciency, and
since that time the city and the private developer have been working bgether on engineering design and
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site pldcement and it is currentlv planned lbr lhat capacity to be available for the subject development by

litll of 2027.

The Owner is extending all central serrices to the site as regulated by the conditions of upproval.
Developmenl of sewer, w,aler, drainage. streets und other services will be provided at the devekryer's
expen.se. The Ov,ner has been working with the Donnelly Rural Fire Proteclion District regarding lhe
district's requirements for access and fire llows and the Fire District has approved the developmenl as
being in conJbrmance with the applicable 2018 Internationql Fire Code. The June 8. 2026, approtal
Ietter from Jerry, Holenbeck. Fire Marshall for lhe Donnelly Rural Fire Protection Distict states,

''AJier reviewing the application materials and documents provided for lhe upcoming June 15.

2026, public hearing. the Donnelly Rural Fire Protection District continues lo approve the

Bou lder C ree k Deve lopment c onc ept.

The proposed development meets all applicable Donnelly Fire Department, Idaho State Fire
Marshal ffice, 2018 International Fire Code (IFC) and NFPA standards and requiremenls.

We previously provicled formal approval of the concept on January 21, 2026. Our position
remains unchanged following reviev' oJ lhe current strbmittdl".

Furthermore, the Owner will be required to make subslantial improvements to EId Lane and its

inlerseclion vith Highway 55 as conditioned herein. The impacts./i'om the increase in car tralrtc on

existing trafrc antl the safety of pedestrians and cyclists on Eld Lane have been addressed with the

submitted Trffic Impact Study and with the conditions of approval

The code requires a Jinding that adequate public facilities exist 9ry1!91!11g.,.!ry!!91! The City's

Jindings here provide for clear substantial evidence of the adequacy of those puhlic facilities. The term

adequacy means. "Doing something in a way that is sufficient or satisfactory to meel a specific need".

The temporary use ofthe well, as conditioned by the ciq*.for the Recreational Cabin Park. is adequate as

it is tempoldry pending the installation of municipal y'ater service. The City's findings here are
subslantiul evidence for a /inding of adequacy and is not purely speculative, as has been stated herein,

the city entered into a public pritate portnership lo provide v'ater service.

3. The proposed zoning districts are compatible wilh the existing or planned uses in the sumounding area:

The site is designed to be harmonious and appropriate in appearance with the existing and intended

character of the area as regulated by the conditions of approtaL A majorily of the site is bordered by
yacdnt parcels. The existing residential homes located north of the proposed development are located

within an area which is shov,n as Commercial on the Donnelly Comprehensive PIan Future Land Use

Map and hqye an R-8 zoning designation, the same as being requested by the Arner in this locatkn.
except v'ith no developmenl agreement Iimiling uses and layout

The layout, with about 77 percent o./'open space, where city code requires 15 percent and v'ith NO

development within the Special Flood Hazard Area, even though Donnelly city code allot's development

within the ltood fringe with the special Jlood hazard area, clearly avoids undue concentration oJ'

population and oyercrowding of land and placing the entire Special Flood Hazard Area v,ithin the

PU/OS (Public {Jse/Open Space) zoning designation will assure compliance $'ith the PU/OS (Public

Use/Open Space zoning desig ation.

lmplementing conditions for the proposed zoning district will assure the det)elopment is compatible vith
the existing or planned uses in the surrounding area as already slated.

The City considered how an anticipated additional 700+ daily car lrips from the proposed development

will impact the neighborhood and is therefore requiring the eastht'est section of Eld Lane to be

substaitially improved, beyond city code, as conditioned herein, compatible with and appropriate for the

characler ofthe area.
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There is thus st1fficient evidence./ir the City to make such Jindings. Additionally. the Comprehensite
Plan's policy regarding compatible trqrcitions between residential and potential future commercial use
north ol Eld Lane is protided because the detelopment is required to provide a significant landscape
buffer along the frontLtge of Eld Lane and therefore provides a "compatible transition" . betu,een a
higher intensity fulure polentidl commercial use north and the lotver intensity use of residential rn the
subject property.

4. No nonconforming uses will be created with the zoning districts proposed:

No nonconforming use w,ill be created with the zoning districts proposed.

PLANNED Lrl{lT DEVELOPMENT FINDINGS REQUIRED BY COUNCIL: Donnelly City Code, Section
18.40.010.C: Objective. To guide land development and construction to achieve the following, (Stal
comments in italics):

l. A maximum choice of living environments by allowing a variety of housing and building types,
Iot dimensions, yards, building setbacks and area requirements:

The proposed detelopmenl will provide single-J'amily attached du'ellings, multifamily dwellings
and cabins/casitas to provide a variety of furusing, including v'orkforce housing. as identified
within the Donnelly Comprehensive Plan as regulated by the conditions of approval. The site is
<lesigned in conformance vith the density, dimensional standards and setbacks required as
regulated by the conditions of approval.

The City acknowledges thet the cabins/ca\itas may be used for work /brce housing until the
opartmenls are built. and the Council concludes thal said use is consistent with obtaining a
variety of housing and consistent v'ith Donnelly's Unified Development Code definition oJ
Recreationul Cabin Park because the workforce housing use will be temporary until the
apartments dre buih.

2. A more useful pattem ofopen space and recreation areas and, if permitted as part ofthe project,
more convenience in the location ofaccessory commercial uses. office uses and services;

The site will contain substqntial open space located within and adjacent to the Special Flood
Hazard Area. The site is proposed with pathways and open space within the naturql environment
a.s regulated by the conclitions oJ approval.

The layout, with about 77 percent of-open space, where cily code requires I 5 percent and with
NO residentidl dwelling development within the Special Flood Hazard Area, even though
Donnelly city code allous development within the /lood fringe u'ith the Special Flood Hazard
Area. clearly avoids undue concentration ofpopulation and oyercrou,ding o;f land.

3. A development pattem which preserves and utilizes natural topography and geologic features,
scenic vistas, trees and other vegetation, and prevents the disruption ofnatural drainage pattems;

The site is designed to preserte natural topography and natural drainage areas as regulated by
the condilions of approval. Approximately 17.7|-acres (77.7ok) inclusive of a mix of natural
vegetation and landscaped dreos are proposed for the site which.far exceeds the 15 percent
minimum required per code. The Owner is also aware they will be required to mitigate for any
proposed changes to the naturol enyironmenl_

4. A more efficient use of land than is generally achieved through conventional development
resulting in substantial savings through shorter utilities and streets; and

The site is designed b take adtantage of the areas which are corulucive to the construction of
dvellings and cabins. The natural areas will be designed to accommodate limited permitted
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private and public/semipublic uses while preseruing the Special Flood Hazard Area and the

v,etlands as regulated by the conditions ofapproval.

The City Council has delermined thal the layout. w'ith about 77 percent ofopen space, where city
code requires l5 percenl and with NO residential dwelling development within the special flood
hazard area. even lhouElh Donnelly city code ulktws development within the lood fringe with the
specialJlood hazard area, clearly avoids undue concentration of population and overcrowding oJ'

land.

5. A development pattern in harmony with the objective for land use density. transportation and

community facilities as presented in the comprehensive plan.

The detelopment has been designed to be in conrttrmance rith the Donnelly Comprehensive

Plan, with Eld Lane being designed as a collector road ubutting the site, os conLlitioned herein, in

regard to density. transportation and the exlension o/ communitv inliastructure us strictly
regtlated by the conditions oJ approval.

6. A development pattern thal provides for the integrated and harmonious design of buildings, and

for adequate and properly arranged facilities for internal traffic circulation, landscaping and such

olher features and facilities as may be necessary 10 make the project attractive and efficient from
the standpoint ofthe adjoining and surrounding noncommercial areas.

The site is designed to allow for internal traffic circulation and parking as strictly regulated by
the conditions of approval required herein by the City. The building design. orientation of
buildings. and landscaping t,ill be subjecl to design reviev approval. Although there are
surrounding noncommercial uses located b lhe north and easl. the Future Land Use Mup
designates those properlies as commercial tvhich *ill allov'those properties to be developed with
commercial uses in the future.

CONDITIONAL USE PERMIT FINDINGS REQUIRED BY COUNCIL: Donnelly City Code, Section
| 8.40.030: Standards for conditional uses, (Stuff comments in italic.sl:.

A. Will, in fact, constitute a conditional use as established within Donnelly City Code for the zoning

district involved:

A planned unit development, multifamily dvellings, and recreational cabin park requires
approval ofa conditional use permit within the R-8 (Residential) zoning district.

B. Will be harmonious with and in accordance with the general objectives or with any specific
objective ofthe Comprehensive Plan and/or Donnelly City Code:

The site is designed to be in conformance vith the goals and policies of the comprehensive plan
relative to the density as stated above in "REZONE FINDINGS REQUIRED BY COUNCIL",
protiding a variety of housing options, located adjacent to a future collector (Eld Lane).
protection offloodplain areas. and natural resources (vetlands), as regulated by the conditions
ofapproval.

The site is designed in conformance rvilh Donnelly City Code relative to density, setbacks. and
conditional permitted uses as regulated by the conditions ofapproval.

The City Council has determined that the layout, v,ith about 77 percent ofopen space. where city
code requires 15 percent and wilh NO residential dwelling development i'ithin the Special Flood
Hqzard Area, even though Donnelly city code allows development within the Jlood fringe u'ithin
the Special Flood Hazard Area, clearly avoids undue concentation ofpopulation antl
overcrowding ofland.
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As discussed ebrNe, the City hus made the required Jindings thut the rezone, to begin with, is in
accordqnce with the Comprehensive Plqn and the City accounts.for trffic impacts uncl thus
mdkes the requisite Jirulings ./br approval.

Also see "REZONE FINDINGS REQUIRED BY COUNCIL ltem I above

C. Will be designed. constructed, operated and maintained to be harmonious and appropriate in

appearance with the existing or intended character of the general vicinity and that such use will
not change the essential characler ofthe same area:

The site is clesigned to be harmonious and appropriate in appearance v,ith the exisling and
intended characler ofthe area os regulated by the condilions of approval. A mqjoritt^ of the site is
bordered by vacant parcels. The exisling residential homes located north of the proposed
development are located u'ithin an area v'hich is shotyn qs Commercial on the Donnelly
Comprehensive Plan Fulure Land Use Map and have an R-8 zoning designatktn, the same as
being requested by the Avner in this location. except with no development agreement limiting
uses and layout. The home b the east of the subject property is zoned R-{ (Residential.l and has a
Comprehensive Plan Ftture Land Use Plan destination of commercial, with the commerical land
use designation extending to Highway 55.

D. Will not be hazardous or disturbing to existing or planned future neighborhood uses:

The area where the altqched single /bmil1, attached dwellings are proposed is bordered to the
north by Eld Lane and residential uses with a commercial comprehensive plan land use
designation and an R-8 zone and industrial uses k) the u,est. The area v'here the PII/OS
designated area is planned is bordered by the proposed development, yacant parcels, and one (1)
parcel with a residential dy'elling. Also, the areas bordering the PU/OS (Public Use/Open Space)
area are planned are shoy;n ut be. Public Lancls and Open Space (northeast), Mixed Use (east),
Neighborhood Residentiql (southl and Industrial ()t'esl) on the Donnelly Comprehensive Plan
Future Land Use Map.

E. Will be served adequately by essential public facilities such as highways, streets. police and fire
protection, drainage structures, refuse disposal, water and sewer and schools; or thal the persons

or agencies responsible for the establishment of the proposed use shall be able to provide

adequately any such services:

The Owner ecknowledged, by entering into a Hold Harmless Agreement with the City. that there
is insuflicient municipalw,ater capacity for any building permits to be issued and thet it is
planned that sufficient capacity will be available b1, fall o/ 2027, sening the use adequately
because the CiN has entered into a public privale partnership with another devekryer to have a
600,0 0)-gall on w' ater tank c ons tru ct ed.

The Ov'ner is extending all central services to lhe site as regulated by the conditions of approval.
Development of seu'er. waler. drainage, streets and other serrices will be provided at the

developer's expense. The Owner has been v'orking with the Donnelly Rural Fire Protection
District regarding the dislrict's requiremenls lbr access and fire flovs and the Fire District has

approved the development in accordance $'ilh the applicable 2018 Internatktnal Fire Code. The

developer will also be required to make substantial improvements to Eld Lqne and its intersection
with Highway 55 tvith the conditions herein.

The June 8, 2026, approval letter from Jety, Holenbeck, Fire Marshall .for the Donnelly Rural
Fire Protection Districl slates.

" Afler ret,iet'ing the application materials and documents prot'ided for the upcoming

June 15, 2026, public hearing, the Donnelly Rural Fire Protection District continues to

approve the Boulder Creek Development concepl.
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The proposed development meets all applicable Donnelly Fire Deparonenl, ldaho State
Fire Marshal OJlice.2018 lnternationdl Fire Code (IFC) and NFPA standards and
requiremenls.

We previously provided.formal approval o;f the concept on Januury 21. 2026. Our
position remains trnchangedft ktwing revietv ofthe currenl submittal".

The City./inds that, since onlv ll small cabins (Per code lo be between 100 square feet to 1.000

square feet, not to exceed 1,000 square.feet) in the Recreational Cabin Park will be .served

temporary hy the privately controlled non-municipal water source. the development is qdequqtely
(meaning services provided in a way thot is sufricient or salisfactor)) to meet the.specific needsl
sened by essential public facilities and services "including water." Additionqlly, lhe temporary
well connection is expressly conditioned on lhird-party approvals and if the dpprorals are nol
obtained the conditions require that the Recreational Cabin Park be conslructed with olher
portions of the development vhen municipal water service is available.

The code does nol require that the development be served upon approtal of a rezone or
conditional use permit. h requires thal, "Adequate puhlic facilities exist, ot are expecled to be

orovided, to serve any and all uses allowed on this property under lhe proposed zoning districts. "

Furthermore, most land use development applications do not have utilities and semices al the

site upon a preliminary approval. ll/ater is required to be attailable when a vill serve letter is to
be provided for a final plat or building permit /br instance, not upon a land use ctpproval. To

require otherwise v,ould be proceeding out of sequence.

The City finds that. conditioning building permits or certificates of occupancy on later water
availability creales no practical or legal risks based on the Hold Harmless Agreement. executed
between the City of Donnelly and the Owner.

Finally, the city fnds that there is sufiicient efidence that the proposed development l,lill be

adequutely se, 
"^ed 

by police and Jire protection, and schools.

Regarding police and /ire services. the developmenl does not produce an undue burden upon lhe
City because police and fire will be supplemented by tens of thousands of additional dollars oJ'

Valley County and City oJ Donnelly property tax revenues yearly. providing for additional funds
fbr police and fire service. These funds will support the duty of Valley County to provide the
ldaho State Stantre Title l8 "Crimes and Punishments". required police protection and the City
has the ability to hire a code en/brcement fficer if it chooses to do so.

ldaho Code Title 18, which the Valley County Sherilf s Department is required to follotr ;/br the
entire county included v,ithin the city limits of Donnelly, defines nearly all state crimes,
establishes the classification ofofibnses (inJiactions, mi,sdemeanors, and feloniesl, und sels the
c oresponding penal I ie s and punis hm ent s.

The code is divided into dozens of specific chapters that cover a massive spectrum of o./fenses.

The following is an ovemietv of its core subjects:
I . Crimes Against Persons

o Assault and Bauery: Dertnes unwanted touching, threatening behat,ior, domestic
t) i ol e nce, and alt e mp ted strangul at ion.

o Kidnapping and False lmprisonment: Covers unlawful restraint and child custody
interference.

. Sex Crimes: Includes rape, video voyeurism, and severe penallies Jbr child sex ofibnses.

. Homicide & Abortion; Outlines murder, manslaughter. abofiion regulotions, und
protections Jbr unborn children.

2. Crimes Against Property
. The:/i end Burglary. Covers shopliJiing, auto theft, and unlawful entry.
. Arson; Covers the intentional burning ofpraperty.
. Trespass and Malicious MischieJ: Includes destruction ofprivate property and

trespassing while hunting.
3. Public Order, Safety, and Morals
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. Weapons and Firearms: Regulates concealed weapon licensing and unlatful possession
o/ Jirearms.

o Disturbing the Peace & Riots; Deals with unlov'ful assembly and disruptiye. noisy
condttct.

o Malicious Harassmenl: ()utlines hele crimes and stalking olfenses.
1. llhite-Collar and Specific Crime-;

. Fraud and Compuler Crime: Prohibits identiq; theJi. fitrgery, and hacking into computer
nefirorks.

. Perjury and Briberv; Covers lying under oath and corrupting goyernment ofiicials or
witnesses.

o Human Trafiicking: Criminalizes the exploitation qnd trafficking ofhuman beings.
. Alcohol & Tralfic Crimes: Contains the laws and penalties /br Driving Under the

lnfluence (DUI).
5. Punishments and Classificalions

. Preliminary Provisions: DeJines the severity ofcrimes. Infractions result in.lines (no juil
time), misdemeanors carry up to 6-12 months in a county jail, andfelonies can resuh in
exlensive prison time or the death penalty.

. Sentencing: Gitesjudges guidelinesfor determining sentences and consecutiye prison
terms.

Regarding the aparlments speciJically the city has also required a mechanism b'v,hich the city
can have <tversight in its activities by requiring a business license to be renev'ed yearly and by
requiring a " Public SaJbty and Security Plan". to be provided to the city.

Regarding schools, even if the schools are at capacity, Idaho state statute does not allou'
municipalities to charge impact fees to help support schools. Instead, Idaho state slatutes
protide for the issuance of bonds by school districts v'hen needed. Regardless, the schools are
required lo adequetely serve the chiklren vithin lhe district and this development will provide
additional property taxes thot will go to support the schools and therefore the city rtnds that the
development therefore v,ill be served "adequately" by the schools.

The,Iune 10. 2026. letter from David Pickard. Principul, Donnelly Elementary School, outlined
the need /br saJe and accessible sidev,alks. v'hich are being required as a parl of the development
agreemenl. along vith Hightay 55 crossing beacons and crossv,alk at Eld Lane subject to ITD
approt'al.

F. Will not create excessive additional requirements at public cost for public facilities and services

and will not be detrimental to the economic welfare of the community:

The cosls of the extension of all public facilities and services will be borne by the developer and
must be approved at the time o/ installation and before acceptance by the City of Donnelly and
the Donnelly Rural Fire Protection District as regulated by the conditions of approval, and the
tax base v'ill increase with the development proposed.

G. Will not involve uses, activities, processes, materials, equipment and conditions of operation that

will be detrimental to any persons, property or the general welfare by reason of excessive

production oftraffic, noise, smoke, fumes, glare or odors:

It is not anticipqted that these uses or activities will be detrimental to the sunounding properties
upon c<tmpletion of the site work as regulaled by the conditions of approtal. The development
will he served by internal drives connected to Eld Lane at four (1) separate points of
ingress/egress. Eld Lene exlends to State Highw'ay 55.

H. Will have vehicular approaches to the property which are designed as not to create an interference

with traffic on surrounding public thoroughfares:
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Access to the development will be Jiom Eld Lane (future collectorl which has access lo Stute

Highway 55. The O-\ner urulers,ends they will be required to rviden and improve Eld Lane as

conditioned herein to address lhe additional trallic essocidled with lhe proposed uses and lo
reconstntct Eld Lane at Highway 55 for safety as conditioned by the dewlopment agreement. The

design and construction o/ the roadu'ays and entrances will be as regulaled by the conditions of
approval.

L Will not result in the destruction, loss or damage ofa natural, scenic or historic feature of major

importance:

The Owner is working with an environmental engineer and hydraulic engineers lo address lhe
Special Flood Hazard Area and the wetlqrul dreas located within the site. The Otvner will be

required to conform with Donnelly City Code associated with any development within the Special
Flood Hazard Area. The Owner will also he required to obtain any permits associated with any
proposed changes lo the wetland qreas.

C. STAFF DISCUSSION FOR ASSURING CONFORMITY WITH THE COMPREHENSIVE PLAN AND
COMPLIANCE WITH DONNELLY CITY CODE:

! See staffcomments in italics above addressing Rezone with Development Agreement application
compliance with Donnelly City Code, Section I 8.55.010. F. Approval of Zoning Districts.

i See staff comments in italics above addressing PUD application compliance with Donnelly C it-v

Code, Section I 8.40.01 0.C: PUD Objectives.

i See staff comments in italics above addressing CUP application compliance with Donnelly City
Code. Section 18.40.030, CUP standards.

Based upon lhe findings herein, if the council chooses to approve the subject applications, the

following conditions of development recommended by staff should be incorporated into an)

approval.

Based upon the information provided to staff to date, staff recommends the following conditions to be placed

within Article 4 of the development agreement:

ARTICLE IV
CONDITIONS ON DEVELOPMENT

4.1 The Owner acknowledges that there is insufficient municipal water capacity for any building permits for the
single family attached dwelling units or for the apartments to be issued at this time, and has executed a

"Hold Harmless Agreement", with the Cit-v regarding the current lack of capacity and acknowledges that,
on October 8, 2025, the City entered inlo a Memorandum of Understanding with a private developer to
build a municipal water tank to remedy the deficiency, and since that time the city and the private developer
have been working together on engineering design and site placement and it is currently planned for that
capacity to be available for the Property by fall of2027.

4.2 A maximum of 68 Single Family Attached dwelling units, 20 Multi-Family dwelling units and 14

Recreational Cabin Park Cabins are permitted.

4.3 The Concept Plan dated May 1.2026, represents Owner's concept for completion of the project. As the
Concept Plan evolves, the city understands and agrees that certain changes in that concept may occur. If the
Unified Development Code Administrator determines that any such change(s) requires additional public
comment through a public hearing process, due to potential impacts on surrounding property or the
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community. a public hearing shall be held on any proposed change(s) in the Concept Plan, with notice
provided as may be required by the CiB.'.

4.4 To mitigate noise between floors and units, for residential buildings comprising more than one dwelling
unit, first floors shall be insulated from second floors, second floors shall be insulated from third floors. and
so forth. and common \lalls between units shall be insulated. The insulation method shall be reviewed and
approved by the Donnelly Unified Development Code Administrator prior to issuance of building permits.

4.5 The Council has determined that circumstances exisf to justify the north/soulh section of Eld Lane, a

planned city collector road, to not be required to be paved because it is in the public welfare and interests of
the cit) to have the east/west section of Eld Lane instead improved beyond city code requirements
extending to Highrvay 55 as follows:

The east/west section of Eld Lane abutting the site shall be improved with a 37-foot back-to-back
asphalted street section with concrete curb, gutter and sidewalk on both sides with an eight-foot-wide
landscape strip along the south property frontage and an addition of eight feet of right-of-way to be
dedicated along the east/west frontage abutting the site.

Eld Lane shall also be constructed to include a 24-foot-wide minimum asphalt street section from the east
side ofthe site to Highway 55, with a 5-foot-wide asphalt sidewalk on both sides, allowed to be reduced
to a minimum 4-foot wide where existing impediments such as mature trees may be impacted.

Eld Lane at Highway 55 shall include the construction of the road a minimum of 1O0-feet west of the
west edge of Highway 55 approaching the intersection with no more than a two percent slope dependent
upon lhe review and requirements of ITD and the City

4.6 The north/south section of Eld Lane abutting the site shall be improved with a 24-foot-wide minimum
gravel surface with subbase details to be provided with the engineering construction plans. A 5-foot
minimum pathway shall be constructed along the east side of Eld Lane.

4.7 Parking and travel lane design for Eld Lane shallbe subject to City review.

4.8 Highway 55 at EId Lane shall include the construction of a southbound right tum lane and the potential
extension ofthe northbound center turn, subject to ITD review and approval. Additionally, the north bound
sighl visibility may need to be mitigated dependent upon the review and requirements of ITD.

4.9 Highway 55 at Eld Lane shall include pedeslrian improvements (to be reviewed as part of the design review
or subdivision application). at the intersection which shall at a minimum include pedestrian activated
rectangular rapid flashing beacons, crosswalks and pathway connections, subject to ITD approval.

4.10 The Owner shall be required to construct any other required Highway 55/EId Lane improvements required
by ITD prior to the issuance ofthe first certificate ofoccupancy ofeither the multi-family dwellings or the
attached single-family dwellings, whichever occurs first.

4.1 I Along with the submittal ofthe first design review application or subdivision application. whichever occurs
first, the applicant shall provide a supplement to the submitted Traffic lmpact Study to identify the traffic
impacts to the intersection of W. Roseberry Road with State Highway 55 and, subject to ITD approval, the

Owner will then be required to contribute to ITD, a proportionate share ofthe cost ofthe future installation
ofa traffic signal at that intersection prior to City approval ofa final plat.

4.12 Along with the submiftal of the subdivision application, the Owner shall submit public roadway and utility
construction plans for review by the city engineer.

4.13 Along with the submittal of the subdivision applicationt the Owner shall provide a public pathway

easement, with pathway layout. dimensions, and construction details to be approved by the City Council.
east of Boulder Creek extending the full length of the property from northeast to south. The pathway shall

be constructed and approved by the City prior to the issuance of the first occupancy permit for the

development.

4.14 A temporary connection of the planned Residential Cabin Park, consisting of l4 cabins, to the existing
onsite well, until the Owner can connect to the municipal water system. is approved subject to Idaho

Department of Water Resources (IDWR), Central District Health Department (CDHD), and Donnelly Rural
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Fire Proteclion District (DRFPD) approvals

Upon central water becoming available to the Property, with sufficient capacity as determined by the cit]"
engineer. the Owner shall connect the Residential Cabin Park to the City of Donnelly's municipal water
system. at the Owner's sole expense, prior to issuance of any building permits for the apartments or
attached single family dwelling units. and the well shall be abandoned or, if approved by IDWR, may be

utilized for landscaping purposes.

4.15 The planned Recreational Cabin Park, consisting of l4 cabins, may be constructed prior to the

improvements of Eld Lane, however, the required Highway 55/Eld Lane intersection grading improvements
shall be conslructed prior to the issuance of the first certificate of occupancy for the Recreational Cabin
Park if it is developed as the first phase.

4.16 Along with the submittal ofthe first design review application or subdivision application, whichever occurs
first. the Owner shall submit a wetland study ofthe property for review and approval by the City.

4.17 The Owner acknowledges the requirements within City of Donnelly Ordinance l74 "Water Supply" and

will comply with these requirements.

4.18 At least one 30-foot-wide ingress/egress easemenl from Eld Lane shall be required to provide vehicular
access to the area zoned PU/OS

4.19 This Development Agreement shall vest the right of Owner to develop the Property subject to the

conditions and limitations set forth in this Development Agreement. This Development Agreement shall

not preclude the application ofany law that is specifically mandated and required by changes in slate or
federal larvs or regulations. In the event such law prevents or precludes compliance with one or more
provisions of this Development Agreement. Owner and Donnelly shall meet and confer to determine how
provisions of this Development Agreement would need to be modified or suspended in order to comply
with the law while still allowing the project to proceed substantially in accordance with this Agreement.

Owner shall prepare and process the necessary amendment or amendments to this Development Agreement
reasonably required in order to complete the development of the Property in accordance with lhis
Agreement.

4.20 The Owner shall submit such ancillary applications, as may be required in order to complete development
ofthe Project which may include subdivision, floodplain development permit review, design review, and/or
any other conditional use permits and any other applicable applications as may be required by the City of
Donnelly Unified Development Code.

4.21 Development of the Property, as conditioned by this Development Agreement, shall be completed by
December 31, 2033. For any portion of the Property not completed, as conditioned by this Development
Agreement, the City shall slop issuing building permits for new construclion unless an extension of time is

approved by the City as an item under new business.

Based upon the information provided to staff to date, staff recommends the following conditions to be placed on
the Conditional Use Permit:

SITE SPECIFIC CONDITIONS OF APPROVAL FOR THE CONDITIONAL USE PERMIT:

l. Comply with the conditions of the Development Agreement.

2. Comply with the City of Donnelly Unified Development Code.

3. Along with the submittal for the design review application for the multifamily apartmenls, the Owner
shall submit a "Public Safety and Security Plan" to be reviewed and approved by the City. At a
minimum, the plan shall include the following requirements:
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a. Street addresses shall be clearly visible from the street or internal drive isle (at least 3 inches high
and reflective at night).

b. Buildings shall be designed. and landscaping maintained. so that apartment exterior doors. or
aparlment entry areas. are visible from the street or internal drive isles.

c. Outdoor lighting control mechanisms shall be activated by a photocell or seasonally adjusted
timer. required to uniformly illuminate parking areas and pedestrian walkways, and those areas shall
be kept unobscured. and all inoperable fixtures shall be repaired within 48 hours.

d. Any clubhouse, pools. playgrounds. picnic areas, and similar public amenity areas, shall be
visible from streets or internal drive isles.

e. Electronic surveillance shall be required in common areas such as, but not limited to, hallways,
stairways, trash enclosures, amenity areas and parking areas.

f. A business license shall be required for lhe management ofthe apartments. The business license
shall be renewed yearlv, and yearly renewal fee paid as determined by the city.

g. The business license application shall include the contact information for a 24-hour apartment site
manager or management company.

NOTE: In the et'ent a Standard Condition ofApproval conflicts with a Site Specific Condition ofApproval
contained herein the Site Specific Condition of Approval shall control.

STANDARD CONDTTIONS OF APPROVAL:

l. TheOwnershall complywithall provision of the cityof Donnely Unified Development Code.

2. The Owner shall comply u ith all requirements ofthe ldaho Transportation Department including, but not
limited to. approval ofthe drainage system. curbs, gufters. streets, and sidewalks.

3. No ditch. pipe, canal, drain, or other structure for irrigation water or irrigation waste\.!ater owned by an
organized irrigation district. canal company, ditch association. drainage district. drainage entity, or other
irrigation entity, shall be obstructed, routed, covered or changed in any way unless such obstruction,
rerouting, covering or changing has first been approved in vlriting by the entity. A Registered Engineer
shall certif, that any ditch rerouting. piping. covering or otherwise changing of the existing irrigation or
waste ditch ( I ) has been made in such a manner that the flow of water will not be impeded or increased
bevond carrying capacity ofthe downslream ditch: (2) will not other$'ise injure any person or persons
using or interested in such ditch or their propertyt and (3) has satisfied the Idaho Standards for Public
Works Construction. A copy ofsuch rvritten approval and certification shall be filed with the construction
drawing and subrnitted to the City Engineer.

4. Encroachments including, but not limited to, landscaping, fencing, lighting, and/or pathways shall not be
located rvithin any easement or right-of-way for any ditch, pipe, canal, drain, or other structure used for
irrigation water or irrigation wastewater without the express written approval of the organized irrigation
district. canal company. ditch association, drainage district, drainage entity or other irrigation entity
associated with such ditch. pipe, drainage, canal or other structure. The Owner shall submit a copy of the
written approval from the irrigation entity, drainage districl, or drainage entity.

5. An approval letter from the Donnelly Rural Fire Protection District shall be submitted to the City.

6. Conservation and recreation easemenls (ifapplicable) shall be approved by the staffand the City
Engineer prior to issuance ofa building permit or Certificate ofOccupancy (whichever occurs first).

7. The Owner shall obtain approval ofthe development relative to its effects on wetlands or other natural
waterways (ifapplicable) from the Corps ofEngineers, Idaho Department of Water Resources and any
other agency with jurisd iction.

8. The Americans with Disabilities Act, Uniform Building Code, Donnelly Ciry Code, Donnelly
Comprehensive Plan, and all applicable County, State and Federal Codes and Regulations, shall be

complied with. AII design and construction shall be in accordance with all applicable City of Donnelly
Codes unless specifically approved by the City Council.

9. Any changes to lhe plans and specifications upon which this approval is based, other than those required

by the above conditions, will require submittal ofan application for modification and approval ofsaid
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application prior to commencing any change. Any change by the Owner to the planned use ofthe
property. which is the subject of said application shall require the Owner to comply with all rules,
regulations. ordinances, plans, and any other regulatory and legal restrictions in force at the time the
Owner (or its successors in interesl) submits the application to the City of Donnelly for a change to the
planned use ofthe subject property.

10. The City's actions on the application do not grant the Owner any appropriation ofwater or interference
with existing water rights. The Owner indemnifies and holds the City harmless for any and all water
rights claims in any way associated with this application.

I L The Orvner shall take care to locate. and protect from damage, existing utilities, pipelines and 4imilar
structures. Documenlation indicating that "Digline" has performed an inspection ofthe site shall be

submitted prior to the issuance of any building permits for the sire.

I 2. The Owner shall provide a construction site dust control mitigation plan to be reviewed and approved by
staffprior to the issuance ofa "Notice to Proceed with Construction" letter.

13. lfapplicable. verificalion and assurance ofcompliance with any Federal Aviation Administration
requirements shall be provided to the City.

Submitted by:

%-.1-4 8,n&.

Mark L. Butler, Unified Development Code Administrator
City of Donnelly

June I l. 2026
Date
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JUNE 2, 2025

W'e ndy Davenport
Leslie Minsha]l
Brenna Spade
Morgan Fuller
Donnelly City Council
c/o Lori Clemens, City Clerk
169 Halferry Steet
Donnelly, ID 83615

lclemens @cityofdonnelly. org

Chris Yorgason
Yorgason Law Offrces PLLC
6200 North Meeker Place, Suite 200
Boise, ID 83713

chris@yorgasonlaw.com

L.ia ehctm c nail

RE: Request to postponeJune 15,2026 heaingon the Boulder Creek
applications-annexation, rezone, and conditional use permit for
planned unit development

Dear Members of the City Council:

This fitm represents the residents of Eld Lane (collectively, "my
clients') rn connection with the above-teferenced mattet. My clients are
"affected persons" within the meaning of Idaho Code $ 67-6521O(a),
as each holds an interest in real property that may be adversely affected
by the issuance of the permits at issue. I write to respectfiJly request
that the Council DostDone the lune 15.2026 oublic hearins on *rc
developer's second application ("Second Application") for annexation,
rezone, and a conditional use permit until pending litigation conceming
the fust Boulder Creek approval is fhlly resolved.

The Council recendy approved an annexation (2026-AN-1), a

rezone with development agreement (2026-RZ-1), and a conditional use
permit (2026-CUP-1) for the Boulder Creek project (the "First
Apptoval'). My cl.ients timely sought reconsideration of that decision
pumuant to Idaho Code S 67,6535(2)@). Befote the Council ruled on
that request, the developer submitted the Second Application on the
same or substantially ovedapping property. My clients have now filed a
Petition forJudicial Review and Stay ofthe First Approval in Idaho state
cowrt: Adamt a. Ciry of Do flelb, Case No. CV43-26-00184 (Fourth
Judicial Dist, Valley Cty.). That petition remains pending.

The Council has broad authority to control its own calendar and
the scheduling ofland use proceedings, including the authoriry to
decline to set or to vacate a hearing on a pending apphcation. Nothing

0rRECt
(2OE 271-6fi3

.ORRESPONDINCI

ithrower@mmtoplaw.com
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in the Local Land Use Planning Act compels the Council to proceed with a hearing on the Second
Applicadon on any paticular date, and the stanrtory dLective that land use pfoceedings be
conducted with an emphasis on fundameotal fairness and the essentials of reasoned decision-
makrng, Idaho Code $ 67-6535(2), counsels against convening a hearing that may be rendered moot
ot unfair by the outcome of the pending litigation. Declining to hold the headng until the First
Apptoval htrgation is resolved falis squarely within the Council's authority.

In reviewing land use decisions, Idaho courts are dkected to consider the proceedings as a

whole and to eva.luate the adequacy of the procedures and resulting decisions in light of practical
considerations, with an emphasis on fundamental fairness and the essentials of teasoned decision-
making. Idaho Code $ 67-6535(2). Proceeding on the Second Application while the First Apptoval is
undet active judicial review would undermine those standards. The two appllcations concern the
s,rme propert), and overlapping entidements. A ruling by the reviewing court on the I/alidrty of the
First Approval may direcdy affect the legal postute, scope, and propriety of the Second Application.
If the Council acts before the court rules, the Ciry risks (1) issuing inconsistent or duplicative
entidements oyer the same land; (2) expending public resources on a proceeding that the court's
decision may render moot; and (3) exposing the City to ftrnher liugation and a renewed petition for
judicial review of any decision on the Second Application. Postponement preserves the status quo,
coflserves the City's and the parties' resources, and avoids the prospect of conflicting approvals.

My clients recognize the developer's intetest in moving its project forward and do not seek
an inde6nite delay. We request on.ly that the Council postpone its decision ofl the Second
Applicauon for a definite period 

- 
until the judicial review of the First Approval is concluded. This

fequest is subject to a single exception: if the developer withdraws and relinquishes the annexation,
rezone, and conditional use permit entidements issued under the Frtst Approval, the concem
regarding ove apping and potentially conflicting approvals would be substantially eliminated, and
mv clients wou.ld not object to the Council proceeding to consider the Second Application on its
merits.

Fot the record, the developer held a neighborhood meeting in connection with the Second
Application. My dients did not attend, on my advice, because the parties wete then actively engaged
in the teconsideration ptocess concerning the First Approval. My clients' non-attendance should not
be construed as a waiver of any objection, a lack of standing, or a lack ofinterest in the Second
Application. Their concerns are expressly preserved aod are the sub,ect of this letter and the pending
liugation.

Thank you for vour consideration.

J"li"

Anomg for Eaelr Adams, Dannl a Melaa

Bade, Arthonl a Victoia Caretta, George and

Suvr Donis, brry Eld, Pcx FraiT"en Jeferel
Higlu, Dar and Lgnrc Margohs, Willian Pihher
Dan Shiner, and Derlce Veii

Z



June 9, 2025

Dear Donnelly City Council Members,

lwill address concerns that will or may be in direct conflicts with Donnelly's 2023-2045 City of Donnelly

Comprehensive Plan 2023 to 2045. I will address the polnts I am most concerned. Also, I am inquiring

about any due diligence that has been conducted by the council to ensure they are following or are

compliant with all Donnelly's regulations, ordinances, laws, safety for citizens and visitors in addition to
ldaho laws?

First 1.4 ldaho Code Section 67-6502 page 3. lt provides for the foundation to ensure that the City of
Donnelly complies with the State of ldaho's Local Land Use Planning Act (1972). Accordingly, the
Donnelly Comprehensive Plan has been developed in accordance with ldaho Code Section 67-6502

which states: The purpose of this act should be to promote the health, safety and general welfare of the

people of the state of ldaho as follows:

B. To ensure that adequate public facilities and services are provided to the people at reasonable cost.

i. Will impact fees be conditional to accepting the proposals?

Who will pay the fees? The developer? The City? Tax payers?

What will the percentage break be if the impact fees are shared between two or
more of the groups above?

D. To ensure that the important environmental features of the state and localities are protected.

i. The site is delicate as there are already concerns with Boulder Creek's

environmental health. lwould like to see an erosion and stormwater mitigation
plan in regards to the Boulder Creek Plan.

G. To avoid undue concentration of population and overcrowding of land.

i. The excessive number of residential units is an undue concentration of
population for the land in regards to population density and traffic trips on a

dead end road.

J. To protect fish, wildlife and recreation resources

i. Boulder creek is a wildlife corridor and provides habitat for many, fish, foul,
mammals, etc. to navi8ate the area and seek shelter. lwould like to avoid

concert venues on the creek.

L. To allow local school districts to participate in the community planning and development process so as

to address public school needs and impacts on an ongoing basis.

I am writing to express concerns with the first and second Boulder Creek Project as proposed to be

built on Eld Lane's dead end road.



i. How has the school addressed or contributed to the planning and

development of the project to meet their needs and safety of pupils traveling to
and from school twice a day?

Second, Population Projections on page 12. I would like to inquire about the due diligence being
conducted in regards to the accuracy of future growth estimates compared to current numbers, assessed

values of the project and taxes that Donnelly City will collect to help bolster their funds?

Please review the chart below and address the population of Donnelly City in comparison with projected

city limit growth that will use the project's housing? Are the projections still valid? lf not, what are the
new projected numbers?
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Third, 5.6 Directives I on page 25. GOAL(S) a. Create and maintain a vibrant and healthy community
growing in a manner that will preserve the history and culture of the original townsite. "it's essential for
Donnelly to emphasize commercial development to ensure a robust tax base so its future population is

not burdened financially to support municipal services. "

. POLtCtES

a. Any deviations from the land use criteria herein must include substantialjustification that the

deviation is in the best interest of the public, subject to City Council review.

i. I am requesting the substantial justification and how the Boulder Creek Project is

in the best interest of the public? What did the review look like? Where was

the due diligence?

b. Development that places an excessive burden on the City's infrastructure, and/or intensifies
traffic congestion to a level of service that is not acceptable by the City will justify rejection

unless mitigation measures are provided that are acceptable by the City Council, or City Council

and Valley County Commission for Area of City lmpact developments processed through the

County.

i. what are the results ofthe ldaho State Highway traffic study?

Are there any required mitigation measures regarding traffic, infrastructure?

lf so, what has been determined and who will pay for the changes?

c. The city €ncourages commercial uses to assure a strong future tax base.



i. What is the projected taxes to the city as an R4 versus an R8 development?

e. Housing projects proposing muliple units are to vary in size and price point to offer a variety of
housing options for residents of the city.

i. This is a requirement and needs to be met in this project.

How will the above be verified and enforced? Have any plans been provided?

How will the council ensure the plans that are approved are not changed during

construction?

What is the breakdown of residences? How many2 bedroom/3 bedroom/t
bedroom apartments and townhomes?

lf the due diligence has not been done and you don't know the breakdown how

do you justify approving or denying a project?

h. Upon re-zoning, potentially negative impacts are to be adequately mitigated, as to be determined by

the City Cou ncil.

i. What are the current plans to mitiSate the re-zoning from an R4 to R8?

Traffic, safety, road width, sidewalks, fire, ambulance, police, water, sewer,

crime, school population, school bus, walking to school safety, intersection

safety and congestion, etc.

l. ln-fill development should be encouraged to create a more continuous development pattern and to

avoid sprawl.

i. How does Boulder Creek Project meet the in-fill development requirement?

j. Development or redevelopment of existing land uses and/or zoning patterns that are incompatjble, are

to be buffered from each other by community design elements such as open space, landscaping, greater

setbacks and lower building heights.

i. How involved willthe council be to ensure the above is met and finished as

planned and promised by the developer?

What are the consequences if promises are not honored?

lf the plan (as plan #1) has been approved without the council requiring the

developer meeting setbacks, landscaping, lower building heights etc. does that
mean the developer is not required to meet the City Council's Comprehensive

Plan? Where is the due diligence if these issues were neglested?

l. Where feasible, open space is to be provided to protect the rural character of the area and preserve

environmenta lly sensitive areas.

i. what is the plan and accountability to the plan to provide and protect open
spaces from Boulder Creek, wetlands, and floodplain for the residents and



surrounding nature? Allowing a Creekside venue is in violation with preserving

the environmentally sensitive areas. Where is the due diligence?

Fourth, 9.5 Directives on page 44.

t. POLtCtES

a.. Priority wetlands and stream banks should be identified and restored to reduce run-off and

sedimentation.

i. ls there a runofi erosion plan for the project?

How do you plan to make sure it is followed?

What is the consequence if this is abandoned?

c. Secondary and access roads in the city should be paved to reduce erosion.

i. Are all access points to the project required to be paved? lf no, why?

ls this a requirement that must be done prior to any building permits being
granted?

lf the roads are not paved prior to building will the project be stopped?

d. New commercial and industrial projects should be required to include stormwater management
features that connect to stormwater systems when present.

i. Where is the stormwater going to be routed?

Does this meet the requirement that creeks, flood plains and wetlands will be

protected ?

Will it be routed into Boulder Creek? Do you know the answer?

e. The City should develop a comprehensive stormwater treatment system.

i. Does the city have a comprehensive stormwater treatment system?

Will the development be required to hook in to the system prior to any building
permits be granted?

f. Work with County and State transportation departments to prioritize pedestrian and bicycle

infrastructure and include pedestrian and bicycle infrastructure in roadway improvement projects. 2023-

2045 Donnelly Comprehensive Plan Crossroads to Recreation 44

i. Will the pedestrian and bicycle infrastructure be included in the paved roads

in and around the development?

g. New subdivision projects should include pedestrian and bicycle connectivity to reduce dependency on

automobiles.



i. will the connectivity include crosswalks and lanes to downtown and the

elementary school? Safety of our children is paramount. Has this been written
in as a requlrement prior to building permits be granted?

Will the connectivity be required prior to any building permits being granted?

k. AII new development and redevelopment pro.iects should provide open space and architectural

features that break-up building surface and allow for scenic viewsheds.

i. How will the city require and verify that the project provides open space and

architectural features that break-up building surface and allow for scenic

viewsheds?

ls it required that the building plans be evaluated and approved by the council?

lf not, where is the teeth in this plan?

l. Maintain and upgrade existing stormwater infrastructure to maximize effectiveness.

When will this maintenance and upgrade be required?

Who will pay for the upgrades? Are they impact fees?

m. ldentify streets for resurfacing from gravel to pavement.

i. lf the streets are not paved, as approved, what is the consequence to the

developer?

n. Maintain and update the city code to include requirements to protect scenic viewsheds.

i. Are their any plans by the city to require and protect scenic viewsheds?

lf so, what are they and how will they be reviewed and verified?

Fifth, 11.3 Directives on page 56.

t. POLtCtES

a. The city should consider the impact of additional development on all current and proiected

public services, facilities and utilities when reviewing project applications.

i. Has a review of public services, facilities and utilities been reviewed for
this project?

lf not, when will it be done? Why wasn't it done before the project was

approved? Where is the due diligence?

b. Adhere to the Drinking Water Protection Plan for the City of Donnelly to ensure safe drinking

water.

i. Where will the drinking water be coming from?
What is the amount of consumption estimated?
How often will the water be tested?
Does the City have enough water in their well(s)?



d. The City Public Works Department should monitor and implement best management practices

to protect the drinking water well head and surface seal within the well zone.

i. Will the City maintain that wells, not city water supply, willonly be used for
irrigation? Due diligence?

lf yes, how will the city ensure the well dug on the Eoulder Creek Project is not
routed to the casitas or homes for human consumption?

m. Work with Valley County to provide adequate levels of police and the Donnelly Rural Fire

Protection District provide adequate fire services for maximum efficiency in law enforcement
and fi refi ghting services.

i. What has the due diligence shown in regards to safety for fire calls in regards

to fire hydrant water pressure 24 hours a day, fire lane widths (larger fires
may have more than two or three trucks, etc.?

lf this was not done and verified how was the project able to get approved?

Residents on Eld Lane to maintain quick response times by emergency teams,

smooth (paved) roads, and multiple, at least two, evacuation routes. lf this
project moves forward (as f1 didlthen the future land use plan infrastructure
needs to be implemented. Two exits for vehicles. Exit route at Eld Lane and
highway 55 plus an exit route connecting Eld Lane to E. Roseberry. This would
also decrease the response time from the fire department.

It is imperative that the City can protect all of its current citizens prior to adding
more projects that put us all in danger. Where is the due diligence.

Sixth, this development is said to be a project that will fulfill housing needs for Donnelly City workers

and surrounding area workforce. My question is to ask what research has been done to verify a need?

What are the workforce wages of the people? Where are the .iobs? Are they tempo rary/seasona l?

As a brief reminder here is the printed definition listed for affordable housing within the City of Donnelly

code. Affordable HousinB - A general rule for determining housing affordability is that the sum total
annual rent and other housing payments (including utilities) should not exceed 30% of gross household

income. Lending institutions use a slightly different definition to determine whether housing is

affordable for a prospective homeowner; that is, the total annual payment (principal, interest, taxes, and

insurance) should not exceed 26-28% ol lhe homeowner's gross annual lncome. Lending institutions also

consider the homeowner's total indebtedness, determining that housing costs plus all other
indebtedness should not exceed 33-36% of the homeowner's income.

Making 50,000 per year the residence plus utilities should not exceed 1250.00 per month

Making 80,000 per year the residence plus utilities should not exceed 2000.00 per month

What are the prices of the apartments? How many bedrooms? Where does it specifically state that the
townhomes be rentals/homes? Where is the due diligence?



Seventh, What is the plan in re8ards to impact fees? Per the impact fee definition lmpact Fees - A fee

levied by local government on new development, so that the new development pays a proportionate

share of the cost of the facilities needed to service that development.

Will the Developer be required to pay for the impact fees? lf yes, will the fees be collected prior to
building the residences? Who pays the rest? Does Donnelly have the money to install the
improvements? Where are the numbers? Where is the due diligence?

What are the fees?

How much will the developer be billed? What is the collection process if the impact fees are not paid?

What will be required of them to install, have inspected and paid for prior to building the structured

residen ces?

What is the plan to evaluate and consider the project meets all of Donnelly's requirements?

How has the City Council worked to ensure the Developer's claims are accurate?

Without numbers, investigations and research the traffic reportswill yield inaccurate results. lf all the

apartments are 3 bedroom or all are 1 bedroom that will change how much traffic will flow in and out of
the dead end Eld Lane onto state highway 55 each day. ltwill change the rent of each housing unit. lt
will change sewer, water, electrical needs.

I ask that you take time to re-valuate your past decision and carefully move forward when determining

whether to approve, adjust, or deny any future developments. lf you approve a future plan, it is
imperative that you nu ll and void previous approvals for the same location. lt is time to put citizens first

and uphold The Comprehensive Plan that the City Council voted for and approved.

With Sincerest Regards,

Victoria Casetta



To: City of Donnelly

RE: Public Hearing June 15, 2026

lwould like my letter to be included in the packet to council members before the hearing.

I live in the Donnelly area of impact. I have to drive into the city on Eld Lane, past the proposed

development, to get onto the highway.

I am opposed to the new proposed Boulder Creek development. All development has its pros and cons

This proposal has lots of cons for me. A few are:

1. The traffic count on the highway south of Roseberry in July of 2022 was over 10,000 average

daily vehicle trips (per the Donnellys comprehensive plan). Traffic's only getting worse. The

summer is when I sometimes see a two or three car backup on the Eld approach to the highway

with currently only 23 homes and 1 business contributing traffic. l've read the traffic study that
was completed (crash data was not included in the report). With all that additionaltraffic I

foresee an exponential increase in delays and collision risk at that intersection. I believe the

secondary access/egress to Roseberry Road should be completed first or reduce the proposal

from R8 back to the zoning density of R4 (like it was when the buyer purchased the land).

Donnelly's Unified Development Code Administrator Mark Butler brought staff intersection

improvement recommendations to your attention in his February 5, 2026 Memo to Council for

the first proposal. Their recommendations can help keep Eld Lane residents and highway drivers

safe r

2. Fourteen cabins are proposed for the south parcel of the development, currently shown in the

comprehensive plan as public use/open space. How can Council possible justify that cabins

with bedrooms (for sale or rent, I presume) is in the best interest of the public who want open

space and recreational opportunities? What happened to the future open space off Dawn Drive

.just south of the Donnelly boat docks? Residential utility infrastructure has gone in there. lt
appears ignoring the comprehensive plan and eliminating open space is becoming the norm.

These spaces should be cherished for their recreational opportunities, not developed for profit.

3. l've seen developments in areas that I have lived previously (Emmett for example) promise

the moon, but fail to deliver on completing everything beyond the initial phase. Promises

made, promises broken. No pool. No clubhouse. Secondary roads, sidewalks, landscaping,

never even started. Public taxes used to mitigate the environmental concerns. Who holds the
developer to account? What mightthe city/taxpayer be responsible forshouldthe developer

fail to comply with the agreement? Does the development have the fina ncial backingevenif the

economy goes into recession?

4. Where's the affordable housing? I see on the City's webpage (The 25-254 Boulder Creek CUP

narrative) that the developer will conform to the objectives, policies, and code of the Donnelly

Comprehensive Plan. That plan states the City's objective will be to maintain a viable housing

inventory that is affordable to all City's residence. The policy states the city will encourage
affordable and workforce housing. Have reputable localRealtors/Real Estate Agents been
contacted to estimate what the townhomes would likely sell for? What the apartments would



rent for? Are those estimates affordable for Locals? What substantive steps are Council
Members taking to assure residents that the developer will indeed meet the objectives and
policies regarding "affordable and workforce housing" that council members adopted in the
Co mprehensive plan?

5. I understand the water supply system is currently incapable of providing the development
water? Who pays for that improvement? I hope current Donnelly residents aren't financially
respo nsible.

Anthony Casetta

Eld La ne, Donnelly



Lori Clemens

From:
Sent:
To:
Subject:

Ptease inctude these comments for the City Councit's Review regarding the current Boulder Creek
Project before them on June 1 sth:

The current proposal before the city cou nciI shoutd be summarity denied for a number of reasons.

1 . The rezone f rom R4 density to R8 density is not in compliance with city of Donnetly's
Comprehensive Ptan.
The increased density to R8 woutd place an undue burden on the city of Donnetty due to traffic
congestion, inadequate potice, fire safety, water suppty and utitity infrastructure. The city must reject
this proposal until these concerns are mitigated. A promise to mitigate these issues in the future is not
sufficient.

2. lnadequate watei supply.
It is known by the developer and the CounciI that there is currentty inadequate City Water Suppty for this
project. There is no date certain when or if the water suppty witt become availabte. The city must not
approve this project before an adequate water suppty is assured.

3. lnadequate plan for increased traffic on Eld Lane and intersection with Highway 55.
The ptan fails to address how Etd Lane can handle the increased traffic and safely merge onto Hwy 55.
Without making an additionaI exit through to Roseberry the density of this project makes for an unsafe
situation in the event of a fire. The city shou td not app rove th is pro.iect before these traff ic issues a re fu lty
addressed.

4. The ptan wit[ create additionat public costs that must be borne by the Donnetty community.
Additional costs to the city for police, fire protection and road maintenance is an unfair burden to the city
and community. The project should be denied if the devetoper does not address and mitigate these
issues prior to consideration for approvat.

lfind it to be absurd that the developer is asking for approva[ of a second project on the same Boulder
Creek parce[ without first withdrawing their previousty approved Bou[der Creek project. The cou nciI
shou[d not even consider th is proposal viable untess or untiI the first proposal is withdrawn by the
devetoper. Obviousty they can not buitd two different projects on the same property.

As the devetoper and Council is aware, their first approved proposal is up for judicial review. lf their first
proposal is found untenabte by the judiciat review, it is most tikety that the simitar second proposal
woutd be found wanting as we[t.

We are writing in strong opposition to the proposed Boutder Creek Devetopment (2)

stated for the hearing before the Donnelty City CounciI on .,une 1 5th.

Bill Pilcher < pilcherbill@g ma il.com >

Tuesday, June 9, 2026 10:24 AM
Lori Clemens
Re: Public Hearing Boulder Creek Development June 15 hearing

1



It appears that the devetoper's strategy is to continue to introduce proposals without regard to
community consensus or standards until they wear down our opposition. This may not be an iltegal
strategy but in my view it is an unethicaI one.

It is our hope that the Donnetty City Councitwi[[ sincerety act in the best interest of the current citizens of
the Donnetty community in rejectingthis proposat.

Sincerely,

Wittiam Pitcher
Denyce Verti
301 Eagte Lane
POBox 358
Donne[ty, lD
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Larry Eld II
2688 W Teano Dr, Meridian, ID 83646
Eld Lane. Donnelly, ID 8361 5

quazar68@gmail.com

June 9. 2026

Donnelly City Council
c/o Lori Clemens, City Clerk
City of Donnelly
169 Halferty Street, P.O. Box725
Donnelly, ID 83615
lclemens@cityofdonnelly.org

RE: Opposition to Application Nos. 2026-AN-2 .2026-RZ-2 & 2026-CUP-2 - Boulder Creek

Development; 203 Eld Lane; Public Hearing June I 5, 2026

I respectfully request that this letter be included in the council packet distributed to
members prior to the June 15,2026 hearing.

Dear Members of the City' Council:

I am a property owner on Eld Lane and I submit these comments in opposition to the Boulder
Creek Development applications. I am not opposed to responsible growth in Donnelly. I am

opposed to this project, at this density, on this site, served by this road. The applications ask the

Council to roughly double the permifted residential density on the property and introduce
multifamily. townhome. and short-term rental uses directly adjacent to an established single-
family neighborhood - all funneled through a single gravel lane onto State Highway 55. I
respectfully ask the Council to deny these applications as submitted, or at minimum continue the
hearing until the significant deficiencies described belou' are fully addressed.

l. The Density Doubling Conflicts with the Comprehensive Plan and Is Unsupported by
the Record

The rezone from R-4 to R-8 doubles the maximum permitted density. The Comprehensive Plan's
Zoning Compatibility Matrix shows that R-8 is a Compact Residential designation, appropriate
where higher-density mixed housing types are planned - not where they abut an established
single-family neighborhood. Policy III(b) of Chapter 5 explicitty states that development
"intensif[ying] traffic congestion to a level of service that is not acceptable by the City will
justify rejection." Policy III(h) requires that "upon re-zoning. potentially negative impacts are to
be adequately mitigated." And Policy IllO requires that incompatible uses be "buffered from
each other by community design elements such as open space, landscaping, greater setbacks and
lower building heights." None ofthese requirements are met here. The actual surrounding land
use - as the applicant's own Master Application acknowledges is single-family dwellings to
the north, south, and east. No meaninglul buffer is proposed.



The density bonus provisions ofthe Comprehensive Plan exist to encourage in-fill development.
particularly in and near the Central Business District (Comp. Plan {5.6, Policy III(m)). This
project is not in-fi11. It is 22.8 acres ofcurrently undeveloped land on the fringe ofthe city. Using
an in-fill incentive to justifu doubling density on a greenfield site directly contradicts the plan's
intent. Policy Ill(a) requires "substantial justification that the deviation is in the best interest of
the public." Convenience to the developer does not satisry that standard.

The stated R-8 density figure also obscures the true impact on buildable land. The developer's
ow'n proposed zoning map divides the 22.8-acre site into approximately I I acres of R-8-DA (the
residential development area) and approximately I I .8 acres of PU/OS - the floodway and
wetland corridor along Boulder Creek that cannot be developed. When the 102 proposed units
are calculated against the I I buitdable acres rather than the full parcel. the effective density is
approximately 9.3 units per acre, exceeding the R-8 maximum on the land that will actually bear
the development. I'hat figure does not )et account for intemal roads. parking areas. and
landscaping within the R-S-DA parcel itself. which would reduce net residential density further
still. The Council should not find that this project is compatible with an R-8 standard when the
pro.lect's own site plan demonstrates it exceeds that standard on buildable land.

2. The Tralfic Impact Study Is Fundamentally Flawed and Cannot Support Approvat

The traffic counts underlying the developer's study were conducted on January 7 ,2026 - a
Wednesday in the heart of Donnelly's lightest travel season. The Comprehensive Plan itself
recognizes. in $8.6. that "traffic volumes through the Cit_v of Donnelly fluctuate seasonally" due
to nearby recreational destinations including Cascade Lake. Tamarack Resort, Payette Lake, and
Brundage Mountain Resort. Donnelly is a mountain recreation tou'n. Summer and holiday traffic
volumes are dramatically higher than mid-January baselines. and those are precisely the
conditions under which 741 new average daily trips would be added to Eld Lane. A traffic study
built on the single least representative day of the year cannot be used to conclude that no
intersection improvements are warranted. lt is an analysis of the wrong problem.

Making matters worse, the study contains no crash analysis. The study itself acknowledges that
crash data "was requested from [TD] but \r'as not prol'ided or obtained," and therefore no crash
analysis was performed. The intersection of Eld Lane and Highway 55 - the single point of
ingress and egress tbr this entire development - r,as evaluated without any knowledge of its
safety history. This is not a minor omission. The study concludes no improvements are needed,
while simultaneously admitting it never examined ufiether the intersection already has a
problem. That is not an adequate basis lor approval.

Eld Lane is a dead-end gravel road,20 feet wide, posted at 15 mph, with a single connection to
the highway. Today it serves approximately 23 homes and one business. This proposal would
funnel traffic from 88 residential units and 14 rental cabins - 102 units total - down that same

lane, generating at least 741 additional daily trips by the developer's own conservative estimate,
and likely significantly more during the summer and holiday peak periods that the study never
analyzed. Current residents already experience backups at the Eld LanelHighway 55 intersection
during those high+raffic seasons. A secondary access to Roseberry Road should be required
before any increase in density is approved. not promised as a future concept.



3. Critical Infrastructure Deficiencies Remain Unresolved

The Council is aware that the city's water supply is currently inadequate to serve this
development, and that no date certain exists lor when adequate supply will be available.
Approving a development contingent on infrastructure that does not yet exist and ma1' not
exist for years - is not consistent with the Comprehensive Plan's requirement that negative
impacts be "adequately mitigated" befbre approval, not after.

Fire access presents an equally serious concern. A development exceeding 100 units triggers the

requiremenl under IFC Appendix D. $D106 for two separate fire apparatus access roads. With
sole access over a single lane to a state highway, adequate emergency access has not been

demonstrated. Promises to address these issues in a future development agreement are not

mitigation - they are deferred risk imposed on the communil) .

4. The Pending Judicial Review Warrants Caution

The original Boulder Creek approval is currently under petition tbr judicial review. Approving a

materially similar application - on the same parcel. *'ith the same density and access

constraints - befbre that review is resolved is premature and potentially wasteful of city and

community resources. llthe court finds the first approval defective. the defects are likely'to
appty equatly here. The Council should not allow itselfto be used as an instrument ofa litigation
strategy designed to exhaust community opposition through serial applications. This is precisely

the kind ofdevelopment that Comprehensive Plan Policy Ill(b) was written to reject: one that

imposes an excessive burden on infrastructure without adequate mitigation.

Request

I respectfully request that the Council deny Application Nos. 2026-AN -2,2026-RZ-2, and 2026-
CUP-2 as submitted. Ifthe Council is not prepared to deny the applications outright, I ask that
the hearing be continued until: (1) a tralfic study is conducted using peak-season counts and

includes a crash analysisl (2) adequate water supply is confirmed with a date certain; (3) fire
apparatus access is demonstrated to meet IFC Appendix D requirements: and (4) a secondary
access to Roseberry Road is secured as a condition precedent - not a iuture promise. The
residents of Eld Lane deserve no less.

Respectfully submitted.

Larry Eld II
Property Owner. Eld Lane
Donnelly, ID 8361 5
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June 9, 2O26
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There are two "CUPs" for Boutder Creek. Both seem to share the same Application #072825. First fited on

December 26, 2025. Second tiled 51112026. The city website posted CUP 2.0 RZ and the Boutder Creek

Apptication Fite Maps as a PUDs, 6/2/26. ls this project a CUP or PUD? Which is it?

There's been a fiting for.iudicial review on Boutder Cr 1.0. How can Boutder Cr 2.0 proceed before [ega[

resolution on Boulder 1 .0?

There are so many deviations from both the Donnelty Comprehensive P[an and the Unified Devetopment

Code that it is difficutt to get list every singte one in a concise manner. Those viotations were outtined in

previous pubtic letters to Councit, p[ease look them up.

Eld Lane is a dead-end street with one access to Hwy 55. The new CUP (2.0) adds the same trips/day

onto Etd Lane, (800+) as the original CUP 1 .0, for a totat trips/day approximate[y 1000 trips/day. Att other

streets in Donne[[y have multipte accesses to Hwy 55. Etd Lane is dead-end. This project proposes to put

more traffic onto Hwy 55 THAN ALL OF THE OTHER CITY STREETS COMBINED. This was not addressed.

Neither Staff nor Council addressed the impact to existing Eld Lane property owners. Viotation of

UDC 18.040.0508T. A "traff ic study" (vehictes per day) was commissioned and paid for by developer. lt

was done this day, )an7 ,2026. An independent unaff itiated study is onty vatid if done in JU LY. When I

downtoaded this "traffic study" f rom the City website in May, the cover page said "March". Currentty the

cover page says "June". How does the city website keep changing? At what point is it correct?

New development and redevelopment projects are encouraged to be consistent with the scale of
existing developrnent. UDC states there be compatibitity with surrounding properties, unless major

modifications to the project are required. This was not addressed. (This devetopment is incompatible
with the existing development).

Etd Lane is designated as a FUTURE cot[ector road, See MASTER TRANSPORTATION PLAN Street

Ctassification Map. lt is currentty a dead-end road. Until a precise route for Etd's Cotlector status is

established, devetopment shoutd wait untiI that is determined and funding apptied for. The originaI

R-4 zoning designation reflected the infrastructure on Etd Lane (dead end road with one access to Hwy

55). The future E[d Lane Coltector (M aste r Tra nspo rtation Ptan Street C[assification Map) wou[d have

made Etd Lane a more amenable R-8 zoning designation.

UDC states "wi[[ not create an interference with traffic on pubtic thoroughfares." 1000 trips/day witt

obviousty create interference with traffic and wait times on Etd Lane. This was not addressed.

City Council seemed overty excited for Donnetly to provide "Worker Housing" for the rest of the county

when Boulder Creek 1.0 was approved, regardless the impacts to the neighbors. Now, Boutder Creek 2.0

is proposing "townhouses" instead of apartments. Does Council now hotd this 2.0 project in less

esteem?

Extra density is onty altowed to be considered to a[towfor densityto encourage inji[t projects within the

city, especiatty the Central Business District. ln no way can this be considered an in-fitt project,



Comprehensive Ptan POLICIES, Page 26. "Negative impacts shou[d be mitigated" "Devetopment and/or
zoning patterns that are incompatibte are to be buffered......" Noneof this was required or even

mentioned.

Both the City Comprehensive P[an and Unified Devetopment Code was written by staff and approved by

City Councit. City Staff ignored the City UDC and the Comprehensive Ptan with his recommendations for
approvaI of project 1 .0. Staff shoutd refresh their knowtedge of these documents. The gtaring viotations
were not even addressed.

Developer attorney has indicated they witt continue to fite for new CUPs for this project

u ntit the neighbors run out of money to fi[e for "Request for Reconsiderations". Each

"Request for Reconsideration" requires the neighbors to pay City Staff $3600. Seems this
is quite a money-maker for Staff. Developer has stated he "has investors" in this project,

and that his plan is to wear us down. If we file a motion for reconsideration on Boulder

Creek #2, he'Il turn back around and fi.le a new development application with the city right
away. And we'll go round and round and he figures that we will run out of money before he

does. (I'm not making this up.) The Ciry of Donnelly is making a mockery of their citizens.

Untit Boutder Creek 1.0 is tegatty resolved, there shoutd be no Boutder Creek 2.0 or 3.0 or
4.0, which seems to be the devetoper ptan.

Susan Dorris, 163 Etd Lane, Donnelty



Lori Clemens

From:
Sent:
To:
Subject:

evadams29 <evadams29@aol.com>

Wednesday, June 1 0, 2026 9:03 AM
Lori Clemens
Boulder Creek Development 2.0

First of att, how and why can a developer send a new proposal when the first one was atready approved
and may be in litigation soon. l't[ tetl you why. lt because, as Ortega stated to our lawyer, it's to wear us
down and hopefutly we witt go away! Wett maybe he has more money than we do, but we have the heart
and [ove for our community. Ptease don't [et these outsiders ruin our quaint tittte town.

This second proposal does not [essen the amount of people that wit[ be traveting on Etd Ln and trying to
turn on highway 55. A second entrance is needed for the amount of trips this project witt burden the road
with. The traffic study that was dated June of 2026, was not done in June it was done mid-week in
January. That is not when traffic is heavy. lt needs to be done in the summer on a Friday or Sunday to get
an accurate idea.

This project, if approved, wi[[ have a detrimentaI impact on Etd Lane with respect to it causing
deterioration of the gravel road. lt already has an unbetievabte amount of pot holes most of the year that
makes it difficu[t to navigate the road. There are approximately 20 homes (40 cars) ptus a stew of honey
dipper trucks using Etd Lane currentty. The road cannot hand[e what we have now. A[so, the intersection
of Etd and 55 is unsafe due to the heaw traffic going North and South. lt is difficutt to pu[[ out because no
one obeys the speed [imit there. The average speed is 47mph, atmost doubte what is posted!There is
atso a safety issue for the kids that witt have to cross a busy highway to get to schoot. I don't see a way to
sotve this probtem untess they buitd a foot bridge or a tunnet. This is a huge safety issue!

lf this project goes forward (which I cannot see how it woutd be atlowed), the entire road needs to be
paved. Not just a portion of the south side of the road as they have agreed to. What does ha[f a road
paved even took tike? I don't think l've ever seen that before! lt seems ridicu[ous!

Another entrance is needed, but where? Out to Roseberry? That doesn't seem feasible since Roseberry is
heavi[y traveted as wett (2000 cars per day) and the exit/entrance wou[d be too ctose to the intersect of
Roseberry and 55.

This project wit[ increase the density of the area way more than the inf rastructure can handte and I don't
see a way to remedy that. I ask that you deny this proiect based on insufficient infrastructure! DO NOT
annex the county property to the city! DO NOT increase the density from R-4 to R-9.

Dear members of the city counci[,

This project witt more than quadrupte the amount of cars just counting the [ong term rental units. We are
tatking about 1 94 more cars not including the recreational cabins and the amphitheater! That coutd add,
potentiatty, more than 100 additionaI cars! So, quadruple might be a low estimate! More [ike a 6350/o

increase!

1



Thank you in advance,
Evetyn Adams
204 Etd Lane
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June 1Q 2026

Donnelly City Councll
c/o lori Clemens, City Cterk

Crty of Donnelly
169 Halhrty Street, P.O, Box 725
Donnelly, ldaho 83615

Re: Opposition to Application Nos. 2026-AN-2, 2O2G&Z-2 & 2O26-CUP-2

Boulder reek Development; 203 Eld tn
Public Hearlng June L5,2026

Dear ofthe City of Donnelly Council:

It is my request to you, our CitV Council members, to deny this application until an

updated Traffic lmpact Study and the City of tlonnelly address the additional g(X)+ daily trips on
Eld Lane. Eld Lane, a dead-end dirt road whh egress and lngress to Main St (SH-55) that
contributet an arerage volume of 5,344 passengEr cars and commerclal vehlcles dally, not to
men6on, one block north of Eld tane is the intersection of Roseberry and SH-55. Roseberry

traffic rolume, as stated in the City of tlonnelly Transportatiort study noted a volume of 1955

vehlcles merger to and from SH-55. Due to the hlgh volume of cars and trucks on SH-55 (Maln

St.) the W. Roceberry, in the summer montht it's not unusual for trafftc to back up 12+ vehlcles.
The addition tnffic on Eld Ln will potentially create a similar situation with vehicle backups and

a potentially hazardous situation. Across the roadway from Eld [ane is the Chalet RV Park which
has a high occupancy durlng the summer months. with motor homes, fifth wheels and travel
trailers pulling in and out from the high-wlume SH-55 adds to a potential hazardous situation.
Furthermorc, the average speed traveled BolnB North and South on SH-55 is 47 MPH or Iteater
even though the posted speed limit is 25 MPH. I see this as unsafu hazard br the drildren to be
crosslng the highway to get to school or home from school. As noted in the Crty of Donnelly

Comprehenslve Plan (TransBortation 8.1), "The Cfi of Donnelly must balance the economic
benefits of transportation routes with the heahh and safety of its communityf

Secondly, "Avoid undue concentration of population and orercmwding of land. Preserve

and enhance the visual appearance and unlque character of the City of Donnelly. Natural

\atures and scenic views should be preserved and enhanced. Nar development and
redevelopmeril pmiects are encouraged to be consistent wlth the s6le of existing
develdpment." lncluded are several plctures (#1; #2) clearly reflect Victorian, rural and heritage,
charm of Donnelly and should not be destroyed or disregarded. The only thing acceptable in the
first Boulder Creek Dweloprnent veas the turn of the century farmhouse and ort buildings were
to remain. The second pmposal will ellminate a gem on Eld Ln. The following piCures prwided
by South Beck and Eaird are the proposed Townhouses. Totally lnconceivable to disregard to
Donnelly Comprehensive Plan which is to preserve Donnelly! heritage, historical and unique
character for price polnt housing not anen affordable work furce housl6gl



As noted ln tfie Donnelly Unified Devebpment Code, 18.(E.019 The popose of the UDC
"is enacted br the purpose of promaing tbe publh heahh, s.ftty; b conserE afld prote€t
prcperty and pmperty wlues; control the denslty of populatlon; to minimlze trafic corgestioni
Additionallg the UOC, 18.05.030, notes "Most restrictive standards shall govemi

thirdly The Chy of Donnelly tand and Planning Consultant has a sketchy back ground
with the Gty of Eagl€. Mart Butlet land-t]se Planner with the Gty of Eagle. fle onvinced the
city council to move forward with the Heron's EdBe Apartments and mixed-use proied, aren
convincing surrounding neighboE to appnove. Bottorn Line, the project u,ent sld€ways and after
years of delays and unfulfilled promise, The CIU and nelghbors became frustrated, Srrde note,
Mark Butler nras or is a neighbor to the project, and he couldn't control the pmgress, delays and
disputes. The City of Eagle has a building department, Polke, Fire department health serviceg
retall servke. Donfielly B not equlpp€d to tack Land development disputes. I belle\re Mr. Butler
judgements are f,awed and are not protecting the City of Donnelly or it's residents best
interest. Crty of Eagle residents still talk about Heron's Edge one of Eagh's most visible otamples
of tension betureen Grourth, Multi-famlly denelopment near orisdng neighborhoods and Trafic
and the quality -of-life concems. Boise/dev April 21, 2023 'Walls, nolse and delays: Eagle mixed-
use profect still under construction five years after approval." Margpret Carmel.

ln concluslon, there are multiple vlolation to the City of Donnelly Comprehensive Plan as
well as Oty of Donnelly Uniffed Developmert Plan. Nor there are two Application with the
Sarne Application number (11072825) filed on diftrent dates. So, what does that indicate? To me
it indicates a nefarious activfi to gain control of the City of Donnelly and dictate or
crntrol/hearry influence what happens in our small township of Donnelly, ldaho. Our
rrepre$nt ion, Julia Thower, reached out to the Danebper's Attorney, Reuben mega, to
discuss some agreement or oompromise and he indlcated that he "has lnwstort ln thb prolect
and hls dan ls to wear us downf Both the Fifth Amendment of the Unlted Sates Constitudon
as well as Article 1-14 of the ldaho Constitution ensure the protection of private pmperty rights.
Comprehensive Plan 2023 Policies lll. B'The protection and presenration of private rights are to
be a strong consideratlon in the development of land use policies and implementation
standards and regulation and as required by law." Bulling and extortion by the Freedom
Management Group LLC can not be overlooked and acceptable ln a matter that has extreme
implications fur the srnall township of the City of Donnelly. Once again, I appeal to dre City
Councll members to dery the Second Boulder Creek Development plan.

Respectfully,

Rex Frazier
Evelyn Adams

-2& Eld tn
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Lori Clemens

From:
Sent:
To:
Subject:

Melva Bade < mjbade3@g ma il.com >

Wednesday, )une 1Q, ?026 '11:51 AM
Lori Clemens

Comments to cou ncil members

Wednesday, June 10, 2026

Donnetty City Council

Ptease inctude these comments in the packet to counciI members concerning the Boutder Creek
devetopment before the hearing on.lune 15, 2026.

We have been permanent, futt-time residents on Etd Lane for the past 11 years. We are opposed to the
[atest Boulder Creek Devetopment proposal as wett as the first one for atl the same reasons that have

been pointed out by our neighbors and attorney.

Our biggest concern is our safety in case of an emergency, such as a witdfire. We woutd be one of the last
vehicles to get out, behind about 100 others attempting to get to the Etd Lane and Highway 55
intersection. Besides the current exit at Etd Lane and Highway 55, there needs to be an additiona[ exit on
Etd Lane to E. Roseberry, BEFORE construction begins.

Local taxpayers should not have to subsidize this development because the infrastructure is not in ptace

before construction begins.

Another concern is the witdtife that ca[[ Boutder Creek their home. We see deer, etk, fox and moose
frequentty in the Bou[der Creek corridor. This devetopment would affect the witdlife adversety, especiatty
when the developer proposes to put 14 cabins in the wettands.

We're not opposed to development that is within reason if the infrastructure is completed before
construction begins. A development of this sca[e onty destroys our community.

Thank you,

Danny & Metva Bade

Etd Lane, Donne[[y

1
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MOUNTAIN TOP

LAW
[nvnonn.n.l L.!du(&tuntni

Julia Thrower
614 Thompson Avenue, McCall, ID 83638

jthower@mtntoplaw.com (208) 271-6503

Donnelly City Council

c/o Lori Clemens, City Clerk
City of Donnelly
169 Halferty Street, P.O. Box 725

Donnelly, lD 83615

lclemens@cityofdonnelly.org

Via electronic mail only

June 10. 2026

RE: Comment Letter for Application Nos, 202GAN-2,202GpJ'-2 & 2026-CI.IP'2 
-Boulder 

Creek

Development (Annexation, Rezone to R-8-DA and PU/OS, and Conditional Use Permit for a

Planned Unit Development); Valley County Parcel Nos. RPD00000151350 and RPl6N03E151340;

203 Eld Lane. Public hearing scheduled June 15,2026.

Dear Members of the City Council:

I, Julia Thrower of Mountain Top Law PLLC, submit these comments on behalfofthe undersigned

residents and property owners on and near Eld Lane in opposition to the Boulder Creek development

applications. We are not opposed to thoughtfirl gowth in Donnelly. We are opposed to this ptoject, at this

density, on /lis site, served by ,ris road, for the reasons set out below. The applications ask the Council to

roughly double the permitted residential density on the property, to introduce multifamily, aftached, and

short-term rental uses directly adjacent to an established single-family neighborhood, and to do so on a

constrained site bounded by Boulder Creek's floodway and wetlands on one side and the City's
wastewater treatment plant on the other, with sole access over a dead-end street. We respectfully ask that
the Council deny the applications as submitted, or at minimum continue the hearing until the deficiencies
described below are cured.

Under Idaho Code $ 67-6535 and the Donnelly Unified Development Code (Title l8), each ofthese
approvals is a discretionary act that must be supported by reasoned findings that the applicable standards
are met. As shown below, the record before you does not support those findings.

1. The rezone to R-8 doubles density next to an established single-family neighborhood
and is not justified by the record.

The northem parcel is currently zoned R-4. Under Donnelly City Code S 18.10.010, the numeral
following the "R" is the maximum number of dwelling units per acre - so the rezone from R-4 to R-8
doubles the permitted gross density. The Code is also explicit that "[m]ultifamily, attached single family



2. The Conditional Use Permit does not meet the standards in Donnelly City Code
Chapter 18.40.

A conditional use permit may be granted only if it satisfies the standards for conditional uses in Donnelly

City Code $ 18.40.030. Several ofthose standards are not met on this record:

. Harmotry with neighborhood character ($ 18.40.030(C)). The applicant concedes the area is

bordered by single-family homes but argues the project is compatible because much ofthe
perimeter is "vacant parcels or public property" - chiefly the wastewater treatment plant. Being

next to a sewage treatment facility is not a virtue that makes higher-density housing appropriate;

it is a reason to question whether this is a suitable site for dense residential and short-term lodging

at all.

. Not hazardous or disturbing to neighborhood uses ($ 1E.40.030(D)) and no excessive trallic,
noise, or odors ($ f8.40.030(G). The project places residences and transient cabins between

Boulder Creek's floodway and an active wastewater treatrnent plant, and funnels all of its traftic

onto a 2O-foot gravel lane. The traffic, noise, and nuisance concems are addressed in Sections 3

and 4 below and are not adequately resolved.

. Adequate public facilities ($ 18.40.030(E)). The applicant's own annexation nanative admits

that water service is unresolved - it is merely the "owner's intent to extend central water" and

the owners are "currently working with the city regarding the timing." lt further states they are

stilt "working with the new Fire Marshall and outgoing Fire Marshall" on access and fire-flow

requirements. In other words, two ofthe most basic public-safety questions - will there be

adequate water, and can the fire dishict actually serve this density on a gravel lane - remain

open. The Code requires that the applicant demonstrate adequacy, not promise to figule it out

later.

2

and two-family units/developments are prohibited in R-1, R-2, R-3 and R-4 zoning districts." The uses

the applicant proposes - multifamily dwellings, single-family attached dwellings (townhomes), and a

recreational cabin park - are simply not allowed under the current zoning. The applicart therefore needs

the rezone, the development agreement, azd a conditional use permit before any of it is permissible. That

is a significant request, and the burden is on the applicant to justiry it.

The applicant's narrative leans heavily on the assertion that nearby homes are "currently zoned R-8" and

shown as "Commercial" on the Future Land Use Map, implying the neighborhood is already higher-

intensity. That characterization is misleading. The actual, erisring land use surrounding the site - as the

applicant's own Master Application states - is single-family dwellings to the north, south, and east. The

compatibility test under the Comprehensive Plan and S 18.10.010 is about real-world character and

impact, not about the most intense use a neighbor could theoretically build someday. Doubling density
and importing apartment, townhome, and transient-rental uses into a street of detached single-family
homes is a change in the essential character ofthe are4 not a continuation of it.

Comprehensive Plan Chapter 5, Policy III(a) requires that "[a]ny deviations from the land use criteria
herein must include substantialjustification that the deviation is in the best interest ofthe public." The

applications recite the policies but do not supply that substantial justification. Convenience to the

developer is not the same as a demonstrated public benefit.



. No destruction ofnatural features ($ 18.40.030(I)), A majority ofthe southem parcel is a

FEMA Special Flood Hazard Area and jurisdictional wetlands associated with Boulder Creek.

The applicant acknowledges it must still obtain U.S. Army Corps ofEngineers permits for any

wetland impacts and comply with the City's flood-hazard provisions (Title 18, Chapter 18.35).

Those approvals are not in hand. The Council cannot Jind this standard satisfied based on a
pr omi s e of futur e miti gati on.

Because the applicant bears the burden on each $ 18.40.030 standard and has not carried it, the CUP

should be denied.

3. The Planned Unit Development relies on density and dimensional flexibility the
applicant has not shown is warranted (Chapter 18.45).

A PUD under Chapter 18.45 is a tool to vary normal zoning requirements in exchange for superior design

and genuine public benefit - typically while preserving, not increasing, the underlying density. Here the

PUD is being used in tandem with a rezone that doubles density, and the applicant's justifications are

largely conclusory restatements ofthe Code's goals ("the site is designed in confomralce with...") rather

than evidence-

Ofparticular concem: the recreational cabin park. Under Donnelly City Code $ 18.05.130, cabins in such

a park are expressly "not.. . considered dwelling units for density calculations." That means up to fourteen

additional short-term lodging units can be added on top of the already-doubled residential density without

counting against any density cap - yet they still generate traffic, parking demand, noise, and turnover

that fall on Eld Lane and the sunounding neighbors. The Traffic Impact Study confirms these cabins were

counted as recreationaytransient units (ITE Land Use Code 260) precisely because they behave like a

small lodging operation, not like quiet permanent homes. Layering a commercial-style short-term rental

use into a single-family neighborhood, exempt from density limits, is exactly the kind of intensity the

neighbors object to.

We also note the applications contain intemal inconsistencies that make it difficult for the public - and

the Council - to know what is actually being approved. For example, the annexation narrative at one

point states that bari the new westem (+l I acre) and eastem (+l 1.8 acre) parcels are "proposed to be

rezoned... to R-8-DA," then in the same paragraph requests PU/OS for the eastem parcel. A development

of this consequence should not be approved on a record that cannot consistently state which parcel is

getting which zone.

4, The TraIIic Impact Study understates the real-world impact on Eld Lane and the
Highway 55 intersection.

The applicant's own Traffic Impact Study (Ackerman-Estvold, June 2026) projects approximately 741

average daily trips generated by the development, all funneling onto Eld Lane and out to the single

intersection at State Highway 55. While the study concludes the intersection will operate at "LOS B or

better," several features of that study deserve the Council's scrutiny:

. Eld Lane is today a two-lane gravel road. The Traffic Impact Study itselfdescribes a 20-foot

graveltravel way posted at l5 mph. The conclusion that no off-site highway improvements are

warranted rests on building this road out to City standards - work that is being asked ofthe

public process now, with cost, timing, and maintenance responsibility not fully nailed down.
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No crash anrlysis wes performed. The study states plainly that crash data was requested from
the [daho Transportation Department but "was not provided or obtained," and that "[a] crash

analysis was not conducted." The Highway 55/Eld Lane intersection - where the posted

highway speed is noted as 25 mph but which functions as a principal arterial - is being cleared

without any safety/crash-history review. A missing crash analysis is not the same as a finding of
no safety problem.

Heary-truck and turning conflicts. The traffic counts show meaningful heavy-vehicle volumes

on Highway 55 (on the order of20 healry trucks in a single peak ls-minute count), and the

intersection has no dedicated southbound right-tum or a properly dimensioned northbound left-
tum lane - the analysis had to heal the northbound movement as a single shared lane because

the existing center lane is "not sufficient in length" and is rmmarked. Adding hundreds ofdaily
tuming movements to a substandard intersection on a 55-corridor warrants more than a "no
improvements needed" conclusion.

Access spacing close to eristing driyeways. The Traffic Impact Study notes the nearest

proposed access is roughly 85 feet (centerline to centerline) from an existing driveway.
Concentrating four new access points and 700+ daily trips along a short stretch ofa former gravel
lane raises legitimate conflict and safefy questions for the families who already live and back out
onto Eld Lane.

The "future collector" designation cuts against this project, not for it. The applications
repeatedly lean on the City's Street Classification Map, which identifies Eld Lane as a future
collector. Blut afuture co'llector is not a present one. Today, as the Traffic Impact Study and the

City's adopted Master Transportation Plan both confirm, Eld Lane is a two-lane gravel local
street, 20 feet wide with one-foot shoulders, posted at l5 mph. The collector designation is
precisely what should give the Council pause: it is the City's acknowledgment that the conidor is
expected to carry collector-level volumes and therefore must be built, funded, and maintained to
collector standards before that traffic arrives. The applicant's own narrative concedes the map

shows future collectors "as concept only with precise locations to be established as development
is proposed," and that the minor-versus-major collector classification is "to be determined by
future trip generation analysis." In other words, the very analysis that is supposed to fix Eld
Lane's classification and required cross-section has not been completed and adopted. Approving
68 townhomes, 20 apartments. and l4 cabins - rovghly 741 daily trips - onto a gravel lane on
the strength ofa not-yet-realized collector designation puts the development ahead ofthe road it
depends on. lf Eld Lane is to function as a collector, the applicant should be required to design
and build it to the City's collector standard for the full project frontage, with a binding cost,
timing, and maintenance commitrnent, as a condition precedent - not to rely on the label while
leaving the construction to a later, undefined date.

The paving the applicant offers is partial and falls short of a collector build-out. The
applicant does propose to pave Eld Lane - the Conditional Use Permit narative states the
applicant is "proposing to pave Eld Lane running east to west and provide pedestrian facilities
adjacent to both sides ofthe street," with design and construction "guided by the City of
Donnelly." But the Traffic Impact Study's own description shows the work is limited to the
development's own frontage and is not a uniform collector roadway. The Traffic Impact Study
states that liontage improvements west of the site are "limited to the proposed driveway
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approaches," and that the paving extends only "fiom the development's southernmost access

point to the intersection approach at State Highway 55." It also proposes two different and

inconsistent cross-sections: the first roughly 400 feet west ofthe highway as a 24-foot-wide

asphalt roadway with swales and a detached sidewalk, then along the northem development

frontage a 37-foot-wide asphalt roadway with curb, gutter, 9.s-foot travel lanes, and 8.5-foot on-

street parking lanes. Neither section is presented as a designed collector cross-section, and the

applicant commits to no standard - only that the work will be "guided by" the City. The result is

that the developer would pave the stretch its own traffic uses, to widths of its choosing, while the

question ofwhether Eld Lane can actually function as the collector the applications rely on -
and who pays to bring the rest of the corridor to that standard, and who maintains and accepts it

- is left unresolved.

. The City's own crash history sits on Highway 55. The Master Transportation Plan reports that

most motor-vehicle crashes in Donnelly over the prior l5 years occurred on Roseberry Road or

State Highway 55. That is precisely the corridor onto which this development empties, and it

makes the Traffic Impact Shldy's admitted omission of any crash analysis at the Highway 55/Eld

Lane intersection all the more houbling.

. The 1.57o growth rate is below the City's own figure - which itself understates visitor
trallic. To project future volumes, the Traffic Impact Study grows existing traffic forward at only

l.5yo pet year. But the City's adopted Master Transportation Plan projects traffic on State

Highway 55 at 2.36Y" per year- which the Plan describes as "consistent with ITD's projections

in the Idaho 55 Cenhal Conidor Plan." The applicant's study thus uses a groxth rate well below

the one the City itselfapplies to this very highway. Worse, the City's 2.360/o is only a resident'

population rule - it was "calculated using a straight-line method" from Donnelly's 20131017
population - yet the Plan acknowledges that on this corridor "most ofthe traffic contributing to

the rise in traffic rates will be generated from tourism and recreation with McCall, Tamarack, and

Lake Cascade as popular destination[s]." In other words, even the City's 2.3602 does not

separately account for the visitor and recreational traffic that actually drives growth here, so it is a

floor, not a ceiling - and the applicant's 1.5% sits below even that floor. Finally, the Plan

expressly states that its "future traffic forecast does not consider impacts ofindividual large-scale

development" and that "[i]n the event that a significant development were to be considered in

Donnelly, an updated study would need to be completed." A development of68 townhomes, 20

apartments, and 14 rental cabins is exactly such a development, and its study should reflect a

corridor growth rate at least equal to the City's adopted figure, accounting for visitor traffic -
not a lower number.

Comprehensive Plan Chapter 8 commits the City to "[a]chieve efficient and safe movement ofpeople,
goods and services." The record does not yet demonstrate that this development, on this road, meets that

commitment.

5. The traflic counts were taken in the dead ofwinter and systematically understate
summer conditions in this resort corridor.

There is a more fundamental problem with the Traffic Impact Study: the field data underlying it were
collected in the off-season. Appendix A shows the tuming-movement counts at State Highway 55 and Eld
Lane were taken on Wednesday, Janruary 7,2026 - asingle mid-week day in the depth of winter.
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Every projection in the study (the 2026 "existing" volumes, the 2028 buildout volumes, and the Level of
Service results) is built on top of that one January weekday count, grown forward at l.5oZ per year. In a
rural resort community in the mountains, that is the lowest-traffic period ofthe year, and it cannot fairly
characterize the conditions the development and its neighbors will actually experience.

This is not a matter ofopinion - the City has already documented it. The Donnelly Master
Transportation Plan analyzed traffic on State Highway 55 using ITD's permanent automatic traffic
counter (ATC #43), located on SH-55 at milepost 127.72, about 3.6 miles south ofRoseberry Road. The

Plan's findings are unambiguous: "The highest rates of trafic in Donnelly occws during the summer

months, " drivenby "summer activities and tourism available around Donnelly and as people travel
through Donnelly to McCall," while "traffic in the winter months decreases due to winter road

conditions." The Plan states this seasonal pattem "has remained consistent and is expected to continue,"
and that traffic on SH-55 is highest specifically in July and August. A traffic study that counts in January

is measuring the bottom of that curve and presenting it as the basis for a 20-plus-year land use decision.

The magnitude ofthe seasonal swing is enormous, and it can be measured at Donnelly directly. ITD's
permanent continuous-count recorder on State Highway 55 at Donnelly (counter #043, named

"Donnelly") records monthly average daily traffic every year. In 2024, the most recent complete year, that
traffic rose from about 3,550 vehicles per day in January to roughly 8,240 in July - tbe July figure
is about 2.3 times the January ligure, and well above the annual average of about 5,100. The same

pattem repeats year after year at this counter: July traffic has run roughly double January traffi c in 2022,
2023,2024, and 2025.ITD has separately described State Highway 55 as "one ofldaho's most heavily
traveled mountainous highways, especially during summer and holiday weekends,"r and has reported

"record travel to remote areas ofthe state, such as the Central Mountains,"2 on SH-55. The applicant
counted in January - the single lowest month ofthe year - and built the entire study on it. Applying
that winter count to this corridor understates exactly the peak periods when the intersection, the new
access points, and Eld Lane will be under the most strain: summer weekends, holidays, and the

recreational season that the project's own 14 rental cabins are designed to serve.

This off-season sampling skews the a.nalysis in compounding ways:

. The peak hour studied is the wrong peak Standard practice (and the ITE methodology the

study elsewhere invokes) is to evaluate the design peak - here, summer weekend and

recreational peak - not a January weekday commuter peak. The Level of Service letters in

Table 4 describe winter operations; summer operations at the Eld Lane/SH-55 stop-controlled

approach could be materially worse, particularly for the side-street left tum onto a highway

already carrying heavy seasonal through-traffic.

. The project's own trallic is summer-weighted. The development includes l4 recreational rental

cabins whose trip generation the study itselfties to short-term, recreational/transient use. That

traffic peaks in summer and on weekends - precisely when the background highway traffic also

peaks and precisely what a January count cannot caphre. The study even shows recrealional-

housing weekend trips exceeding some weekday figures, yet the capacity analysis rests on winter

weekday volumes.

I https://itd.idaho.gov/newVnew-digilal-message-sign-to-improve-communicationrcn-sh-55-corridor/.

'z 
https://apps.itd.idaho.gov/AppVMediaManagerMVC/PressRelease/Previed9453.
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Growth is applied to an artificially low base. Because tle l.5olo annual growth factor is applied

to a January starting point, the 2028 "buildout" volumes that drive the no-improvements-needed

conclusion are themselves understated for the seasons that mafter. A small percentage groMh on

a winter base does not recover the summer peak the analysis omitted.

Winter counts also hide the summer safety picture. Sight distance, pedestrian and cyclist
activity, recreational and trailer/Rv traffic, and hrming conflicts at the highway are all far higher

in summer. Combined with the study's admitted lack of any crash analysis, a winter-only count

leaves the Council without the information needed to judge safety during the very months the

corridor is most stressed.

Before the Council relies on this study, the applicant should be required to provide tuming-movement

counts taken during the peak summer season (July-August), including a weekend peak, at the Eld

Lane/State Highway 55 intersection, and to re-run the capacity, Level of Service, tumJane warrant, and

signal-warrant analyses on that peak-season data. A land use decision ofthis size and permanence should

be based on the corridor's real peak conditions - not on its quietest week ofthe year.

6. The flood hazard, wetlands, and wastewater context make this site especially
sensitive.

The site is uniquely constrained. A majority ofthe southem parcel lies within a FEMA Special Flood

Hazard Area and contains wetlands associated with Boulder Creek; the westem edge ofthe development

abuts the City's wastewater treatment plant; and a sewer lift station sits within the site. The

Comprehensive Plan's Natural Resources chapter (Chapter 9) and Open Space designation prioritize

protecting "the most sensitive resources - floodways and floodplains (including riparian and wetland

areas)."

We support genuine open-space protection of Boulder Creek. But that protection should not become the

justification for cramming a doubled-density, mixed-use development onto the narrow remaining

buildable strip between the creek and the treatment plant. Concentating homes, apartments, and rental

cabins in that pinch point - with public pathways invited into the floodway - raises real questions about

flood risk to future residents, odor and nuisance from the adjacent treatment plant, and long-term

maintenance ofthe open space the applicant is offering as the project's public benefit.

7. Relief requested.

For the foregoing reasons, we respectfully request that the Council:

Deny the rezone to R-8-DA, the Conditional Use Permit, and the Plaruted Unit Development as

submitted; or

In the altemative, continue the hearing and direct the applicant to (a) provide peak-season (July-
August) tuming-movement counts, including a weekend peak, at the Eld Lane/State Highway 55
intersection and re-run the capacity, Level of Service, tum-lane warrant, and signal-warrant
analyses on that data, using a corridor growth rate at least equal to the City's adopted 2.36% and
accounting for visitor traffic; (b) provide a completed crash analysis for Highway 55/Eld Lane;
(c) demonstrate - not merely promise - committed central water service and written Donnelly
Rural Fire Protection District sign-offon access and fire flows before any approval; (d) obtain or
document the status ofrequired Army Corps wetland and City flood-hazard (Chapter 18.35)
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approvals; (e) lower the proposed density and remove or substantially limit the multifamily and

recreational cabin components so the project is compatible with the surounding single-family
neighborhood; and (f) commit to designing and building Eld Lane to the City's collector standard

with a single consistent cross-section for the full project frontage - not the partial, two-width
paving now proposed - under a binding development agreement that resolves cost, timing,
maintenance, and City acceptance, reviewed in a public hearing.

. Require that any development agreement under Chapter 18.60 cap residential densify at a level

compatible with the existing R-4 neighborhood, expressly count any short-term rental/cabin units

toward intensity limits, and bind the applicant and its successors.

We appreciate the Council's and Commission's service and your careful attention to these concerns.

With regards,

MOUNTAIN TOP LAW

Submitted on behalfof:

Evelyn Adams ald Rex Frazier

204 Eld Lane

Donnelly, ID 83615

Larry Eld

13053 Eld Lane

Donnelly, ID 83615

Dan and Lynee Margolis
192 Eld Lane

Donnelly, ID 83615

S. Thrower

Danny and Melva Bade

13070 Eld Lane

Domelly, ID 83615

George and Susan Dorris

163 Eld Lane

Domelly, ID 83615

Witliam Pilcher and Denyce Verti
301 Eagle Lane

Donnelly, ID 83615

Anthony and Victoria Casetta

13066 Eld Lane

Donnelly, ID 83615

Jefferey Higgins
Eld Lane

Donnelly, ID 83615

Dan Steiner

Eld Lane

Donnelly, ID 83615

J
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06/10/2026

From: Lynne Margotis, owner of 192 Etd Ln.

I am in opposition to the Conditional Use Permit Apptication 072825 tor devetopment of the

Boutder Creek project on parcel #s RPD00000151350 and RP16N03E l 51 340 on 203 ELd Ln.

in Donnetty, lD, owned by Reuben Ortega and Freedom Management Group, LLC with Joe

Critchfietd as Manager. The new application for Boutder Creek offers 68 singte-famity

attached town homes, 20 mutti-family dwettings, which are not specified as affordabte

housing, and l4 recreational cabins. The northern parcel is zoned R4, with a suggested

zone change to higher density R8. The Southern Parcel's zone is Pubtic Lands and Open

Space on the Future Land Use Map, where the recreationatcabins are proposed.

The devetopers iustify changing the zoning of the property from R4 to RB because it fottows

the Comprehensive Ptan. The Comprehensive Plan was adopted to "guide the City of

Donnetly toward attainment of an exceptional quality of tife for atl citizens" and shatl

"consider previous and existing conditions, trends, and compatibitity of tand uses." The

objectives and poticies of the ptan's [and use development regulations were designed to
protect the heatth, safery and welfare of the community by avoiding unnecessary

conditions; and preserve property rights when considering devetopment of [and use

poticies. The Comprehensive P[an is the foundation to ensure the City of Donnetty

compties with the State of ldaho's LocaI Land Use Planning Act, in accordance with ldaho

Code Section 67-6502. The Comprehensive Plan is a "guide," not a taw.

The City of Donnetty Unified Development Code (UDC) was enacted for the purpose of
promoting pubtic heatth, safety, and general wetfare; to conserve and protect property and
propertyva[ues; to secure the most appropriate use of [ands; to controt the density of
population;to minimize traffic congestion; and to facilitate adequate and economicaI
provasions for public improvements and services; a[[ in accordance with the city of
Donne[ty's Comprehensive ptan for desirab[e future physicat development of the city of
Donnetty. The City's devetopment code fotlows ldaho Code Section 57-6502 which
provides the foundationaI framework that guides city ptanning.

The purposes of ldaho Code Section 67-6502 are: to protect property rights; ensure
adequate pubtic services are provided; ensure environmentaI features and resources are
protected; to avoid undue concentration of population and overcrowding of the tand; to

To: Mayor Susan Dorris, CounciI President Wendy Davenport, Councilmember Lestie

Minshatt, Councitmember Brenna Spade, Councitmember Morgan Futler, and City Ptanner

Mark Butler



ensure that the development of [and is commensurate with the physical characteristics of

the tand; and to protect landowners from arbitrary and discriminatory actions.

Under the city's Devetopment Code, property rights are protected by ensuring [and use

poticies do not viotate property rights and adversety impact property vatues. Decisions to
approve devetopments must take into consideration that people cannot "do whatever they

want with their tand," and property rights of neighboring owners must be taken into

consideration.

The Boutder Creek CUP viotates ldaho Code Section 67-6502 and Donnetty's UDC. The

devetoper's fottowing justifications for the Boutder Creek CUP are specutative and void of
substantiated evidence to support their ctaims.

B. Witt be harmonious with and in accordance with the generat objectives orwith any

specific objective of the Comprehensive P[an and/or Donnetly City Code:

The zone change forthe devetopmentfrom R4to R8 is not.iustif ied untess the
road infrastructure proposed on the Future Land Use Map showing Etd Ln. as

a cotlector with muttipte access points, is devetoped, prior to changing the

zone. No plans or guarantees are in ptace by the City of Donnetty, or Va[tey

County for devetopment of the cottector section of Etd Ln. Devetopments

which cause unsafe conditions for residents are not consistent with the
goats of the Comprehensive Ptan and violate the development code.

C. Witt be designed, constructed, operated, and maintained to be harmonious and

appropriate in appearance with the existing or intended character of the generaI vicinity

and that such use witt not change the essentiaI character of the same area:

The devetopment is not harmonious and appropriate in appearance with the

existing character of the generat vicinity, which is a low-density residentiaI

area, consisting of singte-famity homes which are zoned R4, R8, and RR, on a

narrow, dirt 1/10'h mite country tane. The site plan for Boutder Creek shows

rows of townhomes resembting barracks, with minimat buffers between the

townhomes and current residences. lt appears that multipte, [arge, mature

A. Witt, in fact, constitute a conditionaI use as established within Donnetty city code for
the zoning district involved:

. A recreationat cabin park is not a designated conditionaI use within a PS/OS

or RB zone.



trees witl be excavated to accommodate the town home units, and the view

sheds for the current homes witt be significantty impacted. The devetoper

has not provided evidence that any harmony witt exist between the Boutder

Creek development and the existing character of the neighborhood.

The developer has repeatedly iustified the zone change of his property to R8

based on the proposed change ofthe residentiat homes on the north side of

Etd Ln. to commerciat, on the Future Land Use Map. These homes are

residentia[ and are "grandfathered in" as a tegat non-conforming use to

remain residentiaI and may never be commerciaI properties. Basing
justification for increased density on specutation that these residentiaI

homes may become commerciaI properties someday, and that Etd Ln. may

be devetoped as a cotlector street someday are specutative claims without

supportive evidence. Does the City ptan to "take" these residentiaI homes

through Eminent Domain to tegitimize zone changes to support the Boutder

Creek devetopment?

D. Witt not be hazardous or disturbingto existing or ptanned future neighborhood uses:

The devetoper faited to provide evidence that the existing residents on Etd Ln.

witt not be adversety affected by the Boutder Creek devetopment. Traffic witt

increase to 700-900 average daity trips on a 1/1o-mite, narrow, dead-end dirt

road, with one ingress and egress onto Highway 55. The current speed timit

on Etd Ln is 15 mph due to the nature of the road as a country laoe. Approving

the increased densityfor this prolect from R4 to R8 without first estabtishing

the cottector portion of Etd Ln., as proposed as supportive infrastructure on

the Future Land Use Map is dangerous, irresponsible and does not foster
positive neighborhood outcomes. Where is the devetoper's supportive

evidence that quatity of tife on Etd Ln. witt be preserved, and no hazards or

disturbances witI occur?

E. Witt be served adequatety by essentiaI pubtic facitities such as highways, streets, potice

and fire protection, drainage structures, refuse disposat, water and sewer and schoots;

or that the persons or agencies responsib[e for the estabtishment of the proposed use

shatt be ab[e to provide adequatety any such services:



The Boutder Creek deve[opment has the potentiatto more than doubte the
entire population of the City of Donnelty, concentrated on a dead-end narrow
[ane with one ingress and egress onto Hwy 55. lnfrastructure to support the
zone change of R4 to R8 for this devetopment witl be inadequate untess the
cottector portion of Etd Ln. is constructed prior to changing the zone, as
proposed on the Future Land Use Map of the Comprehensive Ptan. Partiatty

followingthe Comprehensive Ptan and Future Land Use Map does not ensure
positive outcomes for city residents.

The City dectared that water for the Boulder Creek devetopment is not
currently avaitabte and that they do not know when it witt be avaitabte.

No plans have been established to increase police orfire staff to a sufficient
level to accommodate the increase in the town's poputation.

Future impact on the McCatuDonnetty school district from a significant
increase in population from the devetopment has not been determined.

The City estabtished there is insuff icient municipaI water capacity to serve
the Boutder Creek devetopment, and this viotates Donnet[y's devetopment
code which mandates that new developments must be "adequatety served

by essentiat public facitities," inctuding water in the present, notjust in the
future. An unknown timetine for water avaitabitity is out of compliance with
the City's own code. The recreational Cabin Park witt be serviced by an

unapproved wett with a temporary wett connection, and approval is
specutative based on third party approvats. Even if the wett is approved, this
does not satisfy adequacy requirements for the entire devetopment. The City
and devetopers have not provided evidence that the pubtic witt not endure
the financiat burden for the additionaI infrastructure improvements needed
to support the signif icant increase in the town's population.

a

F. Wit[ not create excessive additionat requirements at pubtic cost for pubtic facitities and
services and wi[[ not be detrimentaI to the economic wetfare of the community:



G. Wit[ not invotve uses, activities, processes, materials, equipment, and conditions of

operation that witt be detrimental to any persons, property, or the general wetfare by

reason of excessive production of traffic, noise, smoke, fumes, gtare, or odors:

The devetopers fatsety and arbitrarity ctaim without supportive evidence that
their high-density project in a ruraI residentiat area with one Ingress and

egress witt not be detrimentalto residents on Etd Ln., who are accustomed to
tiving on a quiet, dirt, sparsety poputated [ane. The devetopment wi[[ cause

the fottowing detriments to the residents and property of Etd Ln.: excessive

unsafe traftic, excessive noise from traffic and a large poputation of peopte;

glare f rom excessive tighting which witt interfere with the enjoyment of

observingthe night sky in an area that currentty doesn't have street lamps;

destruction of view sheds for residents who are accustomed to viewing

natural resources of a mountain town, not rows of ta[[, expansive townhomes

which witt btock their views.

The negative environmentaI and sociaI impacts of adding a high-density

devetopment to a ruraI environment, without sufficient pre-devetopment of

inf rastructure could substantiatty diminish property vatues of residential

homes, affecting the economic wetfare of the property owners on Etd Ln.

H. Witt have vehicular approaches to the propertywhich are designed as not to create

an interference with traffic on surrounding pub[ic thoroughfares:

. This justification is arbitrary and without substantiated evidence that safe

conditions witt exist. The road infrastructure, without devetoping the cottector

section of Etd Ln., is insufficient and dangerous. The devetopers have not performed

traffic impact studies with ldaho Transportation Department input to support claims

that traffic flows wi[[ not be affected, and that hazardous conditions witt not exist for

Etd Ln., and at the intersection of Etd Ln. and Hwy 55. Devetoper Joe Critchf ietd

stated in the Valtey Lookout that requiring a second access woutd've "most likety"

made the project economicatty infeasibte. ls the Citywitting to trade safeguards to

protect Donnetty's residents from potentiat dangers, in favor of this devetoper's

desire to buitd this high-density profitabte devetopment?



l. Witt not resutt in the destruction, [oss, or damage of a natural, scenic, or historic
feature of ma.ior importance:

An historic farmhouse witt be destroyed. Severat mature trees wi[[ be

destroyed. The cabin park ties within a PU/OS zone and within a ftoodptain

which is a non-conforming use in a PU/OS zone, and a cabin park is not a
permitted use in a floodptain in Vattey County.

The devetoper proposes to buitd high-density housing which witt house a

large poputous adjacent to a deticate creek, wetlands, and ftoodptain.

Mitigations to prevent harm to the ecosystems have never been presented.

The potentiat that hundreds of dogs, owned by the residents of Boutder

Creek, witl use the area as an outdoor toitet has never been considered.

Over-utitization of this tand by residents of the Boulder Creek devetopment

may directly affect the water quatity of Boutder Creek and Cascade Lake,

downstream. The devetopers have not provided proof that protection to the

sensitive ecosystems wi[[ be provided.

ApprovaI of the Boutder Creek development prior to estabtishing sufficient infrastructure is

irresponsibte and violates Donnetty's development code and the Comprehensive P[an,

which shows collector routes to support future devetopments on the Future Land Use Map

The devetoper and the City Councit have been disrespectfut of resident's tegitimate

concerns ca[[ing them "merittess" and have disregarded their rights to property
protections.

City Councitmembers stated the Boutder Creek devetopment fo[[ows "the tetter of the law,"
yet the devetopment violates severat city development codes. lt is unctear as to which taw

the CounciI is referring to since the CounciI has comptetety ignored ldaho Code Titte 52 -
Nuisance Law, which protects citizens from undue harm from arbitrary devetopment
decisions. Certainty, Common Sense Law has not been fotlowed which is the fundamenta(
principte behind our justice system and relies on acts of "reasonable conduct." Partiatl.y

fottowing the City's Comprehensive Ptan and approving projects which favor devetopers
over residents are not in atignment with the City's goats and does not protect the property

rights of Donnetty City residents by safeguarding positive outcomes.



lmpact studies were never performed prior to approvaI of the first Boutder Creek

devetopment proposat, nor have they been presented in support ofthe second proposat.

The due process rights of Donnetly residents have been viotated, by preventing residents

from accurate[y scrutinizingthe impacts ofthe project.

The Donnetty City Councit heroized the devetopers for providing the town much needed

"affordabte housing." The devetoper's initiaI motivation for devetoping affordabte housing

was "passion" for the people who need that type of housing. This passion has wavered due

to minimat, unsubstantiated affordable components of the second Bou[der Creek

proposat.

Council members should reconsider the f irst Boulder Creek proposaI due to muttipte

infractions of the City's code which may resutt in viotations of protective property rights,

and harmfuI consequences. The City Councit shoutd unanimousty deny approvat of the

second proposat, which atso viotates the City's code, is characteristica tly unfitting, does

not provide affordabte housing, is inappropriatety dense for the area, and designed with
greed to maximize the developer's, and their investor's profits.



Lori Clemens

From:
Sent:
To:
Subject:

dan margolis < danomargolis@gmail.com >

Wednesday, June 10, 2026 3:57 PM

Lori Clemens
Bou lder creek meeting comments

Reading through the future development plan, I see areas where the council drops the ball.

Council needs to recognize/enforce parts of the code that call out for compatibility with current
neighborhoods.

This application fails compatibility that's is called out in the code

Copied from code - (my notes in parentheses)

From the Development Code

DEVELOPMENT SCALE

New development and redevelopment projects are encouraged to be consistent with the scale
of existing development.

(This makes this development incompatible)

COMPATABILITY

(this project is not consistenUcompatible with Eld Lane as is)

Development or redevelopment of existing land uses and/or zoningpatterns that are
incompatible, are to be buffered from each other by community design elements such as
open space, landscaping, greater setbacks and lower building heights

Mixed use areas located between commercial and residential land use designations are to
provide a compatible transition, which may include 2023-2045 Donnelly Comprehensive Plan
Crossroads to Recreation ZTbuffering, between the higher intensity use of commercial and
the lower intensity use of Residential.

1

FLOODWAY-



(You are not allowed to count floodplain acreage in density calculations)

Floodway areas are excluded from being used for calculating residential and development
densities.

Any portion of the floodway developed as a substantially improved wildlife habitat andior
wetlands areais open to and usable by the public for open space, such as pathways, ball
fields, parks, or similar amenities, as may be credited toward the minimum open space
required for a development, if approved by the City Council. Portions of the floodway property
are private property and are subject toproperty rights.

Extra Density -

(why is extra density being given - the developer is providing no benefits that merit a density
bonus.)

. Development incentives should be considered to allow for density bonuses to encourage in-

fill projects within city limits, especially within the Central Business District

Street Classification tt/ap

(if eld lane is a future collector, the exact location must be known before development
approved. Future trip analysis required. This collector must be completed prior to
development)

The Street Classification tvlap provides a guide for future roadway corridors.

Future collectors are shown as concept only with precise locations to be established as

development is proposed. Minor or major collector classificaitons for future collectors are to

be determined by future trip generation analysis. See following page for Street Classification

Map

2

Floodway areas are to remain open space because of the nature of the floodway which can
pose significant hazards during a flood 2023-2045 Donnelly Comprehensive Plan Crossroads
to Recreation 21event.



Dan Margolis
o6t10/2026
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Donnelly Rural Fire Protection District
P.O. Box 1178 Donnelly, ldaho 83615

208-325-8679 Fax 208-325-5081

June 8th, 2025

City of Donnelly
P.O. Box 725
Donnelly, Idaho 83615

RE: Boulder Creek Development - Public Hearing (2026-AN-2, 2026-RZ-2 & 2026-CUP-2)

After reviewing the application materials and documents provided for the upcoming June 15,
2026, public hearing, the Donnelly Rural Fire Protection District continues to approve the
Boulder Creek Development concept.

The proposed development meets all applicable Donnelly Fire Department, ldaho State Fire
Marshal Office,20l8 lntemational Fire Code (lFC) and NFPA standards and requirements.

We previously provided formal approval ofthe concept on January 21,2026. Our position
remains unchanged following review of the current submittal.

Please feel free to contact me with any questions.

/v////
Jerry Holenbeck
Fire Marshal
Donnelly Rural Fire Protection District
Office: (208) 352-8619
Cell: (208) 849-2438

Thank you,



Ju ne 10,2025

Donnelty City Cou ncit,

I am writing as a private citizen who is engaged in [oca[ housing conversations. During my

career as an e[ected officiat, this has been the largest topic of conversation in our County.

l'm sorry I can't be with you for the meeting so l'm sending along my thoughts.

ln 201 6 the WCM Economic Development CounciI started the WCM Housing Trust after
this topic was 1 of the 6 pittars identified during the America's Best Communities contest.

The Trust is now independent of the EDC and has created 16 units with another on the way

The process to create just 16 units has taken 1 0 years. The non-profit sector can never

meet the needs of the region alone.

The devetopment being considered on Etd tane is a [oca[ devetoper wilting to work with the

communityto obtain some affordabte units. They have changed their proposaI after

listening to concerns in the community.

LUPA taws in ldaho are very specific on [and use approvats. Approvats need to mirror the

city's comprehensive ptans and zoning ordinances to guide approval decisions. I betieve

this proposed use meets your comprehensive planning goats and meets the requirements

of LUPA. Which neighboring concerns can be addressed and mitigated? The

comprehensive ptan requests different types of housing within the city. This p[an meets

those goats. lf denied, you need to provide a way for this project to be approved.

I know [and use decisions are difficu[t. Those livingwithin the area never [ike change.

However, locats deserve to have housingthat is safe and somewhat affordable. The recent

Housing Needs assessment for the region identif ied a shortage of 1200 units. The onty way

to provide affordabitity is to bui[d more units. RentaI units attow our youth to remain in the

region, our seniors to downsize out of their homes and workers to staff our businesses.

I stand in support of [oca[ housing whenever we can find projects that make sense and in

locations that offer supporting infrastructure. This is one ofthose projects.

Sherry Maupin

McCatt lD

Locats constantty ask when are we going to get some housing units that locaI can afford to

tive in. This is a difficutt topic with the costs of construction and [and in the region.

Affordabitity is difficutt to achieve. I have worked for the last 19 years to try and find paths

where devetopers are wilting to work toward some units being affordabte.



WEST CENTRAL MOUNTAINS
ECONOXIC !EYELOPN'NT'UUN'IL

June 10, 2026

Clty of Donnelly
PO Box 725
Donnelly, lD 83615

RE: Regional Housing Needs

Dear Donnelly City Council,

The West Central Mountains Economic Development Council (WCMEDC) is a 501(c)(3) regional

nonprofit organization serving Valley County and northern Adams County. Our mission is to
foster collaboration among local communities, businesses, and organizations to strengthen the
regional economy through business development, workforce initiatives, affordable housing,

and critical infrastructure investment. As the commissioning entity of the 2024 Regional

Housing Needs Assessment, we write to provide context regarding housing needs in Donnelly

and the region.

The Housing Needs Assessment found that 46% of City of Donnelly households are housing cost

burdened, meaning they spend more than 30% of their income on housing. The majority of
these households are renters. Donnelly is also the only community in the region where renter-

occupied housing units exceed owner-occupied housing units, suggesting a greater reliance on

rental housing and potential barriers to homeownership for local residents and workforce

households. Additionally, approximately 56% of housing units within the City are seasonally

occupied, while 44% are occupied by year-round residents.

The assessment identified a need for more than 1,200 housing units regionally to meet existing

demand. At the same time, housing prices have risen significantly, with the regional median

home sale price increasing from approximately 5215,000 in 2014 to more than S710,000 in

2023.

The Donnelly survey responses showed interest in a variety of housing types rather than

exclusively detached single-family homes. The assessment notes survey participation from 55

Donnelly residents and summarizes preferences for single-family homes, apartments,

townhomes/condos, and other housing types. The Boulder Creek Development aligns with the

needs of local residents and provides more housing opportunities for our local workforce

through the promised deed restrictions by the applicant'

As presented, the proposed project appears to align with severalgoals and directives contained

within the City of Donnelly Comprehensive Plan. The Plan recognizes the need for workforce

housing, encourages a variety of housing opportunities ranging from single-family to multi-

family development, supports compact resldential development patterns, and calls for housing

WCMEDC P.O. Box 2365 Mccall, lD 83638
admin@wcmedc.ora

www,wcmedc.org



WEST CENTRAL MOUNTAINS

te.s:e.r!& Erq,.EJ-M,&t

projects that offer a range of unit sizes, price points, ownership opportunities, and rental
options.

A diversity of housing types can help serve residents at different stages of the housing
continuum while expanding housing opportunities within the community. WCMEDC recognizes
that housing decisions are complex and ultimately rest with local elected officials to determine
how projects best align with community needs. We appreciate the City's continued efforts to
balance community character, growth, infrastructure, and housing needs as Donnelly plans for
its future.

Sincerely,

Dylan Martin, Board President
West Central Mountains Economic Development Council

WCMEDC P.O. Box 2365 McCall, lD 83538
admin(awcmedc.ora

www.wcmedc.orq



cCall-D nn McCall-Donnelly loint School District N0.421

120 ldaho Sreei McCall, ID 83538

Phone: [208J 534.2161 Fax: (208) 534'4075
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"Dev.loping Li{€long Learner Iodoy"

Dear Members of the City Council,

I am writing to emphasize the importance ofprioritizing student and community safety within the City

ofDonnelly. Ensuring safe conditions for students and families should remain a central focus as our

community continues to grow.

constructing safe, accessible sidewalks is a critical step toward protecting residents. These

improvements would provide students, families, and otier community members with reliable pathways

to walk safely throughout the area. In addition, I support efforts aimed at makin8 crossing Highway 55

safer for pedestrians.

Investing in these safety enhancemens will help protect lives and strengtlren the sense of security

throughout Donnelly.

Sincerely,

David Pickard
Principal, Donnelly Elementary School

Barbara R MorganElementary School Donnelly Elemenrary School Payette Lakes Middleschool Heartland High School McCall-Donnelly High School

lune 10, 2026


