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P&Z Summary 

Caldwell and Childs voted in favor of the development: 

• Compatible with surrounding land uses

• Comprehensive Plan Policies supported 

• Near existing sewer and water systems

• No longer productive agricultural ground

• Higher density in Meadows at West Mountain PUD

• Infrastructure improvements for existing residents

• Low-income and workforce housing units

• Contribution to improve Valley County roads

• Impacts to existing homes have been mitigated (clustering, open space, landscaping)

• Development will be reviewed by agencies before approval



P&Z Summary 

Roberts and Swain voted in opposition of the development: 

• In conflict with Idaho Code, the Comprehensive Plan, and Valley County Code

• Density is incompatible with surrounding development

• Impact to Cascade Reservoir

• Public’s opposition should be considered

• Should be considering land use, not affordable housing

• Does not protect property rights of adjacent property owners

• Workforce units are not affordable for locals

• Only 81 workforce units provided out of 306 total units

• Concerns with increase in traffic and S Bridge condition

• Development would be more appropriate in the city of Donnelly

• Issues with infrastructure and location cannot be mitigated



Valley County Comprehensive Plan

Chapter 8 – Housing and Community Design















Majority of 
development in area 
has occurred outside of 
Donnelly’s city limits.

Portion of the 
Meadows at West 
Mountain PUD has 
density of 9.6 dwelling 
units per acre

Garnet Valley is 8.1 
units per acre on 39 
acres

Density





Meadows at West Mountain – 2004 CUP



Meadows at West Mountain – 2004 PUD

Excerpts from the 2004 application: 

“Multi-family housing accommodations will allow some…needed opportunity for economic 
housing alternatives within an upper scale environment in the Valley County area.”

“The development will offer a variety of lot sizes and housing accommodations to provide for 
an attractive cross section of middle to higher end priced product.” 



Preliminary Plat

+/- 38.84 acres

Total lots: 15
Single-family: 10
Multi-family: 1
Common space: 3
Right-of-way: 1

Multi-family units: 306

Density 
Overall: 8.1 units/acre

Single-family: 4.9 
units/acre

Multi-family: 13.4 
units/acre



Engineering





Single-family

10 single-family lots adjacent 
to existing residences within 
Meadows at West Mountain

8,000 square foot lots to 
match existing lots

Over 9 acres of open space 
to provide buffer to multi-
family

3.8 acres open space on 
south side of Price Street to 
buffer existing single-family 
homes in Hillhouse Loop



Multi-family

+/- 22.81 acres

Multi-family units: 306

Mix of studio, 1- and 2-
bedroom units

Density: 13.4 units/acre

7 acres (18%) open space
 - Pickleball courts
 - Tot lot
 - Clubhouse with outdoor 

seating and patio
 - Open space areas

Height of buildings – 2 story



Open Space Calculations Acres Percent
 Common Lot Area  13.31 34%
 Multi-family Lot Area 7.03  18%

Total Open Space
(Garnet Valley Only)  20.34 52%

OPEN SPACE

  Garnet Valley

  Previous Phases of 
 Meadows at West 

  Mountain



Development 
Agreement

Addresses key topics 
discussed throughout 
coordination with staff, 
Planning and Zoning 
Commission, neighbors 
and community 
stakeholders



47 rent-restricted units for 
80% AMI earners

34 units for 60% AMI earners

1 unit dedicated to Fire 
District for 10 years

Prorata number of workforce 
units for each building (6 
units per building)

Affordability Component



Lease Minimums



Traffic Mitigation



Traffic and Roadways
Scheline Ln

Estimated Norwood Roadway 
Improvements: 

$1,294,504 total / $165.56 per lineal 
foot

= 7,818 linear feet of improvements or 
1.48 miles



Traffic and Roadways





     
    





Sewer & Water

Meadows Water Company will 
provide service with conditions.
 - Install back-up generators
 - Designed to DEQ 

requirements

North Lakes Recreational Sewer and 
Water District will provide service 
with conditions.
 - Upgrade pumps
 - Upgrade electrical
 - Upgrade back-up 

generator

Working with NLRSWD to develop 
regional water system.
 - No additional wells needed 

to serve area.
 - Have local, professional 

entity to run and operate the 
system.





Public Transit

Working with Treasure Valley Transit, Tamarack and other 
community stakeholders to establish a new route. Will commit to 
contributions with group to facilitate line.



Community Concerns and Feedback

Letter received from Chelsea Tuttle dated August 29, 2023: 

• Does not match surrounding housing density

• Lower the surrounding property values

• Increased crime

• Roseberry Road and S-Bridge traffic increase

• Inappropriate location for a highly dense apartment complex

• Access via privately maintained roads

• Lack of walkable and bikeable access

• Dark sky ordinance violations

• Increased noise pollution 

• Increased pollution

• Water/flooding/snow melt – engineered storm drainage, meet approval of county 
engineer

• School bus needs



Community Concerns and Feedback - Density

• Does not match surrounding housing density. 

Density is consistent with townhome development across the street

Roseberry area is where development is occurring (not within cities)



Community Concerns and Feedback – Property Values

• Lower surrounding property values.

“The fear that housing density will hurt property values seems to be primarily based on 
anecdotes. By contrast, most research has come to a different conclusion: in general, neither 
multifamily rental housing, nor low-income housing, causes neighboring property values to 
decline.”

Source: Joint Center for Housing Studies – Harvard University, Overcoming Opposition to 
Multifamily Rental Housing, available at https://www.jchs.harvard.edu/sites/default/files/rr07-
14_obrinsky_stein.pdf 

https://www.jchs.harvard.edu/sites/default/files/rr07-14_obrinsky_stein.pdf
https://www.jchs.harvard.edu/sites/default/files/rr07-14_obrinsky_stein.pdf


Community Concerns and Feedback – Increased Crime

• Increased crime. 

Studies don’t support this conclusion – crime increases 
proportionately with single-family residence growth

Property will be monitored with on-site management



Community Concerns and Feedback – Roseberry Road and S-
Bridge Traffic Increase

• Roseberry Rd and S-Bridge traffic increase.

All traffic will increase—much in this area goes to Tamarack; 
anticipate “flipping the script” and putting Tamarack employees on 
this side of the S-Bridge

Will contribute to new transit line to reduce traffic impacts



Community Concerns and Feedback – Inappropriate Location

• Inappropriate location for a highly dense apartment complex. 

Location is appropriate – utility service is available here and not in 
Donnelly.

Not highly dense 



Community Concerns and Feedback – Private Roads

Access via privately maintained roads.

Private Road Declarations, to which these roads are 
subject, permit access as remainder of original project 
develops



Community Concerns and Feedback – Lack of Walkable and 
Bikeable Access

• Lack of walkable and bikeable access.

No different than area development

Will add to area pathway network



Community Concerns and Feedback – Dark Sky Ordinance

• Dark sky ordinance violations.

Staff conditions require us to comply with Valley County 
lighting requirements

Clustered multi-family units will minimize impact to adjacent 
property owners.



Community Concerns and Feedback – Noise Pollution

• Increased noise pollution. 

No more so than single-family residences

Clustered multi-family units will minimize impact to adjacent 
property owners.



Community Concerns and Feedback – Pollution

• Increased pollution.

Residential uses and engineered storm drainage will decrease 
impacts to Lake Cascade



Community Concerns and Feedback – Water / Flooding / 
Snow Melt

• Water/flooding/snow melt.

Engineered storm drainage must per development agreement meet 
approval of County Engineer



Community Concerns and Feedback – School Bus Needs

• School Bus Needs.

Providing school bus stop interior near the community center



Roadways



• Declarant (Timberline) still owns roads

• Pursuant to recorded road declarations and CCRs, Declarant 
retains right to use—and authorize use—of private roads 
even after roads are conveyed to the Association:

• CCRs Article VIII, Section 12: 
• “The use of all such streets, roads and other access shall be and is permitted to 

Declarant and his permittees…”

• Private Road Declaration: 
• “… Declarant may grant use of The Meadows at West Mountain Private Roads to 

additional parties in its discretion.”

• “… any owner of a portion of the real property which is the subject of CUP 04-01, 
PUD 04-01 which has not yet been platted may be named as an owner of an 
undivided interest in the Private Roads.”

Access to Private Roadways





PUD Standards – VCC 9-9-3

A. That the proposed use nets a positive score on the compatibility rating system herein. The compatibility 
rating shall be completed by the commission and computed for the full application as presented to the 
commission after revisions requested during any preliminary review and after the public hearing is 
closed;

 In the case of PUDs in which the board determines that it is in the public's interest that the board deal 
exclusively with certain of the nine (9) compatibility questions contained in section 9-11-1, appendix A 
of this chapter, then, subject to the board's direction, the commission shall not consider such 
questions as part of its compatibility rating of the proposed use;

B. That the proposal works with the characteristics of the site by protecting or highlighting attractive 
features and by minimizing the impact of development where natural constraints exist;

C. That the proposal's layout promotes the clustering and separation of different kinds of land uses so 
that both internal compatibility and common open spaces can be maintained;

D. That the proposal's layout and design provides economics in the provision of roads and other site 
improvements; and

E. That it is more desirable to have a PUD than a subdivision or some other singular use, and that the PUD 
is not being proposed simply to bypass or vary the more restrictive standards required of a subdivision, 
business, industry, or other similar use. (Ord. 10-06, 8-23-2010)

https://codelibrary.amlegal.com/codes/valleycountyid/latest/valleycounty_id/0-0-0-3161


P&Z Summary 

Roberts and Swain voted in opposition of the development: 

• Supports In conflict with Idaho Code, the Comprehensive Plan, and Valley County Code

• Density is incompatible compatible with surrounding development

• Impact to Cascade Reservoir will be mitigated

• Public’s opposition should be considered alongside PUD standards, Valley County’s 
Comprehensive Plan and the community’s need for affordable housing

• Should be considering land use, not and affordable housing

• Does not protect property rights of adjacent property owners

• Workforce units are not will be priced to be affordable for locals

• Only 81 workforce units provided out of 306 total units (26% of development)

• Concerns with increase in traffic and S Bridge condition - Developer has agreed to pay 
for improvements and will work with County and Road Department

• Development would be more is appropriate in the city of Donnelly in this location

• Issues with infrastructure and location is cannot be mitigated optimal for development



P&Z Summary 

Caldwell and Childs voted in favor of the development: 

• Compatible with surrounding land uses

• Comprehensive Plan Policies supported 

• Near existing sewer and water systems

• No longer productive agricultural ground

• Higher density in Meadows at West Mountain PUD

• Infrastructure improvements for existing residents

• Low-income and workforce housing units

• Contribution to improve Valley County roads

• Impacts to existing homes have been mitigated (clustering, open space, landscaping)

• Development will be reviewed by agencies before approval









THANK YOU



AMI 



Traffic Analysis



Fire Department



Floorplans







Atlantic Pacific

Atlantic|Pacific Communities, LLC

A|P Communities has experience with a diverse combination of approaches to housing and community 
revitalization and is accustomed to working within a wide variety of different geographies, construction types, 
and legal and political environments. 



Treasure Valley Transit Line

<update graphic>



Multi-family

Clustering of multi-family 
units on the west side of the 
site to provide a buffer and 
transition to adjacent homes.

Multi-family units abut 6 lots 
within the Hillhouse Loop 
Subdivision

 - 3 lots have been 
developed with homes

 - closest structure is 
about 200’ south of 
Garnet Valley property 
line



     
    

OPEN SPACE CALCULATIONS ACRES PERCENT

Common Lot Area 13.31 34%

Multi-Family Lot Area 7.03 18%

Total Open Space 20.34 52%



Open Space & 
Amenities



Donnelly
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