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 Valley County Planning and Zoning Commission 
                           

 
PO Box 1350  •  219 North Main Street Phone:  208-382-7115 
Cascade, ID  83611-1350    Email: cherrick@co.valley.id.us 
   
Neal Thompson, Chairman  Katlin Caldwell, Commissioner 
Ken Roberts, Vice-Chair  Sasha Childs, Commissioner 
 Scott Freeman, Commissioner 

    
MINUTES 

Valley County Planning and Zoning Commission 
October 20, 2022 

Valley County Court House - Cascade, Idaho 
PUBLIC HEARING – 6:00 p.m. 

 

You may view the hearing by going to www.co.valley.id.us and click on “Watch Meetings Live”. 
 

 
A. OPEN: Meeting called to order at 6:00 p.m. by Chairman Thompson. A quorum exists. 

PZ Director – Cynda Herrick:  Present 
PZ Commissioner – Katlin Caldwell Excused 
PZ Commissioner – Sasha Childs:  Excused  
PZ Commissioner – Scott Freeman:  Present   
PZ Commissioner – Ken Roberts:  Present 
PZ Commissioner – Neal Thompson:  Present 
PZ Assistant Planner – Lori Hunter: Present  
 

B. MINUTES:  Commissioner Roberts moved to approve the minutes of September 1, 2022, and 
September 8, 2022. Commissioner Freeman seconded the motion.  Motion carried unanimously. 

 
 

C. NEW BUSINESS: 
 

1. C.U.P. 22-32 Esplin Glamping and Short-Term Rentals: Harmon Esplin is requesting approval 
of a conditional use permit for a camping facility for short-term rentals. Phase 1 an existing rental 
cabin, three RV camping sites, and five yurt campsites.  Phase 2 would replace the campsites and 
existing cabin with a total of seven residences available for short-term rentals. Individual wells and 
storage tank would provide water; central sewer would be provided by Northlake Recreation Sewer 
and Water District. Access will be multiple driveways from West Mountain RD (public) and Palladin 
RD (public). The 2.9-acre site, addressed at 2440 Palladin RD, parcels RP16N03E191508 and 
Smiling Julie Lot 33A, is located in the NE ¼ Sec. 19, T.16N R.3E, Boise Meridian, Valley County, 
Idaho. Action Item.  POSTPONED from September 8, 2022 

 
Chairman Thompson introduced the item and opened the public hearing.  Chairman Thompson asked 
if there was any exparte contact or conflict of interest.  There was none. 
 
Chairman Thompson asked for the Staff Report.  Director Herrick presented the staff report, displayed 
the site and GIS map on the projector screen, and summarized the following exhibits:   
• Exhibit 1 – Slide presentation by Applicant showing proposed boundaries and drawings of 

proposed house styles. 

• Exhibit 2 – Brad Oakey and Abby Fry, owners of property addressed at 2439 Palladin Road, ask 
questions regarding the short-term rental permit and driveway access. (Oct. 20, 2022) 

• Exhibit 3 – Ben and Rachel Esplin support the proposal. (Oct. 20, 2022) 
• Exhibit 4 – Justin Roth, 2278 Franks RD, supports the proposal. (Oct. 20, 2022) 

http://www.co.valley.id.us/
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The Commissioners asked for clarification from Staff. The site is 2.9 acres. The proposed density for 
Phase 1 would be 3.1 dwelling units per acre if tents are considered dwelling units. The proposed 
density for Phase 2 (constructed homes) is 2.4 dwelling units per acre. Property lines were reviewed 
on the GIS map.  Northlake Recreational Sewer and Water provides sewer services in this area. The 
applicant would need to work with ID DEQ if a community well/public water system is used. 
 
Chairman Thompson asked for the applicant’s presentation. 
 
Harmon Esplin, New Plymouth, Idaho, explained the proposal and site for the conditional use permit 
request.  His goal is mountain property to enjoy and future homes for family members and short-term 
rentals.  All cabins would be oriented towards pond.  He wants to clean out deadfall in and around 
pond. He has spoken to many of the neighbors. The transfer from camping sites to stick-built homes 
would be gradual.  It would not be a large construction site.  The lot sizes in Smiling Julie Subdivision 
average 0.3 acres.  His plan would be 0.4 acres per home site, similar to adjacent property. There are 
currently two wells.  One is a good well but not sufficient for all the homes thus he would drill another 
well. He also owns two water rights for surface water.  Justin Roth of White Pine Camping has been 
managing the camping rental sites. There is trash removal.  Regarding congestion concerns, there 
would be no new access driveways from Palladin Road.  All new traffic will be from West Mountain 
Road.  Quiet hours are from 10:00 p.m. to 7:00 a.m.  Property boundaries are currently poorly 
defined, but he will delineate boundaries with fences and/or vegetation so both guests and neighbors 
know property lines. The three dwellings south of the pond would use a new shared driveway. An 
existing driveway exists north of the pond and would be improved for use by four dwellings.  

• Phase 1 is camping sites available for rent.  
• Phase 2 is the multiple residences.  This is his primarily goal. 

 
Director Herrick clarified that this is not a subdivision plat proposal. The applicant is marking out plots 
on the map, not lots. The property ownership would remain the same. Glamping sites would be 
available first. The site would transition into multiple residences on one parcel.  
 
Mr. Esplin has spoken with North Lake Recreational Sewer and Water District. The District has 
concerns and limitations which will likely limit the number of campsites to a less than the proposed 
eight sites.  Camping is not allowed on lands within the District boundaries. Part of the property is 
outside the boundary of the District.  Prior to building the homes, that area would need to be annexed 
into the District for sewer services.  There are discrepancies between what the District recognizes as 
boundaries and the Valley County GIS map layer.     
 
Commissioner Roberts stated that the public comments include noise complaints regarding the 
existing short-term rental.  Mr. Esplin responded that most of the neighborhood is short-term, not 
permanent residents.  The short-term rental is located on Smiling Julie Lot 14. The previous owners of 
Lot 14 would use it as a campground and rode ATVs, etc. on the property.  Mr. Esplin believes that 
the noise has decreased since he purchased Lot 14.   
 
Mr. Esplin stated the single-family residences in Phase 2 will be compatible with the surrounding 
neighborhood.  Short-term rentals are conforming to existing neighborhood use. 
 
Commissioner Freeman asked about setbacks. Staff clarified that commercial uses would require 50 
feet from West Mountain Road and the western (rear) property boundary. However, the required 
minimum setbacks are 30-ft for front and rear and 15-ft for side for residential uses that require 
conditional use permits. 
 
Chairman Thompson asked for proponents. There were none. 
 
Chairman Thompson asked for undecided.   
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Devin Delaney is the owner of 2432 Palladin Road and 2434 Palladin Road, directly west of proposal. 
He has concerns regarding the large pond which take up much of the area and should not be included 
in the density calculations.  Increased traffic on Palladin Road is a concern and he prefers that access 
point be removed.  There has been an increase in noise, and it is not uncommon for there to be 
chainsaw activity after 10:00 p.m.  There is currently a lack of oversight by the property owner. He is 
currently building on his lot which directly faces this property.   Density is too high.  Permits from the 
Idaho Department of Environmental Quality must be issued as the pond directly feeds into wetlands.  
The U.S. Army Corps of Engineers require a 404 permit for any type of improvements to the pond. He 
is opposed to size and scope of project; not opposed to the idea.  Renters have consistently 
trespassed onto his property.  Although not directly related, C.U.P. 16-21 is constantly in violation and 
has used part of this property for improper storage of equipment.  Valley County does not seem able 
to keep conditional use permits in compliance. 
 
Chairman Thompson asked for opponents.   
 
Art Stevens, 2430 Palladin Road, voiced similar concerns as Mr. Delaney.  Noise is a particular 
concern.  This application is for multiple residences and commercial use.  There is nothing in Phase 1 
or Phase 2 that guarantees long-term family use.  The request only guarantees short-term rentals.  
 
Stacey Webster, lives nearly year-round at 2437 Palladin Road and also owns 2435 Palladin Road.  
She is not opposed to the entire proposal.  She would like some way to designate property lines and 
stop any access from Palladin road.  All access should be from West Mountain Road. 
 
Chairman Thompson asked for rebuttal from the applicant. 
 
Mr. Esplin replied. He wants to comply with wetland requirements.  He is open to working with 
neighbors and agencies.  
 
Chairman Thompson closed the public hearing. 
 
The Commission deliberated. The compatibility rating was discussed.  Service business versus area 
business designations were discussed.  Service businesses includes gas station, motel/lodge, and 
bed and breakfast.  Recreational business include riding stable, dude ranch, golf course, 
campgrounds, and ski areas.  Area business include auto sales, bank, drive-in restaurant, and office 
buildings.  Short-term rentals are residential uses. 
 
Director Herrick clarified that the applicant is asking for two different things.  The first (Phase 1) is and 
income from camping using yurts and tents which is more of a recreational business.  The applicant 
wants to convert those to stick-built structures for family use and/or short-term rentals in the future. 
This is not a subdivision proposal. The property would stay in one ownership.  Residential conditional 
use permits such as multiple residences have different setbacks than commercial.   
 
Commissioner Roberts stated he considered this request to be an area business and calculated a 
compatibility rating of +1.  Phase 1 commercial might be transferred into Phase 2 noncommercial. The 
applicant should choose which is wanted.  Commissioner Freeman stated that it is a commercial 
venture first and thus needs to be held to the commercial standards.   
 
Staff referred to condition of approval #17 requiring a deadline for conversion to stick-built structures 
by December 31, 2032. 
 
Commissioner Roberts is concerned that this is a commercial business in a single-family residential 
area.  There are concerns from neighbors about adjacent use of land.  He calculated a subtotal of -4 
for the first three questions on the compatibility rating.  He does not think the use is compatible. 
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Chairman Thompson calculated a compatibility of +2.  He struggled with compatibility. The final result 
would be multiple short-term rentals on one property.   
 
Commercial aspect of more than one short-term rental would have a different impact than use by 
family.  The applicant is currently permitted for one short-term rental.  Commissioner Roberts stated a 
similar request for multiple rentals on one parcel was recently denied.  Commissioner Roberts said 
the applicant choose one use, not phases, and have a clean application with a clear intent. 
Commissioner Freeman said the use is commercial and thus should be built to commercial standards 
and building setbacks, not residential as shown.  The applicant can reapply. 
 
Commissioner Roberts moved to deny C.U.P. 22-32 Esplin Glamping and Short-Term Rentals.  
Commissioner Freeman seconded the motion.  Motion carried unanimously. 
 
There is a 10-day appeal period to the Board of County Commissioners in accordance with Valley 
Code 9-5H-12. 
 
6:55 p.m. 
2. C.U.P. 22-34 Shoemaker Donnelly Storage:  Jeff Hatch is requesting approval of a conditional use 

permit to construct a public self-storage facility. The proposal includes an office and five storage 
buildings totaling approximately 97,125 sqft. Phase 2 (residential and additional storage) would 
require a new application. Individual well, an individual septic system, and electricity are proposed. 
Access would be from Eagle Lane, a public road. The site is part of the 26.97-acre parcel 
RP16N03E157408, located in the SE ¼ Section 15 T.16N R.3E, Boise Meridian, Valley County, 
Idaho.  Action Item     

 
Chairman Thompson introduced the item and opened the public hearing.  Chairman Thompson asked 
if there was any exparte contact or conflict of interest.  There was none. 
 
Chairman Thompson asked for the Staff Report.  Director Herrick presented the staff report, displayed 
the site and GIS map on the projector screen, and summarized the following exhibits:   
• Exhibit 1 – Margie Higgins, 13072 Eld Lane, is concerned with traffic, lights, and property values. 

(Oct. 20, 2022) 
 
Director Herrick responded to questions from Commissioners.  She stated that a response was not 
received from the City of Donnelly. Highway 55 requires a 100-ft setback. A wetland delineation would 
be required.  Hours of access were discussed. The proposal is for a self-service facility.  Proposed 
conditions of approval would be used to reduce traffic and mitigate impacts.  Landscaping and lighting 
plans have been submitted. The applicant has proposed a 120-ft landscape buffer from Highway 55 
and Old State Road as well as an 80-ft landscape buffer along Eagle Lane. 
 
Chairman Thompson asked for the applicant’s presentation. 
 
Jeff Hatch of Hatch Design Architecture, Boise, Idaho, presented a slide presentation (Exhibit 2). He 
described the proposed site which includes wetlands. The proposal does not include the northern 
portion of the property.  A wetland delineation application has been submitted and is currently being 
reviewed by the U.S. Corps of Engineers.  Exhibit 2 includes modifications for the wetlands from the 
previous submittals. Small low cast lights would be directed downward. Lighting would be motion-
lights and be set on timers to be off when during closed hours. Dark for majority of evenings. If all lit 
up at the same time, the result would be similar to a parking lot, approximately 1.5 candles.  
Landscaping plan includes a 120-ft setback from Highway 55 for appropriate berm and a drainage 
swale. The site includes wetlands and natural vegetation. 
 
Commissioner Roberts asked if the applicant would be willing to block the view of the buildings from 
the north. Mr. Hatch that they are willing to add more landscaping to the site.  The berm would be 7 to 
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8-feet tall, not including the height of the vegetation.   
 
Buildings would be single-story. Snow would be stored on roofs of structures. He presented 
renderings of views of the site from different directions. Phase 2 would be a separate application. 
Signage is not included in this application; it would be in a separate sign permit application. The 
application originally proposed to be open hours to 24 hours; the applicant is willing to limit hours to 6 
a.m. to 10 p.m. as listed in the proposed conditions of approval. 
 
Wetlands have been surveyed. There are existing ditches and water rights. A septic system and water 
well are proposed for the office on southeast portion of property. They are willing to tie into North Lake 
Recreational Sewer and Water District if available at the site. Mr. Hatch responded to the compatibility 
questions and staff evaluation.  The proposed development would be eight acres of low intensity 
commercial use.  There would be no wetland disturbance and no living in facilities. Staff would be on 
site.  The landscaping buffer exceeds requirements.  The applicant is willing to add additional 
landscaping.  The building color in renderings has been revised based on comments. There would be 
146 storage units of varying sizes.  Four phases would be completed in five years. The number of 
buildings has been reduced from five to four due to wetland delineation survey results.  The number of 
units is similar but the overall building footprint has been reduced.  The southwest corner would be 
used for snow storage. Snow can also be stored on the north part of the property (18 acres). 
Stormwater would be contained and kept from wetland area.   
 
Chairman Thompson asked for proponents.  There were none. 
 
Chairman Thompson asked for undecided.   
 
Susan Dorris, Mayor of City of Donnelly, stated that a response letter was mailed from the City of 
Donnelly three days after the public hearing notice was received. The letter was written by Allison 
Hatzenbuhler. 
 
Allison Hatzenbuhler, Planning and Zoning Administrator for the City of Donnelly. Her concerns are 
the site is designated as Scenic Byway.  Storage units is not what they want to be as the entrance to 
Donnelly. Concerns include lighting and landscaping. This site is within the Donnelly Impact Area. 
 
Chairman Thompson asked for opponents.   
 
Arleigh McCoy, 13067 Highway 55, lives immediately west of site.  Lighting would impact the 
properties to the west.  The northwest corner is also a wetland.  Deer herds use this property. 
Property values would decrease. 
 
Todd Jurdana, lives at 177 Eagle Lane and also owns 247 Eagle Lane. The commercial driveway 
would be about 25 yards away from his property and new home.  Every vehicle would shine into his 
property and house.  Eagle Lane is a residential road for a 10-lot subdivision.  The creek is currently 
fully running.  Wildlife would be impact. Kids, dogs, grandkids would not be safe.  Highway 55 and Old 
State Road is a dangerous corner intersection.  There would be heavy weekend traffic if people are 
stopping at the storage units to pick up their boats, trailers, etc. for use.  The applicant stated that 
contractors would use the storage units which would be regular traffic in and out of the site. 
 
Mike Birkinbine, 20 Creekside Court, also accesses his home from Eagle Lane.  These are dead-end 
roads.  He has resided there for 17 years.  Wetlands drain from east side of Highway 55 into this 
parcel as well as the south side of Eagle Lane. The water drains into the creek and then goes under 
Creekside Court.  Underneath Creekside Court is a 4-ft culvert that has rotted out. Valley County has 
said that there is no money to replace the culvert.  If snow is stored in the southwest corner, runoff will 
flood Eagle Lane and Creekside Court, the creek, and will then flow directly into Boulder Creek and 
Lake Cascade.  In addition, Eagle Lane is a one-lane road in the winter as the County cannot push 
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the snow high enough.  Plowed snow will destroy the landscaping.  Water pools on Eagle Lane and is 
unable to drain. Water is on the proposed property year-round, especially north of the wetland area.  
Currently Valley County will not plow Eagle Lane until six inches of snow have accumulated.  Eagle 
Lane is a dirt road and would be a muddy road.  The County does not have the money or equipment 
to improve the road. The 120-ft berm area would have water 12 months of the year.  Headlights would 
directly shine into his house.  The proposal does not benefit Donnelly or Valley County citizens.  The 
land is not appropriate for this type of build. Two previous owners cancelled developments at this site 
as the land is not buildable. 
 
Art Troutner, representing the Valley County Soil and Water Conservation District, is not opposed but 
has water quality and drainage questions.  The use would be a large parking lot with hard surfaces 
(roof and driveways).  Water will flow into creek.  There has been no discussion about protecting the 
wetlands areas from parking lot runoff with contaminants.  He suggested that this proposal be tabled 
until there is a viable drainage plan. 
 
Bradley Beaman, 13017 Old State Road, lives two properties south of this proposal. He was shocked 
by proposed renderings and compared them to a “supersized Walmart”.  The proposal has many 
issues including dangerous intersection of Highway 55 and Old State Road, the additional noisy 
traffic, snow storage, water drainage, and wildlife habitat.  How would access to the site be limited?  
The berm would block turning traffic.  Eagle Lane is a graveled dirt road that would need improved, 
widen, and paved. This is a residential area. How many years to get tall, mature trees for 
landscaping?  The use is not compatible. 
 
Heather Beaman, 13017 Old State Road, agrees with previous comments. She wanted to reiterate 
how dangerous the corner is.  There is not much room, especially for trucks and trailers, to maneuver. 
This road is also a bus route.  Eagle Lane is a residential dirt road. 
 
Chairman Thompson asked for rebuttal from the applicant. 
 
Mr. Hatch responded to comments.  The landscaping and berm address Scenic Byway concerns.  
Lighting will be dark-sky compliant; applicant is willing to reduce to 38 lights.  The applicant is also 
willing to provide additional landscaping to north and west of the buildings.  Regarding the roadway 
concerns, a condition of approval could include a traffic impact study for both current and proposed 
uses as well as recommended improvements.  Regarding stormwater concerns, they are working with 
U.S. Corps of Engineers.  Swales can be increased.  The possibilities for this site are limited 
particularly due to the wetlands. Storage units are a need in Donnelly. The applicant wants to be a 
good neighbor; the use will be screened. 
 
Commissioner Roberts has concerns regarding the runoff and water quality. The application did not 
contain stormwater management information or retention ponds.   
 
Mr. Hatch stated their civil engineer recently receive the soil report for this site. There is some limited 
subsurface, primarily in the southeast corner. Thus, the majority of the subsurface stormwater would 
be stored in the drive lane in that southeast corner.  There is also storage in the southwest corner.   
There also is ancillary storage in the swales along Eagle Lane.  The soil engineer could also review to 
determine if oversaturation occurs near the highway and Old State Road. 
 
Commissioner Roberts stated that people must understand that they cannot buy and build anything 
they want on all pieces of land in Valley County.  There are unique soil types in Valley County that do 
not lend themselves to construction of buildings including silty loam soils.  The applicant would need 
to elevate the building site, bring in soil, etc.  The Commission’s job is to determine if the proposed 
use is compatible for the site.  He would like to see the response letter from the City of Donnelly.  
There are some issues that need to be addressed for the site, particularly the deteriorating water 
quality.  The toxic cyanobacteria is getting worse.  Too much warm nutrient rich water is flowing into 
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Lake Cascade.  He is concerned how the water would drain from this property, including chemicals 
from vehicles.  These issues affect the compatibility and appropriateness of the use. The site is within 
the Roseberry Irrigation District.  
 
Mr. Hatch stated that commercial development is required by law to maintain stormwater drainage on 
the property.  Traditionally the applicant would coordinate with the engineering department to satisfy 
that request.  Mr. Hatch suggested that the Commissioners table the public hearing so the applicant 
can submit sufficient engineering information for review.  
 
Chairman Thompson asked Mr. Hatch to also respond to additional traffic concerns. 
 
Chairman Thompson closed the public hearing. 
 
The Commission deliberated and agreed that more information is needed.  Chairman Thompson 
stated storage units are needed; however, there are issues and unknowns. Commissioner Freeman is 
particularly concerned about water runoff, flow amounts, and filtration.  
 
Commissioner Roberts moved to table C.U.P. 22-34 Shoemaker Donnelly Storage until the regularly 
scheduled December 2022 meeting at 6.00 p.m. [December 8, 2022].  Commissioners desire more 
time to review the application. More information is requested from the applicant including traffic impact 
study, civil engineering plan, and proposed road development agreement.  Commissioner Freeman 
seconded the motion.  Motion carried unanimously. 
 
Short recess.  Chairman Thompson stated that the order of the agenda has been amended. 
 
3. C.U.P. 22-40 Stonebraker Winter Recreation Parking Site:  The Idaho Fish and Game 

Department and Valley County Parks and Recreation are requesting a conditional use permit for a 
winter parking area on private property. No overnight parking would be allowed. A porta-potty 
would be placed at the site.  Access would be from Stonebraker Lane.  The approximately 0.5-
acre site is part of parcel RP15N03E350006, addressed at 21 Stonebraker LN, and located in the 
NENE Sec. 35, T.15N R.3E, Boise Meridian, Valley County, Idaho. Action Item 

 
Chairman Thompson introduced the item and opened the public hearing.  Chairman Thompson asked 
if there was any exparte contact or conflict of interest.  There was none. 
 
Director Herrick stated that this item has been moved earlier in the agenda due to public safety issues 
and implementation is necessary prior to winter if the use is approved. 
 
Chairman Thompson asked for the Staff Report.  Director Herrick presented the staff report and 
displayed the site and GIS map on the projector screen.  This proposal is for a civic community 
service use.   
 
Director Herrick suggested that proposed Conditional of Approval #10 be stricken as this is a joint 
Valley County and Idaho Fish and Game Department project. A lot of congestion and recreational 
parking along Highway 55 and the east part of Stonebraker Lane occurs every winter.  This proposal 
is a porta-potty and parking area for ice fishermen to alleviate this problem   
 
Chairman Thompson asked for the applicant’s presentation. 
 
Jordan Messner, Idaho Fish and Game, McCall, and Dave Bingaman, Valley County Parks and 
Recreation Department, hope to start work as soon as possible.  This application would alleviate the 
congestion problem with Highway 55 traffic and snowplowing difficulties.  The parking area will be 
graded, and surface will be hardened. The parking site is a higher and dryer area compared to 
surrounding area. The proposed 0.5-acre parking area was described. Two entrances would create a 
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u-shaped drive.  This would be a temporary solution and involve a 5-year lease.  The property owner 
is willing to work with the agencies. 
 
Chairman Thompson asked for proponents.   
 
Michael Powell, the owner of Valley Bait and Tackle in Cascade, stated the proposal will help 
congestion.  The parking site is very needed.  
 
Jason Dobis, U.S. Bureau of Reclamation, supports this temporary solution. Agencies will continue to 
work to find a cooperative agreement for a permanent and larger parking area. This proposal will 
improve public safety. 
 
Guy Hendrickson, Donnelly, appreciates that Mr. Heron has agreed to this proposal. This is a great 
idea to solve on on-going problem. 
 
Chairman Thompson asked for undecided.  There were none. 
Chairman Thompson asked for opponents.  There were none. 
Chairman Thompson closed the public hearing. 
 
The Commission deliberated. This is a needed project for safety concerns. 
 
Commissioner Roberts moved to approve C.U.P. 22-40 Stonebraker Winter Recreation Parking Site 
with removal of Condition of Approval #10.  Commissioner Freeman seconded the motion.  Motion 
carried unanimously. 
 
There is a 10-day appeal period to the Board of County Commissioners in accordance with Valley 
Code 9-5H-12. 
 
8:38 p.m. 
4. C.U.P. 22-36 Heavenly 24.5 RV Site: Drewie Levi Hall is requesting approval of a conditional use 

permit for a Recreational Vehicle Park to allow six RVs to be used as dwellings for more than 30 
days in duration.  The campsite will be for personal use and will not have any commercial use. 
There is an individual well, a septic system, and electrical power. The 23.56-acre site, addressed 
at 855 Lost Basin RD, is parcel RP14N05E303445, located in the W ½ SW 1/4 Sec. 30, T.14N 
R.5E, Boise Meridian, Valley County, Idaho. Action Item 

 
Chairman Thompson introduced the item and opened the public hearing.  Chairman Thompson asked 
if there was any exparte contact or conflict of interest.  There was none. 
 
Chairman Thompson asked for the Staff Report.  Director Herrick presented the staff report and 
displayed the site and GIS map on the projector screen.  She clarified that the request is for RV 
camping on private property by owners, family, and friends.  The RVs are on site all summer long and 
are clustered on the property.  
  
Chairman Thompson asked for the applicant’s presentation. 
 
Drew Hall, Eagle, Idaho, purchased the property years ago as it was getting difficult to find camping 
sites. The site is used seasonally; RVs are at the site May thru October.  He has talked to Central 
District Health and will work with Mike Reno when he returns from vacation. Four RVs pads are used 
annually, two RV pads are for guests. In 2022, the site was used 80 days and averaged five people 
per day.  There will not be commercial use; no renting of the site or of RVs.  They work closely with 
Idaho Fish and Game Department as IDFG access road goes thru his property.  The 15-ft x 20-ft shed 
was commercially built; the builder says a building permit was obtained.  The site is not visible from 
Lost Basin Road although it is visible from the IDFG access road across their property.  The well has 
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served them well. The septic system was installed in November 2016; the septic tank was three-
quarters full when pumped in September 2021.  All trailers are hooked up to the septic system. 
 
Chairman Thompson asked for proponents.   
 
Rick Smith, Boise, is a partner with the applicant. The person who wrote a complaint is not a 
neighbor.  No actual neighbors wrote in opposition.  
 
Chairman Thompson asked for undecided.  There were none. 
Chairman Thompson asked for opponents.  There were none. 
Chairman Thompson closed the public hearing. 
The Commission deliberated.   
 
Commissioner Roberts moved to approve C.U.P. 22-36 Heavenly 24.5 RV Site with the stated 
conditions.  Commissioner Freeman seconded the motion.  Motion carried unanimously. 
 
There is a 10-day appeal period to the Board of County Commissioners in accordance with Valley 
Code 9-5H-12. 
 
5. No new public hearings can start after 10:00 p.m. Therefore, the Commission discussed tabling 

scheduled public hearings to a future date.  Chairman Thompson asked if there was anyone in the 
audience other than the applicant(s) who wished to comment on C.U.P. 22-38 Hansen Glamping 
Site.  No one responded.  Chairman Thompson asked if there was anyone in the audience other 
than the applicant(s) who wished to for C.U.P. 22-39 Pound Glamping Site.  No one responded.   

 
Commissioner Roberts moved to table both C.U.P. 22-38 Hansen Glamping Site and C.U.P. 22-39 
Pound Glamping Site to the regularly scheduled meeting on November 10, 2022, at 6:00 p.m. 
Commissioner Freeman seconded the motion.  Motion carried unanimously. 
 
8:55 p.m. 
 

6. C.U.P. 22-37 Tamarack Falls Estates – Preliminary Plat: Hess Properties LLC is requesting a 
conditional use permit for a single-family subdivision composed of 124 developable lots (79.9 
acres) and 5 landscape lots (11.8 acres). Proposed lot sizes range from 0.22 to 1.82 acres. 
Overall density is 1.08 dwelling units per acre. Three phases are proposed. North Lake 
Recreational Water and Sewer District would provide central sewer and water services. Road 
right-of-way will be dedicated to Valley County.  Three accesses would be from private streets 
onto Norwood Road (public) and Tamarack Falls Road (public). The site is 115.04 acres, parcels 
RP16N03E200004, RP16N03E201635, andRP16N03E207845, located in the E ½ Section 20, 
T.16N, R.3E, Boise Meridian, Valley County, Idaho. Action Item. 

 
Chairman Thompson introduced the item and opened the public hearing.  Chairman Thompson asked 
if there was any exparte contact or conflict of interest.  There was none. 
 
Chairman Thompson asked for the Staff Report.  Director Herrick presented the staff report, displayed 
the site and GIS map on the projector screen, and summarized the following exhibits:   
• Exhibit 1 – Brett Shepherd, Valley County Pathways, noted that both Norwood Road and 

Tamarack Falls Road are part of the Valley County Pathways Master Plan. It is 
recommended that pathways along Norwood and Tamarack Falls Road be 
incorporated into the approval. A map was included (Oct. 14, 2022) 

• Exhibit 2 – Valley Soil and Water Conservation District has several concerns regarding 
stormwater and surface drainage; Comprehensive Plan Chapter 6 Goal II; and toxic 
cyanobacteria blooms over several years. (Oct. 20, 2022) 

• Exhibit 3 – Cheri Wingert is opposed. Not a suburban neighborhood. (Oct. 20, 2022) 
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• Exhibit 4 – Guy and Kathryn Hendricksen, 12870 Norwood RD, listed comments, concerns, and 
recommendations. (Oct. 17, 2022) 

Staff stated that it appears the application meets the minimum standards required by Valley County 
Code. 
 
Chairman Thompson asked for the applicant’s presentation. 
 
Stephanie Hopkins, KM Engineering, Boise, is representing the applicant.  Joe Pachner, project 
engineer, and Tyler Hess, the applicant, are also present.   
• Exhibit 5 – Slide show presentation by applicant. (Oct. 20, 2022) 
• Exhibit 6 – Conceptual Map           

 
This proposal is for a single-family residential subdivision with 124 buildable lots, five landscaping lots, 
and one roadway lot on 115 acres.  Ms. Hopkins has worked with the applicant on many applications.  
The applicant produces high quality projects with amenities.  Norwood Road and Tamarack Falls 
Roads are both public roads.  All internal roads would be private.  All lots would be accessed 
internally, not from Norwood Road or Tamarack Falls Road.   
 
The proposal includes: 

• 38 1-acre lots (approximately 35% of the site),  
• 58 0.5-acre lots (28%), and  
• 28 9,000-sqft lots (7 %). 

 
Average lot size would be 0.64 acres. Overall density proposed is 0.74 units per acre.  The northeast 
corner of the site would include smaller lots.  The proposal contains a mix of lot sizes for variety.  
Initially the applicant had planned for 4-plexs but amended proposal based on community comments. 
The homeowner association would maintain the internal roadways and common areas. The center 
area about 10 acres and contains a pond. This would be a nice amenity for the homeowners.  There 
are open space and snow storage areas.  Homes would be connected to community sewer and water. 
They are in communication with the North Lake Recreational Sewer and Water District (NRSWD) for 
services.   
 
Three market-driven phases are requested.  

• Phase 1 - 48 lots  
• Phase 2 – four 1-acre lots and 30 half-acre lots 
• Phase 3 – 14 half-acre lots, 28-9,000 sq. ft. and common lots for parking and snow storage 

 
Open space lots would be used for a pocket park and snow storage.  The applicant is amendable to 
changes for access to existing Margot Drive. The pond would be about 25-ft deep and include 
aeration and mosquito treatment.  Amenities include pathways. Ms. Hopkins responded to comments 
and questions in the staff report.  The applicant and representatives will work with NRSWD and Idaho 
Power. Utilities will include fiber optics, cable, and phone. The applicant does not plan to limit 
homeowners’ short-term rental ability.  CCRs will include language for lighting.  Roadside swales and 
common lots will provide snow storage areas.  There is a proposed pathway connecting to land 
managed by the U.S. Bureau of Reclamation.  Water right conveyances would occur through 
drainage, swales, and culverts.  The applicant is amendable to roadway mitigation and will work with 
the Valley County Road Department. 
 
In response to the Valley Soil and Water Conservation District’s comments, water will be retained on 
site. The stormwater management will be addressed with the Valley County Engineer. The pond is 
also designed to capture sediment. 
 
The access to the existing Margot Drive would be designated “emergency access only” using a gate 
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approved by Donnelly Fire District. This would reduce day-to-day traffic on the existing portion of 
Margot Drive.  
 
Joe Pachner, Boise, is the applicant’s engineer.  Roads will be built to Valley County private road 
standards with right-of-widths of 70-ft.  The front-entry ways of the road are designed to be wider for 
vision. They met with NRSWD yesterday and discussed a regional water system.  This subdivision’s 
water system would be connected with Hawks Bay Subdivisions.  Currently the Hawks Bay area is 
experiencing reduced water availability.  A regional water system would also provide additional fire 
hydrants to the Wagon Wheel area.  The new well would not be shallow, probably around 500-ft deep. 
The regional lift station that NRSWD wants would provide better service with less maintenance.  Mr. 
Pachner discussed stormwater management.  The site will need retention basins in addition to the 
pond to accommodate stormwater.  The large drainage pattern east of property will not be affected.  
The historical drainage patterns on the property will remain but sediment into Lake Cascade would be 
reduced.   
 
Ms. Hopkins showed drone video (Exhibit 7) of the applicant’s recently completed project in 
Middleton, Idaho called Purple Sage.  It is similar to this proposed project in size and also has an 
aerated pond and 1-acre lots.   
 
Ms. Hopkins stated that Tamarack Falls Estates complements the Valley County Comprehensive Plan 
as the proposal includes a variety of home and lots sizes and will help alleviate the current lack of 
available housing supply 
 
Chairman Thompson asked for proponents.   
 
Tyler Hess, Caldwell, ID, is the applicant.  He is an Idaho resident and local developer who resides 
part time in Donnelly area.  This proposal will maximize what is lacking and improve the larger area’s 
ability to tie into sewer and water services.  He did not want to pack the area with housing.  Larger lots 
will have room for shop/garage to store recreational vehicles. The pond would conserve water for 
pressurized irrigation, drainage containment, and be an amenity for the property homes. He is proud 
to put his name on this project. 
 
Michele Basye, 234 Alta Vista Drive, is the broker and owner for Brundage Realty. She has worked in 
Valley County in the real estate industry for 42 years, since 1980.  Real estate in Valley County has 
extreme ups and downs.  During the last upswing between 2003 and 2008, the County approved 
several developments in this same area including Hawks Bay, Crane Shores, The Meadows at West 
Mountain, and Sage Meadows. Over 400 lots were developed in 118 acres at this time; all have been 
sold by developers.  The number of building permits is greater than the number of lots being created. 
In 2022, over 300 building permits have been issued and only 64 lots created. Since 2009, 206 
residential lots have been created and 1641 building permits issued. Since the area is low on 
inventory of bare lots for sale, prices are extremely high.  When this property was sold by the 
Edward’s family in 2005, that developer designed a project with 350 lots, three times the current 
proposal. The developer of Tamarack Falls Estates is providing desirable amenities. This area in 
Valley County is the only area currently available for this type of development due to the available 
sewer.   
 
Susan Dorris, Donnelly, understands that people don’t want change to the open spaces. Density and 
height are important. This project has a compatible density. There are infrastructure problems in the 
area; the roads are narrow, especially with snow.  The S-bridge is a mess.  Additional housing for 
workers and children is needed.    The County should make sure the developer agreements are 
upheld. This is one of the best projects that has been proposed in this area. 
 
Jason Porter, 14091 Highway 55, has raised his family here for 20 years. He is a business owner with 
employees who need to be able to buy a home.  The lack of inventory means they cannot afford to 
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buy.  This proposal has a lot of space for the homes.  The proposal complies with the ordinances. The 
applicant will take care of issues.  It is important to have a variety of housing styles and this proposal 
contains that. 
 
Chairman Thompson asked for undecided.  There were none. 
 
Chairman Thompson asked for opponents.  There were none. 
 
Margaux Edwards Crocket’s family previously owned this property. When her grandparents died, she 
received a portion as did other family members.  The area has been managed by her and her 
husband for agriculture purposes, including cattle grazing, for the past 20 years.  Her extended family 
has donated much property to community use including the Donnelly Boat Dock area and many 
camping areas around Lake Cascade south to Poison Creek. What is the destination for Valley 
County; do we want here to be another Aspen, CO or Jackson Hole, WY with predatory developers?  
Local residents are being displaced in living situations and values and ideals.  She is not opposed to 
growth and has met with the applicant to encourage him to look beyond the biggest profit.  She 
submitted a letter with her specific concerns and reasons for opposition.  The proposal would have 
environmental and wildlife impacts.  She would like less density, a better plan for traffic, and 
improvement of the S-bridge and arterial roads. The CCRs should prohibit short-term rentals and 
access to the lake.  Growth will affect the local school systems.  Teacher and students are no longer 
safe to ride or walk to Donnelly, especially on the S-Bridge. 
 
Rod Puzey also submitted a written letter and owns both 13010 Norwood RD and 13001 Navajo RD. 
Water drainage is his biggest concern. What is the exact plan for drainage? The northeast corner of 
the property is wetlands but is proposed to be the area with smaller lots.  A culvert goes under 
Norwood Road from the proposed site to his property.  His property is much lower than the proposed 
site and water flows onto his property.  Density is not compatible with the half-acre lots that exist in 
the adjacent Ora May Subdivision. The ponds and common areas should not be included in density 
calculations.  The proposal does not have enough room for snow storage.  
 
Dudley Ward, Eagle, ID, owns two cabins along Margot Drive and Norwood Road. Access to Margot 
in Phase 1 would greatly increase traffic on these roads which would be difficult in winter as only one 
lane is plowed open.  Some old maps designate this area as “Blizzard Point”.  The proposal does not 
have enough snow storage areas.   The developer should widen Norwood Road and add sidewalks.  
However, there would still be issues with the S-Bridge, West Roseberry RD, and water drainage.  He 
has two wells on his property but limits the amount of water he uses to reduce impact on neighboring 
wells.  He is concerned about the aquifer and runoff of pollutants into the lake. 
 
Tracy Puzey, owner of Ora May Subdivision Lots 44 and 45, would have a direct view of homes on 
the tiny lots. The area is no longer a hidden secret.  She has concerns with traffic including the 
increase of vehicles attempting to avoid the intersection at Highway 55 and Roseberry Road.  This 
impacts the back roads and the people living on them.  The County needs to improve infrastructure in 
place prior to development including streets, safety, fire departments, etc.  
 
Guy Hendrickson, Norwood Road, supports the developers right to put in a subdivision. He would 
prefer less density but is primarily concerned about the connectivity.  The development should include 
connectivity to the undeveloped properties to the south for future growth.  Valley County needs to 
address traffic and the S-bridge.  A stoplight is needed in Donnelly at Highway 55. Phasing plan 
should change to reduce the early traffic to Norwood Road.  There are runoff concerns particularly 
along west side of Margot Drive.  Short-term rentals should not be allowed. Drainage south of the 
pond is a concern 
 
Lenard Long, Cascade, represents the Friends of Lake Cascade and supports responsible growth. 
Safety concerns, particularly S-Bridge improvements, should occur before further development. The 
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drainage plan needs more review and design.  The water rights of neighbors must be maintained. The 
proposed pond would increase the temperature of water flowing into the reservoir.  A retention basin 
is needed to treat water before discharge to constructed wetlands or smaller ponds.  Taxpayers will 
pay for all the new development.  
 
George Cox, 12918 Norwood Road, has been coming to Donnelly area since 1949.  Lake Cascade 
has deteriorated.  Infrastructure needs improved.  There are two places that water naturally flows out 
of the area; the soil is so sandy. This development will create more problems in the lake.  Winter 
driving is difficult in this spot as the roads are narrow. Snow storage is a concern.  
 
Therese Gibboney, 33 Moore Road, this is the third large proposed development in recent months.  
All building should be paused until all studies have been completed by the developers.  The 
developers are trying to obtain maximum return on investments.  None of these proposals have been 
for local workers.  These proposals affect more than those people located 300-ft from property. 
Everyone here lives busy lives and has taken the time to be involved. She respectfully asks 
Commissioners to stop these dense projects.  Once the area is destroyed there will be nothing left for 
the future. 
 
Deb Powell, Cascade, said infrastructure is an issue.  How will the County police these new 
developments.  How will the Sheriff’s Office and Fire Departments be able to respond to the additional 
housing.  What about daycare for the new residents?  
 
Steve Topple, 12983 Norwood Road, will be directly impacted by vehicle lights shining into his home 
from a new road.  Norwood Road is too narrow already for the current use.  He owns two restaurants 
in Valley County.  Employees need housing, not expensive homes. 
 
David Gallipoli, McCall, is baffled that applications get this far. The zoning board needs expanded; a 
citizen advisory board should be used to vet applications. His main issue is Cascade Reservoir. 
Without further studies, developments like this will have further negative cumulative effects on the 
lake.  Runoff and additional septic systems will have impacts.  The McCall sewage treatment affluent 
has been leaking into the Payette River. Where will future people get clean water? 
 
Geri Gallupe, Cascade, has questions. There is no housing available for employees due to the large 
number of second homes in Valley County.  What are proposed prices of these homes?  Does the 
proposal include single-family homes, 4-plexes, or condos?  This project should not compare this 
development to the one in Middleton that contain only one-acre lots. Who are the stakeholders in this 
project?  Ms. Gallupe quoted from the Valley County Comprehensive Plan: “The purpose of the Valley 
County Comprehensive Plan is not to control land but to prevent uses of land harmful to the 
community in general.  The natural beauty and open characteristics of the county can, without 
reservation, be described as a major reason why land development is rapidly increasing in the county.  
The purpose of this plan and analysis is to guide development so as not to harm the characteristics 
which attracted it here in the beginning.”  All the ordinances go back to the Comprehensive Plan; 
follow the Comprehensive Plan. 
 
Linda Eddy, 13401 and 13403 Hillhouse Loop, has owned these properties for 43 years. She and Bill 
Eddy have been involved for many years with the infrastructure around Lake Cascade. At the public 
hearing for annexation of this property into the North Lake Recreational Sewer and Water District 
(NRSWD), Mr. Pachner and Mr. Hess testified that the development would include townhomes and       
4-plexes. Density is the main concern. Other concerns include water drainage, snowmelt, and 
mosquito control.  The areas north of this site all drain to the intersection at Tamarack Falls Road and 
Norwood Road and then into Ora May Subdivision.  If this is not properly engineered, many areas will 
flood.  NRSWD did not supply comments for this proposal.  If Accessory Dwelling Units (ADUs) are 
allowed in this development, density will increase.  She would like future development of the lots to be 
prohibited.  
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Allison Hatzenbuhler, Hawks Bay Road, believes this is another application for an overbuilt 
subdivision that will contribute to the decay of our existing failing infrastructure.  Her concerns include 
snow storage, roads, lack of painted centerlines, the S-Bridge, and additional infrastructure including 
garbage pickup, U.S. Post Office mail delivery, and the Sherriff’s Office.  This proposal is superior to 
other proposals, but none should be allowed until the Cyanobacteria issue is controlled. The Hawks 
Bay well has a lack of water pressure and the applicant wants to use this well.  Each new well and 
sewer hook-up adds to the existing problems. Please remember why we live in Valley County.  If this 
development is viable, the applicant will be back after a building moratorium is lifted.  The applicant is 
a proponent of short-term rentals as he owns a home in Hawks Bay that is used as a short-term 
rental.   
 
Art Troutner, Valley Soil and Water Conservation District, Lake Fork Road, stated the application is 
incomplete.  There is no information regarding drainage plan and solutions.  The application should be 
sent back for more information.  The District’s letter speaks to stormwater and surface water.   
Valley County 9-4-3-4 states that water shall not be directed onto adjoining properties. Water flow and 
drainage must be sorted out before approval. The Comprehensive Plan says it is of upmost 
importance that contaminants be prevented from reaching Cascade Reservoir.  Is it wise to keep 
improving lakeside development?  This waterbody is on the edge of disaster mostly due to runoff 
laden with contaminants and nitrogen-phosphorus nutrients. Protecting Cascade Reservoir is one of 
the main goals of the Comprehensive Plan. Cascade Lake is in danger of no longer being a 
recreational and economic asset to Valley County.  It is the opinion of the District that because of the 
size of the development, proximity to lake, poor condition of the lake, and lack of comprehensive 
development plan, this proposal should be denied.  
 
Commissioner Roberts asked Mr. Troutner about best management practices (BMPs) and capacity 
resources to help advise the engineer on BMPs for this type of urban development (opposed to 
agriculture BMPs).  Mr. Troutner suggested the engineer contact the Valley Soil and Water 
Conservation District office for more information. 
 
Melissa Maini, 169 Margot Drive, is a Donnelly Fire Department Commissioner and Chairman of the 
Edward’s Mosquito abatement. She has spoken to the developer.  Mosquitos will be controlled in the 
proposed pond.  As a fourth-grade teacher in Donnelly, she is concerned that additional children in 
the new homes will require an additional bond for more school rooms or buildings.  More housing is 
needed but all agreements with developers should be in writing.   
 
Rick Mather, 189 Margot Drive, is concerned about the drainage that flows into Lake Cascade near 
his cabin. This subdivision would cause a parade of people going down to the beach which is already 
crowded. 
 
Commissioner Roberts moved to continue C.U.P. 22-37 Tamarack Falls Estates to the regularly 
scheduled meeting on November 10, 2022, at 6:00 p.m. for rebuttal by the applicant.  Commissioner 
Freeman seconded the motion.  Motion carried unanimously. 
 
 

C. FACTS AND CONCLUSIONS – Action Items: 
• C.U.P. 22-30 Shaw Family Ranch Subdivision 
• C.U.P. 22-33 Barton Short-Term Rentals and V-4-22 Barton Shared Driveway 

 

Commissioner Freeman moved to approve the Facts and Conclusions as listed and authorized the 
Chairman to sign. Commissioner Roberts seconded the motion.  Motion carried unanimously.  
 
ADJOURNED: 11:00 p.m. 
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