CITY OF WALLACE
PLANNING AND ZONING HISTORIC PRESERVATION COMMISSION
Regular Meeting Minutes
City Hall Council Chambers
703 Cedar Street, Wallace ID 83873
November 5, 2025
6:00 pm

CALL TO ORDER:
Chairman Marlow called the meeting to order at 6:02 p.m. at Wallace City Hall in the Council

Chambers.

COMMISSIONERS PRESENT: STAFF MEMBERS PRESENT:
Emma Marlow, Chair Ben Allen, Legal
Sarah Murphy, Vice Chair Amanda Trogden, Deputy City Clerk

Mike Lavigne
Heather Barnhart

COMMISSIONERS ABSENT:
Adam Guthrie

FLAG SALUTE:
Led by Commissioner Barnhart

COMMISSIONER COMMENTS:
None

APPROVAL OF MINUTES: (ACTION ITEM)

Motion by S. Murphy, second by M. Lavigne, to approve the October 1, 2025,
P&Z/Historic Preservation meeting minutes.

ROLL CALL:

Commissioner Lavigne Voted Yes
Commissioner Murphy Voted Yes
Chairman Marlow Voted Yes
Commissioner Barnhart Voted Yes
Commissioner Guthrie Voted Absent

Motion carried.

AMENDMENT OF AGENDA: (ACTION ITEM)
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Legal Counsel Allen recommended that the chair direct the clerk to correct a scrivener’s error
on the posted agenda, which incorrectly referenced “Approval of September 3, 2025 minutes”
instead of “October 1, 2025 minutes.”

Motion by S. Murphy, second by M. Lavigne, for the clerk to amend the agenda to
correctly reflect approval of the October 1, 2025, minutes rather than the previously
approved September 3, 2025, minutes.

ROLL CALL:

Commissioner Lavigne Voted Yes
Commissioner Murphy Voted Yes
Chairman Marlow Voted Yes
Commissioner Barnhart Voted Yes
Commissioner Guthrie Voted Absent

Motion carried.

PUBLIC HEARING: **** (ITEMS BELOW CONSIDERED TO BE ACTION ITEMS)

1. Applicant: Rob Marty
Location: 212 Cypress
Request: Certificate of Appropriateness — temporary carport

Representative: Tanner Marshall

Applicant presentation:

e Temporary carport will be 12' x 24' with a 6/12 roof pitch.

e Provided plans that represent a similar structure with minor modifications.

o Carport will be anchored using metal rods, no concrete, and is intended as a temporary
shelter for a trailer during interior home remodeling (~2 years).

» Stated there are no setback issues and adequate space on the property.

Commission Comments & Questions (with Applicant Responses):

Commissioner Lavigne - asked the applicant to clarify the anchoring method.
o Mr. Marshall confirmed the carport would be anchored exclusively with ground rods and
no permanent footings.

Commissioner Murphy — asked if repairs were interior.
o Mr. Marshall confirmed all repairs are interior.

Commissioner Lavigne — asked about grading.
© Mr. Marshall stated no excavation. Will install on undisturbed grass.

Commissioner Barnhart — asked about the duration of the project.
o Mr. Marshall stated about two years.
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Chair Marlow — asked about removability.
o Mr. Marshall stated it is fully removable with no permanent anchoring.

Public Testimony Open:
None

Motion by M. Lavigne, second by H. Barnhart, to approve the COA for a temporary
structure at 212 Cypress Street, duration “temporary to be determined.”

ROLL CALL:

Commissioner Lavigne Voted Yes
Commissioner Murphy Voted Yes
Chairman Marlow Voted Yes
Commissioner Barnhart Voted Yes
Commissioner Guthrie Voted Absent

Motion carried.

2. Proposed Update to the City of Wallace Comprehensive Master Plan
Presentation — J-U-B Engineers

Ms. Tompkins provided a comprehensive overview of the year-long Comprehensive Plan update,
explaining that the process included multiple phases designed to establish baseline conditions,
gather community feedback, and prepare a legally compliant, forward-looking document for
Wallace.

She summarized the process as follows:
Phase 1 — Winter 20242025 (Data Collection)

« Gathered existing demographic, infrastructure, land use, zoning, transportation, and
environmental data.

« Digitized maps and compiled historic documents, survey data, and jurisdictional
information.

o Identified key stakeholders and established the technical advisory group.

Phase 2 — Framework Development

o Formulated early draft goals, objectives, and planning themes.
o Conducted interviews with residents and business owners.

o Integrated feedback from the preliminary online survey.

o Identified Wallace’s major opportunities and constraints over the next 20 years.
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Phase 3 — Drafting the Plan (Fall/Winter 2025)

o Developed complete narrative chapters covering land use, housing, transportation,
utilities, recreation, and economic development.

Synthesized survey results, public comments, and TAG meeting outcomes.
Refined maps using newly digitized GIS data.

Developed detailed implementation strategies and policy language.

Prepared graphics, tables, and the initial draft for public review.

Public Engagement Efforts

Ms. Tompkins emphasized that public input shaped the Plan throughout the process. Engagement
included:

Online community survey

Open house event

Stakeholder interviews

Outreach booth at community events

Regular Technical Advisory Group meetings

Updated project website with survey results, draft maps, boards, and FAQs

Current Stage — Public Review / State-Required Hearing
The project is now at the formal public hearing stage. Once the Planning & Zoning Commission
completes review and issues recommendations, the Plan will move to the City Council for an

additional public hearing and possible adoption.

She concluded by noting that the draft addresses all elements required under Idaho Statute and is
intended to serve as a practical, actionable guide for Wallace’s next 20 years.

Commission Comments:

Commissioner Lavigne - Stated the Plan should more clearly reflect the ongoing importance of
the mining industry to Wallace and the Silver Valley. Current mineral markets, hiring trends, and
upcoming mine expansions make mining a major economic force, yet mining stakeholders were
not included in outreach. Recommended strengthening mining-related content.

Chair Marlow - Clarified that mining does not occur within Wallace city limits; however,
Wallace can support mining-related workforce needs through housing and services. Emphasized
that the Future Land Use Map is not zoning and does not remove residential uses.

Commissioner Murphy - Explained the differences between the Existing Land Use Map,
Zoning Map, and Future Land Use Map. Reaffirmed that residential use is allowed under current
General Commercial zoning and that no zoning changes occur through the Comprehensive Plan.

Commissioner Barnhart - Referenced prior discussions between Galena Mine and NIC about
establishing a mining training facility in Wallace, noting the City could play a role in supporting
regional workforce needs.
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Commissioner Lavigne (additional) - Encouraged stronger communication between City
leadership and mining companies.

Public Testimonyv Open:

1) Elizabeth Keitel - Wallace resident located at 59 & 59 % River Street

Submitted written testimony (Exhibit 1-A) and objected to the “Business & Industrial”
designation placed over long-established residential properties in her neighborhood. Concerns
included:

Possible negative effect on property values
Insurance and financing difficulties
Rebuild restrictions after loss
Misalignment with neighborhood character
Risk of future misinterpretation

Requested the area remain designated residential and asked for clearer public explanation of
zoning vs. land-use categories.

2) Kimberly Keyton — Wallace resident

Ms. Keaton provided a lengthy, detailed oral testimony on several elements of the draft
Comprehensive Plan and referenced multiple pages of the document during her comments,
summarized below:

Housing issues:

She said it is very hard for people to find year-round rentals in Wallace and that many residents
move frequently because housing is unavailable or too expensive. She noted that workers,
especially those in hospitality, often struggle to find a place to live during the busy season.

Infill and redevelopment:
Ms. Keaton said many older homes in Wallace need major repairs, and the cost of fixing them is

high. She explained that small lots and aging utilities make redevelopment difficult for property
owners who want to improve or rebuild.

Vacant units:
She questioned the accuracy of the “165 vacant units” shown in the draft plan. Based on her

experlence many of these units are not truly available—they may be short-term rentals, seasonal
homes, or in poor condition. She encouraged the City to double-check the number so it does not
give the wrong impression about housing supply.

Tourism pressures:
Ms. Keaton said tourism helps Wallace’s economy but also puts pressure on housing, wages, and

local services. She noted that many workers cannot live in town because there simply aren’t
enough units.
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Youth and workforce hardship:
She shared that some young people in the community do not have stable housing and rely on
temporary living arrangements. She encouraged the City to acknowledge this issue in the plan.

Parking and ADA access:

She stated parking is a major problem, especially in winter, and that vehicles often spill into
areas used for walking. She encouraged the City to add more detail in the plan about ADA-
accessible parking and mobility needs.

EV charging:
She felt EV charging stations may be needed in the future, but said they should be planned
carefully in historic areas so they fit the surroundings.

ATV impacts:
Ms. Keaton said ATV use has increased and is creating noise and safety concerns in residential
neighborhoods.

Floodplain concerns:
She said current floodplain information seems outdated and asked the City to prioritize updating
it.

Ms. Keaton concluded by saying that the Comprehensive Plan should reflect the real conditions
residents experience daily, especially the lack of housing, limited parking, and infrastructure

challenges in a historic mountain community.

Commission & Staff Response to Public Comments:

J-U-B Engineers — Allison Tompkins

Ms. Tompkins thanked the Commission and the public for the extensive and constructive
feedback. She addressed several key themes raised during testimony:

Existing vs. Future Land Use Maps:

She clarified that the Existing Land Use Map reflects how land is currently used, while the
Zoning Map reflects legally designated uses. The Future Land Use Map is only a planning guide
and does not change zoning. No zoning changes are proposed as part of the Comprehensive Plan
update.

Mining and Economic Development:

She acknowledged comments regarding the importance of the mining industry and agreed that
the narrative could better reflect mining’s ongoing regional role. She stated that Wallace can
support mining indirectly through housing, services, and training, and she will strengthen
relevant sections without modifying the land use map.

Residential Areas & Concerns on River Street: .
Ms. Tompkins reiterated that although the Future Land Use Map places portions of River Street
in a “Business & Industrial” category, this is a broad planning designation, not a zoning action,
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and does not affect current homeowners’ ability to maintain, insure, or rebuild their homes. She
agreed that clarifying language should be added to prevent misinterpretation.

Housing Vacancies and Census Data:

She noted that the vacancy figures come directly from the U.S. Census and that her team would
follow up to confirm how those numbers were calculated, recognizing that “vacant units” may
include seasonal homes, STRs, and uninhabitable structures.

ADA Access & Downtown Mobility:
In response to questions about “improving downtown access,” she confirmed that TAG meetings

included discussion of ADA accessibility, sidewalk conditions, and lack of pedestrian routes for
residents living north of I-90. She agreed additional explanation in the Plan would help clarify
these issues.

EV Infrastructure:

Ms. Tompkins acknowledged interest in electric vehicle charging and noted that the
implementation tables already reference EV readiness. She agreed EV language could be made
more visible within the main chapter text.

Youth and Workforce Needs:

She agreed that more explanation could be added describing Wallace’s student demographics
and workforce challenges, particularly regarding economically disadvantaged youth and those
experiencing housing instability.

Add Additional Detail on Motorized Recreation
Stated language will be added to more clearly address the importance of ATV/UTYV recreation to

tourism,
neighborhood impacts, the need for balanced management strategies.

Apply All Technical Corrections & Editorial Improvements
J-U-B will correct spelling and grammar errors, figure references, map labels, and formatting
issues raised by commissioners and the public.

Update the Public Engagement Appendix
All TAG materials, open house boards, and survey results will be incorporated into the appendix
and reposted on the project website for transparency.

She concluded by stating that the most requested revisions are straightforward narrative or
explanatory improvements and can be integrated before the December meeting.

Legal Counsel Mr. Allen reiterated that a Comprehensive Plan cannot change zoning and serves
as a policy guide only. He stated that adding narrative clarifications—particularly regarding
mining-supportive uses, existing zoning rights, and rebuild allowances—would help avoid future
confusion. He supported postponing final action until the Commission could review a revised

draft.

Motion made S. Murphy, seconded by H. Barnhart to continue the Public Hearing to the
next regularly scheduled meeting.
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ROLL CALL:

Commissioner Lavigne Voted Yes
Commissioner Murphy Voted Yes
Chairman Marlow Voted Yes
Commissioner Barnhart Voted Yes
Commissioner Guthrie Voted Absent

Motion carried.

END OF PUBLIC HEARING

ADMINISTRATIVE/BUSINESS: ***ITEMS BELOW ARE CONSIDERED TO BE
ACTION ITEMS

1. Workshop on Title XV: Land Usage, to consider and recommend to City Council fees
associated with Planning and Zoning, including variances and associated costs
incurred by the City to the applicant, required notice from the applicant to adjacent
homeowner/homeowners potentially affected by proposed work, and form and policy
associated with notice.

The Commission discussed:

Updating P&Z fee structures (COAs, variances, conditional uses, zoning amendments).

Cost recovery for legal review, noticing, and certified mail.

Developing two notification methods that includes the applicant obtains neighbor signatures or
the City issues certified mail notices for a fixed fee.

Ensuring compliance with Idaho Code regarding materially affected property owners.
Standardizing templates for COA applications and notices.

Discussing realistic administrative costs, mail rates, and staff time and preparing
recommendations for City Council consideration.

No action taken.
2. Executive Session Per Idaho code § 74-206(1)(f): to communicate with legal counsel

for the public agency to discuss the legal ramifications of and legal options for pending
litigation, or controversies not yet being litigated but imminently likely to be litigated.

Motion by S. Murphy, seconded by M. Lavigne, at 8:57 pm to enter into Executive Session
per Idaho code § 74-206(1) (f).

ROLL CALL:

Commissioner Lavigne Voted Yes
Commissioner Murphy Voted Yes
Chairman Marlow Voted Yes
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Commissioner Barnhart Voted Yes
Commissioner Guthrie Voted Absent

Motion carried.

Motion by M. Lavigne, seconded by S. Murphy, at 9:30 pm to exit the Executive Session
and enter into the regular meeting.

ROLL CALL:

Commissioner Lavigne Voted Yes
Commissioner Murphy Voted Yes
Chairman Marlow Voted Yes
Commissioner Barnhart Voted Yes
Commissioner Guthrie Voted Absent

Motion carried; regular meeting resumed.

There being no further business to come before the Commission, M. Lavigne motioned,
seconded by S. Murphy, to adjourn.

The meeting adjourned at 9:30 pm.

F’rﬂma’Mar\low Chan‘mﬁﬁ/of the Cornm1ss1on

Attest:

‘Amanda Trogden, Deput¥ City Clerk
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