














Planning and Zoning Commission 
Canyon County Development Services Dept.  

 
 

HEARING DATE February 15, 2024 

 

 

OWNER Lurre Ln, LLC  
 

APPLICANT/REP Alan Mills 
 

PLANNER Dan Lister, Principal Planner 
 

CASE NUMBER RZ2023-0001 
 

LOCATION 
18840 Simplot Blvd, 
Caldwell ID, 83607.  

 

PROJECT DESCRIPTION 

The applicant, Lurre Ln LLC, represented by Alan Mills, is requesting a zoning map amendment 
(rezone) of approximately 27.16 acres from an “A” (Agricultural) zone to an “M-1” zone (Light 
Industrial). The subject property is located at 18840 Simplot Road, Caldwell, also known as Parcel 
R36386, a portion of the NW¼ of Section 24, T4N, R4W, BM, Canyon County, Idaho. 

PARCEL INFORMATION Exhibit 1 (Parcel Information Report) 

Per PI2018-0080, the subject parcel, 27.14 acres, is an original parcel (created on or prior to September 
6, 1979; Canyon County Zoning Ordinance (CCZO) §07-02-03). The parcel contains a dwelling and 
pole building built in 1944. 

The application for RZ2023-0001 was submitted on March 27, 2023, by the former owner, Cold Steel 
Properties, LLC. On April 7, 2023, the property was purchased by Lurre Ln, LLC (Instrument #2023-
010835, Exhibit 2d).  

APPLICABLE CODE 

CCZO §07-02-03 – Definitions - REZONE: Changing the zoning classification of land from one zone 
to another. 

CCZO §07-06-05: ZONING AMENDMENT CRITERIA: 

(1) The commission shall review the particular facts and circumstances of each proposed zoning 
amendment and make a recommendation regarding the same to the board. The presiding party 
shall make its review in terms of the following standards and shall find adequate evidence 
regarding the following criteria when evaluating the proposed zoning district boundary 
amendment: 
A. Is the proposed zone change generally consistent with the comprehensive plan; 

B. When considering the surrounding land uses, is the proposed zone change more appropriate 
than the current zoning designation; 

C. Is the proposed zoning map amendment compatible with surrounding land uses; 

D. Will the proposed zoning map amendment negatively affect the character of the area? What 
measures will be implemented to mitigate impacts? 

E. Will adequate facilities and services including sewer, water, drainage, irrigation and utilities 
be provided to accommodate the proposed zoning map amendment; 
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F. Does legal access to the subject property for the zoning map amendment exist or will it exist at 
the time of development; 

G. Does the proposed zoning map amendment 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 created by the proposed development? What measures have 
been taken to mitigate road improvements or traffic impacts; and 

H. Will the proposed zoning map amendment impact essential public services and facilities, such 
as schools, police, fire and emergency medical services? What measures will be implemented 
to mitigate impacts? 

CCZO §07-10-25: PURPOSES OF ZONES: 

(1) The purposes of the A (Agricultural) Zone are to: 

A. Promote the public health, safety, and welfare of the people of the County by encouraging the 
protection of viable farmland and farming operations; 

B. Limit urban density development to Areas of City Impact in accordance with the 
comprehensive plan; 

C. Protect fish, wildlife, and recreation resources, consistent with the purposes of the "Local 
Land Use Planning Act", Idaho Code title 67, chapter 65; 

D. Protect agricultural land uses, and rangeland uses, and wildlife management areas from 
unreasonable adverse impacts from development; and 

E. Provide for the development of schools, churches, and other public and quasi-public uses 
consistent with the comprehensive plan. 

(7) The purpose of the M-1 (Light Industrial) Zone is to provide for and encourage the grouping 
together of light industrial uses capable of being operated under such standards as to location and 
appearance of buildings and the treatment of the land about them so that they will be unobtrusive 
and not detrimental to surrounding commercial or residential uses. 

CCZO §07-10-27: LAND USE REGULATIONS (MATRIX): 

This section lists uses within each land use zone: allowed uses (A), permitted uses through a 
conditional use permit (C), Director administrative decision (D), not applicable because covered by 
different use/section (n/a), or prohibited (-). 

   ZONING AND LAND USE MATRIX 

Zoning Classification A M-1 

Accessory uses and/or structures to a permitted use D D 

Accessory uses and/or structures to allowed use A A 

Agricultural research facility A A 

Agriculturally related activities A - 

Agriculture, except those animal uses with more restrictive provisions within this article and 
all other uses specifically listed in other zones *1 

A A 

Airpark C C 

Airport C C 

Airstrip excepting intermittent use C - 

Amusement park, theme park or commercial racetrack C - 

Animal cremation service C A 

Animal facility (large): bird farm, calf raising operation, dairy, feedlot, and swine farm *1 C C 
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Animal facility (small) on 5 acres or more *1 A A 

Animal facility (small) on less than 5 acres C A 

Animal hospital C A 

Animals are allowed as long as it is not an animal facility or CAFO *1 A A 

Arena (commercial) C A 

Assisted care facility D - 

Auction establishment C A 

Batch plants C A 

Bed and breakfast (with employees) D - 

Bed and breakfast (without employees) A - 

Bulk storage as an accessory use of any flammable liquid above or below ground - A 

Bulk storage for wholesale distribution of any flammable liquid above or below ground - C 

CAFO C C 

Caretaker residence C A 

Cemetery C - 

Church C A 

Clinics or hospitals - - 

Commercial and private off-street parking facilities for vehicles - A 

Contractor shop C A 

Daycare facilities:   

   Family daycare home (1 - 6 children) A - 

   Group daycare facility (7 - 12 children) D - 

   Daycare center (13+ children) - - 

Drive-in theater C - 

Equipment rentals (outdoor) *2 - A 

Ethanol plant C C 

Farm implement sales or service, farm supply sales C A 

Fertilizer processing facility C A 

Firewood sales D A 

Fireworks sales - A 

Food processing facility C A 

Golf course C - 

Group home C - 

Home business D - 

Home occupations A - 

Impound yard *2 - A 

Indoor recreation - A 

Junkyards and vehicle wrecking yards *2 - - 

Kennel C A 

Landscape business A A 

Light manufacturing, assembly, testing and/or packaging facilities - A 
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Lumberyard - A 

Manufacturing, assembling, fabricating, processing, packing, repairing, or storage uses - A 

Manufacturing or processing of hazardous chemicals or gases - - 

Mineral extraction (long term) C A 

Mineral extraction (short term) *3 D A 

Ministorage and/or RV storage facility - A 

Mobile or manufactured home sales - A 

Mortuaries, cremation, and funeral home - A 

Multi-family dwellings limited to not more than 8 units per lot - - 

Multi-family dwellings limited to not more than 4 units per lot - - 

Museum C A 

Nursery A A 

Nursery (retail/wholesale) C A 

Outdoor sales or displays (accessory to allowed use) A A 

PUDs - C 

Private roads and driveways serving 2 properties D D 

Private tower with antenna A A 

Public service agency telecommunication facilities 75 feet or greater D D 

Public uses and quasi-public uses C A 

Quasi-public uses (temporary) D - 

Radio, television and broadcasting stations - A 

Recreational vehicle (RV) park C - 

Refinery - - 

Rehabilitation of manufactured/mobile homes *2 - A 

Rendering plant - C 

Retail stores, personal service shops, banks, offices, hotels, motels, microbrewery, and 
restaurants 

- A 

Sale (commercial) of hay, grain, seed and related supplies C A 

Sale of heavy building materials and machinery - A 

Sale of salvage goods *2 - A 

Sanitary landfill C - 

School (public or private) C A 

School (vocational or trade) C A 

Seasonal activities A - 

Secondary residence A - 

Shooting range (indoor) C A 

Shooting range (outdoor) C - 

Similar uses to a conditional use C C 

Similar uses to allowed use A A 

Single-family dwelling, 1 per lot or parcel unless otherwise provided in this chapter A - 
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Single-family dwellings, but not more than 2 such dwellings per lot or parcel unless otherwise 
provided for in this chapter 

- - 

Slaughterhouse C C 

Small wind energy systems D D 

Special events facility C - 

Staging area C A 

Tannery - - 

Taverns, lounges, or wine bars - C 

Telecommunication facility C A 

Temporary uses D - 

Theater - A 

Transit or trucking terminal and/or service facility - A 

Utility distribution system A A 

Utility facility D A 

Vehicle fueling station with convenience store - A 

Vehicle sales lot - A 

Vehicle service facility - A 

Warehousing, wholesaling and distribution facilities - A 

Water infiltration C C 

Wind farm C C 

Winery, distillery, brewery D A 

Yard/garage sales (associated with any residential uses) A - 

Zoo C C 

 Notes: 

1. See confined animal feeding operation (CAFO), chapter 8 of this Code. 

2. With a sight obscuring fence (see section 07-02-03 of this chapter). 

3. In accordance with subsection 07-14-17(6) of this chapter. 

PROJECT OVERVIEW 

Comprehensive Plan 
The 2030 Canyon County Comprehensive Plan designates the future land use of the parcel and area as 
“Industrial” (Exhibit 3d). See Exhibit 7 for goal and policy alignment. 

The property is located in the Greenleaf Area of City Impact. The city designates the future use of the 
parcel as “industrial” (Exhibit 3e). No comments were received from the City of Greenleaf. 

Immediate Vicinity 
The subject parcel is zoned “A” (Agricultural, Exhibit 3f). The average lot size within 600 feet of the 
subject parcel is 19.2 acres (Exhibits 3b, 3c, and 3h).  

Along the north boundary of the subject parcel are two parcels (approximately 40 acres in total) zoned 
“M-1” (Light Industrial) in 2007 by Lurre Construction (RZ2006-8, Exhibit 5a). The parcels appear to 
have long-term mineral extraction uses. At the northeast corner, the parcel abuts a 40-acre parcel zoned 
“A” owned by Simplot Feed Lot Inc.  

Along the east boundary are three parcels (approximately 40 acres in total) zoned “M-1” in 2007 
(RZ2008-6, Exhibit 5a) owned by the applicant. 
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Abutting the south boundary of the subject parcel are Simplot Boulevard (SH-19) and Parcel R36384 
and R36385 (approximately 50 acres in total) zoned “M-1” in 2002 (RZ2002-11). The parcel is 
currently owned by Gayle Manufacturing Company, Inc. Other businesses located south of the subject 
parcel are AmeriGas Propane and Wilbur-Ellis Caldwell (Agribusiness). 

Abutting the west boundary of the subject parcel are five parcels (approximately 48 acres in total) 
zoned “M-1”. Parcels R36388, R36388010 and R36388011 were rezoned to “M-1” in 2008 (RZ2008-
2, Exhibit 5b). Parcel R36388 is occupied by Ecco Heavy Equipment Rental. Parcel R36355011, 011A, 
and 011B were rezoned to “M-1” in 2020 (RZ2020-0005, Exhibit 5d). Interwest Supply is located on 
Parcel R36355011. At the northwest corner, the parcel abuts a 40-acre parcel zoned “M-1” in 2019 
(RZ2018-0034, Exhibit 5c) and is currently in mineral extraction use. 

Surrounding Area 
The surrounding area is predominantly zoned “M-1” along Simplot Boulevard with sporadic “A” zones 
(Exhibit 3f). The “A” Zone becomes more prominent approximately 2,500 feet north of Simplot 
Boulevard and 1,400 feet south. 

Per Exhibit 3i, the subject parcel is a mix of Class III and IV soils (moderately-suited soil). The parcel 
is currently in agricultural use (Exhibit 6). Approximately 16 acres are considered prime farmland if 
irrigated and reclaimed of excess salts and sodium with the rest of the property considered not prime 
farmland. The surrounding area, especially south of Simplot Boulevard is considered not prime 
farmland. 

Land Decisions (between 2018-2023) 
The following land use decisions have been made within a one-mile radius of the subject parcel 
(Exhibit 3g): 

- CU2018-0006 – Triple Crown: A conditional use permit was approved on December 6, 2018, for 
a long-term mineral extraction permit including sand and gravel mining and hauling from the site, 
operation of a portable crusher, concrete batch plant, and an asphalt hot plant on Parcel R36078. 
The use is located approximately 1,400 feet northwest of the subject parcel. 

- CU2018-0008 – Idaho Material & Construction: A conditional use permit was approved on 
September 4, 2018, to extend the mineral extraction period an additional 20 years, modify the 
berm placement requirements, and adjust the acreage to reflect the actual extraction area of the 
original properties.  The subject properties include R36322010, R36377, R36322010A, and 
R36375011 totaling approximately 110 acres. The use is located approximately 4,200 feet west of 
the subject parcel. 

- RZ2018-0034 – Badiola (Exhibit 5c): Zoning Map Amendment (Rezone) of a 37.9-acre parcel, 
R36355, from “A” to “M-1” was approved on April 8, 2019. The property abuts the northwest 
corner of the subject parcel. 

- RZ2020-0005 – JPR Properties (Exhibit 5d): Zoning Map Amendment (Rezone) of a 38.66-acre 
parcel, R36355011, from “A” to “M-1” was approved on November 2, 2020. The property abuts 
the west boundary of the subject parcel. 

- CR2022-0024 – Anderson: Conditional rezone of Parcels R36368 and R36368011 from an “A” 
(Agricultural) zone to a “CR-M-1” (Conditional Rezone – Light Industrial) Zone was denied on 
October 19, 2023. The property is located south of Simplot Boulevard, approximately 2,300 feet 
southwest of the subject parcel. 

- RZ2020-0015 – Wilke: Conditional rezone of Parcels R36382 & R36382012 from an “A” zone to 
an “M-1” zone was denied August 6, 2021. The property is located south of Simplot Boulevard, 
approximately 1,000 feet south of the subject parcel. 
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Subdivisions 
The subject parcel is approximately 5,000 feet east of Munn Ranch Subdivision (Exhibit 3h). The 
subdivision is zoned “M-1” (Exhibit 3f). 

Adequate Facilities 
Necessary facilities such as water, sewer, irrigation, power, and drainage will depend on future uses. 
The applicant initially states future uses will have an individual well and septic system (Exhibit 2a & 
2b). However, a community well and/or community sanitary system may be required depending on the 
use. The City of Greenleaf has city services extended to Zoroco, Parcel R36322120, within the Munn 
Ranch Subdivision, over 6,000 feet west of the subject parcel. The parcel is not located within a nitrate 
priority area (Exhibit 3l). 

An irrigation well is available for irrigation (Exhibit 2b).  

Run-off and drainage will be maintained on-site (Exhibit 2b).  

Powerlines exist along Simplot Boulevard and on the subject parcel along the driveway serving the 
existing dwelling (Exhibit 6).  

Future development will require coordination and/or permits from the Idaho Department of Water 
Resources (IDWR), Southwest District Health (SWDH), Idaho Department of Environmental Quality 
(DEQ), and Idaho Power. No comments were received from the stated agencies. 

Access/Traffic 
The property appears to have access from Simplot Boulevard (SH-19).  

Idaho Transportation Department (ITD) finds the current access does not exist (Exhibit 4a). Direct 
access to SH-19 is allowed subject to traffic generation numbers and turn-lane warrants at the time of 
development per the process outline in IDAPA 39.03.42.200.09. The access must meet minimum 
distance requirements between existing approaches. Upon the construction of the future collector road 
along the north property line, ITD will require access directly onto SH-19 to be removed.  

Canyon Highway District #4 provided the following future access opportunities (Exhibit 4b): 

- Direct access to SH-19 per ITD regulations and standards. 
- Connecting to the cross access on R36355011 to Pinto Lane which would require cross access 

through Parcels R36388 & R36388010. 
- Access to Lurre Lane to Weitz Road through parcels owned by the applicant. 

Based on the number of uses allowed in the “M-1” zone (CCZO Section 007-10-27) and impact created 
cumulatively, Canyon Highway District #4 will require future development to submit a traffic impact 
study (Exhibit 4b).  

Essential Services 
The area is served by Caldwell Fire District, Vallivue School District, Canyon County Sheriff’s 
Department, and Canyon County Paramedics/EMTs. 

Caldwell Fire District can approve the request subject to compliance with code requirements and 
conditions such as fire hydrants, aerial fire access roadways, fire apparatus access roads, and 
turnarounds (Exhibit 4c). 

POTENTIAL IMPACTS 

The application is not a conditional rezone per CCZO 07-06-07. A development agreement to apply 
conditions to the request is not agreed to by the applicant. Conditions applied by affected agencies 
(Exhibit 4), will need to be completed through county, local agency, and state permitting requirements 
at the time of development. 
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COMMENTS 

 Public: No comments received from property owners or neighbors to the subject parcel. 

 Agencies: See Exhibit 4 for all agency comments received. 

RECOMMENDATION 

Staff recommends approval of RZ2023-0001. The request is consistent with the future land use map in 
the 2030 Canyon County Comprehensive Plan (Exhibit 3d). The request is similar to other industrial 
uses and rezones found in the vicinity (Exhibit 4f). Adequate services, essential services, and access, 
including addressing traffic impacts, can be completed through county, local agency, and state 
permitting requirements at the time of development.  

See Exhibit 7 for the draft FCOs for the Planning and Zoning Commission’s consideration. 

DECISION OPTIONS 

The Planning and Zoning Commission may: 

- Recommend approval of RZ2023-0001 to the Board of County Commissioners. 

- Recommend denial of RZ2023-0001 to the Board of County Commissioners. 

- Table the hearing and request the applicant provide additional information. 

EXHIBITS 

1. Parcel Information Report 
2. Applicant’s Submitted Information 

a. Letter of Intent w/correspondence 
b. Land Use Worksheet with additional 

information 
c. Neighborhood Meeting 
d. Deed 

3. Maps 
a. Aerial 
b. Vicinity 
c. Lot Classification 
d. Future Land Use – County 
e. Future Land Use – Greenleaf 
f. Zoning 
g. Cases w/report 
h. Plats w/report 

i. Soils/Farmland w/report 
j. Dairy, Feedlot, and Gravel Pit 
k. Contours 
l. Nitrate Priority/Wells 

4. Agency Comments 
a. Idaho Transportation Department 
b. Canyon Highway District #4 
c. Caldwell Rural Fire Protection 

District 
5. Land Use Decision 

a. RZ2006-8 
b. RZ2008-2 
c. RZ2018-0034 
d. RZ2020-0005 

6. Photos: Google Earth 11/2023 
7. Draft FCOs 

 



PARCEL INFORMATION REPORT 2/5/2024 8:07:11 AMR36386
PARCEL NUMBER: R36386

OWNER NAME: LURRE LN LLC

CO-OWNER:

MAILING ADDRESS: 307 BADIOLA ST CALDWELL ID 83605

SITE ADDRESS: 18840 SIMPLOT BLVD

TAX CODE: 0590000

TWP: 4N   RNG: 4W   SEC: 24  QUARTER: NW

ACRES: 27.15

HOME OWNERS EXEMPTION: No

AG-EXEMPT: Yes

DRAIN DISTRICT: DD6

ZONING DESCRIPTION: AG  / AGRICULTURAL

HIGHWAY DISTRICT:  CANYON HWY 

FIRE DISTRICT:  CALDWELL RURAL FIRE

SCHOOL DISTRICT:  VALLIVUE SCHOOL DIST 

IMPACT AREA: GREENLEAF

FUTURE LAND USE 2011-2022 : Ind

FLU Overlay Zone Desc 2030:

FLU RR Zone Desc 2030:

FUTURE LAND USE 2030: Ind

IRRIGATION DISTRICT: NOT In IRRIG_DIST

FEMA FLOOD ZONE: X FLOODWAY: NOT In FLOODWAY FIRM PANEL: 16027C0225F
     

WETLAND: Freshwater Emergent Wetland

NITRATE PRIORITY: NO Nitrate Prio

FUNCTIONAL Classification: Other Principal Arterials

INSTRUMENT NO. : 2023010835

SCENIC BYWAY: NOT In Scenic Byway

LEGAL DESCRIPTION: 24-4N-4W NW SWNW LS TX 4 & 5 & LS HWY

PLATTED SUBDIVISION:

SMALL CITY ZONING:

SMALL CITY ZONING TYPE:

DISCLAIMER:
1. FEMA FLOOD ZONE REFERS TO THE DESIGNATED FEMA FLOOD AREAS. POSSIBLY ONE (1) OF SEVERAL ZONES - SEE FIRM PANEL NUMBER.
2. THIS FORM DOES NOT CALCULATE DATA FOR PARCELS INSIDE CITY LIMITS SO WATCH YOURSELVES.
3. WETLANDS CLASSIFICATION WILL POPULATE IF "ANY" PORTION OF SAID PARCEL CONTAINS A DELINEATED WETLAND.
4. COLLECTORS AND ARTERIALS ARE BASED ON THE SHERRIFS CENTERLINE WITH AN ADDITIONAL 100 FOOT BUFFER. 

CANYON COUNTY DEVELOPMENT SERVICES MAKES NO WARRANTY WITH RESPECT TO THE
ACCURACY, COMPLETENESS, OR USEFULNESS OF THIS PARCEL INFORMATION TOOL. 

CANYON COUNTY ASSUMES NO LIABILITY FOR DIRECT, INDIRECT, SPECIAL, OR  CONSEQUENTIAL DAMAGES RESULTING FROM 
THE USE OR MISUSE OF THIS PARCEL INFORMATION TOOL OR ANY OF THE INFORMATION CONTAINED HEREIN.
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Dan Lister

From: Mike Greiner <MGreiner@lurre.com>
Sent: Friday, June 2, 2023 11:23 AM
To: Ivan Kowalczyk
Subject: [External]  RZ2023-0001 Questions 
Attachments: 230518 18840 Simplot Boulevard Parcel Legal Description 22-154.pdf; FW: 18840 

Simplot Blvd Development - ITD Communication

 
Ivan, Good Morning. 
  
All is well, thank you.  I trust for you too. See responses to your request/s below. 
  

1. Currently there is no specific plan or need for water and therefore no details available, if and when the need 
arises we will comply with the requirements of the applicable agencies, SWDH/IDWR as needed. 

2. Same as number 1 above. If needed the requirements of SWDH will be complied with.  
3. Same as above, these details will be determined and submitted for approval at the appropriate time. 

  
I have attached a legal description, I think during our meeting you indicated you would need this? As well, I have 
attached the correspondence from ITD indicating access off of hwy 19 at the existing location with a TIS not required 
until a building greater than 70,000 sf is desired.  
 
Please let me know if you have any questions, 
  
Thank you, 
  
Mike 
 
 

From: Ivan Kowalczyk <Ivan.Kowalczyk@canyoncounty.id.gov>  
Sent: Wednesday, May 31, 2023 9:02 AM 
To: Mike Greiner <MGreiner@lurre.com> 
Subject: RZ2023-0001 Questions  
 
 
Dear Mike, 
 
I hope this email finds you well. As we move forward with the evaluation process, we would like to gather more 
information regarding the provision of potable water, sewer, and drainage on the property.  
In order to ensure compliance with local regulations and to address any potential concerns, we kindly request that you 
provide us with a detailed plan outlining your proposed approach for these essential services. The plan should include 
the following details: 
 
1. Potable Water: Please outline how you intend to provide a safe and reliable supply of potable water to the property. 
Specify the water source (e.g., municipal connection, well). 
 
2. Sewer System: Describe your proposed system for managing wastewater and sewage disposal on the property. 
Include information on the connection to the municipal sewer system, the design of any on-site disposal facilities 
(septic).  

Exhibit 2a
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3. Drainage: Provide details on how you plan to handle stormwater drainage on the property. Explain the measures you 
will take to ensure proper surface water runoff management, including any retention ponds, swales, or other drainage 
infrastructure. 
 
Additionally, if there are any specific challenges or considerations related to the property that may affect the 
implementation of these services, please address them in your plan. The plan can be as simple as responding to this 
email with a detailed plan of action on these matters.   
As I move forward in our review process I need to make findings concerning these provisions and the inability to make 
these findings could create a barrier to approval for rezone by the P&Z commission. Please let me know if you have any 
questions concerning this.  
 
Respectfully, 
Ivan Kowalczyk 
Planner I  
Canyon County Development Services 
208-454-7459 
Ivan.kowalczyk@canyoncounty.id.gov 
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The USDA-FSA Aerial Photography Field office asks to be credited in
derived products.

Date created: 5/1/2023

Point of Diversion
Place of Use Boundary
Townships
PLS Sections
Quarter Quarters

0 0.055 0.11 0.165 0.220.0275
Miles ±

 State of Idaho
Department of Water Resources

Water Right
63-2652A

The map depicts the place of use for the water use listed above and point(s) of diversion of this right as currently
derived from interpretations of the paper records and is used solely for illustrative purposes.  Discrepancies between the 
computer representation and the permanent document file will be resolved in favor of the actual water right documents
in the water right file.

Le
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nd

IRRIGATION

Water right 63-2652A for irrigation

Map center is in T04N  R04W
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LURRE SHOP LLC
AC 35.21

SUBJECT PROPERTY

SIMPLOT FEED LOTS INC
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IDAHO TRANSPORTATION DEPARTMENT 
P.O. Box 8028  •  Boise, ID  83707-2028 

(208) 334-8300  •  itd.idaho.gov 

 

 
 
 
 

October 31, 2023 
 
 
Dan Lister 
Principal Planner, Canyon County Development Services 
111 N 11th Ave. Suite 310 
Caldwell, ID 83605 
 
VIA EMAIL 
 

Development 
Application RZ2023-0001 

Project Name Cold Steel Properties 
Project Location 18840 SH-19 (Simplot Rd) MP 16.3  
Project Description Rezone of approx. 27.16 acres from Agricultural to Industrial 
Applicant Cold Steel Properties & Lurre LN LLC, represented by Studio H Architects 

 
The Idaho Transportation Department (ITD) reviewed the referenced applications and has the following comments: 
 

1. This project abuts the State Highway system. 
 

2. Per the Idaho Administrative Procedures Act (IDAPA) 39.03.42.400.07(b) developments should, if possible, take 
access from local roads. After reviewing documents pertaining to the private road that was constructed for the 
parcel to the east, it was determined that access to a public road does not exist. Therefore, ITD will allow 
access directly to the State Highway with the following conditions: 

 
a. When subject parcel develops and industrial uses are determined, ITD will require notice. The need for 

traffic generation number and turn-lane warrants will be required dependent on final use of land.  
b. Pursuant to IDAPA 39.03.42.200.09: 

The review process shall commence on the day the applicant submits the signed application and 
makes payment of the initial application fee(s). If the Department determines there is insufficient 
documentation to process the application, the process will be placed on hold until such 
documentation has been received. All applications for encroachment permits shall be reviewed and 
evaluated for current access control requirements, deed restrictions, safety and capacity 
requirements, design and location standards, or an approved variance of these standards, 
environmental impacts, location conflicts, long-range planning goals, and the need for an 
appraisal. A time table for the review process is available at the Idaho Transportation Department 
Headquarters Office or any District Office. 
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IDAHO TRANSPORTATION DEPARTMENT 
P.O. Box 8028  •  Boise, ID  83707-2028 

(208) 334-8300  •  itd.idaho.gov 

 

 
 
 
 

c. The minimum distance between the neighboring western parcels approach and an approved approach 
on the applicants parcel is 650’. Please coordinate with ITD Development Services when the time comes 
for determining the most desirable location for the approach. 

d. An ITD 2109 Right-of-Way Encroachment Application will need to be approved prior to any work being 
completed on SH-19. Approved permit applications are valid for one (1) year. Therefore, it is 
recommended that an application is submitted only after the potential parcel split is finalized and 
approach location is determined.  
 

3. Pursuant to attached document from Canyon Highway District 4 RE: Administrative Land Division- Canyon 
County Parcel R3638900000 (parcel directly to the east of subject parcel), the northern property line of the 
parcel R3638900000 is a 1/16th line and is designated per Canyon County Functional Class Map as a future 
collector road.  
 

a. When a future collector road at this location is constructed, ITD will require the access onto SH-19 be 
removed, returned to curb and access to be taken from public road.  

 
If you have any questions, you may contact me at (208)334-8337. 
 
 
Sincerely, 

Niki Benyakhlef 
Niki Benyakhlef 
Development Services Coordinator 
Niki.Benyakhlef@itd.idaho.gov 

Exhibit 4a
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IDAHO TRANSPORTATION DEPARTMENT 
P.O. Box 8028  •  Boise, ID  83707-2028 

(208) 334-8300  •  itd.idaho.gov 

 

 
 
 
 

June 16, 2023 
 
 
Ivan Kowalczyk 
Planner I, Canyon County Development Services 
111 N 11th Ave. Suite 310 
Caldwell, ID 83605 
 
VIA EMAIL 
 

Development 
Application RZ2023-0001 

Project Name Cold Steel Properties 
Project Location 18840 SH-19 (Simplot Rd) MP 16.3  
Project Description Rezone of approx. 27.16 acres from Agricultural to Industrial 
Applicant Cold Steel Properties & Lurre LN LLC, represented by Studio H Architects 

 
The Idaho Transportation Department (ITD) reviewed the referenced applications and has the following comments: 
 

1. This project abuts the State Highway system. 
2. Per the Idaho Administrative Procedures Act (IDAPA) 39.03.42.400.07(b) developments should, if possible, take 

access from local roads. If a development wants direct access to the State Highway system but there is local road 
access available, the applicant must prove the need for an access on the State Highway system with a Traffic 
Impact Study.  

3. This parcel has access to the SH-19 via Weitz Rd. Due to the size of vehicles entering and exiting an industrial 
zoned parcel, using the local road as an entrance rather than accessing directly from the State Highway system 
is required. However, as stated in para 2., if a TIS proves the need for the access, ITD may reconsider. 

4. Per the application, the applicant intends to divide the parcel into 3 lots. When the lots are split, further access 
to the state highway system may be considered at that time.   
 

If you have any questions, you may contact me at (208)334-8337. 
 
Sincerely, 
 

Niki Benyakhlef 
 
Niki Benyakhlef 
Development Services Coordinator 
Niki.Benyakhlef@itd.idaho.gov 
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1

Dan Lister

From: Ivan Kowalczyk
Sent: Thursday, May 4, 2023 11:13 AM
To: 'Niki Benyakhlef'
Subject: RE: [External]  RE: Industrial Access off of Highway 19

Yes this is super helpful! I’m planning on noticing this case in the coming days so feedback from ITD like this would 
certainly be helpful. We can certainly recommend conditioning the rezone to not allow the additional accesses and as 
the full picture comes to us from the applicant in the coming weeks concerning lots and building sizes we can add 
additional conditions concerning access onto Weitz. Thank you for the information and we will definitely keep in touch! 
 
 
Respectfully, 
Ivan Kowalczyk 
Planner I  
Canyon County Development Services 
208-454-7459 
Ivan.kowalczyk@canyoncounty.id.gov 
 
 
 

From: Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov>  
Sent: Thursday, May 4, 2023 11:01 AM 
To: Ivan Kowalczyk <Ivan.Kowalczyk@canyoncounty.id.gov> 
Subject: RE: [External] RE: Industrial Access off of Highway 19 
 
That’s hard to say. When we look at what trigger’s a TIS for an industrial development, we look at the 
total square footage. Along with the square footage, if it abuts the state highway system and if direct 
access is being requested will factor into requiring a TIS. I’m getting into the habit of asking for turn 
lane warrants and traffic generations counts first as a way to determine if a full TIS will be required. 
But, that is only for developments that are “on the fence,” so to speak, of requiring a TIS. In this case, I 
believe even if the lots are split, we will include all lots in the development as a whole. We also would 
not allow additional accesses based on multiple lots. 
 
Does that help?  
 

 

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: Ivan Kowalczyk <Ivan.Kowalczyk@canyoncounty.id.gov>  
Sent: Thursday, May 4, 2023 10:28 AM 
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To: Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov> 
Subject: RE: [External] RE: Industrial Access off of Highway 19 
 
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.  
 

Hi Niki, 
 
I appreciate the feedback! We met with the applicant and their representative (Alan Mills) on the matter on Monday 
and we did mention the potential need for a TIS. The applicants plan appears to be to split the property into multiple 
lots for different businesses in a similar fashion to what they did to the east with their private road that exits on to 
Weitz. Would the additional lots create the need for a TIS because of the additional traffic? 
 
 
Respectfully, 
Ivan Kowalczyk 
Planner I  
Canyon County Development Services 
208-454-7459 
Ivan.kowalczyk@canyoncounty.id.gov 
 
 
 

From: Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov>  
Sent: Thursday, May 4, 2023 10:05 AM 
To: Ivan Kowalczyk <Ivan.Kowalczyk@canyoncounty.id.gov> 
Subject: [External] RE: Industrial Access off of Highway 19 
 
Hello Ivan –  
 
I also found this. This is my last communication I had with the developers in reference to this site.  
 

 

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: Niki Benyakhlef  
Sent: Thursday, May 4, 2023 9:51 AM 
To: Ivan Kowalczyk <Ivan.Kowalczyk@canyoncounty.id.gov> 
Subject: RE: Industrial Access off of Highway 19 
 
Hello Ivan! 
 
Thanks for reaching out and getting our input. As a general rule, ITD would prefer developments to 
take access onto public roads is available instead of taking access directly onto the state highway. 
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Since the referenced applicant has access available onto Weitz Rd via their private road, that would 
be preferred.  
 
With that being said, we may still require mitigation at Weitz Rd and SH-19. I would like to request 
traffic generation counts as well as turn lane warrants along with the total square footage of the 
facility. This will help me determine if we will need a TIS. 
 
Please let me know if this doesn’t answer your questions, or if you need further clarification.  
 
 

 

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: Ivan Kowalczyk <Ivan.Kowalczyk@canyoncounty.id.gov>  
Sent: Monday, May 1, 2023 3:24 PM 
To: Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov> 
Subject: Industrial Access off of Highway 19 
 
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.  
 

Hello Niki, 
 
I’m Ivan Kowalczyk, Planner I at Canyon County Development Services. I am reaching out to you today to just get some 
feedback on a case that I have concerning a rezone to industrial property off Highway 19. The address is 18840 Simplot 
Blvd. The applicants have indicated they wish to take access off the highway directly however we did express concerns 
about industrial activities, particularly those companies with large construction and earthmoving equipment doing this. 
I’m reaching out to ITD to get your thoughts on this kind of access on to the highway and what kind of conditions or 
alternatives you would like to see the owners do if the rezone is approved. We did let them know that it would probably 
be more viable to take access off of Weitz Rd and use their private road, Lurre Ln to access the parcel. Please let me 
know your thoughts and if you have any questions or need clarification please let me know.  
 
Respectfully, 
Ivan Kowalczyk 
Planner I  
Canyon County Development Services 
208-454-7459 
Ivan.kowalczyk@canyoncounty.id.gov 
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Dan Lister

From: Jason O'Very <jasono@leeidaho.com>
Sent: Friday, January 20, 2023 9:37 AM
To: Mike Greiner
Subject: FW: 18840 Simplot Blvd Development - ITD Communication

Mike- 
Here is the email correspondence we have with ITD. 
Niki is the primary point of contact for the property, but Vince is who lead our meeting and provided the most feedback. 
I reached out to her earlier this week to confirm you could build up to 70,000sf without triggering a Traffic Impact Study. 
 
Jason O’Very, Principal 
Lee & Associates Idaho, LLC  
C  208.695.8787 
jasono@leeidaho.com 
 

From: Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov> 
Date: Friday, January 20, 2023 at 7:14 AM 
To: Jason O'Very <jasono@leeidaho.com> 
Cc: Mike Kane <mikeofiron@gmail.com>, Vincent Trimboli <Vincent.Trimboli@itd.idaho.gov> 
Subject: RE: 18840 Simplot Blvd Development - 27.146 acres 
 
Hello Jason, 
 
Thank you for touching base with me.   
 
For Industrial developments, anything greater than 70,000 sf will require a TIS. The permit will be reviewed during the 
same time as your TIS. As of right now, our current TIS review timeframe is approximately 6-8 weeks from the time of 
receipt.   
 
If you have any questions about the Permit process, or any other process along the way, please don’t hesitate in 
reaching out and contacting me.  
 
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 

 
 

From: Jason O'Very <jasono@leeidaho.com>  
Sent: Tuesday, January 17, 2023 9:54 AM 
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To: Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov> 
Cc: Mike Kane <mikeofiron@gmail.com>; Vincent Trimboli <Vincent.Trimboli@itd.idaho.gov> 
Subject: Re: 18840 Simplot Blvd Development - 27.146 acres 
 
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 morning Niki- 
 
I am following up on our meeting from last October.  We are working with a manufacturer that has significant interest in 
locating on the property at 18840 Simplot Blvd. 
I was reviewing my notes from our meeting with you, Vince and Mike and I wanted to see if you could confirm a couple 
items for me. 
 

 We would need to file for an Encroachment Permit for the existing 30 foot access drive.  (We would likely want 
to increase size to 35’ or 40’ to accommodate truck movement).  How long is the review process for this 
application? 

 Based on the existing 5 lanes including center turn lane, we would be able to kick off the development of 
roughly 70,000 to 75,000 sf prior to triggering a traffic study.  Just want to confirm this approximate square 
footage is accurate? 

 
For easy reference, I have attached a copy of the boundary survey we completed and aerials of the site. 
Thanks you, and we look forward to your feedback. 
Jason 
 
Jason O’Very, Principal 
Lee & Associates Idaho, LLC  
C  208.695.8787 
jasono@leeidaho.com 
 

From: Jason O'Very <jasono@leeidaho.com> 
Date: Monday, October 3, 2022 at 9:21 PM 
To: Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov>, Vincent Trimboli <Vincent.Trimboli@itd.idaho.gov> 
Cc: Mike Kane <mikeofiron@gmail.com> 
Subject: Re: 18840 Simplot Blvd Development 
 
Niki and Vince- 
Thank you for taking time to meet with us today.  It was very helpful to get your feedback on our preliminary plans for 
the Simplot Blvd property.   
 
Niki- 
Congratulations on your first day in your new role!  Mike and I look forward to working with you.   
Thanks again! 
Jason 
 
Jason O’Very, Principal 
Lee & Associates Idaho, LLC  
C  208.695.8787 
jasono@leeidaho.com 
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From: Jason O'Very <jasono@leeidaho.com> 
Date: Thursday, September 29, 2022 at 2:15 PM 
To: Vincent Trimboli <Vincent.Trimboli@itd.idaho.gov> 
Cc: Mike Kane <mikeofiron@gmail.com>, Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov> 
Subject: Re: 18840 Simplot Blvd Development 
 
Vince- 
Thanks for the phone call and email.  I just left you a voice message as well.  We will plan to see you on Monday at 4:15 
at the District office.  (8150 Chinden Boulevard) 
Have a nice weekend. 
Jason 
 
 
Jason O’Very, Principal 
Lee & Associates Idaho, LLC  
C  208.695.8787 
jasono@leeidaho.com 
 

From: Vincent Trimboli <Vincent.Trimboli@itd.idaho.gov> 
Date: Thursday, September 29, 2022 at 11:55 AM 
To: Jason O'Very <jasono@leeidaho.com> 
Cc: Mike Kane <mikeofiron@gmail.com>, Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov> 
Subject: RE: 18840 Simplot Blvd Development 
 
Hello Jason, 
 
I tried calling but your mailbox is full. We can arrange a meeting tomorrow at the District Office if you would like or 
Monday (10/3) at 4:15.  
 
Thanks. VT 
 
 
Vincent Trimboli  
District 3, Planning and Development Services Manager 
Office: 208.334.8817  
Cell: 208.949.3712   
 

 
 

From: Jason O'Very <jasono@leeidaho.com>  
Sent: Friday, September 23, 2022 4:04 PM 
To: Vincent Trimboli <Vincent.Trimboli@itd.idaho.gov> 
Cc: Mike Kane <mikeofiron@gmail.com> 
Subject: FW: 18840 Simplot Blvd Development 
 
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.  
 

Exhibit 4a



4

Good afternoon Vincent- 
I am reaching out to you to see if we can schedule a time to discuss access to the property at 18840 Simplot Blvd. (Hwy 
19) 
We are looking at developing an industrial building on the site and wanted to visit with the appropriate individual at ITD. 
Steve Fultz at the City of Caldwell referred us to you as a point of contact. 
Would you be available anytime next Wednesday through Friday that we can come visit with you? 
If we need to visit with someone else at ITD, if you would please direct us that direction it will be much appreciated! 
My contact information is below, and we look forward to meeting you. 
Jason 
 
Jason O’Very, Principal 
Lee & Associates Idaho, LLC  
C  208.695.8787 
jasono@leeidaho.com 
 

From: Steve Fultz <sfultz@cityofcaldwell.org> 
Date: Friday, September 23, 2022 at 8:19 AM 
To: Jason O'Very <jasono@leeidaho.com> 
Subject: RE: 18840 Simplot Blvd Development_Conceptual Site Plan.pdf 
 
Jason: 
 
Thanks for the email…and sorry I had to cut our conversation short the other day. 
 
Here is another contact at ITD: 
 
Vincent Trimboli Vincent.Trimboli@itd.idaho.gov 
 
This is the contact that our Public Works Director shared with me…hopefully this helps. 
 
Let’s reconnect soon. 
 
Steve 
 
Steve Fultz, MCRP 
Planning and Zoning Director 
621 Cleveland Blvd. 
P.O. Box 1179 
Caldwell, ID 83606 
sfultz@cityofcaldwell.org 
208-455-4666 
 
 
 
 
 
 

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 
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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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403 Blaine Street  Caldwell, ID  83605  Phone 208-649-1266  Fax 208-455-3014 

 

Date 5/22/2023 

  

Canyon County – Planning and Zoning 

Re:  

  

Dear, Bonnie Puleo, Hearing Specialist 

 

This is a request for Case No.RZ2023-0001: The applicant, Cold Steel Properties and Lurre 

Ln LLC, represented by Studio H Architects, is requesting a rezone of approximately 

27.16 acres from an “A” (Agricultural) zone to a M- 1 zone industrial zone. The subject 

property is located at 18840 Simplot Rd also known as parcel number R36386 a portion 

of the NW quarter of Section 24, T4N, R4W, BM, Canyon County, Idaho. The property is 

currently agricultural with one residence and associated accessory buildings, to be 

removed if approved. Cold Steel Properties sold the property to Lurre Ln LLC in April of 

2023 and Lurre intends to divide the parcel into at least 3 lots for industrial businesses 

after approval of the rezone. As the new property owners, questions about their 

intended land use should be directed to Lurre Ln LLC.a Preliminary/Final Plat for a 

Subdivision with 419 buildable lots on (R3247901200 approximately 24.18 acres) and 

(R3247900000 approximately 15.98 acres). 

 

The Caldwell Rural Fire Protection District has reviewed and can approve the 

application subject to compliance with all the following code requirements and 

conditions of approval. Any deviation from this plan is subject to Fire Department 

approval.  Please note that unless stated otherwise, this memo represents the 

requirements of the 2018 International Fire Code (IFC) as adopted by the Idaho State 

Fire Marshal’s Office. 

 

Comments: 

 

1. Fire hydrants, capable of producing the required fire flow, shall be located along 

approved fire lanes. Fire hydrant spacing shall meet the requirements of IFC 

table C105.1.1 (IFC 507.3, IFC B105.2, IFC C105). 

2. Structures greater than 30-feet in height will require aerial fire access roadways.  

These roadways shall be a minimum of 26-feet in width and located at least 15-

feet but no more than 30-feet from the building. (IFC D105) 

3. Roadway serving a fire hydrant shall be a minimum of 26-feet in width. (IFC 

D103.1) 

4. Dead-end fire apparatus access roads exceeding 150 feet (45 720 mm) in length 

shall be provided with an approved area for turning around fire apparatus. (IFC 

503.2.5) 

5. Fire apparatus access roads shall extend to within 150 feet of all portions of the 

exterior walls of the first story of a building measured by an approved route 

around the exterior of the building or facility. (IFC 503.1.1) 
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403 Blaine Street  Caldwell, ID  83605  Phone 208-649-1266  Fax 208-455-3014 

6. Fire apparatus access roads shall have an unobstructed width of not less than 20 

feet and an unobstructed vertical clearance of not less than 13 feet 6 inches. 

(IFC 503.2.1) 

7. The minimum outside turning radius of a fire apparatus access road shall be 48 

feet. The minimum inside turning radius shall be 28 feet. (IFC 503.2.4) 

8. Fire apparatus access roads shall have an approved driving surface of asphalt, 

concrete or other approved driving surface and can support the imposed load 

of fire apparatus weighing at least 80,000 pounds. Please provide 

documentation the road surface meets this standard. (IFC D102.1) 

9. Fire apparatus access roads shall not exceed 10 percent in grade. (IFC D103.2) 

10. Access gates shall comply with requirements of the IFC. If gates are 

electronically operated, they shall be equipped with an automatic opening 

mechanism activated by the Opticom system. Manual gates shall be secured 

with a Knox brand padlock (IFC 503.6, D103.5). 

11. All access shall comply with 2018 IFC, Appendix D 

12. Fire suppression systems may be required and shall be reviewed and approved 

by this office prior to installation and occupancy. 

13. Infrastructure (Water, Access, Street signs) shall be in place prior to vertical 

construction.  

 

General Requirement: 

Fire Department required fire hydrants, access, and street identification shall be 

installed prior to construction or storage of combustible materials on site.  Provisions may 

be made for temporary access and identification measures. 

 

Specific building construction requirements of the International Building Code, 

International Fire Code and City of Caldwell Code will apply. However, these provisions 

are best addressed by a licensed Architect at time of building permit application. 

 

Regards, 

 

Alan Perry 

Deputy Chief 

Fire Marshal 

Caldwell Rural Fire Protection District 

Aperry@cityofcaldwell.org 
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 PLANNING OR ZONING COMMISSION 

FINDINGS OF FACT, CONCLUSION OF LAW AND ORDER 
 

 

In the matter of the application of: 
Lurre Ln, LLC – Case #RZ2023-0001 
The Canyon County Planning and Zoning Commission 
considers the following: 
1) Zoning Map Amendment (Rezone) of approximately 

27.16 acres from an “A” (Agricultural) zone to an 
“M-1” zone (Light Industrial). 

[Case RZ2023-0001, 18840 Simplot Blvd., Caldwell 
(Parcel Number: R36386), a portion of the NW¼ of 
Section 24, T4N, R4W, BM, Canyon County, Idaho] 

 
 
 
 
 
 
 
 
 
  

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 RZ2023-0001. 
 

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), County Code §07-06-05 (Zoning Amendment Criteria), 
Canyon County Code §07-10-27 (Land Use Regulations (Matrix)), Idaho Code §67-6511 (Zoning Map 
Amendments and Procedures), and Canyon County Code 09-03-07 (Area of City Impact Agreement - 
Greenleaf). 

 

a. Notice of the public hearing was provided per CCZO §07-05-01 and Idaho Code §67-6509.   
 

2. The commission 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, §67-6511.  

 

3. The commission shall have those powers and perform those duties assigned by the board that are provided for 
in the local land use planning act, Idaho Code, title 67, chapter 65, and county ordinances. CCZO §07-03-01, 
07-06-05.  

 

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. 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, RZ2023-0001, was presented at a public hearing before the Canyon County Planning and Zoning 
Commission on February 15, 2024. Having considered all the written and documentary evidence, the record, the 
staff report, oral testimony, and other evidence provided, including the conditions of approval and project plans, 
the Planning and Zoning Commission decides as follows: 

 

ZONING AMENDMENT CRITERIA – CCZO §07-06-05 
 

A. Is the proposed zone change generally consistent with the comprehensive plan? 

 

Conclusion: The requested zone change is generally consistent with the Canyon County Comprehensive Plan 2030. 
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Case # RZ2023-0001 – Lurre | Findings of fact, Conclusions of law and Order Page 2 

Findings: (1) The subject property is designated as “Industrial” on the Future Land Use map in the 2030 
Canyon County Comprehensive Plan (Exhibit 3d, Staff Report). “The industrial designation is 
for various industrial needs of the County. Land uses in this category may require a mix of 
commercial or industrial uses that consists of assembly, fabrication, manufacturing, or 
processing goods and materials” (Pg. 26 of the 2030 Comp. Plan). 

 

 (2) The request aligns with the following goals and policies of the 2030 Canyon County 
Comprehensive Plan. 

a. Property Rights P1.01.01: No person should be deprived of private property without due 
process of law. 

b. Property Rights P1.01.03: Ordinances and land-use decisions should avoid imposing 
unnecessary conditions or procedures on development approvals. 

c. Economic Development P3.01.02: Support suitable sites for economic growth and 
expansion compatible with the surrounding area. 

d. Land Use and Community P4.01.02: Planning, zoning, and land-use decisions should 
balance the community’s interests and protect private property rights. 

e. Land Use and Community P4.02.01: Consider site capability and characteristics when 
determining the appropriate locations and intensities of various land uses. 

f. Land Use and Community P4.03.01: Designate areas that may be appropriate for 
industrial, commercial, and residential land uses while protecting and conserving farmland 
and natural resources. 

g. Land Use and Community P4.03.02: Encourage the development of individual parcels and 
subdivisions that do not fragment existing land use patterns. 

h. Transportation P8.01.01: Coordinate land use and transportation planning to locate 
development near appropriate transportation corridors and services. 

i. Agriculture P12.01.02: Encourage non-agricultural related development to the cities, areas 
of city impact, and other clearly defined and planned development areas. 

 

See criteria B-H for evidence. 
 

 (3) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. RZ2023-0001.  

 

B. When considering the surrounding land uses, is the proposed zone change more appropriate than the 
current zoning designation? 

 

Conclusion: The proposed zoning of M-1 is more appropriate than current zoning designation.  
 

Findings: (1) The parcel is currently zoned “A” (Agricultural, Exhibit 3f, Staff Report) and currently in 
agricultural use (Exhibit 6, Staff Report). 

a. According to CCZO §07-10-25(1), the purpose of the “A” (Agricultural) zone is: 

A. Promote the public health, safety, and welfare of the people of the County by 
encouraging the protection of viable farmland and farming operations; 
 

B. Limit urban density development to Areas of City Impact in accordance with the 
comprehensive plan; 
 

C. Protect fish, wildlife, and recreation resources, consistent with the purposes of the 
"Local Land Use Planning Act", Idaho Code title 67, chapter 65; 
 

D. Protect agricultural land uses, and rangeland uses, and wildlife management areas 
from unreasonable adverse impacts from development; and 
 

E. Provide for the development of schools, churches, and other public and quasi-public 
uses consistent with the comprehensive plan. 
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Case # RZ2023-0001 – Lurre | Findings of fact, Conclusions of law and Order Page 3 

The surrounding area is predominantly zoned “M-1” along Simplot Boulevard with 
sporadic “A” zones (Exhibit 3f, Staff Report). The “A” Zone becomes more prominent 
approximately 2,500 feet north of Simplot Boulevard and 1,400 feet south.  

The subject parcel is a mix of Class III and IV soils (moderately-suited soil). 
Approximately 16 acres are considered prime farmland if irrigated and reclaimed of excess 
salts and sodium with the rest of the property considered not prime farmland. The 
surrounding area, especially along Simplot Boulevard (SH-19) is considered not prime 
farmland (Exhibit 3i, Staff Report). 

 

 (2) The 2030 Canyon County Comprehensive Plan designates the future land use of the parcel and 
area as “Industrial” (Exhibit 3d, Staff Report). The property is located in the Greenleaf Area of 
City Impact. The city designates the future use of the parcel as “industrial” (Exhibit 3e, Staff 
Report). No comments were received from the City of Greenleaf. 

a. According to CCZO 07-10-25(7), The purpose of the M-1 (Light Industrial) Zone is to 
“provide for and encourage the grouping together of light industrial uses capable of being 
operated under such standards as to location and appearance of buildings and the 
treatment of the land about them so that they will be unobtrusive and not detrimental to 
surrounding commercial or residential uses.” 

b. The surrounding area is predominantly zoned “M-1” along Simplot Boulevard with sporadic 
“A” zones (Exhibit 3f, Staff Report). See Criteria C for additional evidence regarding 
surrounding uses and decisions. 

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

testimony, and the staff report with exhibits found in Case No. RZ2023-0001. 

 

C. Is the proposed zoning map amendment compatible with surrounding land uses? 
 

Conclusion: The rezone is compatible with the surrounding land uses which are predominantly zoned “M-1”. 
 

Findings: (1) The surrounding area is predominantly zoned “M-1” along Simplot Boulevard with sporadic 
“A” zones (Exhibit 3f, Staff Report).  

(2) The following is located in the immediate vicinity of the subject parcel: 
 Along the north boundary of the subject parcel are two parcels (approximately 40 acres in 

total) zoned “M-1” (Light Industrial) in 2007 by Lurre Construction (RZ2006-8; Exhibit 
5a, Staff Report). The parcels appear to have long-term mineral extraction uses. 

 Along the east boundary are three parcels (approximately 40 acres in total) zoned “M-1” in 
2007 (RZ2008-6; Exhibit 5a, Staff Report) owned by the applicant. 

 Abutting the south boundary of the subject parcel are Simplot Boulevard (SH-19) and 
Parcel R36384 and R36385 (approximately 50 acres in total) zoned “M-1” in 2002 
(RZ2002-11). The parcel is currently owned by Gayle Manufacturing Company, Inc. 
Other businesses located south of the subject parcel are AmeriGas Propane and Wilbur-
Ellis Caldwell (Agribusiness). 

 Abutting the west boundary of the subject parcel are five parcels (approximately 48 acres 
in total) zoned “M-1”. Parcels R36388, R36388010 and R36388011 were rezoned to “M-
1” in 2008 (RZ2008-2; Exhibit 5b, Staff Report). Parcel R36388 is occupied by Ecco 
Heavy Equipment Rental. Parcel R36355011, 011A, and 011B were rezoned to “M-1” in 
2020 (RZ2020-0005; Exhibit 5d, Staff Report). Interwest Supply is located on Parcel 
R36355011. At the northwest corner, the parcel abuts a 40-acre parcel zoned “M-1” in 
2019 (RZ2018-0034; Exhibit 5c, Staff Report) and is currently in mineral extraction use. 

 

 (3) The following land use decisions have been made within a one-mile radius of the subject parcel 
(Exhibit 3g, Staff Report): 

- CU2018-0006 – Triple Crown: A conditional use permit was approved on December 6, 
2018, for a long-term mineral extraction permit including sand and gravel mining and 
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hauling from the site, operation of a portable crusher, concrete batch plant, and an asphalt 
hot plant on Parcel R36078. The use is located approximately 1,400 feet northwest of the 
subject parcel. 

- CU2018-0008 – Idaho Material & Construction: A conditional use permit was approved on 
September 4, 2018, to extend the mineral extraction period an additional 20 years, modify 
the berm placement requirements, and adjust the acreage to reflect the actual extraction 
area of the original properties.  The subject properties include R36322010, R36377, 
R36322010A, and R36375011 totaling approximately 110 acres. The use is located 
approximately 4,200 feet west of the subject parcel. 

- RZ2018-0034 – Badiola (Exhibit 5c, Staff Report): Zoning Map Amendment (Rezone) of a 
37.9-acre parcel, R36355, from “A” to “M-1” was approved on April 8, 2019. The property 
abuts the northwest corner of the subject parcel. 

- RZ2020-0005 – JPR Properties (Exhibit 5d, Staff Report): Zoning Map Amendment 
(Rezone) of a 38.66-acre parcel, R36355011, from “A” to “M-1” was approved on 
November 2, 2020. The property abuts the west boundary of the subject parcel. 

  

 (4) The subject parcel is approximately 5,000 feet east of Munn Ranch Subdivision (Exhibit 3h, 
Staff Report). The subdivision is zoned “M-1” (Exhibit 3f, Staff Report). 

  

 (5) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. RZ2023-0001. 

 

D. Will the proposed zoning map amendment negatively affect the character of the area? What measures will 
be implemented to mitigate impacts? 
 

Conclusion:   The request will not negatively impact the character of the area. 
 

Findings: (1) The surrounding area is predominantly zoned “M-1” along Simplot Boulevard with sporadic 
“A” zones (Exhibit 3f, Staff Report).  

(2) The following is located in the immediate vicinity of the subject parcel: 
 Along the north boundary of the subject parcel are two parcels (approximately 40 acres in 

total) zoned “M-1” (Light Industrial) in 2007 by Lurre Construction (RZ2006-8), Exhibit 
5b, Staff Report). The parcels appear to have long-term mineral extraction uses. 

 Along the east boundary are three parcels (approximately 40 acres in total) zoned “M-1” in 
2007 (RZ2008-6; Exhibit 5a, Staff Report) owned by the applicant. 

 Abutting the south boundary of the subject parcel are Simplot Boulevard (SH-19) and 
Parcel R36384 and R36385 (approximately 50 acres in total) zoned “M-1” in 2002 
(RZ2002-11). The parcel is currently owned by Gayle Manufacturing Company, Inc. 
Other businesses located south of the subject parcel are AmeriGas Propane and Wilbur-
Ellis Caldwell (Agribusiness). 

 Abutting the west boundary of the subject parcel are five parcels (approximately 48 acres 
in total) zoned “M-1”. Parcels R36388, R36388010 and R36388011 were rezoned to “M-
1” in 2008 (RZ2008-2; Exhibit 5b, Staff Report). Parcel R36388 is occupied by Ecco 
Heavy Equipment Rental. Parcel R36355011, 011A, and 011B were rezoned to “M-1” in 
2020 (RZ2020-0005; Exhibit 5d, Staff Report). Interwest Supply is located on Parcel 
R36355011. At the northwest corner, the parcel abuts a 40-acre parcel zoned “M-1” in 
2019 (RZ2018-0034; Exhibit 5c, Staff Report) and is currently in mineral extraction use. 

(3) See criteria B &C for additional supporting evidence. 
 

 (4) Potential development impacts, such as addressing adequate services, essential services, and 
access, including addressing traffic impacts, will be completed through local agency, County, 
and/or state permitting requirements at the time of development. 

 

 (5) Notice of the public hearing was provided per CCZO §07-05-01 and Idaho Code §67-6509.  No 
comment was received from the public. 
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 (6) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. RZ2023-0001. 

 

E. Will adequate facilities and services including sewer, water, drainage, irrigation, and utilities be provided to 
accommodate the proposed zoning map amendment? 
 

Conclusion: Adequate sewer, water drainage, irrigation, and utilities can and will be provided at the time of 
development.  

 

Findings: (1) Necessary facilities such as water, sewer, irrigation, power, and drainage will depend on future 
uses (CCZO Section 07-10-27). The applicant initially states future uses will have an individual 
well and septic system (Exhibit 2a & 2b, Staff Report). However, a community well and/or 
community sanitary system may be required depending on the use. The City of Greenleaf has 
city services extended to Zoroco, Parcel R36322120, within the Munn Ranch Subdivision, over 
6,000 feet west of the subject parcel. The parcel is not located within a nitrate priority area 
(Exhibit 3l, Staff Report). 
 

No comments were received from the City of Greenleaf, Idaho Department of Water Resources 
(IDWR), Southwest District Health (SWDH), or Idaho Department of Environmental Quality 
(DEQ). 

 

 (2) The parcel is currently not served by an irrigation district. An irrigation well is available for 
irrigation per the water rights report from IDWR (63-2652A; Exhibit 2b, Staff Report).  

(3) Run-off and drainage will be maintained on-site (Exhibit 2b, Staff Report).  
 

 (4) Powerlines exist along Simplot Boulevard and on the subject parcel along the driveway serving 
the existing dwelling (Exhibit 6, Staff Report). No comment was received from Idaho Power. 

 

 (5) Future development will require coordination and/or permits from the County, affected local 
agencies, and affected state departments.  
 

 (6) Notice of the public hearing was provided per CCZO §07-05-01 and Idaho Code §67-6509.  No 
comment was received from the Idaho Department of Water Resources (IDWR), Southwest 
District Health (SWDH), Idaho Department of Environmental Quality (DEQ), and Idaho 
Power. 

 

 (7) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. RZ2023-0001. 

 

F. Does legal access to the subject property for the zoning map amendment exist or will it exist at the time of 
development? 
 

Conclusion: The existing access is not recognized by the Idaho Transportation Department. Before establishing a 
use on the parcel, access must meet Idaho Transportation Department and/or Canyon Highway 
District 4 regulations and standards. 

 

Findings: (1) The property appears to have access from Simplot Boulevard (SH-19). Idaho Transportation 
Department (ITD) finds the current access does not exist (Exhibit 4a, Staff Report). ITD 
requests future access not to have direct access to SH-19, but direct access to SH-19 is allowed 
subject to traffic generation numbers and turn-lane warrants at the time of development per the 
process outline in IDAPA 39.03.42.200.09. The access must meet minimum distance 
requirements between existing approaches. Upon the construction of the future collector road 
along the north property line, ITD will require the access directly onto SH-19 to be removed.  

 

 (2) Canyon Highway District #4 (CHD4) provided the following future access opportunities 
(Exhibit 4b, Staff Report): 

a. Direct access to SH-19 per ITD regulations and standards. 
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b. Connecting to the cross access on R36355011 to Pinto Lane which would require cross 
access through Parcels R36388 & R36388010 subject to County and CHD4 regulations 
and standards. 

c. Access to Lurre Lane to Weitz Road through parcels owned by the applicant is subject to 
County and CHD4 regulations and standards. 

 

 (3) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. RZ2023-0001. 

 

G. Does the proposed zoning map amendment 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: Future development will require trip generation numbers and a traffic impact study before 
commencement of use. 

 

Findings: (1) Idaho Transportation Department requests future access not to have direct access to SH-19 
(Exhibit 4a, Staff Report). However, direct access to SH-19 is allowed subject to traffic 
generation numbers and turn-lane warrants at the time of development per the process outlined 
in IDAPA 39.03.42.200.09. The access must meet minimum distance requirements between 
existing approaches. Upon the construction of the future collector road along the north property 
line, ITD will require access directly onto SH-19 to be removed. 

 

 (2) Based on the number of uses allowed in the “M-1” zone (CCZO Section 007-10-27) and the 
impacts created cumulatively, Canyon Highway District #4 will require future development to 
submit a traffic impact study (Exhibit 4b, Staff Report).  

 

 (3) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. RZ2023-0001. 

 

H. Will the proposed zoning map 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: Based on comments received (Exhibit 4, Staff Report), the local agency or affected state department 
will address essential service impact at the time of development. 

 

Findings: (1) Caldwell Rural Fire District can approve the request subject to compliance with code 
requirements and conditions such as fire hydrants, aerial fire access roadways, fire apparatus 
access roads, and turnarounds (Exhibit 4c, Staff Report). 

 

 (2) Notice of the public hearing was provided per CCZO §07-05-01 and Idaho Code §67-6509. No 
comments were received from Vallivue School District, Canyon County Sheriff’s Department, 
and Canyon County Paramedics/EMTs. 

 

 (3) Potential traffic and access impacts addressed in the findings and evidence for criteria G & H 
which can have impacts on essential services, will be addressed by the affected agency at the 
time of development before commencement of use. 

 

 (4) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. RZ2023-0001. 

 

Canyon County Code §09-03-07(Area of City Impact Agreement) - AREA OF CITY IMPACT AGREEMENT 
ORDINANCE 

 

Conclusion: The property is located within the Greenleaf Area of City Impact. A notice was sent to the City of 
Greenleaf per Canyon County Code Section 09-03-07. No comments were received. 

 

Findings: (1) Pursuant to CCZO 09-03-07: There is hereby adopted for the purposes of complying with 
Idaho Code section 67-6526(a) the Ordinance codified in this Article, which provides for the 
application of the latest edition of the Canyon County Comprehensive Plan as duly enacted 
and adopted and amended by the County Commissioners, and Chapter 7 of this Code, to the 
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area of impact of the City of Greenleaf within the unincorporated area of the County, until a 
new comprehensive plan and/or zoning ordinance has been duly adopted in accordance with 
the provisions of a joint exercise of power agreement impact area City of Greenleaf/County of 
Canyon. Until the joint exercise of power agreement is adopted and operational, the County 
shall direct copies of all applications coming before it, pursuant to the Local Planning Act of 
1975 and Chapter 7 of this Code concerning property located in the area of City impact of 
Greenleaf, for the City of Greenleaf's input on the application and shall give such input due 
consideration; and after the adoption of the joint exercise of power agreement and the same 
becomes operational, then the provisions of that agreement shall govern this process.  

 

 (2) The City of Greenleaf designates the property and area as industrial in the city’s 
comprehensive plan (Exhibit 3e, Staff Report). 
 

(3) The City of Greenleaf was noticed on May 18, 2023, and January 3, 2024. No comment was 
received.  

 

 (4) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. RZ2023-0001. 

 

Order 
Based upon the Findings of Fact, Conclusions of Law and Order contained herein, the Planning and Zoning 
Commission recommends approval of Case # RZ2023-0001, a rezone of Parcel R36386 from an “A” (Agricultural) 
zone to an “M-1” zone (Light Industrial). 

 

DATED this ________ day of _________________________, 2024. 
 

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 2024, before me_________________________, a notary public, personally appeared 

__________________________________, personally known to me to be the person whose name is subscribed to the within instrument, 

and acknowledged to me that he (she) executed the same. 

Notary:         

 My Commission Expires:      
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