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 BOARD OF COUNTY COMMISSIONERS 

FINDINGS OF FACT, CONCLUSION OF LAW AND ORDER 

 

 

In the matter of the application of: 

Albisu – OR2022-0007 

The Board of County Commissioners considered the 

following: 

1) Comprehensive Plan Amendment 
Case OR2022-0007, The applicant, KM Engineering LLP 

representing Richard Albisu, is requesting a 

comprehensive plan map amendment (Case #OR2022-

0007) of a 71.63-acre Parcel R37934011 to amend the 

future land use designation from “agricultural” to 

“residential”. The property is located at 0 Galloway 

Road, Northeast of the Galloway Rd and Old Hwy 30 

intersection; also referenced as a portion of Section 21, 

Township 5N, Range 3W; Canyon County, Idaho. On 

February 2, 2023, the Planning and Zoning Commission 

recommended denial of the request. 

 

 

 

 

 

 

 

 

 

  

 

Summary of the Record 
 

1. The record is comprised of the following: 
 

A. The record includes all testimony, the staff report, exhibits, and documents in Case File OR2022-0007. 
 

Applicable Law 
 

1. The following laws and ordinances apply to this decision: Canyon County Code §01-17 (Land Use/Land 

Division Hearing Procedures), Canyon County Code §07-05 (Notice, Hearing and Appeal Procedures), Canyon 

County Code §07-06-01 (Initiation of Proceedings), Canyon County Code §07-06-03 (Comprehensive Plan 

Amendment Criteria), Canyon County Code §07-10-27 (Land Use Regulations (Matrix)), Idaho Code §67-

6509 (Recommendation and Adoption, Amendment and Repeal of the Plan), and §67-6519 (Application 

Granting Process). 
 

a. Notice of the public hearing was provided in accordance with CCZO §07-05-01 and Idaho Code §67-

6509.   
 

2. The Board has the authority to exercise powers granted to it by the Idaho Local Land Use and Planning Act 

(“LLUPA”), and can establish its own ordinances regarding land use, including subdivision permits. See I.C. 

§67-6504, §67-6509(b). 
 

3. The Board can sustain, modify or reject the Commission’s recommendations. See I.C. §67-6509(b).  
 

4. The burden of persuasion is upon the applicant to prove that all criteria, including whether the proposed use is 

essential or desirable to the public welfare, are satisfied. CCZO §07-05-03. 
 

5. No plan shall be effective unless adopted by resolution by the governing board. A resolution enacting or 

amending a plan or part of a plan may be adopted, amended, or repealed by definitive reference to the 

specific plan document. A copy of the adopted or amended plan shall accompany each adopting resolution 

and shall be kept on file with the city clerk or county clerk. See I.C. §67-6509(c).   
 

The application (OR2022-0007) came on for a public hearing before the Canyon County Board of County 

Commissioners on June 20, 2023. Having considered all the written and documentary evidence, the record, the    
staff report, oral testimony, and other evidence presented, including the conditions of approval and project plans, 

the Board of County Commissioners decides as follows: 
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COMPREHENSIVE PLAN AMENDMENT CRITERIA – CCZO §07-06-03 
 

A. Is the requested type of growth generally in conformance with the comprehensive plan? 

 

Conclusion:  The request is generally not in conformance with the Canyon County Comprehensive Plan and 

growth trends in the surrounding area. 
 

Findings: (1) The Future Land Use map identifies the site and surrounding area as “Agriculture.” A residential 

designation and rezone in the area is not consistent with the vision of the 2020 Comprehensive 

Plan and Future Land Use Map. 
 

 (2) The proposed zone change is generally not consistent with the following 2020 Comprehensive 

Plan and the proposal does not align with the following goals and policies: 

Chapter 1. Property Rights 

Policy 11. Property owners shall not use their property in a manner that negatively impacts upon 
the surrounding neighbors or neighborhoods. 

Chapter 2. Population 

Policy 2. Encourage future high-density development to locate within incorporated cities and/or 
areas of city impact. 

Policy 3. Encourage future population to locate in areas that are conducive for residential living 
and that do not pose an incompatible land use to other land uses. 

Chapter 3. School Facilities 

Policy 3. The adequacy of school facilities may be considered by the hearing bodies in reviewing 
proposed residential subdivision and planned developments based on recommendations from the 
affected districts. 

Policy 9.  Ensure adequate school facilities and services that meet the educational, social and 
recreational needs of the community. 

Chapter 4. Economic Development 

Policy 1. Canyon County should encourage the continued use of agricultural lands, land uses and 
recognize the economic benefits they provide to the community. 

Chapter 5. Land Use 

Goal 1. To encourage growth and development in an orderly fashion, minimize adverse impacts 
on differing land uses, public health, safety, infrastructure and services. 

Goal 2. To provide for the orderly growth and accompanying development of the resources within 
the county that is compatible with the surrounding area. 

Policy 1. Review all residential, commercial and industrial development proposals to determine 
the land use compatibility and impact to surrounding areas. 

Policy 2. Encourage orderly development of subdivisions and individual land parcels. 

Policy 6. Review all development proposals in areas that are critical to groundwater recharge and 
sources to determine impacts, if any, to surface and groundwater quantity and quality. 

Agriculture The County’s policy is to encourage the use of these lands for agriculture and 
agriculturally-related uses, recognizing that the intent is to protect the best agricultural lands from 
inappropriate and incompatible development balanced against competing development needs. 
The county recognizes that agricultural uses contribute to our economic base, and that the 
retention of agricultural land should be encouraged. Canyon County recognizes that dust, farm 
implement and aerial applicator noise, pesticide/herbicide, fungicide spray, and animal waste and 
odors associated with agricultural activities are normal and expected in agricultural areas, even 
when best management practices are used. 

Policy 1. Encourage the protection of agricultural land for the production of food. 
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Residential This policy recognizes that population growth and the resulting residential 
development should occur where public infrastructure, services and facilities are available or 
where there is a development pattern already established. 

Policy 1. Encourage high-density development in areas of city impact. 

Policy 2. Encourage residential development in areas where agricultural uses are not viable. 

Chapter 6. Natural Resources 

Agricultural Land 

Goal 1. To support the agricultural industry and preservation of agricultural land. 

Policy 1. Protect agricultural activities from land use conflicts or undue interference created by 
nonagricultural development. 

Chapter 7. Hazardous Areas 

Goal 2. Carefully consider limiting development in hazardous areas. 

Policy 3. Endeavor to limit structures and developments in areas where known physical 
constraints or hazards exist. Such constraints or hazards include, but are not limited to, the 
following: 

i. Flood hazards 
ii. Unstable soil and/or geologic conditions 

iii. Contaminated groundwater 

Chapter 13. Agriculture 

Goal 1. Acknowledge, support and preserve the essential role of agriculture in Canyon County. 

Goal 2. Support and encourage the agricultural use of agricultural lands. 

Goal 3. Protect agricultural lands and land uses from incompatible development. 

Policy 1. Preserve agricultural lands and zoning classifications. 

Policy 3. Protect agricultural operations and facilities from land use conflicts or undue 
interference created by existing or proposed residential, commercial or industrial development. 

 

 

 (3) Evidence includes the application, support materials submitted by the applicant, public 

testimony, and the staff report with exhibits found in Case No. OR2022-0007.  
 

 (4) Evidence includes associated findings and evidence supported within this document. 
 

B. When considering the surrounding land uses, is the proposed land use more appropriate than the current 

comprehensive plan designation? 
 

Conclusion: The proposed “Residential” designation is not more appropriate than the current comprehensive plan 

designation as “Agriculture.” 
 

Findings: (1) The surrounding land uses are primarily agricultural with some sporadic residential uses. A 

rezone of residential in this area will create spot zoning of more intensive use that will be a 

detriment to the surrounding land uses and create inconsistent zoning that leads to nuisance 

concerns. There are intensive agricultural uses in the area including feedlots, dairies, and the 

Amalgamated Sugar Co. beet dump. 
 

 (2) Evidence includes the application, support materials submitted by the applicant, public 

testimony, and the staff report with exhibits found in Case No. OR2022-0007. 

 

 (3) Evidence includes associated findings and evidence supported within this document. 

 

C. Is the proposed comprehensive plan amendment compatible with surrounding land use? 
 

Conclusion: The proposed comprehensive plan amendment is not compatible with the surrounding land uses. 
 

           Findings: (1) The surrounding land uses are primarily agricultural. Active agriculture is located immediately 

surrounding the subject parcel, including the Amalgamated Sugar Co beet dump which is 

located immediately to the south. The north, east, south, and west properties are actively being 
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farmed. Assigning the residential designation to the subject property would create more 

fragmentation of agricultural land. 
 

 (2) Evidence includes the application, support materials submitted by the applicant, public 

testimony, and the staff report with exhibits found in Case No. OR2022-0007. 
 

 (3) Evidence includes associated findings and evidence supported within this document. 
 

D. Do development trends in the general area indicate that the current designation and circumstances have 

changed since the comprehensive plan was adopted? 
 

Conclusion:   The development trends in the general area have not changed to support the requested 

comprehensive plan map amendment from “Agriculture” to “Residential”. 
 

           Findings: (1) Sporadic Rural Residential, Conditional Rezone – Rural Residential, and Single-Family 

Residential zones are located primarily outside of the one (1)-mile perimeter of the property. 
 

 (2) Evidence includes the application, support materials submitted by the applicant, public 

testimony, and the staff report with exhibits found in Case No. OR2022-0007. 
 

 (3) Evidence includes associated findings and evidence supported within this document. 
 

E. Will the proposed comprehensive plan amendment impact public services and facilities. What measures will 

be implemented to mitigate impacts? 
 

Conclusion: The proposed comprehensive plan amendment will impact public services or facilities. 

  

          Findings: (1) This proposal exceeds the growth forecasted by the COMPASS TAZ report for this area and 

transportation infrastructure may not be able to support the new transportation demands created 

by this development. However, Canyon Highway District No. 4 stated the immediately affected 

intersections are operating at acceptable levels. 
 

 (2) The proposed development is estimated to add 35 – 49 students to the Middleton School 

District. Current conditions have caused an immediate need for additional facilities and it is 

found that adding more students will negatively impact school services. 
 

 (3) Evidence includes the application, support materials submitted by the applicant, public 

testimony, and the staff report with exhibits found in Case No. OR2022-0007. 
 

 (4) Evidence includes associated findings and evidence supported within this document. 
 

Per Idaho Code §67-6537(4): When considering amending, repealing or adopting a comprehensive plan, the 

local governing board shall consider the effect the proposed amendment, repeal or adoption of the 

comprehensive plan would have on the source, quantity and quality of ground water in the area. 
 

Conclusion: This property is currently being irrigated with surface water and there are multiple laterals and supply 

irrigation structures traversing the property. Concerns were noted by Black Canyon Irrigation District 

that this project has the potential to disrupt the irrigation water delivery system. This property is also 

located in a nitrate priority area. 

 

           Findings: (1) Evidence includes the application, support materials submitted by the applicant, public 

testimony, and the staff report with exhibits found in Case No. OR2022-0007. 
 

 (2) Evidence includes associated findings and evidence supported within this document. 
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Order 
 

Based upon the Findings of Fact, Conclusions of Law and Order contained herein, the Board of County Commissioners 

denies Case # OR2022-0007, a Comprehensive Plan Future Land Use Map Amendment to amend the future land use 

designation of parcel R37934011 from “Agriculture” to “Residential”. 

Pursuant to Section 67-6535 of the Idaho Code, the applicant has 14 days from the date of the final decision to seek 

reconsideration prior to seeking judicial review. 
 

DATED this ________ day of _________________________, 2023. 

 

CANYON COUNTY BOARD OF COMMISSIONERS 
 

   Motion Carried Unanimously 

   Motion Carried/Split Vote Below 

   Motion Defeated/Split Vote Below 

 

 Did Not 

 Yes No  Vote 
 

________________________________________ ______ ______ ______ 

Commissioner Leslie Van Beek 
 

________________________________________ ______ ______ ______ 

Commissioner Brad Holton  
 

________________________________________ ______ ______ ______ 

Commissioner Zach Brooks 

 

Attest: Chris Yamamoto, Clerk 

 

By: _____________________________________  Date: __________________ 

Deputy 

 

 

 

 



 BOARD OF COUNTY COMMISSIONERS 

FINDINGS OF FACT, CONCLUSION OF LAW AND ORDER 

 

 

In the matter of the application of: 

Albisu – CR2022-0015 

The Board of County Commissioners considered the 

following: 

1) Conditional Rezone  
CR2022-0015 The applicant, KM Engineering LLP 

representing Richard Albisu, is requesting a conditional 

rezone with a development agreement to amend the 

County zoning map from an “A” Zone (Agricultural) to a 

“CR-R-1” Zone (Conditional Rezone - Single-Family 

Residential). The property is located at 0 Galloway Road, 

Northeast of the Galloway Rd and Old Hwy 30 

intersection; also referenced as a portion of Section 21, 

Township 5N, Range 3W; Canyon County, Idaho. On 

February 2, 2023, the Planning and Zoning Commission 

recommended denial of the request. 

 

 

 

 

 

 

 

 

 

  

 

Summary of the Record 
 

1. The record is comprised of the following: 
 

A. The record includes all testimony, the staff report, exhibits, and documents in Case File CR2022-0015. 
 

Applicable Law 
 

1. The following laws and ordinances apply to this decision: Canyon County Code §01-17 (Land Use/Land 

Division Hearing Procedures), Canyon County Code §07-05 (Notice, Hearing and Appeal Procedures), Canyon 

County Code §07-06-01 (Initiation of Proceedings), Canyon County Code §07-06-07 (Conditional Rezones), 

Canyon County Code §07-10-27 (Land Use Regulations (Matrix)), Idaho Code §67-6511 (Zoning Map 

Amendments and Procedures), and §67-6519 (Application Granting Process). 
 

a. Notice of the public hearing was provided in accordance with CCZO §07-05-01.  Affected agencies 

 

b. 

were noticed on February 16, 2023. Newspaper notice was published on May 10, 2023. Property 

owners within 600’ were notified by mail on April 24, 2023. Full political notice was provided on       
February 16, 2023. The property was posted on April 25, 2023. 

The presiding party may establish conditions, stipulations, restrictions, or limitations which restrict and 

limit the use of the rezoned property to less than the full use allowed under the requested zone, and 

which impose specific property improvement and maintenance requirements upon the requested land 

use. Such conditions, stipulations, restrictions or limitations may be imposed to promote the public 

health, safety and welfare, or to reduce any potential damage, hazard, nuisance or other detriment to 

persons or property in the vicinity to make the land use more compatible with neighboring land uses. 

See CCZO §07-06-07(1). 
 

2. The Board has the authority to exercise powers granted to it by the Idaho Local Land Use and Planning Act 

(“LLUPA”), and can establish its own ordinances regarding land use, including subdivision permits. See I.C. 

§67-6504, §67-6513.  
 

3. The Board has the authority to hear this case and make its own independent determination. See I.C. §67-6519, 

§67-6503; CCZO 07-17-09(5). 
 

4. The Board can sustain, modify or reject the Commission’s recommendations. See CCZO §07-05-03. 
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5. The burden of persuasion is upon the applicant to prove that all criteria, including whether the proposed use is 

essential or desirable to the public welfare, are satisfied. CCZO §07-05-03. 
 

6. Idaho Code §67-6535(2) requires the following: The approval or denial of any application required or 

authorized pursuant to this chapter shall be in writing and accompanied by a reasoned statement that explains 

the criteria and standards considered relevant, states the relevant contested facts relied upon, and explains the 

rationale for the decision based on the applicable provisions of the comprehensive plan, relevant ordinance and 

statutory provisions, pertinent constitutional principles and factual information contained in the record. The 

County’s hearing procedures adopted per Idaho Code §67-6534 require that final decisions be in the form of 

written findings, conclusions and orders. CCZO 07-05-03(1)(I).  
 

The application CR2022-0015 came on for a public hearing before the Canyon County Board of County 

Commissioners on June 20, 2023. Having considered all the written and documentary evidence, the record, the    
staff report, oral testimony, and other evidence presented, including the conditions of approval and project plans, 

the Board of County Commissioners decides as follows: 
 

CONDITIONAL REZONE CRITERIA – CCZO §07-06-07(6) 
 

1. Is the proposed conditional rezone generally consistent with the comprehensive plan? 

 

Conclusion:  The proposed zone change is generally not consistent with the Canyon County Comprehensive Plan 

Future Land Use Map or the following goals and policies. 
 

Findings: (1) The Future Land Use map identifies the site and surrounding area as “Agriculture”. A spot 

rezone in the area is not consistent with the vision of the 2020 Comprehensive Plan and Future 

Land Use Map. 
 

 (2) The proposed zone change is generally not consistent with the following Comprehensive Plan 

goals and policies: 

Chapter 1. Property Rights 

Policy 11. Property owners shall not use their property in a manner that negatively impacts 
upon the surrounding neighbors or neighborhoods. 

Chapter 2. Population 

Policy 2. Encourage future high-density development to locate within incorporated cities 
and/or areas of city impact. 

Policy 3. Encourage future population to locate in areas that are conducive for residential 
living and that do not pose an incompatible land use to other land uses. 

Chapter 3. School Facilities 

Policy 3. The adequacy of school facilities may be considered by the hearing bodies in 
reviewing proposed residential subdivision and planned developments based on 
recommendations from the affected districts. 

Policy 9.  Ensure adequate school facilities and services that meet the educational, social and 
recreational needs of the community. 

Chapter 4. Economic Development 

Policy 1. Canyon County should encourage the continued use of agricultural lands, land uses 
and recognize the economic benefits they provide to the community. 

Chapter 5. Land Use 

Goal 1. To encourage growth and development in an orderly fashion, minimize adverse 
impacts on differing land uses, public health, safety, infrastructure and services. 

Goal 2. To provide for the orderly growth and accompanying development of the resources 
within the county that is compatible with the surrounding area. 

Policy 1. Review all residential, commercial and industrial development proposals to 
determine the land use compatibility and impact to surrounding areas. 

https://advance.lexis.com/api/document/collection/statutes-legislation/id/5HD6-49V0-004D-D2GJ-00000-00?context=1000516
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Policy 2. Encourage orderly development of subdivisions and individual land parcels. 

Policy 6. Review all development proposals in areas that are critical to groundwater recharge 
and sources to determine impacts, if any, to surface and groundwater quantity and quality. 

Agriculture The County’s policy is to encourage the use of these lands for agriculture and 
agriculturally-related uses, recognizing that the intent is to protect the best agricultural lands 
from inappropriate and incompatible development balanced against competing development 
needs. The county recognizes that agricultural uses contribute to our economic base, and that 
the retention of agricultural land should be encouraged. Canyon County recognizes that dust, 
farm implement and aerial applicator noise, pesticide/herbicide, fungicide spray, and animal 
waste and odors associated with agricultural activities are normal and expected in agricultural 
areas, even when best management practices are used. 

Policy 1. Encourage the protection of agricultural land for the production of food. 

Residential This policy recognizes that population growth and the resulting residential 
development should occur where public infrastructure, services and facilities are available or 
where there is a development pattern already established. 

Policy 1. Encourage high-density development in areas of city impact. 

Policy 2. Encourage residential development in areas where agricultural uses are not viable. 

Chapter 6. Natural Resources 

Agricultural Land 

Goal 1. To support the agricultural industry and preservation of agricultural land. 

Policy 1. Protect agricultural activities from land use conflicts or undue interference created 
by nonagricultural development. 

Chapter 7. Hazardous Areas 

Goal 2. Carefully consider limiting development in hazardous areas. 

Policy 3. Endeavor to limit structures and developments in areas where known physical 
constraints or hazards exist. Such constraints or hazards include, but are not limited to, the 
following: 

i. Flood hazards 
ii. Unstable soil and/or geologic conditions 

iii. Contaminated groundwater 

Chapter 13. Agriculture 

Goal 1. Acknowledge, support and preserve the essential role of agriculture in Canyon County. 

Goal 2. Support and encourage the agricultural use of agricultural lands. 

Goal 3. Protect agricultural lands and land uses from incompatible development. 

Policy 1. Preserve agricultural lands and zoning classifications. 

Policy 3. Protect agricultural operations and facilities from land use conflicts or undue 
interference created by existing or proposed residential, commercial or industrial 
development. 

 

 

 (3) Evidence includes the application, support materials submitted by the applicant, public 

testimony, and the staff report with exhibits found in Case No. CR2022-0015.  
 

 (4) Evidence includes associated findings and evidence supported within this document. 
 

2. When considering the surrounding land uses, is the proposed conditional rezone more appropriate than the 

current zoning designation? 
 

Conclusion: The proposed conditional rezone to “CR-R-1” (Single-Family Residential) is not more appropriate 

than the current zone of “A” (Agricultural). 
 

Findings: (1) The proposed conditional rezone is not more appropriate than the current zoning designation of 

agricultural. The surrounding land uses are primarily agricultural. Sporadic Rural Residential, 

Conditional Rezone – Rural Residential, and Single-Family Residential zones are located 
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primarily outside of the one (1)-mile perimeter of the property. A rezone of residential in this 

area will create spot zoning of more intensive use that will be a detriment to the surrounding land 

uses and create inconsistent zoning that leads to nuisance concerns. 
 

 (2) Evidence includes the application, support materials submitted by the applicant, public 

testimony, and the staff report with exhibits found in Case No. CR2022-0015. 

 

 (3) Evidence includes associated findings and evidence supported within this document. 

 

3. Is the proposed conditional rezone compatible with surrounding land uses? 
 

Conclusion: The proposed conditional rezone is not compatible with the surrounding land uses. 
 

           Findings: (1) The proposed conditional rezone is not compatible with the surrounding land uses. The 

surrounding land uses are primarily agricultural with an average lot size of 27.72 acres. The 

proposed conditional rezoning to “R-1” would allow the property to be developed into higher-

density lots that have an average minimum lot size of one (1) acre, which is not compatible with 

the surrounding area as it currently exists. Active agriculture is located immediately surrounding 

the subject parcel, including the Amalgamated Sugar Co beet dump which is located 

immediately to the south. Properties to the north, east, south, and west are being actively farmed. 

Rezoning the parcel would create more fragmentation of agricultural land. 
 

 (2) Evidence includes the application, support materials submitted by the applicant, public 

testimony, and the staff report with exhibits found in Case No. CR2022-0015. 
 

 (3) Evidence includes associated findings and evidence supported within this document. 
 

4. Will the proposed use negatively affect the character of the area?  What measures will be implemented to 

mitigate impacts? 
 

Conclusion:   The proposed conditional rezone will have a negative impact on the agricultural character of the area. 
 

           Findings: (1) The property is surrounded by intensive agricultural uses and sporadic residential uses. The “R-

1” (single-family residential) zoning designation is not compatible with the farming uses that are 

classified as intensive agriculture, with operations occurring at all hours and heavy truck traffic 

during harvest and again once the beets are ready for processing. A rezone to residential will 

alter the area's character by adding more traffic and further fragmenting active agricultural land. 
 

 (2) Evidence includes the application, support materials submitted by the applicant, public 

testimony, and the staff report with exhibits found in Case No. CR2022-0015. 
 

 (3) Evidence includes associated findings and evidence supported within this document. 
 

5. Will adequate facilities and services including sewer, water, drainage, irrigation and utilities be provided to 

accommodate the proposed use? 
 

Conclusion: Adequate facilities and services will be provided to accommodate the use. 

  

           Findings: (1) Individual domestic wells and individual septic systems are proposed for the development. The 

proposed development will be served by pressurized irrigation. Stormwater will be contained 

onsite. Development of the site will be required to meet agency standards to ensure adequate 

water, sewer, irrigation, drainage, stormwater drainage, and utility systems will be provided to 

accommodate the use. 
 

 (2) Evidence includes the application, support materials submitted by the applicant, public 

testimony, and the staff report with exhibits found in Case No. CR2022-0015. 
 

 (3) Evidence includes associated findings and evidence supported within this document. 
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6. Does the proposed conditional rezone require public street improvements in order to provide adequate 

access to and from the subject property to minimize undue interference with existing or future traffic 

patterns? What measures have been taken to mitigate traffic impacts? 
 

Conclusion: The proposed conditional rezone is not anticipated to require public street improvements to minimize 

undue interference with existing or future traffic patterns. The proposed conditional rezone is not 

anticipated to require public street improvements to minimize undue interference with existing or 

future traffic patterns. 

 

           Findings: (1) The proposed development is estimated to create 55 new peak-hour trips which are not 

anticipated to create undue interference with existing or future traffic patterns. According to 

Canyon Highway District No. 4, current traffic conditions do not appear to warrant a study of 

the adjacent intersections, as all public road intersections within one mile of the proposed 

development operate at an acceptable level of service (A or B) in the peak hour. Traffic impacts 

from the proposed development shall be mitigated through the dedication of public right-of-way, 

frontage improvements, and/or development impact fees for transportation system 

improvements. 
 

 (2) Evidence includes the application, support materials submitted by the applicant, public 

testimony, and the staff report with exhibits found in Case No. CR2022-0015. 
 

 (3) Evidence includes associated findings and evidence supported within this document. 
 

7. Does legal access to the subject property for the conditional rezone exist or will it exist at time of 

development? 
 

Conclusion: The property has frontage and access to Galloway Road and Old Highway 30. 

 

           Findings: (1) The property has frontage along Galloway Road and Old Highway 30. There is existing access 

on Galloway Road. The proposed development will utilize the existing access on Galloway and 

will be adding an existing access point on Old Highway 30. According to Canyon Highway 

District No. 4, the proposed access points as shown on the site plan appear to be consistent with 

their access management policy (HSDP Manual Section 3061). An access permit from Canyon 

Highway District No. 4 will be required for any new access points, or for modification to any 

existing access points. 
 

 (2) Evidence includes the application, support materials submitted by the applicant, public 

testimony, and the staff report with exhibits found in Case No. CR2022-0015. 
 

 (3) Evidence includes associated findings and evidence supported within this document. 
 

8. Will the proposed zone change amendment impact essential public services and facilities, such as schools, 

police, fire and emergency medical services? What measures will be implemented to mitigate impacts? 
 

Conclusion: The proposed conditional rezone amendment will impact essential public services and facilities. 

 

           Findings: (1) Middleton Fire Department, Canyon County Sheriff, Canyon County Ambulance, and 

Middleton School District were notified of the request. 
  

 (2) The closest fire station is located approximately 7.2 road miles southeast of the site in 

Middleton. 
  

 (3) The proposed development is estimated to add 35 – 49 students to the Middleton School District. 

Current conditions have caused an immediate need for additional facilities and it is found that 

adding more students will negatively impact school services. 
 

 (4) Evidence includes the application, support materials submitted by the applicant, public 

testimony, and the staff report with exhibits found in Case No. CR2022-0015. 
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 (5) Evidence includes associated findings and evidence supported within this document. 
 

Order 
 

Based upon the Findings of Fact, Conclusions of Law and Order contained herein, the Board of County Commissioners 

Denies Case CR2022-0015 a Conditional Rezone of parcel R37934011 from an “A” (Agricultural) zone to a “CR-R1” 

(Conditional Rezone – Single-Family Residential) zone. 

 

Pursuant to Section 67-6535 of the Idaho Code, the applicant has 14 days from the date of final decision to seek 

reconsideration prior to seeking judicial review. 
 

DATED this ________ day of _________________________, 2023. 

 

CANYON COUNTY BOARD OF COMMISSIONERS 
 

   Motion Carried Unanimously 

   Motion Carried/Split Vote Below 

   Motion Defeated/Split Vote Below 

 

 Did Not 

 Yes No  Vote 
 

________________________________________ ______ ______ ______ 

Commissioner Leslie Van Beek 
 

________________________________________ ______ ______ ______ 

Commissioner Brad Holton  
 

________________________________________ ______ ______ ______ 

Commissioner Zach Brooks 

 

Attest: Chris Yamamoto, Clerk 

 

By: _____________________________________  Date: __________________ 

Deputy 

 

 

 

 

 

 



PLANNING AND ZONING COMMISSION 

DEVELOPMENT SERVICES DEPARTMENT 

STAFF REPORT – ZONING CASE 

 

 

Staff:  
Jenna Petoll, Planner II 

Jenna.petroll@canyoncounty.id.gov  
  

 

Case Number and Name   Application/Property Owner 

OR2022-0007/CR2022-0015 Albisu 
 

Richard Albisu 

Public Hearing Date Submittal Date  Representative  

February 2, 2023  May 26, 2022  KM Engineer, LLP 

 

Brief Summary of Request  Property Address/Location 

OR2022-0007 - Amend the future land use designation 

from “Agriculture” to “Residential”.  

 

CR2022-0015 - Conditional rezone to amend the 

County zoning map from an “A” Zone (Agricultural) 

to a “CR-R-1” Zone (Conditional Rezone - Single-

Family Residential).  The request includes a 

development agreement to restrict residential 

development within the “R-1” zone to no more than 54 

residential lots and one (1) common lot. 
 

0 Galloway Road, 

Northeast of the 

Galloway Rd and Old 

Hwy 30 intersection 

(Parcel R37934011). 

 

Also referenced as a 

portion of Section 21, 

Township 5N, Range 

3W; Canyon County, 

Idaho.  
Background 

The subject property, R37934011 was created via an 

approved administrative land division (Case No. 

AD2019-0115). 

 

Existing 

Zoning 
 

Existing 

Land Use 
 

Future Land 

Use 
 

Requested Average 

Minimum Lot Size 
 Size of Property  AOCI 

Agricultural 
 Agriculture – 

Row Crops 

 
Agriculture 

 
1 acre 

 
71.63 acres  N/A 

STAFF RECOMMENDATION 

DENY  

COMPATIBILITY with the COMPREHENSIVE PLAN 

 

The proposed Comprehensive Plan Amendment and 

conditional rezone is generally not consistent with multiple 

goals and policies 2020 Canyon County Comprehensive 

Plan. The proposed amendment also does not align with the 

Future Land Use map of the 2020 Canyon County 

Comprehensive Plan. 

 

 

COMPATIBILITY with the EXISTING AREA 

 

Staff has found that the proposed conditional rezone is not 

compatible with the area’s existing agricultural character: 

• Outside of Middleton’s Area of City Impact 

• Multiple irrigation laterals cross the property 

• Agricultural beet dump on the adjacent property to 

the south 

• Primarily agricultural crop production on 

surrounding parcels 

Exhibit 2

mailto:Jenna.petroll@canyoncounty.id.gov
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Attachments 
1. Draft FCOs 

a. OR2022-0007 

b. CR2022-0015 

2. Letter of Intent 

3. Site Plan 

4. Site Photos 

5. Land Use Worksheet 

6. Neighborhood Meeting 

7. Maps 

a. Aerials 

b. Vicinity 

c. Zoning 

d. Future Land Use Map 

e. Case Map and Summary 

f. Subdivision Map/Lot Report 

g. Dairy/Feedlot/Gravel Map 

h. Soils and Prime Farmland 

Map and Report 

i. Nitrate Priority & Well Map 

j. TAZ Household  

8. Agency Comment 

a. Canyon Highway District 

No.4 

b. Black Canyon Irrigation 

District 

c. COMPASS  

d. DEQ 

e. Idaho Transportation 

Department 

f. Southwest District Health 

g. Canyon Soil Conservation 

District 

h. Middleton School District 

9. Public Comment 

a. Mary Beumeler 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 CRITERIA CHAPTER 7 ARTICLE 6 CANYON COUNTY CODE 

Comprehensive Plan Amendment (CCZO §07-06-03): 

The amendment is required to meet the following amendment criteria: 

 

A. Is the requested type of growth generally in conformance with the comprehensive 

plan; 

B. When considering the surrounding land uses, is the proposed land use more 

appropriate than the current comprehensive plan designation; 

C. Is the proposed comprehensive plan amendment compatible with surrounding 

land uses; 

D. Do development trends in the general area indicate that the current designation 

and circumstances have changed since the comprehensive plan was adopted; and 

E. Will the proposed comprehensive plan amendment impact public services and 

facilities. What measures will be implemented to mitigate impacts? 

 

Idaho Statutes:  Title 67 Chapter 65 §67-6537 USE OF SURFACE AND 

GROUNDWATER: (4) “When considering amending, repealing, or adopting a 

comprehensive plan, the local governing board shall consider the effect the 

proposed amendment, repeal, or adoption of the comprehensive plan would have 

on the source, quantity, and quality of groundwater in the area.” 

 

Conditional Rezone (CCZO §07-06-07(6)(A)): 

A request is required to meet the following standards of evaluation: 

 

1. Is the proposed conditional rezone generally consistent with the comprehensive 

plan; 

2. When considering the surrounding land uses, is the proposed conditional rezone 

more appropriate than the current zoning designation; 

3. Is the proposed conditional rezone compatible with surrounding land uses; 

4. Will the proposed conditional rezone negatively affect the character of the area? 

What measures will be implemented to mitigate impacts? 

5. Will adequate facilities and services including sewer, water, drainage, irrigation 

and utilities be provided to accommodate proposed conditional rezone; 

6. Does the proposed conditional rezone require public street improvements in order 

to provide adequate access to and from the subject property to minimize undue 

interference with existing or future traffic patterns? What measures have been 

taken to mitigate traffic impacts? 

7. Does legal access to the subject property for the conditional rezone exist or will 

it exist at time of development; and 

8. Will the proposed conditional rezone amendment impact essential public services 

and facilities, such as schools, police, fire and emergency medical services? What 

measures will be implemented to mitigate impacts? (Ord. 16-007, 6-20-2016) 
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PROJECT AND SITE INFORMATION 

PROPOSAL/SUMMARY 

The applicant, Stephanie Hopkins of KM Engineering LLP, representing Richard Albisu, is requesting a comprehensive 

plan map amendment (Case #OR2022-0007) of a 71.63-acre Parcel R37934011 to amend the future land use designation 

from “Agricultural” to “Residential”. The request also includes a conditional rezone (Case #CR2022-0015) to amend the 

County zoning map from an “A” Zone (Agricultural) to a “CR-R-1” Zone (Conditional Rezone - Single-Family Residential). 

The request includes a development agreement to restrict residential development within the “R-1” zone to no more than 

54 residential lots and one (1) common lot. 

 

 Minimum Lot Size 

Agricultural Zone 40 acres or in accordance with the administrative land division requirements. 

Single-Family 

Residential (R-1) 

Zone 

Average minimum lot size of one (1) acre. 

 

ZONING AND CHARACTER OF THE SURROUNDING AREA 

The subject parcel is zoned Agricultural (“A”). Properties within the vicinity are also zoned “A” with an average lot size of 

27.72 acres. The site is not in an area of city impact. The nearest residential zones are located approximately 2,023 feet 

south and 5,527 feet northwest of the site (Exhibit 7c). Sporadic Rural Residential, Conditional Rezone – Rural Residential, 

and Single-Family Residential zones are located primarily outside of the one (1)-mile perimeter of the property. The rural 

residential zoning district has a two (2) acre average minimum lot size. 

  

There are fifteen platted subdivisions located within one (1) mile of the subject property (Exhibit 7f). Although there are 

fifteen platted subdivisions in the area, most of these developments are clustered together abutting Middleton’s Area of City 

Impact southeast of the subject property and surrounding Purple Sage Golf Course. Twelve of the fifteen were platted before 

2004. 

 

Within a one (1)-mile radius, the following applications have been recently considered (Exhibit 7e):  

Case Request Case Name Final 

Decision 

# of 

Lots 

RZ2018-0032/ 

SD2019-0028 

Rezone AG to R1/ Oak Ridge 

Estates Subdivision 

Walker, Jay/ Oak Ridge Estates 

Subdivision 
APPROVED  27 lots 

RZ2019-0037 Rezone RR to R2 County Clube Water Association, Inc. APPROVED 1 lot 

RZ2020-0012/ 

SD2020-0039 
Rezone AG to RR/ Plat  Steadman Land, LLC/ Steady Acres APPROVED 6 lots 

RZ2022-0003 Rezone RR to CR-R1 Franks APPROVED 2 lots 

 

AGRICULTURE 

Soil and Farmland (Exhibit 7h) 

The property consists of 79% Class 3 - moderately suited soil that is considered prime farmland if irrigated and 21% Class 

4 – moderately suited soil that is considered farmland of statewide importance if irrigated. Canyon Soil Conservation District 

stated they do not recommend a land use change. 

 

Dairies, Feedlots, and Gravel Pits (Exhibit 7g) 

There is one (1) dairy and two (2) feedlots located in the general vicinity of the site. The approximate distance from the 

project site is shown below. 
 

 

 

 

 

Use Approximate distance from project site  

Dairy  1.5 ± miles east 

Feedlot 1.5 ± miles southwest 

Feedlot 1.75 ± miles southeast 
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Also located in the immediate vicinity, the adjacent property to the south, is the Amalgamated Sugar Co. beet dump. This 

use is classified as intensive agriculture with operations occurring at all hours and heavy truck traffic during harvest and 

again once the beets are ready for processing. 

 

FACILITIES 

The property is not located in an area of city impact and is not located near city services. Site development will require 

review by Idaho Department of Water Resources, Southwest District Health, Idaho Department of Environmental Quality 

(IDEQ), Idaho Power, and other agencies to ensure water, sewer, irrigation, gas, power, and other facilities are provided. 

Development of the site will be required to meet agency standards to accommodate the use. 

 

Water/Irrigation  

Based on the applicant’s land use worksheet (Exhibit 5), individual domestic wells are proposed for the development.  

 

Based on the applicant’s land use worksheet (Exhibit 5), pressurized irrigation is proposed to serve the proposed 

development.  

 
Conway Gulch Lateral runs through the subject property. Black Canyon Irrigation District stated that they will require that 

any lateral affected by this proposed land change be piped and structures built to ensure the delivery of irrigation water to 

surrounding properties.  

 

According to Black Canyon Irrigation District, significant district infrastructure is located on or adjacent to the proposed 

development, including a large siphon which the current site plan does not address. 

 

Sewer  

Based on the applicant’s land use worksheet (Exhibit 5), individual septic systems are proposed for the development. 

 

Stormwater 

Based on the applicant’s land use worksheet (Exhibit 5), stormwater will be contained onsite. 

 

Roads, Access, and Traffic 

The proposed development will utilize the existing access on Galloway and will be adding an existing access point on Old 

Highway 30. According to Canyon Highway District No. 4, the proposed access points as shown on the site plan attached 

as Exhibit 3 of the staff report appear to be consistent with their access management policy (HSDP Manual Section 3061). 

An access permit from Canyon Highway District No. 4 will be required for any new access points, or for modification to 

any existing access points. 

 

The proposed development is estimated to create 55 new peak-hour trips which are not anticipated to create undue 

interference with existing or future traffic patterns. According to Canyon Highway District No. 4, current traffic conditions 

do not appear to warrant a study of the adjacent intersections, as all public road intersections within one mile of the proposed 

development operate at an acceptable level of service (A or B) in the peak hour. Traffic impacts from the proposed 

development shall be mitigated through the dedication of public right-of-way, frontage improvements, and/or development 

impact fees for transportation system improvements. 

 

The Community Planning Association of Southwest Idaho (COMPASS) provides regional long-range transportation 

planning as the Metropolitan Planning Organization for the Treasure Valley. The agency establishes Traffic Analysis Zones 

(TAZ) which are areas tabulated for traffic-related data. TAZ data generates forecasts of future populations, households, 

and jobs. As shown in Exhibit 7j, the TAZ for the subject area forecasts a range of -4 to 50 households. COMPASS stated 

in their comment (Exhibit 8c) that this proposal exceeds the growth forecasted for this area and transportation infrastructure 

may not be able to support the new transportation demands created by this development. They also stated, “The proposal is 

in a primarily farmland area without nearby public parks or nearby employment.” 
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SERVICES 

Emergency Services 

All essential services were notified of the request. No comments were received at the time of drafting the staff report. The 

area is served by Canyon County Sheriff and Middleton Fire District. The closest fire station is located approximately 7.2 

road miles southeast of the site in Middleton. 

 

Schools 

The subject property is within the Middleton School District. They estimate 35-49 students would need educational services 

based on the applicant’s site plan. Middleton School District stated in a comment received, “As it stands now, there is an 

immediate need for additional facilities in our school district, primarily elementary grades. However, we have significant 

concerns of the continued growth and our ability to meet the future facility needs of our district at the secondary level.” 

 

HAZARDS 

Nitrate Priority Area 

The site is located within a nitrate-priority area. 
 

COMPREHENSIVE PLAN 

The 2020 Comprehensive Plan Future Land Use map identifies the site as Agriculture (Exhibit 7d). The proposal does not 

align with the following goals and policies: 

 

Chapter 1. Property Rights 

Policy 11. Property owners shall not use their property in a manner that negatively impacts upon the 

surrounding neighbors or neighborhoods. 

Chapter 2. Population 

Policy 2. Encourage future high-density development to locate within incorporated cities and/or areas 

of city impact. 

Policy 3. Encourage future population to locate in areas that are conducive for residential living and 

that do not pose an incompatible land use to other land uses. 

Chapter 3. School Facilities 

Policy 3. The adequacy of school facilities may be considered by the hearing bodies in reviewing 

proposed residential subdivision and planned developments based on recommendations from the 

affected districts. 

Policy 9.  Ensure adequate school facilities and services that meet the educational, social and 

recreational needs of the community. 

Chapter 4. Economic Development 

Policy 1. Canyon County should encourage the continued use of agricultural lands, land uses and 

recognize the economic benefits they provide to the community. 

Chapter 5. Land Use 

Goal 1. To encourage growth and development in an orderly fashion, minimize adverse impacts on 

differing land uses, public health, safety, infrastructure and services. 

Goal 2. To provide for the orderly growth and accompanying development of the resources within the 

county that is compatible with the surrounding area. 

Policy 1. Review all residential, commercial and industrial development proposals to determine the 

land use compatibility and impact to surrounding areas. 

Policy 2. Encourage orderly development of subdivisions and individual land parcels. 

Policy 6. Review all development proposals in areas that are critical to groundwater recharge and 

sources to determine impacts, if any, to surface and groundwater quantity and quality. 

Agriculture The County’s policy is to encourage the use of these lands for agriculture and 

agriculturally-related uses, recognizing that the intent is to protect the best agricultural lands from 

inappropriate and incompatible development balanced against competing development needs. The 

county recognizes that agricultural uses contribute to our economic base, and that the retention of 

agricultural land should be encouraged. Canyon County recognizes that dust, farm implement and 
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aerial applicator noise, pesticide/herbicide, fungicide spray, and animal waste and odors associated 

with agricultural activities are normal and expected in agricultural areas, even when best management 

practices are used. 

Policy 1. Encourage the protection of agricultural land for the production of food. 

Residential This policy recognizes that population growth and the resulting residential development 

should occur where public infrastructure, services and facilities are available or where there is a 

development pattern already established. 

Policy 1. Encourage high density development in areas of city impact. 

Policy 2. Encourage residential development in areas where agricultural uses are not viable. 

Chapter 6. Natural Resources 

Agricultural Land 

Goal 1. To support the agricultural industry and preservation of agricultural land. 

Policy 1. Protect agricultural activities from land use conflicts or undue interference created by 

nonagricultural development. 

Chapter 7. Hazardous Areas 

Goal 2. Carefully consider limiting development in hazardous areas. 

Policy 3. Endeavor to limit structures and developments in areas where known physical constraints or 

hazards exist. Such constraints or hazards include, but are not limited to, the following: 

i. Flood hazards 

ii. Unstable soil and/or geologic conditions 

iii. Contaminated groundwater 

Chapter 13. Agriculture 

Goal 1. Acknowledge, support and preserve the essential role of agriculture in Canyon County. 

Goal 2. Support and encourage the agricultural use of agricultural lands. 

Goal 3. Protect agricultural lands and land uses from incompatible development. 

Policy 1. Preserve agricultural lands and zoning classifications. 

Policy 3. Protect agricultural operations and facilities from land use conflicts or undue interference 

created by existing or proposed residential, commercial or industrial development. 

 

COMMENTS 

Agency Comments 

• Canyon Highway District No.4 (Exhibit 8a) 

• Black Canyon Irrigation District (Exhibit 8b) 

• COMPASS (Exhibit 8c) 

• DEQ (Exhibit 8d) 

• Idaho Transportation Department (Exhibit 8e) 

• Southwest District Health (Exhibit 8f) 

Public Comments 

• Letter in Opposition – Mary Beumeler (Exhibit 9a) 

 

STAFF ANALYSIS 

Character of the Area 

Staff has found that the Comprehensive Plan Amendment and requested conditional rezone are not compatible with the 

area’s existing agricultural character. The immediate surrounding area is characterized by agriculture. Properties within 

the vicinity are also zoned “A” with an average lot size of 27.72 acres. 

 

The proposed zoning is not compatible with the surrounding land uses. The surrounding land uses are primarily 

agricultural. The proposed conditional rezoning to “R-1” would allow the property to be developed into higher-density 

lots that have an average minimum lot size of one (1) acre, which is not compatible with the surrounding area as it 

currently exists. Active agriculture is located immediately surrounding the subject parcel, including the Amalgamated 

Sugar Co beet dump which is located immediately to the south. Properties to the north, east, south, and west are being 
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actively farmed with intensive agricultural activities occurring at all hours of the day and throughout the year. Rezoning 

the parcel would create more fragmentation of agricultural land. 

 

Conformance to the Comprehensive Plan 

The proposed zoning is generally not consistent with multiple goals and policies 2020 Canyon County Comprehensive 

Plan. The proposed zoning also does not align with the Future Land Use map of the 2020 Canyon County Comprehensive 

Plan. 

 

STAFF RECOMMENDATION 

Decision Options 

OR2022-0007: 

• The Planning and Zoning Commission may recommend approval of OR2022-0007; or  

• The Planning and Zoning Commission may recommend denial of OR2022-0007; or 

• The Planning and Zoning Commission may continue the hearing and request additional information on specific 

items. 

 

CR2022-0015: 

• The Planning and Zoning Commission may recommend approval of CR2022-0015; or  

• The Planning and Zoning Commission may recommend denial of CR2022-0015; or 

• The Planning and Zoning Commission may continue the hearing and request additional information on specific 

items. 

 

**07-06-01 (3)   Comprehensive Plan Changes: Requests for comprehensive plan changes and ordinance amendments may 
be consolidated for notice and hearing purposes. Although these procedures can be considered in tandem, pursuant to 
Idaho Code section 67-6511(b), the commission, and subsequently the board, shall deliberate first on the proposed 
amendment to the comprehensive plan; then, once the commission, and subsequently the board, has made that 
determination, the commission, and the board, should decide the appropriateness of a rezone within that area. This 
procedure provides that the commission, and subsequently the board, considers the overall development scheme of the 
county prior to consideration of individual requests for amendments to zoning ordinances. The commission, and 
subsequently the board, should make clear which of its findings relate to the proposed amendment to the comprehensive 
plan and which of its findings relate to the request for an amendment to the zoning ordinance. 
 

Recommendation 

Staff recommends the Planning and Zoning Commission open a public hearing to discuss the requests. 

 

Staff recommends that the Planning and Zoning Commission recommend denial of the requested comprehensive plan 

amendment to the Board of County Commissioners as provided in the findings of fact, conclusions of law, and order found 

in Exhibit 1a. 

 

Staff recommends that the Planning and Zoning Commission recommend denial of the requested conditional rezone to the 

Board of County Commissioners as provided in the findings of fact, conclusions of law, and order found in Exhibit 1b. 

 

  



Planning and Zoning Commission 
Albisu – Comprehensive Plan Map Amendment – OR2022-0007 

Development Services Department 
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FINDINGS, CONCLUSIONS, & ORDER 
Comprehensive Plan Amendment OR2022-0007 

 
Findings of Fact 

1. The applicant, KM Engineering, representing the property owner Richard Albisu, is requesting a comprehensive plan 

map amendment to change the future land use designation of parcel R37934011 from “Agriculture” to “Residential”. 

The 71.63-acre parcel is located at 0 Galloway Rd, Middleton, on the northeast corner of Galloway Rd and Old 

Highway 30, also referenced as a portion of Section 21, Township 5N, Range 3W; Canyon County, Idaho.   
 

2. The request is being considered concurrently with a conditional rezone (CR2022-0015) to rezone approximately 71.63 

acres from an “A” zone (Agricultural) to a “CR-R-1” zone (Conditional Rezone - Residential Single Family). The 

request includes a development agreement to restrict residential development within the “R-1” zone to no more than 

54 residential lots and one (1) common lot.  
 

3. The subject property is located within Canyon Highway District No. 4, Middleton Fire District, Black Canyon Irrigation 

District, and Middleton School District. 
 

4. The subject property is designated “Agriculture” on the 2020 Canyon County Comprehensive Plan Future Land Use 

Map. 
 

5. The subject property is not located within an area of city impact. 
 

6. The neighborhood meeting was held on May 9, 2022, pursuant to CCZO §07-01-15. 
 

7. Notice of public hearing was provided in accordance with CCZO §07-05-01. Agency notice was provided on December 

29, 2022. Property owners within 600 feet of the subject property were notified by mail on January 11, 2023. Newspaper 

notice was provided on January 10, 2023. The property was posted by January 24, 2023. 
 

8. The record herein consists of exhibits provided as part of the public hearing staff report and all information in case file 

OR2022-0007. 
 

Conclusions of Law 

For case file OR2022-0007, the Planning and Zoning Commission finds and concludes the following regarding the 

Standards of Review for a Comprehensive Plan Map Amendment CCZO §07-06-03: 
 

A. Is the requested type of growth generally in conformance with the Comprehensive Plan? 
 

Conclusion: The request is generally not in conformance with the Canyon County Comprehensive 

Plan and growth trends in the surrounding area. 
 

Finding: The Future Land Use map identifies the site and surrounding area as “Agriculture.” A 

residential designation and rezone in the area is not consistent with the vision of the 

2020 Comprehensive Plan and Future Land Use Map. 

 

The proposed zone change is generally not consistent with the following 2020 

Comprehensive Plan and the proposal does not align with the following goals and 

policies: 

 Chapter 1. Property Rights 

Policy 11. Property owners shall not use their property in a manner that negatively 

impacts upon the surrounding neighbors or neighborhoods. 

Chapter 2. Population 

Policy 2. Encourage future high-density development to locate within incorporated 

cities and/or areas of city impact. 
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Policy 3. Encourage future population to locate in areas that are conducive for 

residential living and that do not pose an incompatible land use to other land uses. 

Chapter 3. School Facilities 

Policy 3. The adequacy of school facilities may be considered by the hearing bodies 

in reviewing proposed residential subdivision and planned developments based on 

recommendations from the affected districts. 

Policy 9.  Ensure adequate school facilities and services that meet the educational, 

social and recreational needs of the community. 

Chapter 4. Economic Development 

Policy 1. Canyon County should encourage the continued use of agricultural lands, 

land uses and recognize the economic benefits they provide to the community. 

Chapter 5. Land Use 

Goal 1. To encourage growth and development in an orderly fashion, minimize 

adverse impacts on differing land uses, public health, safety, infrastructure and 

services. 

Goal 2. To provide for the orderly growth and accompanying development of the 

resources within the county that is compatible with the surrounding area. 

Policy 1. Review all residential, commercial and industrial development proposals 

to determine the land use compatibility and impact to surrounding areas. 

Policy 2. Encourage orderly development of subdivisions and individual land 

parcels. 

Policy 6. Review all development proposals in areas that are critical to groundwater 

recharge and sources to determine impacts, if any, to surface and groundwater 

quantity and quality. 

Agriculture The County’s policy is to encourage the use of these lands for 

agriculture and agriculturally-related uses, recognizing that the intent is to protect 

the best agricultural lands from inappropriate and incompatible development 

balanced against competing development needs. The county recognizes that 

agricultural uses contribute to our economic base, and that the retention of 

agricultural land should be encouraged. Canyon County recognizes that dust, farm 

implement and aerial applicator noise, pesticide/herbicide, fungicide spray, and 

animal waste and odors associated with agricultural activities are normal and 

expected in agricultural areas, even when best management practices are used. 

Policy 1. Encourage the protection of agricultural land for the production of food. 

Residential This policy recognizes that population growth and the resulting 

residential development should occur where public infrastructure, services and 

facilities are available or where there is a development pattern already established. 

Policy 1. Encourage high-density development in areas of city impact. 

Policy 2. Encourage residential development in areas where agricultural uses are 

not viable. 

Chapter 6. Natural Resources 

Agricultural Land 

Goal 1. To support the agricultural industry and preservation of agricultural land. 

Policy 1. Protect agricultural activities from land use conflicts or undue interference 

created by nonagricultural development. 

Chapter 7. Hazardous Areas 

Goal 2. Carefully consider limiting development in hazardous areas. 

Policy 3. Endeavor to limit structures and developments in areas where known 

physical constraints or hazards exist. Such constraints or hazards include, but are 

not limited to, the following: 

iv. Flood hazards 

v. Unstable soil and/or geologic conditions 

vi. Contaminated groundwater 
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Chapter 13. Agriculture 

Goal 1. Acknowledge, support and preserve the essential role of agriculture in 

Canyon County. 

Goal 2. Support and encourage the agricultural use of agricultural lands. 

Goal 3. Protect agricultural lands and land uses from incompatible development. 

Policy 1. Preserve agricultural lands and zoning classifications. 

Policy 3. Protect agricultural operations and facilities from land use conflicts or 

undue interference created by existing or proposed residential, commercial or 

industrial development. 
 

 

B. When considering the surrounding land uses, is the proposed land use more appropriate than 

the current comprehensive plan designation? 
 

Conclusion: The proposed “Residential” designation is not more appropriate than the current 

comprehensive plan designation as “Agriculture.” 
 

Finding: The surrounding land uses are primarily agricultural with some sporadic residential 

uses. A rezone of residential in this area will create spot zoning of more intensive use 

that will be a detriment to the surrounding land uses and create inconsistent zoning 

that leads to nuisance concerns. There are intensive agricultural uses in the area 

including feedlots, dairies, and the Amalgamated Sugar Co. beet dump. 
 

C. Is the proposed comprehensive plan amendment compatible with surrounding land uses? 
 

Conclusion: The proposed comprehensive plan amendment is not compatible with the surrounding 

land uses. 
 

Finding: The surrounding land uses are primarily agricultural. Active agriculture is located 

immediately surrounding the subject parcel, including the Amalgamated Sugar Co 

beet dump which is located immediately to the south. The north, east, south, and west 

properties are actively being farmed. Assigning the residential designation to the 

subject property would create more fragmentation of agricultural land. 
 

D. Do development trends in the general area indicate that the current designation and 

circumstances have changed since the comprehensive plan was adopted? 
 

Conclusion: The development trends in the general area have not changed to support the requested 

comprehensive plan map amendment from “Agriculture” to “Residential”. 
 

Finding: Sporadic Rural Residential, Conditional Rezone – Rural Residential, and Single-

Family Residential zones are located primarily outside of the one (1)-mile perimeter 

of the property. 

E. Will the proposed comprehensive plan amendment impact public services and facilities?  What 

measures will be implemented to mitigate impacts? 
 

Conclusion: The proposed comprehensive plan amendment will impact public services or facilities. 
 

Finding: This proposal exceeds the growth forecasted by the COMPASS TAZ report for this 

area and transportation infrastructure may not be able to support the new transportation 

demands created by this development. However, Canyon Highway District No. 4 

stated the immediately affected intersections are operating at acceptable levels. 

 

The proposed development is estimated to add 35 – 49 students to the Middleton 

School District. Current conditions have caused an immediate need for additional 

facilities and it is found that adding more students will negatively impact school 

services. 

F. Idaho Statutes:  Title 67 Chapter 65 §67-6537 USE OF SURFACE AND GROUNDWATER: 

(4) “When considering amending, repealing, or adopting a comprehensive plan, the local 
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governing board shall consider the effect the proposed amendment, repeal, or adoption of the 

comprehensive plan would have on the source, quantity, and quality of groundwater in the 

area.”  

 This property is currently being irrigated with surface water and there are multiple 

laterals and supply irrigation structures traversing the property. Concerns were noted 

by Black Canyon Irrigation District that this project has the potential to disrupt the 

irrigation water delivery system. This property is also located in a nitrate priority area. 

 

Order 

Based upon the Findings of Fact, Conclusions of Law contained herein, the Planning and Zoning Commission recommends 

denial of case OR2022-0007, a Comprehensive Plan Future Land Use Map Amendment to amend the future land use 

designation of parcel R37934011 from “Agriculture” to “Residential”. 

 

Denied this 2nd day of February 2023. 

 

                  PLANNING AND ZONING COMMISSION 

             CANYON COUNTY, IDAHO 

  

                                                                                           
                   Robert Sturgill, Chairman 
 
State of Idaho    ) 

     )    SS 

County of Canyon County      ) 

 
On this           day of                          in the year of 2023, before me                                           , a notary public, personally appeared                                          

personally know to me to be the person whose name is subscribed to the within instrument, and acknowledged to me that he executed 

the same.  
 

 

        Notary:                                                       

 My Commission Expires:                                
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CR2022-0015 

FINDINGS, CONCLUSIONS, & ORDER 
Conditional Rezone CR2022-0015 

 

Findings of Fact 

1. The applicant, KM Engineering, representing the property owner Richard Albisu, is requesting a 

conditional rezone of parcel R37934011 from an “A” (Agricultural) zone to an “CR-R-1” (Conditional 

Rezone - Residential Single Family) zone. The request includes a development agreement to restrict 

residential development within the “R-1” zone to no more than 55 lots (54 residential lots and 1 

common lot).  
 

2. The 71.63-acre parcel is located at 0 Galloway Rd, Middleton, on the northeast corner of Galloway Rd 

and Old Highway 30, also referenced as a portion of Section 21, Township 5N, Range 3W; Canyon 

County, Idaho. 
 

3. The request is being considered concurrently with a comprehensive plan amendment (OR2022-0007) 

to change the future land use designation of parcel R37934011 from “Agriculture” to “Residential”.  
 

4. The subject property is located within Canyon Highway District No. 4, Middleton Fire District, Black 

Canyon Irrigation District, and Middleton School District. 
 

5. The subject property is designated “Agriculture” on the 2020 Canyon County Comprehensive Plan 

Future Land Use Map. 
 

6. The subject property is not located within an area of city impact. 
 

7. The neighborhood meeting was held on May 9, 2022 pursuant to CCZO §07-01-15. 
 

8. Notice of public hearing was provided in accordance with CCZO §07-05-01. Agency notice was 

provided on December 29, 2022. Property owners within 600 feet of the subject property were notified 

by mail on January 11, 2023. Newspaper notice was provided on January 10, 2023. The property was 

posted by January 24, 2023. 
 

9. The record herein consists of exhibits provided as part of the public hearing staff report and all 

information in case file CR2022-0015. 
 

Conclusions of Law 

For case file CR2022-0015, the Planning and Zoning Commission finds and concludes the following 

regarding the Standards of Review for a Conditional Rezone CCZO §07-06-07(6)(A): 
 

1. Is the proposed conditional rezone generally consistent with the comprehensive plan? 
 

 Conclusion: The proposed zone change is generally not consistent with the Canyon County 

Comprehensive Plan Future Land Use Map or the following goals and policies. 
   

 Finding:  The Future Land Use map identifies the site and surrounding area as 

“Agriculture”. A spot rezone in the area is not consistent with the vision of the 

2020 Comprehensive Plan and Future Land Use Map. 

 

The proposed zone change is generally not consistent with the following 

Comprehensive Plan goals and policies: 

Chapter 1. Property Rights 

Policy 11. Property owners shall not use their property in a manner that 

negatively impacts upon the surrounding neighbors or neighborhoods. 

Chapter 2. Population 
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Policy 2. Encourage future high-density development to locate within 

incorporated cities and/or areas of city impact. 

Policy 3. Encourage future population to locate in areas that are conducive for 

residential living and that do not pose an incompatible land use to other land 

uses. 

Chapter 3. School Facilities 

Policy 3. The adequacy of school facilities may be considered by the hearing 

bodies in reviewing proposed residential subdivision and planned developments 

based on recommendations from the affected districts. 

Policy 9.  Ensure adequate school facilities and services that meet the 

educational, social and recreational needs of the community. 

Chapter 4. Economic Development 

Policy 1. Canyon County should encourage the continued use of agricultural 

lands, land uses and recognize the economic benefits they provide to the 

community. 

Chapter 5. Land Use 

Goal 1. To encourage growth and development in an orderly fashion, minimize 

adverse impacts on differing land uses, public health, safety, infrastructure and 

services. 

Goal 2. To provide for the orderly growth and accompanying development of 

the resources within the county that is compatible with the surrounding area. 

Policy 1. Review all residential, commercial and industrial development 

proposals to determine the land use compatibility and impact to surrounding 

areas. 

Policy 2. Encourage orderly development of subdivisions and individual land 

parcels. 

Policy 6. Review all development proposals in areas that are critical to 

groundwater recharge and sources to determine impacts, if any, to surface and 

groundwater quantity and quality. 

Agriculture The County’s policy is to encourage the use of these lands for 

agriculture and agriculturally-related uses, recognizing that the intent is to 

protect the best agricultural lands from inappropriate and incompatible 

development balanced against competing development needs. The county 

recognizes that agricultural uses contribute to our economic base, and that the 

retention of agricultural land should be encouraged. Canyon County recognizes 

that dust, farm implement and aerial applicator noise, pesticide/herbicide, 

fungicide spray, and animal waste and odors associated with agricultural 

activities are normal and expected in agricultural areas, even when best 

management practices are used. 

Policy 1. Encourage the protection of agricultural land for the production of 

food. 

Residential This policy recognizes that population growth and the resulting 

residential development should occur where public infrastructure, services and 

facilities are available or where there is a development pattern already 

established. 

Policy 1. Encourage high-density development in areas of city impact. 

Policy 2. Encourage residential development in areas where agricultural uses 

are not viable. 

Chapter 6. Natural Resources 

Agricultural Land 
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Goal 1. To support the agricultural industry and preservation of agricultural 

land. 

Policy 1. Protect agricultural activities from land use conflicts or undue 

interference created by nonagricultural development. 

Chapter 7. Hazardous Areas 

Goal 2. Carefully consider limiting development in hazardous areas. 

Policy 3. Endeavor to limit structures and developments in areas where known 

physical constraints or hazards exist. Such constraints or hazards include, but 

are not limited to, the following: 

i. Flood hazards 

ii. Unstable soil and/or geologic conditions 

iii. Contaminated groundwater 

Chapter 13. Agriculture 

Goal 1. Acknowledge, support and preserve the essential role of agriculture in 

Canyon County. 

Goal 2. Support and encourage the agricultural use of agricultural lands. 

Goal 3. Protect agricultural lands and land uses from incompatible 

development. 

Policy 1. Preserve agricultural lands and zoning classifications. 

Policy 3. Protect agricultural operations and facilities from land use conflicts or 

undue interference created by existing or proposed residential, commercial or 

industrial development. 
 

   

2. When considering the surrounding land uses, is the proposed conditional rezone more 

appropriate than the current zoning designation? 
 

 Conclusion: The proposed conditional rezone to “CR-R-1” (Single-Family Residential) is not 

more appropriate than the current zone of “A” (Agricultural). 
   

 Finding: The proposed conditional rezone is not more appropriate than the current zoning 

designation of agricultural. The surrounding land uses are primarily agricultural. 

Sporadic Rural Residential, Conditional Rezone – Rural Residential, and Single-

Family Residential zones are located primarily outside of the one (1)-mile 

perimeter of the property. A rezone of residential in this area will create spot 

zoning of more intensive use that will be a detriment to the surrounding land uses 

and create inconsistent zoning that leads to nuisance concerns.  

   

3. Is the proposed conditional rezone compatible with surrounding land uses? 
 

 Conclusion: The proposed conditional rezone is not compatible with the surrounding land uses.  
   

 Finding: The proposed conditional rezone is not compatible with the surrounding land uses. 

The surrounding land uses are primarily agricultural with an average lot size of 

27.72 acres. The proposed conditional rezoning to “R-1” would allow the property 

to be developed into higher-density lots that have an average minimum lot size of 

one (1) acre, which is not compatible with the surrounding area as it currently 

exists. Active agriculture is located immediately surrounding the subject parcel, 

including the Amalgamated Sugar Co beet dump which is located immediately to 

the south. Properties to the north, east, south, and west are being actively farmed. 

Rezoning the parcel would create more fragmentation of agricultural land.  

   

4. Will the proposed conditional rezone negatively affect the character of the area? What 

measures will be implemented to mitigate impacts? 
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 Conclusion: The proposed conditional rezone will have a negative impact on the agricultural 

character of the area. 
   

 Finding: The property is surrounded by intensive agricultural uses and sporadic residential 

uses. The “R-1” (single-family residential) zoning designation is not compatible 

with the farming uses that are classified as intensive agriculture, with operations 

occurring at all hours and heavy truck traffic during harvest and again once the 

beets are ready for processing. A rezone to residential will alter the area's character 

by adding more traffic and further fragmenting active agricultural land.  

   

5. Will adequate facilities and services including sewer, water, drainage, irrigation and utilities 

be provided to accommodate proposed conditional rezone? 
 

 Conclusion: Adequate facilities and services will be provided to accommodate the use. 
   

 Finding: Individual domestic wells and individual septic systems are proposed for the 

development. The proposed development will be served by pressurized irrigation. 

Stormwater will be contained onsite. Development of the site will be required to 

meet agency standards to ensure adequate water, sewer, irrigation, drainage, 

stormwater drainage, and utility systems will be provided to accommodate the use. 

   

6. Does the proposed conditional rezone require public street improvements in order to provide 

adequate access to and from the subject property to minimize undue interference with 

existing or future traffic patterns? What measures have been taken to mitigate traffic 

impacts? 
 

 Conclusion: The proposed conditional rezone is not anticipated to require public street 

improvements to minimize undue interference with existing or future traffic 

patterns. 
   

 Finding: The proposed development is estimated to create 55 new peak-hour trips which 

are not anticipated to create undue interference with existing or future traffic 

patterns. According to Canyon Highway District No. 4, current traffic conditions 

do not appear to warrant a study of the adjacent intersections, as all public road 

intersections within one mile of the proposed development operate at an 

acceptable level of service (A or B) in the peak hour. Traffic impacts from the 

proposed development shall be mitigated through the dedication of public right-

of-way, frontage improvements, and/or development impact fees for 

transportation system improvements. 

   

7. Does legal access to the subject property for the conditional rezone exist or will it exist at 

time of development? 
 

 Conclusion: The property has frontage and access to Galloway Road and Old Highway 30. 
   

 Finding: The property has frontage along Galloway Road and Old Highway 30. There is 

existing access on Galloway Road. The proposed development will utilize the 

existing access on Galloway and will be adding an existing access point on Old 

Highway 30. According to Canyon Highway District No. 4, the proposed access 

points as shown on the site plan appear to be consistent with their access 

management policy (HSDP Manual Section 3061). An access permit from Canyon 

Highway District No. 4 will be required for any new access points, or for 

modification to any existing access points. 
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8. Will the proposed conditional rezone amendment impact essential public services and 

facilities, such as schools, police, fire and emergency medical services? What measures will 

be implemented to mitigate impacts? 
 

 Conclusion: The proposed conditional rezone amendment will impact essential public services 

and facilities.  
   

 Finding: Middleton Fire Department, Canyon County Sheriff, Canyon County Ambulance, 

and Middleton School District were notified of the request. 

 

The closest fire station is located approximately 7.2 road miles southeast of the 

site in Middleton. 

 

The proposed development is estimated to add 35 – 49 students to the Middleton 

School District. Current conditions have caused an immediate need for additional 

facilities and it is found that adding more students will negatively impact school 

services. 

   

Order 

Based upon the Findings of Fact, Conclusions of Law contained herein the Planning and Zoning 

Commission recommends denial of Case CR2022-0015 a Conditional Rezone of parcel R37934011 from 

an “A” (Agricultural) zone to a “CR-R1” (Conditional Rezone – Single-Family Residential) zone. 
 

DENIED this 2nd day of February 2023 
 

             PLANNING AND ZONING COMMISSION 

             CANYON COUNTY, IDAHO 

  

                                                                                           
                   Robert Sturgill, Chairman 
 
State of Idaho    ) 

     )    SS 

County of Canyon County      ) 

 
On this           day of                            in the year of 2023, before me                                         , a notary public, 

personally appeared                                      personally know to me to be the person whose name is subscribed to the 

within instrument, and acknowledged to me that he executed the same.  
 

 

       Notary:                                                       

       My Commission Expires:                                 
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Site Photos taken 12/29/2022 
Photo 1. Southeast corner looking north 

 

Photo 2. Southeast corner looking east 
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Photo 3. Southeast corner looking south 

 

Photo 4. Southeast corner looking west 

 



Photo 5. Western boundary looking north 

 

Photo 6. Western boundary looking east 

 



 

Photo 7. Western boundary looking south 

 

Photo 8. Western boundary looking west 

 



Photo 9. Northwest corner looking north 

 

Photo 10. Northwest corner looking east 

  



Photo 11. Northwest corner looking south 

  

Photo 12. Northwest corner looking west 
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ID CASENUM REQUEST CASENAME FINALDECIS

1 RZ2018-0032 Rezone AG to R1 Walker, Jay APPROVED

2 OR2019-0005,RZ2019-0016 Rezone / Variance Bayes Wendy WITHDRAWN

3 SD2019-0028 Oak Ridge Estates Subdivision Oak Ridge Estates Subdivision APPROVED

4 RZ2019-0037 Rezone RR to R2 County Clube Wate Association, Inc. APPROVED

5 RZ2020-0012 Rezone AG to RR Steadman Land, LLC APPROVED

6 SD2020-0039 Plat 6 lots Steady Acres APPROVED

7 RZ2022 Rezone RR to CR-R1 Franks APRPOVED

CASE SUMMARY
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SOIL CAPABILITY CLASS SOIL CAPABILITY SQUARE FOOTAGE ACREAGE PERCENTAGE

4 MODERATELY SUITED SOIL 164046.96 3.77 5.26%

3 MODERATELY SUITED SOIL 532825.92 12.23 17.08%

3 MODERATELY SUITED SOIL 1832961.24 42.08 58.75%

3 MODERATELY SUITED SOIL 118613.88 2.72 3.80%

4 MODERATELY SUITED SOIL 471667.68 10.83 15.12%

3120115.68 71.63 100%

SOIL NAME FARMLAND TYPE SQUARE FOOTAGE ACREAGE PERCENTAGE

EvC Farmland of statewide importance, if irrigated 164046.96 3.77 5.26%

EsA Prime farmland if irrigated 532825.92 12.23 17.08%

EsB Prime farmland if irrigated 1832961.24 42.08 58.75%

EsB Prime farmland if irrigated 118613.88 2.72 3.80%

EvC Farmland of statewide importance, if irrigated 471667.68 10.83 15.12%

3120115.68 71.63 100%

SOIL REPORT

FARMLAND REPORT

SOIL INFORMATION IS DERIVED FROM THE USDA's CANYON COUNTY SOIL SURVEY OF 2018
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474 Elgin St. – P.O. Box 226 – Notus, ID 83656 – 208-459-4141 – Fax 208-459-3428 

 

 

 

August 5, 2022 

 

Canyon County Development Services Department 

111 North 11th Ave. Suite 140 

Caldwell, ID  83605 

(208) 454-7458 

 

RE:  Comprehensive Map Amendment, Conditional Rezone. Parcel R37934011 

Case No.  OR2022-0007 & CR2022-0015 

Applicant:  Richard Albisu 

Planner: Canyon County Planning Department 

 

The property is located at north of Galloway Road and east of Old Highway 30 in Canyon County, Idaho. 

 

The Black Canyon Irrigation District (District) has the following initial comments regarding this proposed land use 

change. 

 

Any and all maintenance road right-of ways, lateral right-of ways and drainage right-of ways will need to be 

protected (including the restriction of all encroachments).  Also, any crossing agreement(s) and/or piping 

agreement(s) will need to be acquired from the Bureau of Reclamation (Reclamation), once approved by the 

District, to cross over or under any existing lateral, pipe any lateral or encroach in any way the right-of ways of the 

District or the Reclamation. 

 

The District will require that the laterals affected by this proposed land change be piped and structures built 

to ensure the delivery of irrigation water to our patrons. 

 

Furthermore, as long as this property has irrigation water attached to it, an irrigation system with an adequate 

overflow needs to be installed to ensure the delivery of irrigation water to each lot and/or parcel of land entitled to 

receive irrigation water.   

 

Runoff and drainage from the proposed land splits should be addressed as well to ensure downstream users are not 

adversely affected by the proposed land use changes. 

 

The District and Reclamation will require a signed agreement be in place prior to any changes being made to the 

sections of the Conway Gulch Lateral, C.G. 4.4, C.G. 4.4-0.2, C.G. lateral siphon and any appurtenant irrigation 

facilities that are affected by the proposed land changes not listed in this letter.   NOTE:   The District and 

Reclamation will require that this section be piped meeting all District and Reclamation standards.  Furthermore, the 

District and Reclamation may require additional modifications to ensure irrigation water is made available to patrons 

as this proposed project proceeds. 

 

All of the above requirements shall be met, including any others that arise during future review. Please fill out and 

submit Development Intake Sheet Form found on our website (www.blackcanyonirrigation.com/development). It is 

recommended that the proponent apply using the attached form for their proposed project to help identify any 

additional project requirements. 

 

Thank You, 

 

Donald Popoff 
 

Donald Popoff P.E. 

District Engineer 

Black Canyon Irrigation District 

Exhibit 8b
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474 ELGIN ST. – P.O. BOX 226 – NOTUS, ID 83656 – 208-459-4141 – FAX 208-459-3428 

 

 

 

January 3, 2023 

 

Canyon County Development Services Department 

111 North 11th Ave. Suite 140 

Caldwell, ID  83605 

(208) 454-7458 

 

RE:  Comprehensive Map Amendment, Conditional Rezone. Parcel R37934011 

Case No.  OR2022-0007 & CR2022-0015 

Applicant:  Richard Albisu 

Planner: Jenna Petroll 

 

The property is located north of Galloway Road and east of Old Highway 30 in Canyon County, Idaho. 

 

The Black Canyon Irrigation District (District) has the following initial comments regarding this proposed land use change. A 

response was initially provided to this same request and was sent to the County on August 5, 2022  

 

Any and all maintenance road right-of ways, lateral right-of ways and drainage right-of ways will need to be protected 

(including the restriction of all encroachments).  Also, any crossing agreement(s) and/or piping agreement(s) will need to be 

acquired from the Bureau of Reclamation (Reclamation), once approved by the District, to cross over or under any existing 

lateral, pipe any lateral or encroach in any way the right-of ways of the District or the Reclamation. 

 

The District will require that the laterals affected by this proposed land change be piped and structures built to ensure 

the delivery of irrigation water to our patrons. 

 

Furthermore, as long as this property has irrigation water attached to it, an irrigation system with an adequate overflow needs to 

be installed to ensure the delivery of irrigation water to each lot and/or parcel of land entitled to receive irrigation water.   

 

Runoff and drainage from the proposed land splits should be addressed as well to ensure downstream users are not adversely 

affected by the proposed land use changes. 

 

Significant District infrastructure is located on or adjacent to the proposed development (including a large siphon). The current 

preliminary plat submitted does not appear to address several of the District’s infrastructure components that will need to be 

addressed prior any approval by the District.  

 

The District and Reclamation will require a signed agreement be in place prior to any changes being made to the sections of the 

Conway Gulch Lateral, C.G. 4.4, C.G. 4.4-0.2, C.G. lateral siphon and any appurtenant irrigation facilities that are affected by 

the proposed land changes not listed in this letter.   NOTE:   The District and Reclamation will require that this section be piped 

meeting all District and Reclamation standards.  Furthermore, the District and Reclamation may require additional modifications 

to ensure irrigation water is made available to patrons as this proposed project proceeds.   

 

All of the above requirements shall be met, including any others that arise during future review. You can find the District’s 

Project Application form and development process at https://blackcanyonirrigation.com/development. It is recommended that the 

proponent apply following the outlined process for their proposed project to help identify any additional project requirements. 

 

Thank You, 

 

Donald Popoff 
 

Donald Popoff P.E. 

District Engineer 

Black Canyon Irrigation District 



Communities in Motion 2050 Development Review
The Community Planning Association of Southwest Idaho (COMPASS) 
is the metropolitan planning organization (MPO) for Ada and Canyon 
Counties. COMPASS has developed this review as a tool for local 
governments to evaluate whether land developments are consistent with 
the goals of Communities in Motion 2050 (CIM 2050), the regional long-
range transportation plan for Ada and Canyon Counties. This checklist is 
not intended to be prescriptive, but rather a guidance document based 
on CIM 2050 goals.

Development Name:

CIM Vision Category:

CIM Corridor:

Safety  
Level of Stress measures how 
safe and comfortable a bicyclist 
or pedestrian would feel on a 
corridor and considers multimodal 
infrastructure number of vehicle 
lanes, and travel speeds.

Pedestrian level of stress 
Bicycle level of stress

Economic Vitality  
These tools evaluate whether the 
location of the proposal supports 
economic vitality by growing near 
existing public services. 

Activity Center Access  
Farmland Preservation 
Net Fiscal Impact   
Within CIM Forecast

Convenience
Residents who live or work 
less than 1/2 mile from critical 
services have more transportation 
choices, especially for vulnerable 
populations.

Nearest bus stop
Nearest public school
Nearest public park

Quality of Life
Checked boxes indicate that 
additional information is attached.

Active Transportation

Automobile Transportation

Public Transportation

Roadway Capacity

New Jobs:

Improves performance

Comments:
Communities in Motion 2050 

2020 Change in Motion Report
Development Review Process

Web: www.compassidaho.org    
Email: info@compassidaho.org

New Households:

Reduces performanceDoes not improve or 
reduce performance
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Access Management 

Access management is a set of techniques to control vehicular access 
to roadways. The benefits of access management include improved 
traffic efficiency, fewer vehicle conflicts, and reduced crashes. Access 
management can help to improve the safety of cyclists and 
pedestrians by limiting the number of conflict points and separating 
the conflict points. 

Several steps can be taken to improve efficiency and safety of the 
transportation network using access management:  

 
Space access (driveways or cross streets) to increase the distance between potential conflict 
points. 

 
Provide more access on lower functionally classified roads, such as collectors, instead of arterials, 
to facilitate efficiency and safety. 

 Provide cross or shared access to reduce the need for excessive access on major roads. 

✓ Provide stub roads to help enable future connections between properties and reduce the need for 
access to high-speed, high-volume roadways. 

 
Provide adequate driveways and drive-through queues to ensure that when a vehicle leaves a 
roadway it does not affect traffic on the roadway or access to businesses. 

More information is available in the COMPASS Access Management Toolkit and the COMPASS Access 
Management Business Guide. 

Credit: COMPASS 

https://www.compassidaho.org/documents/planning/studies/AcMgtTlkt_08Cover_Electronic.pdf
https://www.compassidaho.org/documents/planning/studies/AcMgtTlkt_08Cover_Electronic.pdf
https://www.compassidaho.org/documents/comm/COMPASS_AccessManagement.pdf
https://www.compassidaho.org/documents/comm/COMPASS_AccessManagement.pdf


Fiscal Impact Analysis Supplemental for the 
Development Review Checklist

The purpose of the fiscal impact analysis is to better estimate expected revenues and costs to local 
governments as a result of new development so that the public, stakeholders, and the decision-
makers can better manage growth. Capital and operating expenditures are determined by various 
factors that determine service and infrastructure needs, including persons per household, student 
generation rates, lot sizes, street frontages, vehicle trip and trip adjustment factors, average trip 
lengths, construction values, income, discretionary spending, and employment densities.

The COMPASS Development Checklist considers the level of fiscal benefits, how many public agencies 
benefit or are burdened by additional growth, and how long the proposal will take to achieve a fiscal 
break-even point, if at all. More information about the COMPASS Fiscal Impact Tool is available at: 
www.compassidaho.org/prodserv/fiscalimpact.htm.

Overall Net Fiscal Impact

Net Fiscal Impact, by Agency

City

Highway District

Break Even:

County

School District



Communities in Motion 2050 Development Checklist 

Sent: 1/19/23    

 

 

 

The Community Planning Association of Southwest Idaho (COMPASS) 
is the metropolitan planning organization (MPO) for Ada and Canyon 
Counties. COMPASS has developed this review as a tool for local 
governments to evaluate whether land developments are consistent 
with the goals of Communities in Motion 2050 (CIM 2050), the 
regional long-range transportation plan for Ada and Canyon Counties. 
This checklist is not intended to be prescriptive, but rather a guidance 
document based on CIM 2050 goals. 
 

Development Name: Sugar Ranch 

CIM Vision Category: Rural New Jobs: 0 

CIM Corridor: None New Households: 54 
 

 
 

Safety  
 

Economic Vitality 
 Level of Stress measures how safe and 

comfortable a bicyclist or pedestrian 
would feel on a corridor and considers 
multimodal infrastructure such as 
number of vehicle lanes and travel 
speeds. 

 

 These tools evaluate whether the 
location of the proposal supports 
economic vitality by growing near 
existing public services. 

 
     Activity Center Access  
     Farmland Preservation  
     Net Fiscal Impact  

     Within CIM Forecast  
  
 

      Pedestrian level of stress  

     Bicycle level of stress  
 

 

    

 
 

Convenience  
 

Quality of Life 
 Residents who live or work less than 

1/2 mile from critical services have 
more transportation choices, especially 
for vulnerable populations 

 Checked boxes indicate that 
additional information is attached. 

 
     Active Transportation  

     Automobile Transportation  

     Public Transportation  

     Roadway Capacity ✓ 
 

      Nearest bus stop  
     Nearest public school  
     Nearest public park  
  
 

 

 
Improves performance 

 
Does not improve or 
reduce performance  

Reduces performance 
 

Comments: Communities in Motion 2050 
The proposal is in a primarily farmland area without nearby public 
parks or nearby employment. Consider long-term impacts to 
farmland, as farmland preservation is a goal in the regional long-
range transportation plan, Communities in Motion 2050.  

2020 Change in Motion Report 
Development Review Process 

 
Web: www.compassidaho.org 

Email: info@compassidaho.org 

 
 

https://www.compassidaho.org/documents/prodserv/reports/Change_in_motion_2020_final.pdf
https://www.compassidaho.org/dashboard/devreview.htm
http://www.compassidaho.org/
mailto:info@compassidaho.org


Roadway Capacity 

The COMPASS transportation improvement program (TIP) is a short-range (seven-year) budget of 
transportation projects for which federal fuds are anticipated, along with non-federally funded projects 
that are regionally significant. Many projects help implement the Complete Network Policy, including 
adding additional travel lanes to existing roads and building new roadways.  

The COMPASS TIP contains additional information about short-range capital projects. 

 

https://www.compassidaho.org/documents/prodserv/trans/FY22/FY22_28TIPdoc.pdf


Fiscal Impact Analysis Supplemental for the 
Development Review Checklist 

The purpose of the fiscal impact analysis is to better estimate expected revenues and costs 
to local governments as a result of new development so that the public, stakeholders, and 
the decision- makers can better manage growth. Capital and operating expenditures are 
determined by various factors that determine service and infrastructure needs, including 
persons per household, student generation rates, lot sizes, street frontages, vehicle trip and 
trip adjustment factors, average trip lengths, construction values, income, discretionary 
spending, and employment densities.  

 

The COMPASS Development Checklist considers the level of fiscal benefits, how many public 
agencies benefit or are burdened by additional growth, and how long the proposal will take 
to achieve a fiscal break-even point, if at all.  

More information about the COMPASS Fiscal Impact Tool is available at: 
www.compassidaho.org/prodserv/fiscalimpact.htm  

 
Overall Net Fiscal Impact 
Net Fiscal Impact by Agency 
 
 

    
N/A  City   County 

    

  Highway District        N/A  School District 

    
 
 

Break Even: 1 year 
 
 

 

 
 

http://www.compassidaho.org/prodserv/fiscalimpact.htm


 
 
 

 
 
 

Brad Little, Governor 
Jess Byrne, Director 

1445 N. Orchard Street, Boise ID 83706 
(208) 373-0550 

January 4, 2023 
 
By e-mail: jenna.petroll@canyoncounty.id.gov  
 
Jenna Petroll 
Associate Planner 
Canyon County 
111 N 11th Ave Ste 140 
Caldwell, ID 83605 
 
Subject: Albisu / OR2022-0007 & CR2022-0015 
 
Dear Ms. Petroll: 

Thank you for the opportunity to respond to your request for comment.  While DEQ does not review 
projects on a project-specific basis, we attempt to provide the best review of the information provided.  
DEQ encourages agencies to review and utilize the Idaho Environmental Guide to assist in addressing 
project-specific conditions that may apply.  This guide can be found at: 
https://www.deq.idaho.gov/public-information/assistance-and-resources/outreach-and-education/.   
 
The following information does not cover every aspect of this project; however, we have the following 
general comments to use as appropriate: 
 

1. AIR QUALITY 

• Please review IDAPA 58.01.01 for all rules on Air Quality, especially those regarding fugitive 
dust (58.01.01.651), trade waste burning (58.01.01.600-617), and odor control plans 
(58.01.01.776). 

For questions, contact David Luft, Air Quality Manager, at (208) 373-0550. 

• IDAPA 58.01.01.201 requires an owner or operator of a facility to obtain an air quality 
permit to construct prior to the commencement of construction or modification of any 
facility that will be a source of air pollution in quantities above established levels.  DEQ asks 
that cities and counties require a proposed facility to contact DEQ for an applicability 
determination on their proposal to ensure they remain in compliance with the rules. 

For questions, contact the DEQ Air Quality Permitting Hotline at 1-877-573-7648. 

2. WASTEWATER AND RECYCLED WATER 

• DEQ recommends verifying that there is adequate sewer to serve this project prior to 
approval.  Please contact the sewer provider for a capacity statement, declining balance 
report, and willingness to serve this project.   

Exhibit 8d
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Response to Request for Comment  
January 4, 2023 
Page 2 
 

• IDAPA 58.01.16 and IDAPA 58.01.17 are the sections of Idaho rules regarding wastewater 
and recycled water.  Please review these rules to determine whether this or future projects 
will require DEQ approval.  IDAPA 58.01.03 is the section of Idaho rules regarding subsurface 
disposal of wastewater.  Please review this rule to determine whether this or future projects 
will require permitting by the district health department.  

• All projects for construction or modification of wastewater systems require preconstruction 
approval.  Recycled water projects and subsurface disposal projects require separate 
permits as well. 

• DEQ recommends that projects be served by existing approved wastewater collection 
systems or a centralized community wastewater system whenever possible.  Please contact 
DEQ to discuss potential for development of a community treatment system along with best 
management practices for communities to protect ground water. 

• DEQ recommends that cities and counties develop and use a comprehensive land use 
management plan, which includes the impacts of present and future wastewater 
management in this area.  Please schedule a meeting with DEQ for further discussion and 
recommendations for plan development and implementation.   

For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-
0550. 

3. DRINKING WATER 

• DEQ recommends verifying that there is adequate water to serve this project prior to 
approval.  Please contact the water provider for a capacity statement, declining balance 
report, and willingness to serve this project. 

• IDAPA 58.01.08 is the section of Idaho rules regarding public drinking water systems.  Please 
review these rules to determine whether this or future projects will require DEQ approval. 

• All projects for construction or modification of public drinking water systems require 
preconstruction approval.   

• DEQ recommends verifying if the current and/or proposed drinking water system is a 
regulated public drinking water system (refer to the DEQ website at: 
https://www.deq.idaho.gov/water-quality/drinking-water/.  For non-regulated systems, 
DEQ recommends annual testing for total coliform bacteria, nitrate, and nitrite. 

• If any private wells will be included in this project, we recommend that they be tested for 
total coliform bacteria, nitrate, and nitrite prior to use and retested annually thereafter. 

• DEQ recommends using an existing drinking water system whenever possible or 
construction of a new community drinking water system.  Please contact DEQ to discuss this 
project and to explore options to both best serve the future residents of this development 
and provide for protection of ground water resources. 

• DEQ recommends cities and counties develop and use a comprehensive land use 
management plan which addresses the present and future needs of this area for adequate, 
safe, and sustainable drinking water.  Please schedule a meeting with DEQ for further 
discussion and recommendations for plan development and implementation.   

https://www.deq.idaho.gov/water-quality/drinking-water/
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For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-
0550. 

 

 

 

 

4. SURFACE WATER 

• Please contact DEQ to determine whether this project will require an Idaho Pollutant 
Discharge Elimination System (IPDES) Permit. A Construction General Permit from DEQ may 
be required if this project will disturb one or more acres of land, or will disturb less than one 
acre of land but are part of a common plan of development or sale that will ultimately 
disturb one or more acres of land.   
 

• For questions, contact James Craft, IPDES Compliance Supervisor, at (208) 373-0144. 

• If this project is near a source of surface water, DEQ requests that projects incorporate 
construction best management practices (BMPs) to assist in the protection of Idaho’s water 
resources.  Additionally, please contact DEQ to identify BMP alternatives and to determine 
whether this project is in an area with Total Maximum Daily Load stormwater permit 
conditions. 

• The Idaho Stream Channel Protection Act requires a permit for most stream channel 
alterations.  Please contact the Idaho Department of Water Resources (IDWR), Western 
Regional Office, at 2735 Airport Way, Boise, or call (208) 334-2190 for more information.  
Information is also available on the IDWR website at: 
https://idwr.idaho.gov/streams/stream-channel-alteration-permits.html  

• The Federal Clean Water Act requires a permit for filling or dredging in waters of the United 
States.  Please contact the US Army Corps of Engineers, Boise Field Office, at 10095 Emerald 
Street, Boise, or call 208-345-2155 for more information regarding permits.   

For questions, contact Lance Holloway, Surface Water Manager, at (208) 373-0550. 

5. SOLID WASTE, HAZARDOUS WASTE AND GROUND WATER CONTAMINATION 

• Solid Waste. No trash or other solid waste shall be buried, burned, or otherwise disposed of 
at the project site.  These disposal methods are regulated by various state regulations 
including Idaho’s Solid Waste Management Regulations and Standards (IDAPA 58.01.06), 
Rules and Regulations for Hazardous Waste (IDAPA 58.01.05), and Rules and Regulations for 
the Prevention of Air Pollution (IDAPA 58.01.01). Inert and other approved materials are also 
defined in the Solid Waste Management Regulations and Standards 

• Hazardous Waste.  The types and number of requirements that must be complied with under 
the federal Resource Conservations and Recovery Act (RCRA) and the Idaho Rules and 
Standards for Hazardous Waste (IDAPA 58.01.05) are based on the quantity and type of waste 
generated.  Every business in Idaho is required to track the volume of waste generated, 
determine whether each type of waste is hazardous, and ensure that all wastes are properly 
disposed of according to federal, state, and local requirements. 

https://idwr.idaho.gov/streams/stream-channel-alteration-permits.html
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• Water Quality Standards.  Site activities must comply with the Idaho Water Quality Standards 
(IDAPA 58.01.02) regarding hazardous and deleterious-materials storage, disposal, or 
accumulation adjacent to or in the immediate vicinity of state waters (IDAPA 58.01.02.800); 
and the cleanup and reporting of oil-filled electrical equipment (IDAPA 58.01.02.849); 
hazardous materials (IDAPA 58.01.02.850); and used-oil and petroleum releases (IDAPA 
58.01.02.851 and 852).   Petroleum releases must be reported to DEQ in accordance with 
IDAPA 58.01.02.851.01 and 04.  Hazardous material releases to state waters, or to land such 
that there is likelihood that it will enter state waters, must be reported to DEQ in accordance 
with IDAPA 58.01.02.850. 

• Ground Water Contamination.  DEQ requests that this project comply with Idaho’s Ground 
Water Quality Rules (IDAPA 58.01.11), which states that “No person shall cause or allow the 
release, spilling, leaking, emission, discharge, escape, leaching, or disposal of a contaminant 
into the environment in a manner that causes a ground water quality standard to be 
exceeded, injures a beneficial use of ground water, or is not in accordance with a permit, 
consent order or applicable best management practice, best available method or best 
practical method.”   

For questions, contact Rebecca Blankenau, Waste & Remediation Manager, at                     
(208) 373-0550. 

6. ADDITIONAL NOTES 

• If an underground storage tank (UST) or an aboveground storage tank (AST) is identified at the 
site, the site should be evaluated to determine whether the UST is regulated by DEQ.  EPA 
regulates ASTs.  UST and AST sites should be assessed to determine whether there is potential 
soil and ground water contamination.  Please call DEQ at (208) 373-0550, or visit the DEQ 
website https://www.deq.idaho.gov/waste-management-and-remediation/storage-
tanks/leaking-underground-storage-tanks-in-idaho/ for assistance. 

• If applicable to this project, DEQ recommends that BMPs be implemented for any of the 
following conditions:  wash water from cleaning vehicles, fertilizers and pesticides, animal 
facilities, composted waste, and ponds.  Please contact DEQ for more information on any of 
these conditions. 

We look forward to working with you in a proactive manner to address potential environmental impacts 
that may be within our regulatory authority.  If you have any questions, please contact me, or any of our 
technical staff at (208) 373-0550. 
 
Sincerely,  
 
 
 

https://www.deq.idaho.gov/waste-management-and-remediation/storage-tanks/leaking-underground-storage-tanks-in-idaho/
https://www.deq.idaho.gov/waste-management-and-remediation/storage-tanks/leaking-underground-storage-tanks-in-idaho/
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Aaron Scheff 
Regional Administrator 
 
EDMS#: 2021AEK 
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Jenna Petroll

From: Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov>

Sent: Friday, December 30, 2022 9:43 AM

To: Jenna Petroll

Cc: Bonnie Puleo

Subject: [External]  RE: Agency Notice Albisu / OR2022-0007 & CR2022-0015

Good Morning, Jenna.  

After careful review of the transmittal submitted to ITD on December 29, 2022, regarding Albisu / OR2022-0007 & 
CR2022-0015, the Department has no comments or concerns to make at this time.  

Thank you and have a Happy New Year! 

Niki Benyakhlef
Development Services Coordinator

District 3 Development Services 
O: 208.334.8337 
C: 208.296.9750 
Email: niki.benyakhlef@itd.idaho.gov
Website: itd.idaho.gov

From: Bonnie Puleo <Bonnie.Puleo@canyoncounty.id.gov>  
Sent: Thursday, December 29, 2022 2:31 PM 
To: 'lgrooms@msd134.org' <lgrooms@msd134.org>; Marc Gee <mgee@msd134.org>; 'mitch.kiester@phd3.idaho.gov' 
<mitch.kiester@phd3.idaho.gov>; Jack Nygaard <jack.nygarrd@phd3.idaho.gov>; 'PERMITS@STARFIRERESCUE.ORG' 
<PERMITS@STARFIRERESCUE.ORG>; 'CHOPPER@CANYONHD4.ORG' <CHOPPER@CANYONHD4.ORG>; Idaho Power 
<easements@idahopower.com>; Megan Kelly <mkelly@idahopower.com>; 'JESSICA.MANSELL@INTGAS.COM' 
<JESSICA.MANSELL@INTGAS.COM>; 'MONICA.TAYLOR@INTGAS.COM' <MONICA.TAYLOR@INTGAS.COM>; 
'brandy.walker@centurylink.com' <brandy.walker@centurylink.com>; 'CARL@BLACKCANYONIRRIGATION.COM' 
<CARL@BLACKCANYONIRRIGATION.COM>; dpopoff@rh2.com; 'aflavel.bkirrdist@gmail.com' 
<aflavel.bkirrdist@gmail.com>; 'westerninfo@idwr.idaho.gov' <westerninfo@idwr.idaho.gov>; D3 Development 
Services <D3Development.Services@itd.idaho.gov>; Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov>; COMPASS 
<gis@compassidaho.org>; Brian Crawforth <Brian.Crawforth@canyoncounty.id.gov>; 'mstowell@ccparamedics.com' 
<mstowell@ccparamedics.com>; 'Kent, Lori - NRCS-CD, Caldwell, ID' <Lori.Kent@id.nacdnet.net>; 
'BRO.Admin@deq.idaho.gov' <BRO.Admin@deq.idaho.gov>; 'cdillon@usbr.gov' <cdillon@usbr.gov>; Brandon Flack 
<brandon.flack@idfg.idaho.gov>; 'tate.walters@id.usda.gov' <tate.walters@id.usda.gov>; 
'GMPRDJENNIFER@GMAIL.COM' <GMPRDJENNIFER@GMAIL.COM> 
Subject: Agency Notice Albisu / OR2022-0007 & CR2022-0015 

CAUTION: This email originated outside the State of Idaho network. Verify links and attachments BEFORE you click or open, even 
if you recognize and/or trust the sender. Contact your agency service desk with any concerns. 

Good afternoon: 

Please see the attached agency notice.  Please direct your comments or questions to Planner Jenna Petroll at 
jenna.petroll@canyoncounty.id.gov
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Thank you, 

Bonnie Puleo 

Hearing Specialist

Canyon County Development Services  

111 No 11th Ave. Suite 310 

Caldwell, ID 83605 

bonnie.puleo@canyoncounty.id.gov

(208) 454-6631 direct

NEW public office hours effective January 3, 2023 

Monday, Tuesday, Thursday and Friday 

8 am – 5 pm 

Wednesday 

1 pm – 5 pm 

**We will not be closed during lunch hour** 

IMPORTANT: The contents of this email and any attachments are confidential. They are intended for the named recipient(s) only. If you have received 
this email by mistake, please notify the sender immediately and do not disclose the contents to anyone or make copies thereof.

CONFIDENTIALITY NOTICE: The contents of this email message and any attachments are intended solely for the 
addressee(s) and may contain Personal Information from a DMV file which is legally protected from disclosure under 
both state and Federal law. Be advised that Personal Information may only be disclosed to third parties under the 
provisions of Idaho Code section 49-203. If you are not the intended recipient of this message, or if this message has 
been addressed to you in error, please immediately delete this message and any attachments, and alert the sender. 
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Jenna Petroll

From: Jack Nygaard <Jack.Nygarrd@phd3.idaho.gov>

Sent: Friday, December 30, 2022 8:30 AM

To: Jenna Petroll

Cc: Mitch Kiester

Subject: [External]  Agency Notice Albisu / OR2022-0007 & CR2022-0015

Hi Jenna, 

Southwest District Health’s comments on the proposed project are as follows: 
- A site evaluation of the parcel is required before SWDH may comment on the ability to install subsurface sewage 

disposal systems. 

Thanks, 

Jack  
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Middleton	School	District	#134	
Every	Child	Learning	Every	Day	

 

Middleton School District Office:    5 S. Viking Ave, Middleton, ID 83644          Phone:  208-585-3027 
Marc C. Gee, Superintendent             Lisa Pennington, Asst. Superintendent          Alicia Krantz, Business Manager 

       mgee@msd134.org                                   lpennington@msd134.org                             akrantz@msd134.org 
 

		
Middleton School District #134  

Canyon County --Public Hearing Notice Response 
General Response for New Development 

Middleton School District is currently experiencing significant growth in its student population.  Currently 
Middleton School District has 2 of our 3 elementary schools over capacity.  Heights Elementary is at 134% of 
capacity with three portable units.  Mill Creek Elementary is at 123% of capacity with 4 portable classroom 
units totaling 8 classrooms.    We are nearing capacity, but have not superseded at this point, at our high 
school (91%) and middle school (85%) or Purple Sage Elementary (85%).  As it stands now there is an 
immediate need for additional facilities in our school district, primarily at the elementary grades.  
However, we have significant concerns of the continued growth and our ability to meet the future 
facility needs of our district at the secondary level (Middleton Middle School and Middleton High 
School). 

We have completed demographic study performed for our school district boundaries and data suggests 
that for every new home we could expect between 0.5 and 0.7 (with an average of .569) students to 
come to our schools.  That is the factor/rate we use to make our projection of student impact for each 
development. 

Sugar Ranch Subdivision 
Elementary students living in the subdivision as planned would be in the attendance zone for Purple 
Sage Elementary School, Middleton Middle School, and Middleton High School whose capacities are 
listed above.  With the potential for a maximum of roughly 70 proposed lots we anticipate 
approximately 35-49 students will need educational services provided by our district.  This equates 
roughly to 2 new classrooms of students as a result of this development. 

In addition to the increase in student population and its impact on facilities, bussing would be provided 
for all students.  As such, it would be important that the developer include plans for appropriate spacing 
for bus stops as well as safe routes to those stops.   

As a school district we would as that Canyon County Planning and Zoning commission take these factors 
into consideration as you make your decision.  Any questions regarding this response should be directed 
to Marc Gee at the contact information shared below. 

 

________________________________           January 19, 2023                      . 

Marc C. Gee, Superintendent  Date 
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Case # 2022-0007 and CR2022-0015 

Canyon County P & Z 

1-25-2023 

 

Dear P & Z Commissioner 

I strongly OPPOSE approval of Case #’s OR2022-0007 and CR2022-0015 (site located at the NE corner of 

Galloway Road and State Hwy 30) for these reasons: 

 1)The development is well outside the residential area as designated by the current Canyon County    

    Land Use Map. 

  2)There are no services such as city, sewer, and fire at the location.  There are no traffic lights 

     at that corner. 

  3)The intersection where this development is proposed is a high traffic corner where a state highway  

      meets a busy collector.  Traffic moves at speeds from 55 to 65 mph.  This is not a safe area to have    

      an additional  100 + cars entering the roads from the subdivision.  According to the Idaho  

     Transportation Dept., each car in a household generates an average of 5 trips per day, 

     making those 100 extra cars an extra 500 vehicles on those already crowded roads every day. 

  4)The proposed subdivision is located in the middle of a production farming area.  There are 3 dairies 

      within a couple of miles.  There is a regional sugar beet dump (storage area) directly across Galloway 

      Road.  Both of these industries require constant driving of large semi-trucks on the road to 

      haul their products.  These trucks are very big, noisy, and drag mud onto the roads from the fields. 

      They also move along as fast as the speed limit allows all day long, all year long.  This is simply 

      not compatible with a residential development where moms are pushing baby carriages, strolling 

      along the streets with their children, and pulling out onto highspeed highways with their mini-vans. 

     5)There are no subdivisions contiguous to this proposed one.  Other uses in this area besides the 

        high production farming operations are beef ranches, horse training and boarding facilities, 

         and fruit and vegetable farms.  Again, a residential development DOES NOT FIT HERE!! 

I urge you to DENY this proposal and take this opportunity to follow the 2023 Canyon County Comp Plan 

which seeks to STOP FRAGMENTATION OF FARMLAND and TO PRESERVE AG LANDS here in Canyon 

County.  Our open space and farmland are a rare and precious resource.  We must protect them for 

future generations! 
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Thank you for your consideration,                Mary Beumeler-13379 Galloway Road, Caldwell, ID  83607 

 

  

       

       

    

    









To:  

Canyon County PZ Commissioners 

PZ Case No. OR2022-0007/CR2022-0015 Albisu 

 

From: 

Rolf Kilchenmann 

26628 Hidden Valley Lane 

Middleton, ID 83644 

 

Planning and Zoning Commissioners, 

I am requesting denial of the requested zoning change. Main reasons for my opposition are: 

1.) While both Galloway and Old Hwy 30 can handle additional traffic, the real problems are 

on Hwy 44 and I-84. Merging from the old Hwy 30 onto Hwy 44 East Bound is next to 

impossible now and will only get more difficult in the future. During rush hour traffic, 

the I-84 Middleton exit West bound, regularly has traffic backed up in the emergency 

lane past the Notus exit which creates a traffic hazard. The recently added traffic signal 

has done nothing to alleviate this. 

2.) There are one dairy and two feedlots less than two miles from the property in question. 

All of them have been here longer than any potential new residents. Anytime you 

approve additional residences this close to them, there is potential for conflict and law 

suits over smell, flies etc etc. Denial of this zoning change request will eliminate that 

threat. 

3.) An Amalgamated Sugar Company beet dump is located directly across Galloway Road 

from the property in question. This beet dump creates a substantial amount of noise: 

Pilers, loaders, trucks bringing in and hauling off beets using their exhaust brakes six 

days per week creates the potential for more conflict. Dust and mud are additional side 

effect of this beet dump. 

4.) Growth in the greater Middleton area is out of control and has been for a while. Impact 

fees do not cover actual cost of growth and property tax payers end up footing long 

term bills while developers are making fortunes. 
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5.) I have seen farm ground disappear in this valley and county at an alarming rate. If we 

want to have a viable agricultural sector in Canyon County, we have to draw the line 

somewhere and preserve what is left. Your decision matters and sets precedent. If you 

approve this rezone request, 71 acres will forever be lost to the production of food and 

others will follow in a Domino effect. 

I respectfully request that you deny this zoning change.  

Thank you. 

 

 

 

    Rolf Kilchenmann 

  



 
Canyon County Planning and Zoning Commissioners, 
 

Thank you for your time and consideration.  
I am strongly in opposition of rezoning parcel R37934011 to Rural Residential and the request 
to amend the comprehensive plan map, for many reasons. Some of which you have already 
heard.  
 

Being a member of our Law Enforcement Community, I am aware of the increased 
number of crashes near the proposed development. For example, Idaho Transportation 
Department advised within a 5 mile radius of the proposed development, in 2018 there were 
177 crashes, in 2019 there were 237 crashes, in 2020 there were 257 and in 2021 there were 
288 (which was not the most up-to-date number due to receiving more data).  
 

With the Dairies and farm land surrounding this parcel, there is a significant amount of 
agriculture traffic. With the significant amount of Tractors, farm equipment and farm trucks 
working around the proposed development, it makes the roadway increasingly dangerous. With 
the increase in road rage, short-tempered individuals that get in a hurry home from work or in a 
rush to pick children up from school, they display zero patience for Farm/Agriculture vehicles. I 
have been to many scenes which the results of them are fatal. Changing this land to Rural 
Residential would invite more traffic to this area which would result in more injury and fatal 
crashes. The rural roadways are the most dangerous because people run stop signs, conduct 
illegal u-turns, blind spots due to hills, passing illegally, high speeds, etc.  
 

The response time for any Law Enforcement, Fire and EMS is significantly high. It would 
take Middleton Police Department approximately 10 minutes to arrive with lights and sirens. 
For Canyon County Sheriff’s Office, their response time is approximately 10 minutes. The Idaho 
State Police would take over 20 minutes. 10 minutes is not fast enough to save someone’s life if 
they are unresponsive and unconscious. Increasing the population will increase the crime rate. I 
have first-hand experience being involved in several felony pursuits, driving while under the 
influence, high-speed traffic stops, and several injury crashes in this area.  

 
Also, as everyone is aware in the Middleton area, the Middleton School District $59 

Million bond was denied. The schools are beyond overcrowded and the roadways are too! 
Approving this application would invite more overcrowding that we are just not ready or could 
sustain right now.  
 
I urge you to DENY this application.  
 
Sincerely,  
 
 
Angelie Hoxie 
26103 Harvey Road, Caldwell, Idaho, 83607 
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Jenna Petroll

From: Tyson Meeks <meekstfarm@gmail.com>

Sent: Wednesday, February 1, 2023 9:29 PM

To: Jenna Petroll

Subject: [External]  OR2022-0007 CR2022-0015 Opposition Letter

My family has farmed at the NE corner of Cemetery and Goodson Roads since 1950.  Some farms have 
changed hands over the years, mostly in the 70's and 80's, to others who valued the lifestyle over the 
likelihood of becoming wealthy.  More recently it is the investors who have driven the price out of reach of 
farmers, with the sole intention of becoming wealthy. 

As a farm the land is a renewable resource.  By tilling the soil, planting  the seeds, utilizing the river flow during 
the critical summer months, and constant supervision and sweat, these lands provide essential commodities 
to our people. As a community I believe we should consider ourselves fortunate that we have people willing to 
farm. 

Farmland becomes a non-renewable resource when we diminish its limited quantity.  At present every acre 
possible to farm is being farmed.  This valley does not have another 71 acres of suitable land in one block to 
produce food. 

Our consideration today, whether to change productive farmland, a renewable, into housing, a non-
renewable. Currently the 71 acres contributes to the needs of everyone by growing food year in and year 
out.  No, not food ready to eat, but typically needing another value added process; the sugar beet factory, 
blending with other commodities to feed cows, or in the case of onions and potatoes, sorted, bagged then 
distributed.  All of these examples represent jobs, income that county residents can depend on year after 
year.  It has been calculated that every $1 worth of commodity grown on the farm generates $7 by the time it 
has been consumed. 

To allow a modification to the Comp Plan and a zoning change would move development one mile further 
north of Purple Sage road, and across Galloway road. Currently any concentrated development is being held at 
Purple Sage, thanks 
I believe to concerned citizens at many levels.  This 71 acres is surrounded by the original farms from 1950, all 
intact and producing, on all four sides.  Any change in the Comp Plan or zoning would open the last remaining 
block of farmland in 
the entire North of Hwy 44  East of Hwy 30 to development. 

My family would like to see our 4th generation have the chance to continue as food producers. 

Thank you board members for your service 

Emery Meeks 
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 1951 S. Saturn Way, Suite 100  •  Boise, ID 83709  •  (208) 383-6500 

www.amalgamatedsugar.com 

February 2, 2023 

 

 

 

Canyon County Development Services 

111 North 11th Avenue, Suite 140 

Caldwell, ID 83605 

 

 

 

RE: Case No. OR2022-0007 & CR2022-0015, Albisu/KM Engineering R37934011 

 

Planning & Zoning Commission, 

 

I am writing on behalf of Amalgamated Sugar Company (“Amalgamated”) to state opposition to 

the applications for Conditional Rezone and Comprehensive Plan Amendment for Parcel 

R37934011 near Middleton in Canyon County.   

 

Amalgamated owns property immediately south of the subject parcel across Galloway Road and 

utilizes the property for a sugarbeet receiving and transfer station.  During the harvest months of 

September and October there is significant truck traffic generated by our cooperative members 

delivering their sugarbeet crop to the station for stockpiling.  Harvest operations run 12 hours per 

day, and an average of 200 daily loads occurs during the harvest months.  During the months of 

November through February, Amalgamated manages contract haulers to reload the stockpiles 

and deliver sugarbeets to the Nampa Factory for processing.  Reload operations run 24 hours per 

day, and an average of 80 daily loads occurs during the reload months. 

 

Public safety is a major concern for both our cooperative members and Amalgamated.  The site 

entrance of the proposed subdivision off Galloway Road creates a concentration of passenger car 

and truck turning movements in very close proximity.  If the applications for Conditional Rezone 

and Comprehensive Plan Amendment are successful, Amalgamated suggests a traffic impact 

study be required by the applicant during the months of September and October to quantify the 

traffic counts and needed improvements to the roadway to ensure public safety. 

 

We respectfully ask that the above items be considered in the decision on these applications, and 

appreciate the opportunity to state concerns with the project. 

 

Sincerely, 

 

 

 

Matt Wheeler 

Agriculture Operations Manager 
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1445 N. Orchard St. 
Boise ID 83706 • (208) 373-0550 

Brad Little, Governor 
Jess Byrne, Director 

March 10, 2023 
   
 
Jenna Petroll, Case Planner 
Canyon County 
111 N. 11th Ave ROOM 310 
Caldwell, ID 83605 
jenna.petroll@canyoncounty.id.gov 
 
Subject: Case No. OR2022-0007 & CR2022-0015, Albisu Plan Map Amendment & Conditional 

Rezone 
 
Dear Ms. Petroll: 
 
Thank you for the opportunity to respond to your request for comment.  While DEQ does not review 
projects on a project-specific basis, we attempt to provide the best review of the information provided.  
DEQ encourages agencies to review and utilize the Idaho Environmental Guide to assist in addressing 
project-specific conditions that may apply.  This guide can be found at: 
https://www.deq.idaho.gov/public-information/assistance-and-resources/outreach-and-education/.   
 
The following information does not cover every aspect of this project; however, we have the following 
general comments to use as appropriate: 
 

1. AIR QUALITY 

• Please review IDAPA 58.01.01 for all rules on Air Quality, especially those regarding 
fugitive dust (58.01.01.651), trade waste burning (58.01.01.600-617), and odor control 
plans (58.01.01.776). 

For questions, contact David Luft, Air Quality Manager, at (208) 373-0550. 

• IDAPA 58.01.01.201 requires an owner or operator of a facility to obtain an air quality 
permit to construct prior to the commencement of construction or modification of any 
facility that will be a source of air pollution in quantities above established levels.  DEQ 
asks that cities and counties require a proposed facility to contact DEQ for an applicability 
determination on their proposal to ensure they remain in compliance with the rules. 

For questions, contact the DEQ Air Quality Permitting Hotline at 1-877-573-7648. 

2. WASTEWATER AND RECYCLED WATER 

• DEQ recommends verifying that there is adequate sewer to serve this project prior to 
approval.  Please contact the sewer provider for a capacity statement, declining balance 
report, and willingness to serve this project.   
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• IDAPA 58.01.16 and IDAPA 58.01.17 are the sections of Idaho rules regarding wastewater 
and recycled water.  Please review these rules to determine whether this or future 
projects will require DEQ approval.  IDAPA 58.01.03 is the section of Idaho rules regarding 
subsurface disposal of wastewater.  Please review this rule to determine whether this or 
future projects will require permitting by the district health department.  

• All projects for construction or modification of wastewater systems require 
preconstruction approval.  Recycled water projects and subsurface disposal projects 
require separate permits as well. 

• DEQ recommends that projects be served by existing approved wastewater collection 
systems or a centralized community wastewater system whenever possible.  Please 
contact DEQ to discuss potential for development of a community treatment system along 
with best management practices for communities to protect ground water. 

• DEQ recommends that cities and counties develop and use a comprehensive land use 
management plan, which includes the impacts of present and future wastewater 
management in this area.  Please schedule a meeting with DEQ for further discussion and 
recommendations for plan development and implementation.   

For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-
0550. 

3. DRINKING WATER 

• DEQ recommends verifying that there is adequate water to serve this project prior to 
approval.  Please contact the water provider for a capacity statement, declining balance 
report, and willingness to serve this project. 

• IDAPA 58.01.08 is the section of Idaho rules regarding public drinking water systems.  
Please review these rules to determine whether this or future projects will require DEQ 
approval. 

• All projects for construction or modification of public drinking water systems require 
preconstruction approval.   

• DEQ recommends verifying if the current and/or proposed drinking water system is a 
regulated public drinking water system (refer to the DEQ website at: 
https://www.deq.idaho.gov/water-quality/drinking-water/.  For non-regulated systems, 
DEQ recommends annual testing for total coliform bacteria, nitrate, and nitrite. 

• If any private wells will be included in this project, we recommend that they be tested for 
total coliform bacteria, nitrate, and nitrite prior to use and retested annually thereafter. 

• DEQ recommends using an existing drinking water system whenever possible or 
construction of a new community drinking water system.  Please contact DEQ to discuss 
this project and to explore options to both best serve the future residents of this 
development and provide for protection of ground water resources. 

• DEQ recommends cities and counties develop and use a comprehensive land use 
management plan which addresses the present and future needs of this area for 
adequate, safe, and sustainable drinking water.  Please schedule a meeting with DEQ for 
further discussion and recommendations for plan development and implementation.   

For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-
0550. 

https://www.deq.idaho.gov/water-quality/drinking-water/
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4. SURFACE WATER 

• Please contact DEQ to determine whether this project will require an Idaho Pollutant 
Discharge Elimination System (IPDES) Permit. A Construction General Permit from DEQ 
may be required if this project will disturb one or more acres of land, or will disturb less 
than one acre of land but are part of a common plan of development or sale that will 
ultimately disturb one or more acres of land.   
 

• For questions, contact James Craft, IPDES Compliance Supervisor, at (208) 373-0144. 

• If this project is near a source of surface water, DEQ requests that projects incorporate 
construction best management practices (BMPs) to assist in the protection of Idaho’s 
water resources.  Additionally, please contact DEQ to identify BMP alternatives and to 
determine whether this project is in an area with Total Maximum Daily Load stormwater 
permit conditions. 

• The Idaho Stream Channel Protection Act requires a permit for most stream channel 
alterations.  Please contact the Idaho Department of Water Resources (IDWR), Western 
Regional Office, at 2735 Airport Way, Boise, or call (208) 334-2190 for more information.  
Information is also available on the IDWR website at: 
https://idwr.idaho.gov/streams/stream-channel-alteration-permits.html  

• The Federal Clean Water Act requires a permit for filling or dredging in waters of the 
United States.  Please contact the US Army Corps of Engineers, Boise Field Office, at 10095 
Emerald Street, Boise, or call 208-345-2155 for more information regarding permits.   

For questions, contact Lance Holloway, Surface Water Manager, at (208) 373-0550. 

5. SOLID WASTE, HAZARDOUS WASTE AND GROUND WATER CONTAMINATION 

• Solid Waste. No trash or other solid waste shall be buried, burned, or otherwise disposed of 
at the project site.  These disposal methods are regulated by various state regulations 
including Idaho’s Solid Waste Management Regulations and Standards (IDAPA 58.01.06), 
Rules and Regulations for Hazardous Waste (IDAPA 58.01.05), and Rules and Regulations for 
the Prevention of Air Pollution (IDAPA 58.01.01). Inert and other approved materials are 
also defined in the Solid Waste Management Regulations and Standards 

• Hazardous Waste.  The types and number of requirements that must be complied with 
under the federal Resource Conservations and Recovery Act (RCRA) and the Idaho Rules and 
Standards for Hazardous Waste (IDAPA 58.01.05) are based on the quantity and type of 
waste generated.  Every business in Idaho is required to track the volume of waste 
generated, determine whether each type of waste is hazardous, and ensure that all wastes 
are properly disposed of according to federal, state, and local requirements. 

 

 

 

 

 

 

 

https://idwr.idaho.gov/streams/stream-channel-alteration-permits.html
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• Water Quality Standards.  Site activities must comply with the Idaho Water Quality 
Standards (IDAPA 58.01.02) regarding hazardous and deleterious-materials storage, 
disposal, or accumulation adjacent to or in the immediate vicinity of state waters (IDAPA 
58.01.02.800); and the cleanup and reporting of oil-filled electrical equipment (IDAPA 
58.01.02.849); hazardous materials (IDAPA 58.01.02.850); and used-oil and petroleum 
releases (IDAPA 58.01.02.851 and 852).   Petroleum releases must be reported to DEQ in 
accordance with IDAPA 58.01.02.851.01 and 04.  Hazardous material releases to state 
waters, or to land such that there is likelihood that it will enter state waters, must be 
reported to DEQ in accordance with IDAPA 58.01.02.850. 

• Ground Water Contamination.  DEQ requests that this project comply with Idaho’s Ground 
Water Quality Rules (IDAPA 58.01.11), which states that “No person shall cause or allow the 
release, spilling, leaking, emission, discharge, escape, leaching, or disposal of a contaminant 
into the environment in a manner that causes a ground water quality standard to be 
exceeded, injures a beneficial use of ground water, or is not in accordance with a permit, 
consent order or applicable best management practice, best available method or best 
practical method.”   

For questions, contact Rebecca Blankenau, Waste & Remediation Manager, at                     
(208) 373-0550. 

6. ADDITIONAL NOTES 

• If an underground storage tank (UST) or an aboveground storage tank (AST) is identified at 
the site, the site should be evaluated to determine whether the UST is regulated by DEQ.  
EPA regulates ASTs.  UST and AST sites should be assessed to determine whether there is 
potential soil and ground water contamination.  Please call DEQ at (208) 373-0550, or visit 
the DEQ website https://www.deq.idaho.gov/waste-management-and-
remediation/storage-tanks/leaking-underground-storage-tanks-in-idaho/ for assistance. 

• If applicable to this project, DEQ recommends that BMPs be implemented for any of the 
following conditions:  wash water from cleaning vehicles, fertilizers and pesticides, animal 
facilities, composted waste, and ponds.  Please contact DEQ for more information on any of 
these conditions. 

 
We look forward to working with you in a proactive manner to address potential environmental impacts 
that may be within our regulatory authority.  If you have any questions, please contact me, or any of our 
technical staff at (208) 373-0550. 
 
Sincerely,  
 
 
 
Aaron Scheff 
Regional Administrator 
 
c:  
 2021AEK 
 

 

 

 

 

https://www.deq.idaho.gov/waste-management-and-remediation/storage-tanks/leaking-underground-storage-tanks-in-idaho/
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Jenna Petroll

From: Bonnie Puleo

Sent: Wednesday, February 22, 2023 4:14 PM

To: Jenna Petroll

Subject: FW: [External]  RE: Agency Notification OR2022-0007 & CR2022-0015 / Albisu

FYI….. 

Bonnie Puleo 

Hearing Specialist

Canyon County Development Services  

111 No 11th Ave. Suite 310 

Caldwell, ID 83605 

bonnie.puleo@canyoncounty.id.gov

(208) 454-6631 direct

NEW public office hours effective January 3, 2023 

Monday, Tuesday, Thursday and Friday 

8 am – 5 pm 

Wednesday 

1 pm – 5 pm 

**We will not be closed during lunch hour** 

IMPORTANT: The contents of this email and any attachments are confidential. They are intended for the named recipient(s) only. If you have received 
this email by mistake, please notify the sender immediately and do not disclose the contents to anyone or make copies thereof.

From: Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov>  
Sent: Wednesday, February 22, 2023 3:19 PM 
To: Bonnie Puleo <Bonnie.Puleo@canyoncounty.id.gov> 
Subject: [External] RE: Agency Notification OR2022-0007 & CR2022-0015 / Albisu 

Good afternoon, Bonnie.  

After careful review of the transmittal submitted to ITD on 02/16/2023 regarding OR2022-0007 & 
CR2022-0015 / Albisu, the Department has no comments or concerns to make at this time. Based on 
the distance this development is to the nearest state highway facility, little impact is anticipated.  

Thank you, 

Niki Benyakhlef
Development Services Coordinator

District 3 Development Services 
O: 208.334.8337 | C: 208.296.9750 
Email: niki.benyakhlef@itd.idaho.gov
Website: itd.idaho.gov
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Jenna Petroll

From: Ivanna Rook <ivannarook@gmail.com>

Sent: Tuesday, March 21, 2023 9:17 PM

To: Jenna Petroll

Subject: [External]  Only Hwy 30 and Goodson case no. 2022-0007 & CR2022-0015

Ms. Jenna Petroll, 
Thank you for your time. I have many concerns about the explosive growth in our area. I drive by this potential 
development each time I go into town. I'm deeply concerned that we don't have the infrastructure to handle another 
subdivision. This is agriculture area and we all depend on the water replenishing the aquifer from irrigation. If we 
continue adding subdivisions and wells and removing irrigated land, we will at some point, and probably in the near 
future, have our wells run dry. 
If we could make sure we have enough infrastructure in place, long term water resources, road ways, traffic control etc. 
I'm not fully opposed to a new subdivision, but I don't think that we are growing in a wise way and am deeply concerned 
that we will see dreadful consequences of over development. 
Ivanna Rook 
28023 Harvey Rd, Caldwell, ID 83607 
831.566.6402 
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Jenna Petroll

From: Dan Lister

Sent: Friday, April 14, 2023 7:53 AM

To: Jenna Petroll

Subject: FW: Contact from Website: Lyle C Zufelt

Albisu 

From: Monica Reeves <Monica.Reeves@canyoncounty.id.gov>  
Sent: Thursday, April 13, 2023 9:38 PM 
To: Dan Lister <Daniel.Lister@canyoncounty.id.gov>; Jennifer Almeida <Jennifer.Almeida@canyoncounty.id.gov> 
Subject: Fw: Contact from Website: Lyle C Zufelt 

From: Lyle C Zufelt <noreply@canyoncounty.id.gov> 
Sent: Thursday, April 13, 2023 8:25:52 PM 
To: BOCC 
Subject: Contact from Website: Lyle C Zufelt  

Contact

Board of County Commissioners

Name

Lyle C Zufelt

Email

zufeltco@netzero.net

Message

I was planning to attend the hearing regarding Case OR2022-0007 and CR2022-0015 on Tuesday, April 11. Since it was 
postponed and I will be unable to attend the rescheduled meeting I want to tell you my perspective on this proposed rezoning. In 
regards to the question "When considering the surrounding land uses, is the proposed land use more appropriate?" Considering 
the dairy located to the east of this property routinely uses the adjacent acreage to spread manure several times a year I think 
that any residential development in this area would be ill-advised. Potentially unfavorable interactions could be expected and the 
dairy owners should be able to continue using their acreage as they have for decades. On the second and much more serious 
concern- "When considering amending, repealing, or adopting a comprehensive plan, the governing board shall consider the 
effect ..the plan would have on the source, quantity and quality of groundwater in the area". Adding 50 homes/wells to this area 
would not be beneficial in any manner. When the developer talks of a holding pond in the development he should be reminded 
that the wells around Lake Lowell (the largest "holding pond" in Canyon County) have had difficulties. The representative for the 
Idaho Department of Water Resources stated "The reason your wells are going dry is that your homes are being built too close 
together". David Hoekema, the Idaho state hydrologist said in June 2022 "overall across the state, we're expecting the drought 
to continue". We appeal to your wisdom and prudence in considering this proposed rezone that was recommended for 
disapproval by the P&Z commission. A hearing in April at the end of a single season of moderate precipitation should not lead 
anyone to believe that every year will be as good going forward. We are not opposed to development, but we must oppose 
overdevelopment. In an area where the average lot size is 27+ acres an R-1 rezone would be preposterous. Bear in mind that 
neither the current property owners or developer will live anywhere near this proposed rezone/development. Thank you for your 
time. Lyle Zufelt 9965 Grand Targhee Trail Middleton, ID
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Canyon County Board of Commissioners
115 Albany Street
Caldwell, ID 83605

Case OR2022-0007/CR2022--0015

I have been involved in the Canyon County Comprehensive plan that was approved last 
October.
I am opposed to the Master Application that involves 71.65 Acres that is presently 
zoned Agricultural and is proposed to be rezoned to R1 for development.  (Parcel 
R3793401100, owner Richard Albisu) I do not think this is consistent to the 
Comprehensive plan that so many people worked hard to agree with.
I feel that these high-density housing areas need to be connected to the city water and 
waste water systems.  I am very concerned about the water resources especially the 
number of wells that went dry in Ada and Canyon Counties over the past few years, due 
to over development.  In recent articles, data from the Department of Water Resources 
shows the water levels in the aquifer system in the southwest Boise drop about a foot 
every year. This area is not looking 25 to 50 years into the future to provide water for 
the citizens. We need to protect our ground water supply.  One example is the number 
of wells that have been drilled in the Purple Sage area along Highway 30 and the 
County lists as a Nitrate Priority area in a map. This area is next to the Nitrate Priority 
area. 
Idaho lost agricultural acreage larger than the city of Boise in just 15 years.  Between 
2001 and 2016, 68,823 acres of Idaho farmland was developed for non-agricultural 
purposes.  Projections in 2017 urban growth model created by Boise State University 
projects 240,000 acres of agriculture land in Ada and Canyon counties will be lost to 
development by 2100.  Those two counties currently have only 360,000 acres of ag land 
combined. (Idaho Press 8/14/20).  Having this subdivision surrounded by agricultural 
land limits farmers from night and air operations. 

In an October 2019, the Press Tribute article reported that the Treasure Valley produces 
60% of the world’s temperate sweet corn.  The Treasure Valley, Magic Valley and 
Eastern Oregon produces 95% of the seed crop for dry beans.  Southwest Idaho is a 
leading supplier of seed for vegetables, e.g., carrot, turnip onion and lettuce. I feel the 
importance of seed production is downplayed in the plan and decision on the 
conversion of farmland will have national and global consequences.  We have agreed to 
this future plan to protect agricultural acreages and I hope you will continue to to so.

The intersection of Galloway and Highway 30 has been a dangerous intersection with 
many vehicle accidents and increased traffic to this area must be addressed.  I travel 
Highway 30 daily. See attached map.

Thank you

Barney Lyons
208-899-0356

16921 Oasis Rd. Caldwell, ID 83607 
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Jenna Petroll

From: Emery Meeks <meeks_farm@msn.com>

Sent: Sunday, April 2, 2023 8:03 PM

To: Jenna Petroll; Paul Little; Tyson Meeks

Subject: [External]  Fw: OR2022-0007     CR2022-0015

Subject: OR2022-0007 CR2022-0015 ---------------Opposition

    My family has farmed at the corner of Cemetery and Goodson Roads since 1950.  Some farms have changed 
hands 
over the years, mostly in the 70's and 80's, from one farmer to another, at prices based on what crop 
production could 
afford. More recently it is the investors who have driven the price out of reach of farmers, based on the 
housing and
investment market.
    As a farm the land is a renewable resource.  By tilling the soil, planting  the seeds, utilizing the river flow 
during the 
critical summer months, and constant supervision and sweat, these lands provide essential commodities to 
our people. 
As a community I believe we should consider ourselves fortunate that we have people willing to farm. 
    Farmland becomes a non-renewable resource when we diminish its limited quantity.  At present every acre 
possible 
to farm is being farmed.  This valley does not have another 71 acres of suitable land in one block to produce 
food. 
    Our consideration today, whether to change productive farmland, a renewable, into housing, a non-
renewable. 
Currently the 71 acres contributes to the needs of everyone by growing food year in and year out.  No, not 
food ready 
to eat, but typically needing another value added process; the sugar beet factory, blending with other 
commodities 
to feed cows, or in the case of onions and potatoes, sorted, bagged then distributed.  All of these examples 
represent 
jobs, income that county residents can depend on year after year.  It has been calculated that every $1 worth 
of commodity 
grown on the farm generates $7 by the time it has been consumed. 
    To allow a modification to the Comp Plan and a zoning change would move development one mile further 
north of  
Purple Sage road, and across Galloway road.  Currently any concentrated development is being held at Purple 
Sage, thanks 
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I believe to concerned citizens at many levels.  This 71 acres is surrounded by the original farms from 1950, all 
intact and 
producing, on all four sides.  Any change in the Comp Plan or zoning would open the last remaining block of 
farmland in 
the entire North of Hwy 44  East of Hwy 30 to development. 
    But lets remember that if the zoning were to remain ag then farming would continue. It doesn't  matter who 
owns the 
 land if the zoning stays ag exclusively farmers will offer to rent and keep it producing food. 
    In my opinion the key to maintaining the vision of mixed land use with agriculture predominating has 
already been 
achieved in the Galloway-Hi Way 30 area.  This area has large productive fields mostly irrigated with center 
pivot sprinklers, 
improvements that all farmers need to survive. Farmers in that community, as everywhere, need the 
assurance of stability 
in order to justify long term plans and financial arrangements. The future crops for many fields are planned 
and the  
preparation begun at least 3 years in advance of putting the seed in the soil. Stability over time is essential to 
maintaining a community. 
Please stop the spread of development beyond the comp plan guidelines. 

    Thank you board members for your service 

Emery Meeks 
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Planning and Zoning Apps Tracker Public: CR2022-0015/ R37934011

Parcel No. R37934011
ACRES 71.63
Permit Num CR2022-0015
Parcel Num1 R3793401100
App Submitted 5/25/2022, 6:00 PM
App Type Comprehensive Plan Map Amendment
Sub Type Comprehensive Plan Change
Description Ag to residential. Sugar Ranch Sub
Main Applicant KM ENGINEERING, LLP 
Parcel Address 0 GALLOWAY RD Caldwell ID
Status Active
Approval Status In Progress
Decision Date
Perm COUNT 1.00
Parcels R3793401100
Permits OR2022-0007;CR2022-0015
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