
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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G. PLANNED UNIT DEVELOPMENT CONDITIONAL USE PERMIT REQUEST:
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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:



+c6
BE O O Fa@r,oor

Crash Sumnrarv -

5 itd.aashtowaresaf€ty.nevird-s.fety-d.shboardsr/ffo58059,901e-4065-abf2,c36a6gb<2d10?ubu.id=2

@ weu,r. a,ira., ! u.*heop G w.bv,y.g. R.."d O Boi*,tD1v6dd... D Am.ron.com D aPPt DeB

Cr.th OllG (Y.d) i: 2OO9 ' 2o2s x county.v. .y x clly Oon.e y x = add Fitrer o
Map View

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.
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AGENCY RESPONSES RECEIVED PRIOR TO THE PUBt-IC HEARING:
The following agencies have responded and their correspondence is aftached:


