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1. Lack of significant activity.

2. A need for a traffic impact study.

3. Grading and drainage.

4. New comprehensive plan and amended Valley County code.

5. P&Z Commissions Conclusions stated in the staff report.
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1. Significant Activity with Timeline 

• May 9, 2024 - The P&Z Commission approved a two-year extension of the CUP through May 23 of 2026.
• Spring/Summer  2024 - Groundwater monitoring for TP-2 and TP-5, required to determine septic location and stormwater drainage 

design. 
• June 2024 - ITD requested additional weekend traffic counts. 
• July 2024 - Traffic engineer performed additional weekend counts.  The new study indicated a need for a right-hand turn lane.
• Summer of 2024 - Civil site drawings based on ground water monitoring results. Septic needed to relocate to the area of TP-1.
• Fall of 2024 - Based on the updated traffic statement and subsequent ITD review, a redesign of the Hwy 55 and Old State intersection 

was warranted to include a right hand turn lane.
• Summer of 2025 - Construction drawings and final design.
• Winter of 2025 - Septic permit was submitted.  Groundwater monitoring required for spring/summer of 2026 in TP-1.  Due to the light 

snow fall season of 2026, CDH has now determined that ground water monitoring will be required through spring of 2027
• April 2026, draft of Valley County road agreement was emailed to the applicant. This agreement is required to draft the development 

agreement. 
• April 2026, civil drawing were submitted to Parametrix for review. Drawing were approved in May 8, 2026. Ready to break ground. 

Development agreement is required prior to breaking ground.  County staff emailed a rough draft for review on July 7, 2026.
• May 2026, Upon P&Z request, a new traffic impact statement was produced using 2027 traffic projections. 
• July 2026, ITD permit submitted to realign the intersection of Hwy 55 and Old State Rd.
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2. Traffic Impact Study Requirement
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3. Grading and Drainage Approval  
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4. New Comp. Plan and County Code

The Valley County Planning and Zoning Commission made the following conclusions:
1) The Valley County Comprehensive Plan was modified since the original application was approved.
 Response: This parcel is within Donnelly’s area of impact. The land use designation has remained the same for this 

parcel in latest Valley County comprehensive plan revision. The use is compatible with Donnelly’s land use
 designation of mixed use. Additionally, Valley County Ordinance No. 2025-07 did not change the conditional use 

standards set forth in 9-5-3 of the Valley County code. 
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5. Additional P&Z Commission Concerns 

Reason for the appeal

The Valley County Planning and Zoning Commission made the following conclusions:
2) Additional issues at the site include traffic studies, public safety at the intersection, water, wetlands, and surface water runoff.

Response: 
• Traffic Study - ITD has determined that a traffic impact study is not required for this project
• Public Safety - A lot studies and time has gone into the realignment of the intersection. The traffic engineer has 

determined that the proposed design will increase sightlines.
• Wetlands - The wetlands onsite have been delineated and the USACE has determined that this project will not impact 

jurisdictional waters.
• Water and Runoff - Valley County’s third party has approved the grading and drainage plan for this site.
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Excerpt from Traffic Impact Statement dated 07/26/2024 and updated 05/21/2026

Based on the preceding evaluation and recommendations, the following conclusions have been made:

• The proposed facility will be a low traffic generator and will increase the daily traffic volumes 
along the area roadway network by approximately one percent.

• The proposed facility is estimated to generate eight trips during the weekday morning peak hour, 
fourteen trips during the weekday evening peak hour, and fifteen trips during the Saturday midday 
peak hour, resulting in one vehicle approximately eight minutes, four minutes, and four minutes, 
respectively.

• As part of the proposed facility, the intersection of State Highway 55 and Old State Road will be 
reconfigured to create two 90-degree intersections incorporating access to the proposed facility.

• With the previously described recommendations, as illustrated in Exhibit 1, the newly configured 
intersections will significantly improve sightlines for vehicles turning to/from State Highway 55, 
particularly for vehicles making an eastbound to northbound left-turn movement.

• An exclusive right-turn lane is warranted on State Highway 55 at Old State Road under existing 
conditions during the Saturday midday peak hour but is not warranted during the
weekday morning and evening peak hours.

• The intersection of State Highway 55 with Old State Road should be monitored in the future to 
evaluate if an exclusive left-turn lane or left-turn bypass lane is required.
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USACE Email
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CDH Email
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Thank you for your time.

Questions?
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