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Planning and Zoning Commission 
Canyon County Development Services Dept.  

  
  

CASE NUMBER: STAFF REPORT  Page 1 of 13 

 

 

HEARING DATE: November 16, 2023 Ph

oto 

  

OWNER: 
AK Feeders, LLC 

David DeBenedetti, Manager 

  

APPLICANT/REP: 

Matt Wilke, White Barn 

Ventures 

Hannah Dutrow, 

AGPROfessionals 

  

PLANNER: Deb Root 

  

CASE NUMBER: CU2022-0036 

  

LOCATION: 
 21696 Stateline Road, Wilder 

14-4N-6W-NW 

  

PROJECT DESCRIPTION: 

Case No. CU2022-0036:  The applicant, AK Feeders, represented by Matt Wilke, is requesting a 
conditional use permit for a Confined Animal Feeding Operation (CAFO) for 3,700 head of beef 
cattle.  The proposed CAFO facility will be located on approximately 80 acres of parcel R37348010 
(163.23 ac) at 21696 State Line Road, Wilder, ID further described as a portion of the NW quarter of 
Section 14, Township 4N, Range 4W, BM, Canyon County, ID.  The property is zoned “A” 
(Agricultural).  This application is proposing to expand an existing feedlot (not currently a CAFO and 
was not an existing CAFO by definition when the ordinance was adopted CCZO 07-002 1/18/2007) so 
this request is for a new CAFO facility permit.  

 

PROJECT INFORMATION: (See Exhibit 1-Parcel Tool for Parcel Information) 
 

The applicants are proposing to exceed 1,000 head of cattle (3700 head) in a confined feeding 
operation therefore a conditional use permit (hereafter CUP) for a confined animal feeding 
operation (hereafter CAFO) is required by CCZO 07-10-27 and Chapter 8. 
 
A Confined Animal Feeding Operation (CAFO) permit is required for the proposed AK Feeders, LLC 
cattle feeding operation not to exceed 3,700 head of cattle in accordance with Chapter 8 of the Canyon 
County Zoning Code and in compliance with state statutes: 67-6529(A-H).  The definition of CAFO in 
Canyon County code and the Idaho Code, 67-6529C is as follows:  CAFO means a lot or facility 
where the following conditions are met: 
(a)   Animals have been, are, or will be stabled or confined and fed or maintained for a total of 

ninety (90) consecutive days or more in any twelve-month period; 
(b)   Crops, vegetation, forage growth or postharvest residues are not sustained in the normal 

growing season over any portion of the lot or facility; and 
(c)   The lot or facility is designed to confine or actually does confine as many as or more than the 

numbers of animals specified in any of the following categories: seven hundred (700) mature 
dairy cows, whether milked or dry; one thousand (1,000) veal calves; one thousand (1,000) 
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cattle other than mature dairy cows or veal calves; two thousand five hundred (2,500) 
swine each weighing fifty-five (55) pounds or more; ten thousand (10,000) swine each 
weighing less than fifty-five (55) pounds; five hundred (500) horses; ten thousand (10,000) 
sheep or lambs; or eighty-two thousand (82,000) chickens. 

 
The applicant letter of intent indicates that the property has a long history of feeding cattle up to 1000 
head and that the applicant currently feeds and grazes cattle on the site (Exhibit 6, 7, 22).  Former 
property owner, Andy Bishop, provides history of property and use as a feedlot in Exhibit 6.  Staff 
review of Google Earth Pro historical images of the property (1994 to present) indicate evidence of 
feed pens, forage stockpiles (hay & silage), and seasonally--cattle in the pens (Exhibit 7).  The 
applicant added feeding pens to the property in the fall of 2022 to more efficiently manage his current 
allowed operations below the threshold of a conditional use permit for a large animal facility and/or 
CAFO.   
 

The CUP application was submitted on 7-18-2022.  The application was initially missing 

documentation required by ordinances and required to request a siting team evaluation.  Area residents 

reported that the applicant was constructing the feedlot and the applicant was sent a courtesy notice on 

October 17, 2022 indicating to the applicant that their permit had not yet been approved and that 

expansion of the use to provide for animal units on the site above and beyond the number of units 

available to the property without a CUP permit must cease.  The applicant completed the pens that were 

in process to facilitate the number of livestock allowed on the property without a CUP for a feedlot 

and/or CAFO permit (< 1000 head). (Exhibit 25, 26) 
 

CCZO 07-02-03: Definitions Enumerated: 

ANIMAL/BIRD UNIT: The following numbers of animals are a unit of measurement to determine 
the number of animals allowed per acre of land devoted to the animals' care: two (2) cows, two 
(2) horses, ten (10) sheep, five (5) swine, ten (10) goats, six (6) llamas, twelve (12) alpacas, seventy 
five (75) chickens, seventy five (75) game birds, fifteen (15) turkeys, fifteen (15) geese, fifteen (15) 
peacocks/guinea hens, four (4) ostrich, eight (8) emu, and twelve (12) rhea. 
 
For animals not listed individually, the Director shall use the most similar animal in regards to size and 
amount of waste produced to determine the animal unit ratio. 
 
In determining the number of animals permitted, only the parent animal will be counted until a horse is 
six (6) months in age, and cattle shall be considered calves from birthweight to approximately four 
hundred (400) pounds. Sheep (lambs) and goats (kids) when greater than three (3) months of age and 
swine fifty-five (55) pounds or greater will be counted when determining animal units. 
 
In determining the number of domestic birds permitted, only birds one month or older in age shall be 
counted. 
 
In determining the number of animal units for calf raising or other operation where young animals are 
raised predominantly without the parent, each animal will be counted as one-half (1/2) its animal unit 
equation specified herein, until the animal reaches the age/weight herein. Combinations of animals are 
allowed, provided that the ratio of animal units per acre is maintained. 
 
ANIMAL FACILITIES (LARGE): A facility that exceeds more than four (4) animal units per acre of 
land devoted to the animals' care. Large animal facilities include: 

Bird Farm: A facility or confined area for the keeping of birds. 
Calf Raising Operation: The raising of young animals, predominantly without the parent, in 

preparation to return them to a dairy or feedlot. 
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Dairy Farm: A facility for bovine, sheep, goats or other animals that are milked; the operation is 
licensed by the State of Idaho Department of Agriculture to sell milk. 

Feedlot: A facility or confined area for cattle, horses, sheep, goats, and/or swine. 
 

CCZO 07-10-27 Land Use Regulations (Matrix): 

 

 
 

AK Feeders, LLC has the following property holdings in Idaho in the area of Stateline and Peckham 

Roads under title of AK Feeders, LLC including R37348010 (163.23 ac), R37315010 (39.95 ac), 

R37346 (40.79 ac) and R37345 (31.71 ac), R37318011 (11.56 ac), R37318012 (41.94 ac), 

R37318013(2.23 ac), R37318014 (8.55 ac) and R37318 (6.18 ac) totaling 346.14 acres in the 

immediate vicinity of the proposed CAFO.  For the purpose of calculating the total number of animals 

permitted outright on the AK Feeder’s listed properties, if a CAFO were not required, i.e. grazing of 

cow calf pairs on pasture or crop land.  AK Feeders is entitled up to four (4) units (not to exceed 

without a CUP) per acre or eight (8) head of cattle per acre [8 x 346 = 2768 head] not confined to or to 

not be defined as a feedlot.  AK Feeders, LLC has a cow-calf operation and is utilizing portions of the 

property for grazing.  They also have a small herd of horses on the properties.   

 

Currently the property is in compliance with the Canyon County Code of Ordinances.  The applicants 

have not expanded the facility to exceed the permitted number of animals (999 head) without a 

conditional use permit for a CAFO permit.  The applicant requested (May 30, 2023) to add a concrete 

slab to store current feed products (potato cake) for the existing cattle feeding operation which was 

acknowledged by staff and constructed by the applicant (Exhibit 27). 

 

On June 29, 2023 the Board of County Commissioners signed a resolution and sent a letter to the Idaho 

State Department of Agriculture Director, Chenal Tewalt, requesting to have a CAFO site advisory 

team be formed to review the proposed CAFO site at 21696 Stateline Road (Exhibit 62).  The primary 

focus of the CAFO Site Advisory Team is to provide an environmental risk assessment focused on 

water quality for the proposed facility location. An Idaho State Department of Agriculture (ISDA) 

representative worked with the applicants to obtain the additional documentation required for the team 

to form and schedule an onsite visit and review of the proposed CAFO location.   The siting team led 

by Pradip Adhikari, PhD with the Idaho State Department of Agriculture (ISDA), representatives from 

the Idaho Department of Environmental Quality (IDEQ) and Idaho Department of Water Resources 
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(IDWR), the applicants, their representatives, and Canyon County staff met at the site on September 6, 

2023 for the siting team review of the proposed facility and surrounding area.  The primary focus of the 

siting team is to provide an environmental risk assessment focused on water quality for the proposed 

facility location. 

 

The Siting Team, in accordance with the statute requirements, provided the AK Feeders Siting Report, 

map, and scoresheet to Canyon County on 09-15-2023 (Exhibits 8, 9, 10). Mr. Adhikari, PhD provided 

a brief synopsis in the email accompanying the report as follows: 
“Some physical factors such as depth to water, lack of clay in the unsaturated zone and soil type, could create potential 
hazards to groundwater quality by the proposed CAFO expansion. Therefore the CAFO siting team has rated this facility 
as High Risk. This risk can be mitigated by implementing best management practices such as storing liquid effluent, 
carol runoff in the ISDA approved containments, increased frequency of manure removal and storing in the concrete 
/clay lined (clay >15%) surface.  We also included statement related to this issue in the Best Management Practice 
Recommendation in the report.” (Exhibit 8.1) 

 

In Section III. Mitigation of the AK Feeders Siting Report, the text indicates that if approved by the 

county for operation, “…the facility will operate as a licensed CAFO.  ISDA has regulatory 

jurisdiction over the facility per IDAPA002.0415 ‘Rules Governing Beef Cattle Animal Feeding 

Operations’.”  The Nutrient Management Plan will require modification and “the waste system 

improvements/modifications will need to take place, prior to the increase in animal units.”  Additional 

mitigation included, but is not limited to, the applicant applying best management practices to mitigate 

environmental concerns and risk factors.  They must take care in implementing their Nutrient 

Management Plan (NMP) in the area including the timely incorporation (tilling) of the solid waste into 

the soil to avoid runoff of solid waste or effluent into the surrounding surface water bodies.  The 

applicant should take care in timely transfer of liquid effluent (standing water in the pens and fields) to 

an ISDA approved structure.  Storage in a concrete/clay-lined (>15% clay) surface will help to prevent 

groundwater pollution. 

 

The Idaho State Department of Agriculture has reviewed and approved the current operations’ Nutrient 

Management Plan (NMP) and provided a letter of approval (Exhibit 13).  "Nutrient management plan" 

means a plan prepared in conformance with the nutrient management standard, provisions 

required by 40 CFR 122.42(e)(1), or other equally protective standard for managing the amount, 

placement, form and timing of the land application of nutrients and soil amendments (§22-4904). 

The required NMP studies were not provided to Development Services; they are protected by law and 

deemed trade secrets (§22-4906).  The NMP is exempt from disclosure pursuant to section 74-107, 

Idaho Code.  If the CAFO request is approved the ISDA indicated in the Siting Report that the Nutrient 

Management Plan will be modified if/when the facility expands to accurately reflect the current 

operation. The NMP is also referenced in the Canyon Soil District agency response (Exhibit 8, 19) 

 

The ISDA team lead, Pradip Adhikari, PhD was asked the following by staff: 

“For the BMPs that are listed in the siting report:  When the Dept of Ag reviews and permits effluent 
storage facilities does the ISDA require the applicant to construct the clay/concrete lined facilities?”  
 
Mr. Adhikari responded, “All the earthen liquid storage should meet the ISDA standards that is 
included in the IDAPA 02.04.14 and should be inspected and approved by ISDA. You can find details 
in the link and a section of code copied below.”   A link to the code and the following code clip are 
provided in the Exhibit 8.2.  
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The siting team’s focus is environmental concerns with ground and surface water contamination and 

the team did not discuss dust, noise, odor, pests, lighting or roadway impacts during the site evaluation.  

The applicant provided a Waste Management Plan (Exhibit 12) that is an overview of the waste 

management and nuisance control for the proposed facility which includes an odor control plan, dust 

control plan, and a pest control plan implementing forms of best management practices included in the 

required Nutrient Management Plan reviewed and approved under the jurisdiction of the ISDA.  The 

development should be conditioned to adhere to and manage effectively the aforementioned waste and 

nuisance items typically associated with a feedlot operation as outlined in the Waste Management and 

Nuisance Control Plan as regulated by the ISDA for CAFO operations.  The report states, “Special use 

conditions, if not required by existing State or Federal law, would be the county’s responsibility to 

enforce.” (Exhibit 8, Section IV, page 3.) 
 

CAFO operations require stock water and/or commercial water rights.  The applicant has provided 

approved IDWR stock water rights permits (Exhibits 21 & 22).  The Idaho Department of 

Environmental Quality (IDEQ) produced map (Exhibit 10) for the siting team review and analysis 

which provides animal units within a five (5) mile radius, public water 

systems, residential wells, irrigated acres, and population.  The numbers 

are shown and stated as follows and shown graphically by location on the 

map as appropriate (includes property in Canyon and Owyhee Counties 

but not inclusive of Oregon): 
Animal Units < 5 miles = 11,740     

Public Water Systems = 5 

Residential Wells = 350 

State Monitoring Wells = 56 

Deep Injection Wells = 1 

Population 2020 = 2,669 

Irrigated Acres = 27,868 

USGS (NHD) Springs = 1 

Schools = 0 
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The county GIS topography contours indicate that the proposed feedlot property lies down gradient 

from the neighboring properties to the north, east, and south with an elevation of approximately 2215 

feet very gently sloping towards the Oregon border and the Snake River (Exhibit 44).  The town of 

Adrian, Oregon is approximately four (4) miles to the northwest of the proposed feedlot.  The city of 

Wilder is approximately 5.3 miles east, the city of Parma is approximately 7.5 miles north and east, and 

the city of Homedale is approximately 5.6 miles southeast of the proposed feedlot. 

 

PROJECT OVERVIEW: 
 

Existing Conditions: 

Direction Existing Conditions Primary Zone Other Zones 

N Ag. crop land/some residential “A” (Agricultural) NA 

E Ag. crop land/sporadic residential “A” (Agricultural) NA 

S Ag. crop land/residential adjacent to Peckham Rd “A” (Agricultural) NA 

W 
State of Oregon-Ag. crop land/one residence 

southwest  
“A” (Agricultural) NA 

“A” (Agricultural), “R-R” (Rural Residential), “R-1” (Single-Family Residential), “C-1” (Neighborhood Commercial), “C-

2” (Service Commercial), “M-1” (Light Industrial), “CR” (Conditional Rezone) 
 

 

Surrounding Land Use Cases:   

- There are no land use cases in the immediate vicinity.  There is a feedlot approximately 1.25 miles 

to the east on Arena Valley Road (R37337) and a conditional use permit (CU2003-452) for 

mineral extraction approximately 1.25 miles to the north of the subject property on Howe Road.  

Additionally, there is a sheep feedlot operation (Frank Shirts) located approximately 2.4 miles to 

the northeast on Roswell Road.  There are also a several dairies and feedlots between one (1) and  

three (3) miles south of the Snake River in Oregon and Owyhee County (identified on the Siting 

Team Map (Exhibit 10). 

 

Character of the Area:   

- The character of the area is predominantly agricultural.  The 2020 Comprehensive Plan Map 

identifies the area as agriculture.  There are a few agriculturally zoned residential properties 

adjacent to the subject parcel R37348010 (163 acres) along Peckham Road on the southern 

boundary.  Several of the small agricultural parcels and residences pre-existed the 1979 Canyon 

County Zoning Ordinance (CCZO) and zoning map (Exhibit 63).  Four of the five properties abut 

the Snake River on their southern boundaries.  There is also a small group of six agricultural 

zoned residential properties to the north that were created by land divisions and through the 

conditional use permitting process for land division in 1998.  AK Feeders, LLC owns and farms 

the property to the north and south of this small rural agricultural zoned development.  The 

character of the area is predominantly agricultural and in agricultural production.  The property is 

not located within an area of city impact and there is not a trend of residential development 

activity within two miles of the proposed site.  There is increasing residential development and 

when approaching the City of Wilder and the Wilder area of city impact approximately 3.7 miles 

east of the proposed CAFO site on State Line Road.  
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Access and Traffic: 

- The applicant provided a traffic analysis for the proposed CAFO and provided the engineer 

calculations (Exhibit 15 & 16) estimating an increase in daily trips from 13 to 24 if the permit is 

approved.  A Traffic Analysis Study (TIS) was not required due to the estimated trip counts.  The 

highway district reviewed the information and access proposed at the current location for 21696 

State Line Road.  JUB Engineers on behalf of Golden Gate Highway District No. 3 (GGHD) does 

not oppose the proposed access location and requested use of the facility (Exhibit 18).  Some 

improvements such as a paved commercial approach will be required in compliance with GGHD.  

The Oregon Department of Transportation (ODOT) reviewed the application indicating that they 

do not have concerns with the traffic generation estimates provided and that they do not have 

permitting authority on the east side of State Line Road. (Exhibit 17).   The opposition letters from 

Hawe, Case, Alderson, Christopherson, Marston, Brown, Cardoza, and Isaak all mentioned 

concerns over traffic on the roadways and more specifically truck traffic using the public road 

system.  Peckham, Stateline, and Redtop Roads have a number of 90 degree turns that the area 

neighbors indicate are already safety hazards and that the increased traffic will make it worse 

(Exhibits 47-60).  No specific evidence was provided with regards to safety incidents.  The 

highway district having jurisdiction, GGHD, did not indicate specific concerns regarding 

increased truck or support vehicle traffic on the public road system. 

 

Facilities:  

- The subject property currently contains a single-family residence with well and septic, several 

accessory farm/ranch buildings including an arena, horse barn, stalls, a shop, an office, cattle 

feedlot pens and various other accessory structures.  The property has surface irrigation and 

groundwater irrigation from the Allen Drain and the Arena Lake Drain.  The property has current 

stockwater rights from the Allen Drain (Exhibits 22).  The applicant has obtained permit approval 

for groundwater rights for the proposed CAFO facility (if approved) for up to 3700 head of cattle 

(Exhibit 21).  These rights will be appropriated from a new well on the subject property. 
 

- If approved, additional improvements will be made to the site including a proposed 

reconfiguration of the receiving and processing (shipping) facilities, additional feedlot pens, and 

accessory structures for the operation of the facility and the waste systems as required by the 

ISDA and NMP (Exhibit 3 & 8 Site Plan & Siting Report). 
 

- The existing irrigation pivot line is to be modified to continue to provide irrigation to the 

agricultural fields south of the feedlot on the subject property. 
 

- Lighting of the facility was another concern indicated by the neighbors.  The applicant provided a 

lighting plan for the facility and indicated in the email that “lighting will be downward facing and 

only utilized when needed during non-daylight hours.  There are five (5) lights proposed on the 

site plan.”  Mr. Wilke indicated that he provided a screen shot and circled the locations in red for 

reference (Exhibit 14 & 15). A condition is placed to address lighting now and in the future at the 

facility if approved-the lighting will be downward facing and shielded to prevent light pollution 

off property as required in the CCZO §08-01-11(1) C 4. 
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- Hours of Operation-The applicant initially submitted the land use worksheet with the hours of 

operation from 6:00 a.m. to 8:00 p.m. daily.  Although this may be the typical hours that 

employees are working at the facility and the cattle are on the facility 24 hours per day; many 

situations can arise causing the facilities to be in operation outside of the typical day-to-day 

operating hours.  Staff requested the applicant modify the land use worksheet to reflect a 24-hour 

operation typically expected for animal facilities.  Typical hours of daily operation would be 6 

a.m. to 8 p.m. (Exhibit 22) 

 

Essential Services:  

- Staff notified the City of Wilder, Wilder Fire District, Canyon County Sheriff, CC 

Paramedics/EMT, Riverside Irrigation District, Southwest District Health, the Soil Conservation 

District, DEQ, IDWR, Idaho Fish and Game, ISDA of the proposed CAFO application.  Staff 

received comments from GGHD (Exh 18), IDEQ (Exh 20), IDWR & ISDA (Exh 8,9,10 Siting 

Report) and the Soil Conservation District (Exh 19).  The proposed facility operations do not 

propose a significant increase in staffing to manage the facility on a daily basis and services 

including sheriff, fire and EMS are currently provided to the facility and surrounding area with 

access via the public road systems.  Staff did not receive comments from the fire district, sheriff’s 

office, paramedics, City of Wilder, or SWDH.   

 

COMPREHENSIVE PLAN ALIGNMENT: 

The conditional use application for a confined animal feeding operation (CAFO) is consistent with the 

2020 Canyon County Comprehensive Plan adopted by County Resolution No. 11-098, as amended.  

The Plan contains the planning Components as required by I.C. § 67-6508.  The applicable plan, the 

2020 Comprehensive Plan, designates the proposed CAFO application area as Agriculture.  The 

proposed use as a CAFO is an agricultural use.  The Plan describes the land use classification 

‘Agriculture’ as follows: 

The agricultural land use designation is the base zone throughout Canyon County. It contains 

areas of productive irrigated croplands, grazing lands, feedlots, dairies, seed production, as 

well as rangeland and ground of lesser agricultural value. 

 

The proposed use and application aligns with many components, goals and policies within the 

plan and is consistent with the Plan as a whole.  Staff has provided the Commission with a 

thorough analysis of each component of the 2020 Comprehensive Plan for the Commission’s 

consideration in the Findings of Fact, Conclusions of Law attached hereto as see Exhibit 2. 

 

POTENTIAL IMPACTS: 

- The feedlot currently exists on the property and has for many years as evidenced by the 

chronology of aerial photos taken from Google Earth Pro for the years 1994, 2002, 2004, 2006, 

2009, 2011, 2013, 2015, 2017, 2018, 2019, 2021 and 2022.  The applicant upgraded and 

expanded a portion of the feedlot to accommodate the animal units entitled on the properties 

not to exceed 1000 head until a CAFO permit is approved.   

 

- The CAFO Advisory Siting Team has evaluated the environmental aspects of the permit 

location scoring this location as ‘high’ risk.  The team also indicates in the report that the risks 
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can be mitigated with Best Management Practices and permitting.  In an email the ISDA 

representative, Pradip Adhikari, PhD, indicates that “factors such as soil permeability, 

thickness of clay, aquafer geology, depth of water etc... play a vital role for high score.  

However, these factors can be easily mitigated by implementing available best management 

practices which are suggested in the AK feeders siting report.”  He states further, “Risk score 

that are determined based on the physical environmental factors of the CAFO site cannot be 

reduced but definitely can be mitigated.” (Exhibit 8.3 10/17/23 email Wilke/Pradip) 

 

- CAFO’s by nature, animal quantity in a confined area, are inherently a more intensive 

agricultural use and concerns regarding dust, noise, pests, and odor are frequently cited 

concerns.  The applicant has proposed mitigation techniques and plans for minimizing the 

impacts to the surrounding properties (see Exhibit 12 Waste Management and Nuisance 

Control Plan) in compliance with regulations reviewed, approved and monitored by the ISDA 

for CAFO operations.  The animal units originally proposed by the applicant were reduced 

from 6000 head to 3700 head and the feedlot facility was consolidated to one property south of 

the Allen Drain to reduce the potential impact to existing residential properties in the 

predominantly agricultural zone. There are agriculturally zoned residential properties in the 

predominantly agricultural area but there is not a residential trend of development in the area.   

 
- The site is not located in a designated Nitrate Priority Area.  The Ada Canyon Nitrate Priority 

Area is located approximately 3300 feet east of the property.  The topography map indicates 

that the subject property is down gradient from the nitrate priority area.  ISDA requires soil 

testing (Exhibit 13) and monitoring wells are located as identified in Exhibit 12.2 provided to 

the Siting Team for the site review analysis.  Neighbors to 

the south of the property have expressed concerns with 

nitrates and water contamination.  Nutrient Management 

Plans and application of nutrients to the properties are the 

jurisdictional responsibility of the Idaho State Department of 

Agriculture (ISDA).  Staff has proposed conditions (Exhibit 

2) to mitigate the concerns expressed by the immediately 

adjacent properties including a 300-foot buffer from the 

Cardoza property, R37348, restricting the land application of 

nutrients and a 500-foot buffer to restrict composting or 

stockpiling of nutrients/waste within that buffer along 

Peckham Road on the southern boundary of the subject 

property and around parcel R37348 (Cardoza). 

 
- Wildlife Concerns:  The area in and around the proposed and existing facility is predominately 

in agricultural livestock and cultivated crop production.  The proposed CAFO facility as 

conditioned is not anticipated to significantly impact the wildlife including migratory birds in 

the area. 

 

  

Nitrate 

Priority 

Area  
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COMMENTS: 

Public:  

Staff received many comment letters from the neighbors including fourteen (14) submissions in opposition 

or voicing concerns about the process and/or potential impacts to their properties and the surrounding area 

inclusive of traffic and roadway safety, noise, dust, flies, water contamination, odors, light contamination, 

interference with wildlife, property value impacts, and overall diminishment of enjoyment of their 

properties.  The following are exhibits submitted in opposition/concern:   

 

Letters of Concern/Opposition: Exhibit #: 

Glenis Christopherson 10/10/23 47 

Raleigh and Dee Hawe 10/12/23 48 

Deidre and Randy Brown  10/26/23 49 

Susan Isaak (includes snow geese photo) rec. 10/27/23 50 

Danny and Debbie Cardoza w/photos rec. 10/27/23 51 

Brad and Victoria Case 09/15/2023 52 

Debbie Cardoza inquiry & staff response 02/28/23 53 

Dee Dee Alderson 10/24/2023 54 

Staff Response to Ms. Alderson 10/24/2023 55 

Susan Isaak and Debbie Cardoza 10/27/23 56 

Christina Marston  10/27/2023 57 

Danny and Debbie Cardoza 10/25/23 58 

Debbie Cardoza 10/28/2023 59 

Arena Valley citizens submitted by Isaak 10/25/23 60 

Susan Isaak and Debbie Cardoza 10/27/23 Peckham CAFO and attachments 61 

a. Isaak Cardoza submission CU2020-0001 PZ FCOs 61A 

b. Isaak Cardoza submission Petition for Judicial Review CV14-21-10123  61B 

c.  Isaak Cardoza submission Petitioners' Reply Brief CV14-21-10123 61C 

d. Isaak Cardoza submission Remittitur CV14-21-10123 61D 

   
 

Staff received 155 forms expressing support for the AK Feeders CAFO facility from individuals or 

businesses.  (See list of names and submitted forms in Exhibits 45 & 46).   

 

Letters of Support: Exhibit #: 

Support forms Last name: A - M 45 

Support Forms Last Name and miscellaneous:  N - Z 46 

 

 

Additionally, staff received a letter provided by Andy Bishop, dated 5/24/23 detailing property history of 

the AK Feeders’ site as a former property owner.   Exhibit # 6 
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Agencies:  

AGENCY LIST 
EXHIBIT 

# 
   
Oregon Department of Transportation District 14 17 

Golden Gate Highway District No. 3 submitted by JUB Engineers 18 

Canyon Soil Conservation District 19 

Department of Environmental Quality 20 

IDWR-8-16-23 AK Feeders CAFO stockwater permit Permit No. 63-35421 21 

Idaho State Department of Agriculture (ISDA):  NMP Approval 3/15/23 13 

ISDA-Pradip Adhikari email accompanying Siting Team Report 9-15-23 8.1 

ISDA CAFO SITE ADVISORY TEAM AK Feeders Report  9-14-23 8 

ISDA CAFO Siting Team Map submitted with 9-14-2 report 10 

ISDA CAFO Siting Team Environmental Risk Form submitted with 9-14-2 report 9 

ISDA-Pradip Adhikari email 10-17-21 risk score mitigation to Wilke 8.3 

ISDA-Pradip Adhikari email 10-23-23 to staff Mitigation BMP questions 8.2 

ISDA-DSD staff to ISDA communication on siting team application 12/27-28/22 66 

ISDA-Adhikari response to applicant rep to provide NMP study to Siting Team 7-20-23 64 

   

RECOMMENDATION: 

Staff recommends approval of the Confined Animal Feeding Operation (CAFO) case No. CU2022-0036 

subject to the conditions of approval or as amended. 

  

DECISION OPTIONS: 

In accordance with CCZ0 §08-01-14: GRANT OR DENIAL OF CAFO SITING PERMIT: 
   (1)    If the Commission finds that the applicant has carried the burden of persuasion that the proposed 

expanding or new CAFO complies with the criteria set forth in this article, the commission shall 

grant the CAFO siting permit requested. The CAFO siting permit shall be in the form of findings of 

fact, conclusions of law and order. If the commission does not find that the applicant has shown 

that the proposed expanding or new CAFO meets the criteria set forth herein, the commission shall 

deny the CAFO siting permit in writing setting forth reasons for the denial and the relevant law 

relied upon and action that may be taken by the applicant to attempt to obtain a conditional use 

permit. In making such decision, the commission may use information and consider 

recommendations received from the state of Idaho CAFO advisory team or any other similar group. 

 

The Planning and Zoning Commission may: 

 Approve case CU2022-0036 as recommended or as amended by the hearing body 
 

 Deny case CU2022-0036 and direct staff to revise the FCOs to support the decision. 
 

 Continue/Postpone case CU2022-0036 and request the applicant provide additional information 
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EXHIBITS: 

  

Exhibit # 1 Parcel Tool Information Sheet 

Exhibit # 2 DRAFT FCOs 

Exhibit # 3 Site Plan & Grading Plan 

Exhibit # 4 Applicant Rep. Matt Wilke Comp Plan Analysis 

Exhibit # 5 Wilke AK Feeders Presentation 

Exhibit # 6 Andy Bishop Property History 

Exhibit # 7 staff-Google Earth Pro Chronology 1994-present 

Exhibit # 8 CAFO SITE ADVISORY TEAM REPORT 

Exhibit # 8.1 ISDA email synopsis of report-Adhikari 

Exhibit # 8.2 ISDA Adhikari to staff BMP-storage effluent 

Exhibit # 8.3 ISDA Adhikari to Wilke risk score mitigation 

Exhibit # 9 SITING TEAM SCORE SHEET 

Exhibit # 10 SITING TEAM MAP 

Exhibit # 11 Custom Soil Research Report  

Exhibit # 12 Waste Management Plan-Waste Management and Nuisance Control 

Exhibit # 12.1 Waste Management Narrative 

Exhibit # 12.2 #18-Characteristics of Proposed Operation 

Exhibit # 13 ISDA Nutrient Management Plan approval 3-15-23 

Exhibit # 14 CAFO Lighting Plan-location of lights 

Exhibit # 15 Traffic Narrative Calculations 

Exhibit # 16 Traffic Narrative  

Exhibit # 17 Oregon Department of Transportation 

Exhibit # 18 Golden Gate Highway District No. 3 (submitted by JUB Engineers) 

Exhibit # 19 Canyon Soil Conservation District 

Exhibit # 20 Idaho Department of Environmental Quality (IDEQ) 

Exhibit # 21 Idaho Department of Water Resources--Stockwater permit approval 

Exhibit # 22 AK Feeders, LLC Master Application documents 

Exhibit # 23 Revised Site Plan 4-24-23 --Wilke email 

Exhibit # 24 Confirmation --Site Acreage and entirely south of Allen Drain 

Exhibit # 25 DSD Staff Courtesy Notice--site construction 

Exhibit # 26 Applicant response to Courtesy Notice 

Exhibit # 27 Applicant/Staff-Potato Cake slab 

Exhibit # 28 Area Property Map-staff review 

Exhibit # 29 Assessor AK Feeders for Analysis of Acres/Animal Units 

Exhibit # 30 Residences/properties within one mile (staff review request) 

Exhibit # 31 Lot Report for one mile radius 72 lots-48 residential  

Exhibit # 32 Case Map:  Small ortho with Flood Overlay  

Exhibit # 33 Case Map:  Small ortho 

Exhibit # 34 Case Map:  Zoning 

Exhibit # 35 Case Map:  Dairy, Feedlot, Gravel Pits 

Exhibit # 36 Case Map:  Soil Map 
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Case Map:  Prime Farmlands 

Case Map:  Soil and Farmland Report 

Case Map:  Nitrate Priority Area 

Case Map:  Small Vicinity Map 

Case Map:  Subdivision 

Case Map:  Subdivision Lot Report 600 feet 

Case Map:  Lot Classification 

Case Map:  Contour Map 

Letters of Support 155 individuals list and letters A-M 

Letters of Support list and letters N-Z and miscellaneous 

Glenis Christopherson 10/10/23 

Raleigh and Dee Hawe 10/12/23 

Deidre and Randy Brown  10/26/23 

Susan Isaak (includes snow geese photo) rec. 10/27/23 

Danny and Debbie Cardoza w/photos rec. 10/27/23 

Brad and Victoria Case 09/15/2023 

Debbie Cardoza inquiry & staff response 02/28/23 

Dee Dee Alderson 10/24/2023 

Staff Response to Ms. Alderson 10/24/2023 

Susan Isaak and Debbie Cardoza --Alderson email 10/27/23 

Christina Marston  10/27/2023 

Danny and Debbie Cardoza 10/25/2023 

Debbie Cardoza 10-28-23 

Arena Valley citizens submitted by Isaak 10/25/23 

Susan Isaak and Debbie Cardoza 10/27/23 Peckham CAFO and attachments 

a. Isaak Cardoza submission CU2020-0001 PZ FCOs 

b. Isaak Cardoza submission Petition for Judicial Review CV14-21-10123  

c.  Isaak Cardoza submission Petitioners' Reply Brief CV14-21-10123 

d. Isaak Cardoza submission Remittitur CV14-21-10123 

BOCC Resolution and request for Siting Team Review 

Staff Review of Area Property History (land divisions) 

ISDA to staff question:  Cattle in waterways 

Related/Reviewed Statutes (not all inclusive) 

December ISDA communications 
 
These exhibits were accepted by the PZ with an affirmative motion/vote: 
Debbie Cardoza email dated Nov. 8, 2023 and Nov. 6, 2023 
Statement in support of AK Feeders CAFO--Jamie Johupp? 
Statement in support of AK Feeders CAFO--R. Gallegos 
Statement in support of AK Feeders CAFO--Ray and Vickie Rueth 

Exhibit # 37 

Exhibit # 38 

Exhibit # 39 

Exhibit # 40 

Exhibit # 41 

Exhibit # 42 

Exhibit # 43 

Exhibit # 44 

Exhibit # 45 

Exhibit # 46 

Exhibit # 47 

Exhibit # 48 

Exhibit # 49 

Exhibit # 50 

Exhibit # 51 

Exhibit # 52 

Exhibit # 53 

Exhibit # 54 

Exhibit # 55 

Exhibit # 56 

Exhibit # 57 

Exhibit # 58 

Exhibit # 59 

Exhibit # 60 

Exhibit # 61 

#61 A 

#61 B 

#61 C 

#61 D 

Exhibit # 62 

Exhibit # 63 

Exhibit # 64 

Exhibit # 65 

Exhibit # 66 
 

Late Exh. 
#67 
#68 
#69 
#70 
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 PLANNING AND ZONING COMMISSION 

FINDINGS OF FACT, CONCLUSION OF LAW AND ORDER 
 

 

In the matter of the application of: 
[CAFO-AK FEEDERS, LLC] – [Case #CU2022-0036] 
The Canyon County Planning and Zoning Commission 
considers the following: 
AK Feeders, LLC, represented by Matt Wilke, is 
requesting a conditional use permit for a Confined 
Animal Feeding Operation (CAFO) for 3700 head of beef 
cattle.  The proposed facility will be located on 
approximately 80 acres of parcel R37348010 (163.23 ac) 
at 21696 State Line Road, Wilder, ID further described as 
a portion of the NW quarter of Section 14, Township 4N, 
Range 4W, BM, Canyon County, ID.  The property is 
zoned “A” (Agricultural).   
 

 
 
 
 
 
 
 
 
 
  

 

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 CU2022-0036. 
 

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 §07-07 (Conditional Use Permits), Canyon County Code §07-02-03 (Definitions), Canyon 
County Code §07-10-27 (Land Use Regulations (Matrix)), Canyon County Code §08-01 (Confined Animal 
Feeding Operations), Idaho Code §67-6512 (Special Use Permits, Conditions, and Procedures)  

 

a. Notice of the public hearing was provided pursuant to CCZO §07-05-01, Idaho Code §67-6509 and 67-
6512.  Agencies were notified October 3, 2023 and October 4, 2023, Property Owners were notified 
October 4, 2023, the site was posted 10/16/23, publication to the newspaper on October 6, 2023.  
 

b. A special use permit may be granted to an applicant if the proposed use is conditionally permitted by 
the terms of the ordinance, subject to conditions pursuant to specific provisions of the ordinance, 
subject to the ability of political subdivisions, including school districts, to provide services for the 
proposed use, and when it is not in conflict with the plan. Idaho Code §67-6512. 
 

c. Every use which requires the granting of a conditional use permit is declared to possess characteristics 
which require review and appraisal by the commission to determine whether or not the use would cause 
any damage, hazard, nuisance or other detriment to persons or property in the vicinity. See CCZO §07-
07-01. 
 

d. Upon the granting of a special use permit, conditions may be attached to a special use permit including, 
but not limited to, those: (1) Minimizing adverse impact on other development; (2) Controlling the 
sequence and timing of development; (3) Controlling the duration of development; (4) Assuring that 
development is maintained properly; (5) Designating the exact location and nature of development;(6) 
Requiring the provision for on-site or off-site public facilities or services; (7) Requiring more 
restrictive standards than those generally required in an ordinance; (8) Requiring mitigation of effects 
of the proposed development upon service delivery by any political subdivision, including school 
districts, providing services within the planning jurisdiction. See Idaho Code §67-6512, CCZO §07-07-
17, and 07-07-19. 
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e. In accordance with CCZO §07-01-15 The applicant conducted a neighborhood meeting on July 11, 
2022 at 6 p.m. having provided notice to property owners within 600 feet of the subject property and 
having met the minimum 10-day notification period.  The sign-in sheet indicates 19 people were in 
attendance. (Exhibit 22)   

 

(2) 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, 
07-07-01.  

 

(3) There are no mandates in the Local Planning Act as to when conditional permits may or may not be granted, 
aside from non-compliance with the community master plan. I.C. § 67-6512. Chambers v. Kootenai Cnty. Bd. 
of Comm'rs, 125 Idaho 115, 117, 867 P.2d 989, 991 (1994). 
 

(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) In accordance with CCZ0 §08-01-14: GRANT OR DENIAL OF CAFO SITING PERMIT: 
   (1)    If the commission finds that the applicant has carried the burden of persuasion that the proposed 

expanding or new CAFO complies with the criteria set forth in this article, the commission shall grant 
the CAFO siting permit requested. The CAFO siting permit shall be in the form of findings of fact, 
conclusions of law and order. If the commission does not find that the applicant has shown that the 
proposed expanding or new CAFO meets the criteria set forth herein, the commission shall deny the 
CAFO siting permit in writing setting forth reasons for the denial and the relevant law relied upon and 
action that may be taken by the applicant to attempt to obtain a conditional use permit. In making such 
decision, the commission may use information and consider recommendations received from the state 
of Idaho CAFO advisory team or any other similar group. 

 

(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.  
 

(7) 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 (CU2022-0036) was presented at a public hearing before the Canyon County Planning and Zoning 
Commission on (November 16, 2023). 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 Canyon County Planning and Zoning Commission decide as follows: 

 

CONDITIONAL USE PERMIT HEARING CRITERIA – CCZO §07-07-05 
 

1. Is the proposed use permitted in the zone by conditional use permit? 

 

Conclusion:  The proposed use, a Confined Animal Feeding Operation (CAFO) for up to 3700 head of cattle in the 
“A” (Agricultural) zone is permitted in the zone by Conditional Use Permit (CUP).  

 

Findings: (1) The subject property, parcel R37348010, containing approximately 163.23 acres is zoned “A” 
(Agricultural) see Exhibit 1. 

 

 (2) The proposed use as a feedlot exceeding 1000 head of cattle meets the definition and 
requirements of a confined animal feeding operation (CAFO) [CCZO §07-02-03 and §08-01-
06] and requires a conditional use permit per CCZO §07-10-27 Land Use Regulations 
Matrix-CAFO in the agricultural zone. 

 

 (3) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CU2022-0036.  

 

https://advance.lexis.com/api/document/collection/statutes-legislation/id/5HD6-49V0-004D-D2GJ-00000-00?context=1000516
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 (4) Evidence includes associated findings and evidence supported within this document. 
 

2. What is the nature of the request? 
 

Conclusion: AK Feeders, LLC is requesting a conditional use permit (CUP) for a Confined Animal Feeding 
Operation (CAFO) for up to 3700 head of beef cattle.  The proposed agricultural CAFO facility will 
be located on approximately 80 acres of parcel R37348010 (163.23 ac) at 21696 State Line Road, 
Wilder, ID further described as a portion of the NW quarter of Section 14, Township 4N, Range 4W, 
BM, Canyon County, ID.  The property is zoned “A” (Agricultural).  This application is proposing 
to expand an existing feedlot that does not currently meet the criteria to require a CAFO permit or 
CUP.  This request is for a new CAFO facility permit.  

 
 

Findings: (1) The feedlot facility currently exists and existed prior to the adoption of the current CAFO 
ordinance (1-18-2007) as evidenced by Google Earth Pro aerial photos (1994 to present) of 
the property which show existing barns, feed pens, forage stockpiling such as hay and silage, 
cattle in the pens [dependent upon seasonal image dates], the applicant testimony, and written 
testimony by former property owner, Andy Bishop (Exhibits 6, 7 & 22). 

 

 (2) The applicant may operate a feedlot with up to 999 head of cattle without a conditional use 
permit (CUP) for a feedlot operation on the property by entitlement of animal units and 
acreage supporting the cattle operations in accordance with the zoning code. AK Feeders, 
LLC owns approximately 346 acres in the Arena Valley area of Canyon County that support 
the animal operations as evidenced in the staff report and Canyon County Assessor records, 
and property owner map (Exhibits 28 & 29).  The cattle operation (grazing & feedlot) may 
not exceed four (4) animal units [2 cows per animal unit] or eight (8) cows per acre without 
exceeding the requirements for a Large Animal Facility which would then require a 
conditional use permit per CCZO §07-10-27 Land Use Regulations Matrix and §07-02-03 
Definitions.  Calculation:  346 acres x 8 head (4 units/acre) = 2768 head   

 

 (3) The request for a 3700 head feedlot, if approved, meets the definition of a CAFO (§07-02-03 
Definitions) requiring a conditional use permit for the feedlot operation.  The application 
states that animals will be confined and fed for a total of ninety (90) or more days in a 
calendar year.  The area will be devoid of crops/vegetation, and it will be a facility designed 
to confine and exceed the minimum animal numbers as contained in chapter 8 Confined 
Animal Feeding Operations (1000 or more beef cattle). 

 
 (4) The applicant made improvements to the feedlot facility in the fall of 2022 in compliance 

with the entitled (less than 1000) number of cattle allowed in a feedlot for the AK Feeders’ 
cattle operations.  A notice was sent by DSD staff to the applicant indicating that site 
improvements could be made in conformance with the allowed animal units but that 
construction on pens to expand facility to accommodate the CAFO request should cease until 
proper approvals are obtained (Exhibits 25-27).  The applicant complied. 

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

testimony, and the staff report with exhibits found in Case No. CU2022-0036. 

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

3. Is the proposed use consistent with the comprehensive plan? 
 

Conclusion: For case file CU2022-0036 the Planning and Zoning Commission finds that the proposed use and 
conditional use application for a Confined Animal Feeding Operation (CAFO) is consistent with the 
2020 Canyon County Comprehensive Plan adopted by County Resolution No. 11-098, as amended.  
The Plan contains the planning Components as required by I.C. § 67-6508.  The commission need not 
examine each goal and policy but consider the Plan as a whole.  The applicable plan, the 2020 
Comprehensive Plan, designates the proposed CAFO application area as Agriculture.   
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The Commission when reviewing the Plan as a whole, finds and concludes that the use and application 
are consistent with the Plan based on the evidence and review of the Plan components. The Plan 
directs the hearing body to utilize measures, like the conditions use permit and/or a development 
agreement, to mitigate potential interference with existing residential use and potential impacts on 
ground and surface water, which the Commission believes is accomplished here.  The Plan also 
directs expansion of agricultural uses and economic opportunities, which are accomplished in this use 
and application.  
 

 

Findings: (1) The 2020 Plan describes the land use classification ‘Agriculture’ as follows:  The agricultural 
land use designation is the base zone throughout Canyon County. It contains areas of 
productive irrigated croplands, grazing lands, feedlots, dairies, seed production, as well as 
rangeland and ground of lesser agricultural value. 

  

 (2) Chapter 1:  Property Rights Component: 

The Property Rights Component of the Plan is intended to ensure that land use hearing 

procedures do not violate individual property rights and that individual property rights are not 

burdened by unnecessary technical limitation (see Goal no. 1 in this component).  The 

Commission places conditions that aim to protect the life, health and safety of the property 

owners and citizens of Canyon County in compliance with state, federal, and county 

regulations as appropriate and as provided for in the Conditional Use permitting process of 

the Canyon County Ordinances. 

 

Goal no. 2 states, “the community goal is to acknowledge the responsibilities of each 

property owner as a steward of the land, to use their property wisely, maintain it in good 

condition to preserve it for future generations.”  The Commission finds that the testimony 

provided on behalf of the applicant, proposed use, and application is an effort by the 

applicant to meet this goal.  The application, testimony, aerial photos and a letter submitted 

by a former owner of the property indicate that the property has been in use as a cattle 

operation with a feedlot for many years.  The ranch is currently in use as a cow/calf operation 

with a feedlot component (Exhibits 22, 13, and 7).  The applicant has made improvements to 

the cultivated farmland and to the cattle operations at this facility and surrounding properties 

owned by AK Feeders and the DeBenedetti family and continues to improve the facilities.  

The applicant will be required to meet state, federal, and county laws and ordinances as 

improvements and expansion of the cattle operations occur at this location.   

 

There are several policies in this component that the Commission finds applicable to this 

application.  Policy 1:  The Commission finds that the hearing and notifications were 

consistent with the requirements of the law and that the applicant and property owners were 

provided due process of law by the nature of these proceedings.  Policies 2 through 7 do not 

appear to be specifically applicable to the CAFO permitting proceedings.  Policies 8 through 

13 are applicable to this use and application.  These policies provide for orderly development 

and the minimization of conflict; provide that the property is maintained in the best possible 

condition; provide instruction to limit unnecessary conditions or procedures; provide that 

property owners not use their property in a manner that negatively impacts their neighbors; 

and finally, provides that the County will enforce its regulations and ordinances. 

 

The applicant has applied for a conditional use permit which is subject to conditions to 

minimize conflict and the impact upon neighbors.  The applicant is subject to all laws and 
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regulations including requirements and inspections by the ISDA in conformance with IDAPA 

02.04.15 “Rules Governing Beef Cattle Animal Feeding Operations” and with other 

regulatory agencies including IDEQ and IDWR.  Additional enforceable conditions are 

applied to mitigate concerns such as lighting which is also addressed as criteria for approval 

in CCZO §08-01-11 (1) C 4 requiring that lighting be placed and shielded to direct the light 

source down and inside the property lines of the new CAFO and that all direct glare from the 

lights be contained within the CAFO area.  The Commission finds that the ability to place 

enforceable mitigating conditions allows the use and application to comply with these 

policies by minimizing the conflict and impact to neighboring residential uses in this 

predominantly agricultural area.  The Commission acknowledges that there are residential 

properties in the area of the proposed CAFO as evidenced by the letters from area residents, 

aerial photos, property history and application (Exhibits 22, 28, 30, 31, 34, 40, 47-61, & 63).  

The Commission also acknowledges that testimony, the revised site plan moving the feeding 

operation away from the northern neighbors, and providing a buffer of agricultural pasture 

land between the operation and the neighbors to the south, along with reducing the animal 

head count from 6000 to 3700 offers evidence that the applicant does regard the impact to the 

neighbors and is willing and able to mitigate concerns of the neighbors while still meeting the 

agricultural business needs for AK Feeders, LLC and those of other cattle operators in the 

area. (Exhibits 3 & 22).  
 

 (3) Chapter 2:  Population Component:  The subject property and surrounding area is not 

located within an area of city impact and is not located within five or more miles of any 

Canyon or Owyhee County cities. The city of Adrian, Oregon is located approximate four 

miles to the northwest.  Within a one-mile radius of the subject property there are 48 

residential homes on 72 total agriculturally zoned land parcels with an average lot size of 

25.92 acres.  This component considers growth trends, encourages economic expansion and 

population growth that is guided to enhance the quality and character of the County.  Policies 

2 and 3 encourage future high-density development to locate within incorporated cities and/or 

areas of impact and 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.  The 

predominant land use of properties within a one mile radius is agricultural production.  There 

is no evidence to suggest that population growth trends are occurring in this area of the 

county.  There are no platted subdivisions within one mile of the subject property as 

evidenced by the aerial photo and the subdivision map (Exhibits 41 & 42).  The land use and 

zoning is agricultural and the proposed feedlot will support the agricultural beef industry 

providing the applicant and producers within the county a viable location to sell and feed out 

their beef crop.   

 

 (4) Chapter 3:  School Facilities and Transportation Component:  The focus of this 

component is primarily on ensuring the development of school facilities to support population 

growth.  There are no schools located in Canyon County within five miles of the property.  

The Commission finds that the proposed use and application does not directly relate to this 

section of the plan as it does not create increase in population and/or affect development 

plans of the transportation systems in and around the area schools.   
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 (5) Chapter 4:  Economic Development Component: 

This  Plan component contains the following goals:  1. To diversify and improve the 

economy of Canyon County in ways that are compatible with community values; 2. To 

support the agriculture industries by encouraging the maintenance of continued agricultural 

land uses and related agricultural activities; 3. Create new jobs that are sustainable and 

lasting; 4. Provide and economically viable environment that builds and maintains a diverse 

base of business; and 5. To ensure that land use policies, ordinances, and processes allow for 

a viably economic environment for development.  The applicant asserts that the CAFO will 

create jobs, support area farmers, ranchers, and support services having a secondary benefit in 

the way of utilization of local products and businesses.  These claims are supported by 

numerous letters of support from local businesses, cattle producers, and farmers. (Exhibits 45 

& 46 containing 155 individual submissions) 

 

Additionally, the use and application support continued agricultural use and economic 

benefits through an existing business and is therefore consistent with policies 1, 2, 5 and 7 of 

the Plan.  More specifically, policy 1 states, “Canyon County should encourage the continued 

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

community.”   

 

 (6) Chapter 5:  Land Use Component:  The County’s Land Use Component begins with a 

statement that “the County’s agricultural lands need to be monitored and maintained.  The 

County’s agricultural agriculture must be protected from encroachment.”  These statements 

are some of the most explicit direction in the Plan.  The goals of this component are stated 

below: 

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

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

3. Use appropriate techniques to mitigate incompatible land uses. 
4. To encourage development in those areas of the county which provide the most 

favorable conditions for future community services.   
5. Achieve a land use balance, which recognizes that existing agricultural uses and non-

agricultural development may occur in the same area. 
6. Designate areas where rural type residential development will likely occur and recognize 

areas where agricultural development will likely occur. 
7. To encourage livability, creativity and excellence in the design of all future residential 

developments. 
8. Consider adjacent county land uses when reviewing county-line development proposals. 

 
The Board in its future land use map has designated this area for future agricultural use.  
Although some residential uses exist in the area, the Commission believes the Plan directs the 
hearing body to mitigate conflicts between those two uses--not to exclude agricultural uses 
where residential uses exist.  The conditional use process allows for the Commission to apply 
enforceable conditions with the intent of mitigating conflicts by restricting and monitoring 
the use of the subject parcel as a feedlot where existing residential uses exist in the 
agricultural zone. These include, but are not limited to, shielded lighting, setbacks, animal 
numbers, protection of water sources, compliance with odor and pest control plans, and 
compliance with state and federal and other county regulations related to the CAFO permit.  
The Commission believes that the goals as stated encourage the County to find a balance 
between the uses and that the conditions have accomplished that. 
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This Land Use Component includes eleven (11) general policies directed at the review 

process for land use applications.  Policy No. 2 says to “Encourage orderly development of 

subdivisions and individual land parcels, and require development agreements when 

appropriate”.  The Commission acknowledges that conditions can be placed through the CUP 

process affecting similar compliance and review requirements as a development agreement.  

Policy 6 requires review of proposals in areas that are critical to groundwater recharge and 

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

County requested a CAFO Siting Team Review of the property and proposal.  The Siting 

Team evaluated the property as “High Risk” for environmental impacts to the water sources 

on the property.  The Commission acknowledges that the Siting Team, led by the Idaho State 

Department of Agriculture, Pradip Adhikari, PhD, indicates that the inherent risks can be 

mitigated through best management practices and compliance with the requirements of the 

ISDA and the nutrient management plan as approved and to be amended if the permit for the 

CAFO is approved.  The facility is and would continue to be subject to IDAPA rules and 

regulations and subject to ISDA inspections and permitting.  This is evidenced by the AK 

Feeders CAFO Site Advisory Team report, email responses to staff and applicants, and 

approved Nutrient Management Plan (Exhibits 8-8.3, 13, 20, 19). Policy 11 encourages the 

county to coordinate planning and development with applicable highway districts.  The 

Commission finds that this has been accomplished as evidenced by the agency responses 

from Golden Gate Highway District and Oregon Department of Transportation (Exhibits 17 

& 18).  

 

The Land Use Component also includes a section specific to Agriculture.  The Plan states that 

the “County’s policy is to encourage the use of these lands for agriculture and agriculturally-

related uses…” with four additional policies including the protection of agricultural land for 

the production of food, voluntary mechanisms for the protection of agricultural land, support 

of the Idaho Right to Farm laws (Idaho Code §22-4501-22-4504), as amended.  Policy 4 is of 

specific note and is as follows:  Recognize that confined animal feeding operations (CAFOs) 

may be more suitable in some areas of the County than in other areas of the County.  The 

Commission finds that the subject property has encompassed a feedlot component for many 

years and that this is a predominantly agricultural area of the county with limited residential 

development, no residential subdivisions or residential development trends as evidenced by 

written testimony, aerial maps, and lack of concentrated development.  The Commission also 

finds that there are several feedlots and dairies in the vicinity within 1.5 to 5 miles in Canyon 

County and Owyhee County as evidenced by the Siting Team Map, aerial maps, and staff 

analysis.  The Commission also finds that the Siting Team indicates that the noted 

environmental risks can and will be mitigated through compliance with the IDAPA 02.04.15 

“Rules Governing Beef Cattle Animal Feeding Operations,” and finds that this predominantly 

agricultural area of the county is suitable for a feedlot operation (Exhibits 8-8.3, 10, 28, 34, 

39, & 41). 

 

The Commission does not find that the residential, area of city impact, or commercial and 

industrial sections of this component have policies that are directly applicable to this 

application in this area of the county. 

 

 (7) Chapter 6:  Natural Resources Component:   

The Commission finds that the Plan recognizes the attributes of agricultural land as a natural 
resource in the county and that the Agricultural / residential interface areas often create 
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conflicts between residents.  The Commission recognizes that one of the most significant 
policy directives of this Plan is supporting, protecting, and development of the County’s 
agricultural resources.  
 
This component includes a separate Agricultural Land section with specified goals and 
policies.  The first goal in this section is “To support the agricultural industry and 
preservation of agricultural land.” The policies in this section include the protection of 
agricultural activities from land use conflicts or undue interference created by non-
agricultural development, that development should not be allowed to disrupt irrigation 
structures and associated rights-of-ways, and to protect agricultural activities from land use 
conflicts or undue interference created by existing or proposed residential, commercial or 
industrial development.  The Commission finds that these goals and policies support the 
expansion of the agricultural use as a CAFO feeding operation on the property and that the 
component encourages the Commission to mitigate the conflicts with the residential uses 
through meaningful and enforceable conditions in the CUP process that can ensure that the 
waterways are protected (ISDA jurisdiction), irrigation systems are not disrupted, and that the 
applicant must actively manage the proposed plans for dust, odor, pests, and waste 
management at the facility. (Exhibits 3, 8, 12, 22) 
 
The Natural Resources component also contains a water section that recognizes that water is 
an essential and limited natural resource that should be preserved and protected.  The County 
CAFO ordinances recognize this and require that the county request a CAFO Site Advisory 
Team (inclusive of agencies with jurisdiction expertise in these areas) review the proposed 
facilities to evaluate the environmental risks as they relate to water use and sources of 
potential contamination at a facility.  The siting team provided specific mitigation measures 
that will address the high risk areas identified in the report including, soil components, 
discontinuous clay layers, depth to groundwater and sand & gravel aquifer.  The Commission 
recognizes that the mitigation techniques and best management practices fall under the 
jurisdiction of the state and federal agencies but also recognizes that the County can place 
meaningful and enforceable conditions to ensure applicant compliance through the CUP 
process.  The Commission also recognizes that the area is close to the Snake River, that there 
is high groundwater as indicated through testimony and the siting team report, also that the 
property lies 3300 feet west of, but down gradient of, an identified nitrate priority area.  The 
Commission finds that the risks can be mitigated through required IDAPA rules, best 
management practices, and conditions of development in the CUP process. (Exhibits 8, 12 & 
12.2, 39 & 44) 
 
There is no indication in the record that the Fire District is concerned with availability of 
water for fire protection for the proposed use or that the goals and policies of the Fish and 
Wildlife Habitat, Air, or Mineral Resources are implicated here.  The Commission does 
recognize that the proximity to the Snake River and the vast open cultivated agricultural 
fields in this region of the county promote the presence of wildlife including the snow geese 
as indicated in public testimony and pictures.  The Commission does not find overwhelming 
evidence that the presence of an expanded feedlot operation on 80 acres would sufficiently 
reduce or disrupt the current migratory conditions in this area of Canyon County, Idaho and 
on the Oregon properties adjacent to the facility as evidenced by the expanse of open 
cultivated fields in the predominantly agricultural area in the aerial maps as part of the record. 
(Exhibit 3, 30, 32, 50, &47) 
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 (8) Chapter 7:  Hazardous Areas Component  
The hazardous areas component focuses primarily on floodplain and hillside development in 
the county.  The Commission finds that the subject property is not in a hazardous area, near 
a landfill, and it is located within the Wilder fire protection district.  The Commission 
acknowledges that the property lies near the Snake River and that it is an area that has a high 
water table; however, the property is not in a mapped flood hazard area as evidenced by the 
siting report and floodplain case map (Exhibits 32). 

 (9) Chapter 8:  Public Services, Facilities and Utilities Component  
This component contains goals and policies to ensure that public services are adequate for 
the proposed use.  Among those services considered in the component text are water, 
wastewater, storm water, solid waste, public safety, and utilities and energy.  The goals of 
the component are broadly intended to direct the County’s planning in a manner where 
appropriate services are available for a proposed use and more specifically as it relates to 
residential and commercial/industrial development.  Policy 4 states, “Encourage activities to 
promote the protection of groundwater and surface water.”  The Commission acknowledges 
that the proposed use has potential to impact water quality as evidenced by the “high risk” 
score in the Siting Team report.  The Commission also finds that evidence has been 
presented by the entities having jurisdiction (ISDA, IDEQ, and IDWR) that the risk can be 
effectively mitigated through appropriate permitting, construction, inspections, and best 
management practices (BMPs) typically utilized for the proposed use (see Exhibits 8-8.3, 
13, 20, 21).  The Commission also acknowledges that this component discusses solid waste 
management in the context of the Canyon County Landfill.  The component does not 
address agricultural nutrient management.  For the purpose of an agricultural facility, solid 
waste is managed through the Nutrient Management Plans (NMP) required for animal 
facilities that are composting or land applying ‘nutrients’ to area properties and regulated by 
the IDAPA rules and regulations.  These plans are reviewed by the Idaho Department of 
Agriculture with conditions noted and BMPs that help to promote protection of area water 
sources. (Exhibit 13). 
 

 (10) Chapter 9:  Transportation Component  
The Plan’s transportation component has many broad goals and policies as well as specific 
goals and policies for various types of development.  The county is reliant on the highway 
districts, the Idaho Transportation Department, and other agencies with jurisdictional 
authority to provide comment on any impacts to the County’s roadways.  In this case, 
Golden Gate Highway District No. 3 (GGHD) and the Oregon Department of Transportation 
(ODOT) are the transportation agencies with jurisdiction over the roadways in the area of 
this project.  The GGHD and the ODOT have reviewed and provided comment in response 
to the application information (Exhibit 17 & 18).  The Commission acknowledges that area 
residents are concerned about an increase in truck traffic to and from the proposed facility 
and as evidenced in the aerial maps there are a number of ninety degree or ‘sharp’ turns in 
Peckham and Red Top Roads (Exhibit 33 and 48 & 52).  The Commission also 
acknowledges that this is an agricultural area that is expected to have agricultural traffic 
including tractors, harvesting equipment, semi-trucks and trailers as well as residential 
vehicles.  The applicant estimates that if approved there could be a net increase of eleven 
(11) daily vehicle trips in the traffic analysis (provided to GGHD inclusive of employees, 
trucks and service providers.  Consistent with Policy No. 13 the site has access to 
maintained public roads, State Line Road and Peckham Road, for fire protection and 
emergency services access.  The applicant must comply with GGHD access requirements 
(Exhibit 15 & 16).  The Commission finds the application and noticing processes consistent 
with applicable goals and policies in this component. 
 



 

Case #  CU2022-0036 – Findings of fact, Conclusions of law and Order Page 10 

 (11) Chapter 10:  Special Areas, Sites, and Recreation Component:   
This component considers the many important aspects of our rivers, parks and recreation 
opportunities in Canyon County.  The Commission acknowledges that area residents were 
concerned with impacts to the Snake River and that there is wildlife including snow geese 
that migrate through this region as evidenced by aerial photo and provided pictures (Exhibits 
47 & 50).  The southwest corner of the subject property (measured from the irrigation pivot) 
is located within approximately 250 feet of the Snake River however, the proposed CAFO 
facility (80-acre site) delineated on the site plan is buffered by approximately 750-800 feet 
of irrigated pasture land.  The concerns with seepage and water contamination are proposed 
to be mitigated through the state agency required permitting processes as outlined in the 
Siting Team report and IDEQ letter (Exhibit 8 & 20). The Commission also acknowledges 
that the applicant has provided a lighting plan (Exhibit 14) and must comply with the 
requirement for downward facing shielded lighting at the facility in accordance with CCZO 
§08-01-11(1)C4 addressing (Exhibit 47 Glenis Christopherson) concerns for light pollution 
and potential impact to the wildlife.   With these considerations the Commission finds that 
the property is agricultural, in agricultural production, and that the other goals and policies 
of this component of the Plan are not directly applicable to the proposed facility. 
 

 (12) Chapter 11:  Housing: 
As stated elsewhere herein the County’s future land use map designates the future land use 
of this property as agriculture.  The property is not located within an area of city impact and 
is more than four (4) miles from the nearest city where services can be provided for housing 
development.  This area is not designated for housing, the application does not include a 
housing component and therefore the Commission finds that the goals and policies in this 
component of the Plan are not applicable. 
 

 (13) Chapter 12:  Community Design Component:   
This component focuses on design features and appearances and the visual impact from the 
transportation system and scenic by-way corridors.  The subject property is bounded by 
Peckham Road and State Line Roads, the roads in this area are not designated as scenic by-
ways.  Fargo Road, approximately 4.4 miles to the east is the nearest scenic by-way to this 
location.  The site plan is consistent with the setback requirements as defined in the CAFO 
ordinances.  The property and surrounding properties are predominantly pasture and 
cultivated agricultural uses.  The facility is buffered by an approximate 45 acres of an 
irrigated pasture used for grazing as evidenced by Cardoza photos in Exhibit 51 on the south 
to Peckham Road.  The Cardoza residence is the nearest residence to the facility and that a 
visual buffer may be necessary to lessen the impact of the agricultural facility to this 
property.  Again, the Commission recognizes that this area of the county is designated 
agriculture on the future land use map and that agricultural uses inclusive of Policy 3, 
encourage development design that accommodates topography and promotes conservation 
of agricultural land.  Policy 5 encourages each development to address concerns regarding 
roads, lighting, drainage, stormwater runoff, landscaping, re-vegetation of disturbed areas, 
underground utilities and weed control (see Exhibits 12, 14, 8).  Through conditions placed 
in the CUP that the development must abide by alongside other applicable state and federal 
laws and regulations, the Commission finds that the applicant meets the overall purpose of 
the goals and policies of the Community Design component applicable to this site. 
 

 (14) Chapter 13:  Agriculture Component:  
The goals and policies of this component are specific to agriculture.  The reviews of the 
other specific agriculture sections in the Land Use Component and Natural Resources 
Component are also pertinent to this section as well.  The first statement in this component 
reads, “Canyon County is a highly productive agricultural area as a result of good soils, a 
long growing season, and the delivery of water by irrigation districts and canal companies.  
Agriculture and farming provide the economic and social foundation of our communities.  It 



 

Case #  CU2022-0036 – Findings of fact, Conclusions of law and Order Page 11 

is therefore essential for the county to support agriculture through the land use planning 
process.  Canyon County’s policy is to support agricultural use of agricultural land and to 
protect agricultural lands from inappropriate and incompatible development.” The following 
goals and policies in this component address the needs and expectations for agriculture and 
agricultural activities. 

 
Goals: 
1. Acknowledge, support and preserve the essential role of agriculture in Canyon County. 
2. Support and encourage the agricultural use of agricultural lands. 
3. Protect agricultural lands and land uses from incompatible development. 
 
Policies:   
1. Preserve agricultural lands and zoning classifications. 
2. Develop and implement standards and procedures to ensure that development of    

agricultural land is compatible with agricultural uses in the area. 
3. Protect agricultural operations and facilities from land use conflicts or undue 

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

4. Development shall not be allowed to disrupt or destroy irrigation canals, ditches, 
laterals, drains, and associated irrigation works and rights-of-way. 

5. Recognize that confined animal feeding operations (“CAFO’s”) may be more suitable in 
some areas of the county than in other areas of the county. 

 
The Commission finds that the proposed use is an agricultural use in an agricultural zone and 

that agriculture is important to the economic and social foundation of our county.  The 

Commission also recognizes that there are existing residential homes on agricultural 

properties in this region of the county as evidenced by testimony and maps.  The Commission 

also acknowledges that there are other diaries, feedlots, and a sheep farm in the five-mile 

radius of the proposed new CAFO as evidenced in the staff report, siting team map, and is 

also identified herein in the Land Use Component review. The Commission acknowledges 

that agricultural operations and facilities can create conflict with new and existing residential 

and commercial development and that our agricultural base drives our economy.  Mitigation 

measures to address odors, pests, lighting, and environmental concerns are conditioned and 

will be implemented by the operator in accordance with state and federal regulations 

including grading and retention of drainage water in lined evaporation ponds.  The applicant 

must protect the waterways and irrigation structures which is appropriately addressed in the 

Siting Team Report, the site plan and NMP requirements as well as meaningful and 

enforceable conditions placed in the CUP (Exhibits 1, 3, 6, 7, 8, 10, 12, 13, 14, 15, 16, 32, 34, 

35, and 4).   

 

The Commission also finds that the Siting Team indicates that the noted environmental risks 

can and will be mitigated through compliance with the IDAPA 02.04.15 “Rules Governing 

Beef Cattle Animal Feeding Operations,” and finds that the agricultural area of the county is 

suitable for a feedlot operation (Exhibits 8-8.3). 

 

 (15) Chapter 14: National Interest Electric Transmission Corridors Component: 
The purpose of this component is to address electrical transmission corridors.  There is no 
evidence in the record to indicate that this application relates to or will impact the County’s 
electric transmission corridors and therefore the Commission finds that this component of 
the Plan not applicable to the application or applicants use as a CAFO. 
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 (2) Evidence includes the application, support materials submitted by the applicant, public testimony, and the 
staff report with exhibits found in Case No. CU2002-0036. 

 

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

4. Will the proposed use be injurious to other property in the immediate vicinity and/or negatively change the 
essential character of the area? 

 

Conclusion:   The Commission finds and concludes that the proposed confined animal feeding operation (CAFO) 
is proposed in an agricultural zone and area with predominantly agricultural uses.  As conditioned the 
use will not negatively change the predominantly agricultural character of the area and will not be 
injurious to properties in the immediate vicinity and regulated by state, federal, and local regulations.   

 

Findings: (1) The property is located in an “A” (Agricultural) zone (Exhibit 1).  The character of the area is 
predominantly agricultural and the property has contained a feedlot element for many years 
(Exhibits 6, 7, 22).  Expansion of the feedlot portion of the agri-business is an “A” 
(Agricultural) zone does not alter the agricultural character of the area. 

 

 (2) The applicant modified the site plan of the facility to construct the expansion area of the 
feedlot to buffer the existing residential properties with open agricultural fields as evidenced 
by the site plan.  The applicant shall conform to the site plan as conditioned. (see FCO 
Conditions of Approval #3,4, & 5) 

 

 (3) Mitigation measures to address odors, pests, lighting, and environmental concerns are 
conditioned and will be implemented by the operator in accordance with state and federal 
regulations including grading and retention of drainage water in lined evaporation ponds and 
as regulated by ISDA.  

 
 (4) The applicant possesses ownership of the majority of properties in the immediate vicinity of 

the proposed feedlot expansion as identified in County Assessor records and presented in area 
map (Exhibit 28).   
 

 (5) There are multiple feedlot and dairy operations in the near vicinity of the proposed facility 
including a feedlot/dairy operation 1.5 miles to the east at 21351 Arena Valley Road, Wilder, 
ID.  Three feedlot/dairies located within three (3) miles or less in Owyhee County on the 
south side of the Snake River and a large 145 acre sheep/lambing operation approximately 
2.5 miles northeast of the subject property at 23503 Roswell Road as evidenced by the Siting 
Team map and aerial review of county properties. (Exhibits 10 & 35) 
 

 (6) The proposed facility is not located in an identified nitrate priority area.  The Ada Canyon 
nitrate priority area as identified on the case map is located approximately 3300 feet (more 
than a half mile) to the east of the subject property.  State regulatory agencies require 
mitigation measures and best practice management to protect the surface and groundwater as 
outlined in the Siting Team Advisory Report (Exhibits 8, 13, 20, 39). 
 

 

 (7) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CU2022-0036. 

 

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

5. Will adequate water, sewer, irrigation, drainage and stormwater drainage facilities, and utility systems be 
provided to accommodate the use? 

 

Conclusion: The Commission finds and concludes that adequate facilities and systems for the use will be provided 
as regulated and conditioned at the time of expansion. 
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Findings: (1) The applicant has applied for and obtained approval for additional stock water rights for the 
facility to be accessed from a new agricultural well on the subject property.  The property 
currently has approved irrigation and stock water rights from the Allen Drain and surface 
water rights from Riverside Irrigation District as evidenced in Exhibits 21 & 22. 

 
 (2) Drainage and stormwater retention areas are to be designed and constructed in compliance 

with the requirements of the Idaho Department of Agricultural (ISDA) regulations and as 
specified in the Siting Team Advisory Report.  Said facilities are regulated and regularly 
inspected by the ISDA to ensure compliance with the applicable standards (Exhibits 8, 8.2, 
20). 
 

 

 (3) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CU2022-0036. 

 

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

6. Does legal access to the subject property for the development exist or will it exist at the time of 
development? 

 

Conclusion: The Commission finds and concludes that legal access currently exists to the subject property and that 
Golden Gate Highway District No. 3 (GGHD) will require improvements to the approach apron from 
State Line Road into the subject property. 

 

Findings: (1) The property has frontage on State Line and Peckham Roads.  The access for the proposed 
CAFO will be at the existing access location to the current agri-business and residence at 
21696 State Line Road.  The applicant is not proposing nor has GGHD approved a new 
access to Peckham Road. 

 
 (2) GGHD reviewed the application proposal and provided comment with conditions requiring a 

paved approach in accordance with ACCHD requirements as evidenced by Exhibit 18. 

 

 (3) The Oregon Department of Transportation as an affected agency also made comment 
indicating that permitting authority on the east side of State Line Road and they do not have 
specific concerns with the traffic generation estimated in the applicant’s traffic narrative 
(Exhibits 17) 

 (4) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CU2022-0036 

 

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

7. Will there be undue interference with existing or future traffic patterns? 
 

Conclusion: The Commission finds and concludes that this is a rural agricultural area with expected agricultural 
traffic including but not limited to trucks, tractors, harvesting equipment, support services and 
residential vehicles will not create undue interference with existing or future traffic patterns.  The 
roads are publicly maintained roads that provide for emergency vehicles including fire and police to 
access the property and surrounding area properties.  The jurisdictional agencies referenced in criteria 
six (6) did not report that the addition of approximately eleven (11) vehicle trips (24 total per traffic 
analysis) per day would cause undue interference with existing or future traffic patterns. 

 

Findings: (1) GGHD reviewed the application proposal and provided comment with conditions requiring a 
paved approach in accordance with ACCHD requirements as evidenced by Exhibit 18.  As 
conditioned the applicant will comply with GGHD (condition #6) 

 

 (2) The Oregon Department of Transportation as an affected agency also made comment 
indicating that permitting authority on the east side of State Line Road and they do not have 
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specific concerns with the traffic generation estimated in the applicant’s traffic narrative 
(Exhibit 17) 

 

 (3) The subject property has road frontage on and access to a public road, State Line Road as 
evidenced by aerial map. 

 

 (4) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CU2022-0036. 

 

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

8. Will essential services be provided to accommodate the use including, but not limited to, school facilities, 
police and fire protection, emergency medical services, irrigation facilities, and will the services be 
negatively impacted by such use or require additional public funding in order to meet the needs created by 
the requested use? 

 

Conclusion: The Commission finds and concludes that essential services will be provided and this application will 
not negatively impact existing services or require additional public funding.   

 

Findings: (1) The proposed CAFO is not anticipated to impact essential services as there is not expected to 
be a significant increase in population, residential development, or need for additional police, 
fire or ambulance response to the feedlot facility.  Irrigation facilities will continue to be 
maintained and preserved on the subject property. 

 
 (2) The City of Wilder, Canyon County Sheriff, Riverside Irrigation District, Canyon County 

Paramedics/EMT, and Wilder Fire Protection District were notified of the request and did not 
provide responses to indicate that the proposed use would have a negative impact.  No 
mitigation measures are proposed at this time. 
 

 

 (3) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CU2022-0036. 

 

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

Canyon County Code §09-01-25, 09-03-07, 09-05-25, 09-07-09, 09-09-17, 09-11-25, 09-13-07,09-15-07, 09-17-23, 
09-19-12 (Area of City Impact Agreement) - AREA OF CITY IMPACT AGREEMENT ORDINANCE 

 

Conclusion: The Commission finds and concludes that an area of city impact ordinance is not applicable to this 
application.  The property is not located within the Wilder Area of City Impact. A courtesy agency notice 
was sent to the City of Wilder and the no response was received from the City of Wilder. 

 

Findings: (1) The proposed CAFO facility and subject property is not located within the Wilder area of city 
impact.  The impact area boundary is located approximately 3.73 miles east of the subject 
property at Rodeo Lane.  (Exhibit 1) 

 

 (2) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CU2022-0036. 
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Additional Criteria:  08-01-11: Criteria for approval and development standards for new facilities 
  

A. General Requirements: 
  

1. The new CAFO shall be within an area zoned A (agricultural), M-1 (light industrial), M-2 (heavy 
industrial) or IP (industrial park), where appropriate. 

 

Conclusion:  The Commission finds and concludes that the proposed CAFO facility is within an area zoned 
“A” (Agricultural). 

  

Findings: (1) Exhibit 1 Parcel Tool identifies the subject property R37348010 as being zoned Agricultural 
and designated “AG” on future land use map 2011-2022. 

 (2) Exhibit 34 Zoning and Classification Map. 
  

2. The new CAFO shall comply with and not be in violation of any federal, state or local laws or 
regulatory requirements. 

 

Conclusion:  The Commission finds and concludes that evidence provides that the current facility is in 
compliance with the Canyon County ordinances and as conditioned the CAFO shall comply with 
federal, state, and local laws and regulatory requirements. (Condition #1) 

  

Findings: (1) The existing feedlot and cattle operation is in compliance with current Canyon County codes. 
 (2) The existing feedlot is operating under an approved Nutrient Management Plan (Exhibit 13). 
 (3) The existing feedlot and cattle operation has approved irrigation and stock water permits 

from the Idaho Department of Water Resources (Exhibits 21 & 22). 
 (4) Expansion of the existing feedlot facility will require an updated Nutrient Management Plan 

in compliance with ISDA (IDAPA) rules and regulations (Condition #1) and compliance with 
the CAFO requirements in the Canyon County Code as conditioned. 

  

3. An applicant shall not begin construction of a new CAFO prior to approval of the CAFO siting 
permit. 

 

Conclusion:  The Commission finds and concludes that the applicant made upgrades to the current cattle 
operations on the subject property including the addition of cattle feeding pens and alleys.  Staff 
indicated that the facilities could only be constructed to manage the entitled animal units (<1000 
head) in the feedlot facility.  The applicant complied and has not constructed facility 
improvements beyond the entitlement requirements for the current business operations.  

  

Findings: (1) Courtesy notice and photos from DSD staff indicating construction restrictions. (Exhibit 26 
& 27) 

 (2) Aerial photos showing evidence of site improvements (Exhibit 7) 
 (3) Evidence within the staff report and FCOs indicating the Canyon County Zoning Ordinances 

(CCZO) entitlement criteria and allowed units on the AK Feeders’ properties.  
  

4. A new CAFO shall comply with IDAPA rules governing dead animal disposal. 
 

Conclusion:  The Commission finds and concludes that the applicant has provided for a mortality pick-up 
location.  The facility will comply with rules governing dead animal disposal. (Exhibits 3, & 12) 

  

Findings: (1) A condition shall be placed to comply with dead animal disposal regulations as governed by 
the IDAPA and under the jurisdiction of ISDA.  (Condition #18) 

B. Animal Waste: 
  

1. The new CAFO shall comply with the terms of its nutrient management plan (NMP) for land 
application. 

 

Conclusion:  The Commission finds and concludes that the applicant has submitted and received approval for 
the current facility NMP.  The NMP and land application of waste is regulated and inspected by 
the Idaho Department of Agriculture as the entity with jurisdictional authority. 

  

Findings: (1) See AK Feeders Site Advisory Team Report (Exhibits 8-10). 
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 (2) See ISDA letter dated March 15, 2023 approval of AK Feeders NMP (Exhibit 13) 
  

2. The new CAFO shall be in compliance with all applicable environmental regulations and 
requirements. 

 

Conclusion:  The Commission finds and concludes that the applicant will operate the CAFO in compliance 
with all applicable environmental regulations and requirements as conditioned and regulated by 
the agency having jurisdictional authority (Condition 1). 

  

3. All new lagoons shall be constructed in accordance with state and federal regulations. 
 

Conclusion:  The Commission finds and concludes that the Idaho State Department of Agriculture has 
regulatory jurisdiction and authority of this criteria.   

  

Findings: (1) See AK Feeders Site Advisory Team Report (Exhibit 8). 
  

C. Site Setbacks: 
  

1. The locating of animal waste systems, corrals, wells and septic systems shall conform to all applicable 
rules, regulations and specifications as required by those regulatory agencies with CAFO oversight. 
Finding:  The facility shall comply with setbacks and will be conditioned to comply as required by 

regulatory agencies having oversight of CAFO permitting activities. Two feed pens constructed 
in September 2022 are not located 50 feet from the public right of way and condition no. 5 
requires the applicant to reconstruct the pens to comply with the site plan and CAFO setback 
requirements. 

 
2. Any feed product resulting from the ensilage process shall be located at least three hundred fifty feet 

(350') from any existing residence not belonging to the owner or operator of the CAFO, unless the 
other owner gives written consent to a shorter distance. 
Finding: The facility is owned by AK Feeders.  There is one house on the subject property and it is owned 

by AK Feeders.  The nearest non-applicant owned residential property from the defined 80 acre 
CAFO boundary on the site plan (Exhibit 3) is more than 450 feet to the southeast on Peckham 
Road. 

 
3. All agricultural buildings, feed bunks, feed racks, corrals, feed storage areas, or other improvements 

shall be set back a minimum of fifty feet (50') from the public rights-of-way (ROW). 
Finding:  The site plan for the CAFO facility identifies the appropriate setbacks for the proposed facility 

structures.  Two of the existing feeder pens (constructed in September 2022) and located 
adjacent to State Line Road do not currently meet setbacks (approx. 30’ from ROW) and will 
require modification to bring those pens into compliance with the submitted site plan and 
ordinance.  A condition shall be placed to require the setback be met—50 feet from Stateline 
Road rights-of-way. (Condition #5) 

 
4. Lights shall be placed and shielded to direct the light source down and inside the property lines of 

the new CAFO. All direct glare from the CAFO lights shall be contained within the CAFO facility 
area. 
Finding:  The applicant has provided a site plan and identified the location of the proposed lights at the 

facility.  A condition is placed to require compliance with the C4 (Condition #7). 
 

5. No new CAFO shall be approved unless the following questions are answered to the satisfaction of 
the commission or board: 
(A) Whether the proposed facility will be injurious to or negatively change the essential character of the 

vicinity. 
Finding:  The proposed facility will not be injurious or negatively change the essential character of this 
predominantly agricultural area of Canyon County as conditioned.  This criteria is also addressed in 
the eight (8) CUP criteria of review and more specifically criteria #4. 
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(B) Whether the proposed facility would cause adverse damage, hazard and nuisance to persons or property 
within the vicinity. 
Finding:  As conditioned, the facility will not cause adverse damage, hazard and nuisance to persons 
or property within the vicinity.  This criteria is also previously addressed in the eight (8) CUP criteria 
above.  A condition is placed to require compliance with state and federal requirements (Condition 
#1), compliance with the provided Waste Management and Nuisance Control Plan - including waste, 
odor, pests, and dust (Condition #14).  Conditions have also been placed to address weeds, dust, # of 
cattle housed in the feedlot facility, lighting, dead animal disposal, protection of irrigation facilities, 
parking on roadways, and more specifically Condition #12 addresses land application of nutrients 
setback of 300 feet from the Cardoza property and #13 a 500 foot setback not allowing for any current 
or future stockpiling or composting of waste from the residential properties immediately adjacent to 
the 163.23 acre subject property. 
 

(C) Whether studies should be ordered at the CAFO applicant's expense to aid the commission/board in 
determining what additional conditions should be imposed as a condition of approval to mitigate 
adverse damage, hazard and nuisance effects. 
Finding:  The facility must comply with the IDAPA 02.04.15 “Rules Governing Beef Cattle Animal 
Feeding Operations,” as regulated, permitted, inspected and enforced by the Idaho Department of 
Agriculture.  A Siting Team review was conducted and a report was provided to the County with 
proposed mitigation requirements.  The ISDA has also reviewed and provided an approval letter for 
the current AK Feeders’ Nutrient Management Plan for the existing facility with required testing and 
identified best management practices.  These items are under the jurisdiction of the ISDA. 
 

6. The animal waste system shall not be located or operated closer than five hundred feet (500') from 
an existing residence belonging to someone other than the applicant, or be located and/or operated 
closer than one hundred feet (100') from the property lines, unless the other owner gives written 
consent to a shorter distance. 
Finding:  The animal waste systems as shown on the site plan are not within 500 feet of a residence 

belonging to someone other than the applicant.  By scaling the site plan the nearest residence to 
the southeast corner of the waste pond is more than 900 feet. 

 
7. No animal waste system shall be located and/or operated closer than one hundred feet (100') from a 

domestic or irrigation well. 
Finding:  No waste system shall be located and/or operated closer than one hundred feet from a domestic 

or irrigation well.  (Condition #3) 
 

8. No animal waste system shall be located closer than one hundred feet (100') from a public right of 
way. 
Finding:  No animal waste system existing or new is proposed to be less than 100 feet from a public right 

of way and a condition is placed to ensure compliance with set-backs. (Condition #3 and 4) 
 

9. The setbacks contained herein shall not apply to land application. 
Finding:  Land application is addressed in the Nutrient Management Plan reviewed and regulated by the 
ISDA.  However, to comply with criteria within the CAFO ordinance and CUP criteria mitigating land use 
conflicts; land application of nutrients shall not be allowed within 300 feet of the exterior boundaries of 
parcel R37348 (a 2 acre residential parcel located at 31252 Peckham Road, Wilder, ID.) Stockpiling 
and/or composting of animal waste shall not be allowed within 500 feet of the immediately adjacent 
properties located along Peckham Road and specifically identified in Conditions # 12 and # 13.  
 

CCZO §08-01-14: GRANT OR DENIAL OF CAFO SITING PERMIT: 
   (1)   If the commission finds that the applicant has carried the burden of persuasion that the proposed expanding or 

new CAFO complies with the criteria set forth in this article, the commission shall grant the CAFO siting permit 
requested. The CAFO siting permit shall be in the form of findings of fact, conclusions of law and order. If the 
commission does not find that the applicant has shown that the proposed expanding or new CAFO meets the 
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criteria set forth herein, the commission shall deny the CAFO siting permit in writing setting forth reasons for 
the denial and the relevant law relied upon and action that may be taken by the applicant to attempt to obtain a 
conditional use permit. In making such decision, the commission may use information and consider 
recommendations received from the state of Idaho CAFO advisory team or any other similar group. 

 
 

 

Order 
 

Based upon the Findings of Fact, Conclusions of Law and Order contained herein, the Planning and Zoning 
Commission approves Case #CU2022-0036, a conditional use permit for AK Feeders, LLC requesting a Confined 
Animal Feeding Operation (CAFO) for a maximum of 3700 head of beef cattle on approximately 80 acres of parcel 
R37348010 (containing163.23 acres) in substantial conformance to the specified CAFO boundaries on site plan 
received by DSD 4-25-23 and subject to the following conditions as enumerated: 

Conditions of Approval 

1. The development shall comply with all applicable federal, state, and county laws, ordinances, rules, and regulations 
that pertain to the subject property and the proposed use.  Including but not limited to: 

a. Compliance with Idaho State Department of Agriculture 
b.    Compliance with Idaho Department of Environmental Quality 
c.    Compliance with Idaho Environmental Protection Agency 
d. Compliance with Idaho Department of Water Resources 
 

2. Pursuant to Canyon County Code Chapter 8, CAFO Regulations, §08-01-14:  Construction of the new or expanding 
CAFO must commence within three (3) years of the issuance of the CAFO siting permit and be completed within 
five (5) years of the same date. If construction has not commenced within three (3) years and/or completed within 
five (5) years from the date the CAFO siting permit was approved, the permit holder may request an extension. 
Application for extension must be filed at least sixty (60) days prior to the expiration of the three (3) year or five 
(5) year period. A renewal extension, if granted, may be limited to three hundred sixty-five (365) calendar days, 
which shall commence at the expiration of either period. The applicant bears the burden of persuasion on an 
extension request. 

3. The development shall comply with all site setbacks as provided in the County CAFO Ordinance (Canyon County 
Code Section 08-01-012(1)C), as follows: 

a. The locating of animal waste systems, corrals, wells, and septic systems shall conform to all applicable 
rules, regulations and specifications as required by those regulatory agencies with CAFO oversight. 

b. Any feed product resulting from the ensilage process shall be located at least three hundred fifty feet 
(350') from any existing residence not belonging to the owner or operator of the CAFO, unless the 
other owner gives written consent to a shorter distance. 

c. All agricultural buildings, feed bunks, feed racks, corrals, feed storage areas, or other improvements 
shall be set back a minimum of fifty feet (50') from the public rights of way. 

d. The animal waste system shall not be located closer than five hundred feet (500') from an existing 
residence belonging to someone other than the applicant, or be located and/or operated closer than one 
hundred feet (100') from the property lines, unless the other owner gives written consent to a shorter 
distance. 

e. No animal waste system shall be located closer than one hundred feet (100') from a domestic or 
irrigation well.  Definition of animal waste system:  structure or system that provides for the collection, 
treatment, or storage of animal waste, including composting. 

f. No animal waste system shall be located closer than one hundred feet (100') from a public right of way. 
g. The setbacks contained herein shall not apply to land application (except as provided for parcel R37348 

specifically).  Land application is the spreading on or incorporation of liquid or solid waste into the 
soil mantle primarily for beneficial purposes.   
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4. Prior to commencement of operation expansion, the feedlot shall be developed in substantial conformance the site 
plan dated 4-24-23 (Exhibit 3 and Attached hereto as Attachment A).  If the site plan needs to be adjusted to meet 
the setback requirements of the CAFO ordinance, then a revised site plan meeting the setback requirement the other 
conditions contained herein shall be submitted to the Development Services Department prior to commencement of 
construction of the proposed improvements on the site.  The facility shall be constructed in substantial conformance 
with and in conformance with all setback requirements for a CAFO facility as required in CCZO §08-01-11(1) C.  
Note:  Feedlot receiving and processing pens are noted to be reconfigured. 

5. Prior to expansion, lagoons shall be lined and constructed in accordance with state and federal regulations.  

6. Two existing feedlot pens (constructed in or around September 2022) adjacent to Stateline Road shall be 
reconfigured to meet the required 50 foot setback from the public right of way and as shown on the CAFO site plan 
dated 4-24-23 from AGPRO in compliance with CCZO §08-01-012(1)C. (attached hereto as Attachment A)  The 
identified pens must be reconfigured prior to the applicant expanding the current cattle numbers to accommodate 
the CAFO permit.  The applicant shall provide proof of the reconfiguration and compliance with the CAFO 
setbacks to Development Services Department in the form of pictures and/or setback inspection before CAFO 
operations (>1000 head of cattle in feedlot) begin. 

7. The applicant shall comply with applicable Golden Gate Highway District No. 3 access requirements. The 
applicant shall obtain a permit prior to expansion of the existing feedlot facility. The applicant shall provide proof 
of compliance by providing Development Services with an approved highway district permit for improvements.  
(Exhibit 18) 

8. Lighting (existing and new) shall be placed and shielded to direct the light source down and inside the property 
lines of the new CAFO. All direct glare from the CAFO lights shall be contained within the CAFO facility area.  
CAFO facility lighting shall be utilized only on an as needed basis after dusk at the facility.  Existing night sensor, 
photoelectric/photo cell light(s) typical for residential/farm/barnyard lighting may remain on throughout the night.  
Existing lighting must be shielded to direct the light down and inside the property. 

9. The feedlot, waste systems, and support facility (barnyard) shall be kept weed free and/or maintained in compliance 
with CCCO Chapter 2 Article 1: Public Nuisances.   

10. The applicant shall not impede or disrupt existing irrigation structures, i.e. drains, laterals, supply ditches, on and 
adjacent to the subject property. 
 

11. The applicant shall not discharge CAFO process water or stormwater from the feedlot and/or settling lagoons to the 
Allen Drain.  Comply with ISDA rules and regulations. 

 

12. The operator shall process and dispose of waste in a manner consistent with the requirements of the Nutrient 
Management Plan for AK Feeders as approved and regulated by the Idaho State Department of Agriculture. 

 
13. The operator shall not land apply nutrients within 300 feet of parcel R37348 (two acres) at site address 31252 

Peckham Road, Wilder, Idaho. 
 

14. The operator shall not place a composting facility or stage/stockpile nutrients within 500 feet of any existing 
residential parcel [R37351, R37351011, R37351010, R37350] along/near the southern boundary (Peckham Road) 
of subject property R37348010 (163.23 acres) inclusive of residential parcel R37348. 

 
15. The CAFO shall comply with the odor, waste, dust, and pest best management practices in compliance with the 

approved nutrient management plan and shall be consistent with Idaho Department of Environmental Quality 
(DEQ) and Idaho State Department of Agriculture (ISDA) requirements. 

 
16. Signage shall meet CCZO §07-10-13 requirements, and shall not exceed 32 sq. feet as proposed by the applicant 

unless an additional sign permit is applied for and approved by the Director.  
 
17. The feedlot operation shall not exceed the maximum 3700 head of cattle at any given point in time within the 

feedlot facility without applying for and receiving approval through an amended or new conditional use permit. 
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18. The CAFO shall comply with the nutrient management plan as approved by the Idaho State Department of 
Agriculture. 

 
19. Dust shall be controlled per applicable federal, state, and county laws, ordinances, rules, and regulations that 

pertain to operations including but not limited to nuisance regulations (CCCO Chapter 2 Article 1: Public 
Nuisances) and shall be consistent with Idaho Department of Environmental Quality (DEQ) and Idaho State 
Department of Agriculture (ISDA) requirements 

 
20. The CAFO shall also comply with Idaho State Department of Agriculture rules regarding dead animal disposal. 

 
21. The facility shall comply with the recommendations in the Mitigation section of the CAFO Siting Team report, to 

minimize potential water source contamination (Exhibit 8 and attached hereto as Attachment B). 
 
22. The CAFO shall comply with stock water and/or commercial water right requirements (Idaho Department of Water 

Resources). 
 

23. All employee, delivery-including cattle trucks, facility-related parking of vehicles shall be onsite--not in the public 
right-of-way and/or along the shoulders of State Line Road in the vicinity of the facility. 

 
24. Comply with all Fire District requirements by State adopted IFC and as evidenced by review and approval 

documentation prior to issuance of a certificate of occupancy. 
 

25. The Applicant shall submit a copy of the annual inspection report provided by the Idaho State Department of 
Agriculture to the Development Services Department (DSD) commencing December 31, 2023. Each annual 
inspection report shall be submitted to DSD no later than December 31st of each calendar year unless the report is 
received by the Applicant after that date in which case the report shall be submitted to DSD within ten business 
days of its receipt. 
  

 

DATED this ________ day of _________________________, 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 2023, 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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Attachment A:  Site Plan and Grading Plan 
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Attachment B:  Siting Advisory Team Report 
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Attachment C:  Waste Management and Nuisance Control Plan 
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State of Idaho CAFO Site Advisory Team Environmental Risk Form Name & Date of Siting: AK Feeders. 9/6/2023

Risk Scoring System

1 = Low Risk = Ideal goal for environmental protection

2 = Moderate Risk = Provides reasonable resource protection
3 = High Risk = Poses a high risk for health and/or for contaminating 

ground or surface water

Category Result Risk Score

Soil

1. Soil permeability High. Fine sandy loam with Ksat 0.57 to 2.00 in/hr. 3

2. Soil depth Moderate. Typical soil profile depth 60 inches. 2
3. Thickness of clay in unsaturated zone High. Driller's reports indicate 0-10 ft of clay typical in unsaturated zone. 3

Ground Water

4. Depth to first encountered water High. Depth to first encountered water is generally shallow, 0-25 ft. 3

5. Mean nitrate level in ground water within a 5 mile radius Moderate. Mean most recent nitrate levels are 5.3 mg/L within a 5-mile radius. 2

6. Percentage of wells over 5 mg/L nitrate within 5 miles Moderate. 25% of wells within a 5 mile radius have a nitrate value over 5 mg/L. 2

7. Aquifer geology High. Typical aquifer geology is sand and gravel. 3

8. Time of travel to a spring Low. Time of travel to a spring is >10 years. 1

9. Downgradient distance to nearest domestic well Moderate. Nearest domestic well is cross-gradient, but <100 ft away. 2
10. Within source water delineation area time-of-travel Low. CAFO is not within a source water delineation area time-of-travel. 1

Surface Water

11. Downgradient distance from CAFO to nearest surface water body Low. Downgradient distance from CAFO to nearest surface water body (Snake River) is >200 ft. 1

12. Downgradient distance from land application to nearest surface water bodyLow. All manure is third-party export. 1
13. 100-year floodplain Low. Not within the 100 year floodplain. 1

Nutrient Transport

14. Run-on Low. Run-on risk is low due to low to moderately sloped topography next to CAFO site. 1

15. Surface Runoff Low. NRCS surface run-off index is low. 1
16. Annual precipitation Low. Average annual precipitation is 9.1 inches. 1

Index 1 40.00

Index 2 3.00

Final Risk Score High
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ENGINEERING, PLANNING, CONSULTING & REAL ESTATE 
HQ & Mailing: 3050 67th Avenue, Suite 200, Greeley, CO 80634 | 970-535-9318 office | 970-535-9854 fax 

Idaho: 213 Canyon Crest Drive, Suite 100, Twin Falls, ID 83301 | 208-595-5301   
www.agpros.com 

Traffic Narrative 

Prepared for AK Feeders 
Canyon County Conditional Use Permit 

 

Introduction 
 
This Traffic Narrative is prepared for AK Feeders Conditional Use Permit (CUP) request. AK 
Feeders is requesting a CUP for a Confined Animal Feeding Operation (CAFO) operation on 
parcel R37348010 which is more particularly described as being a part of the North Half of 
Section 14, Township 4 North, Range 6 West of the Boise P.M., Canyon County, Idaho, 
consisting of approximately 163-acres (+/-).  
 
The subject property currently contains pens, feed storage, indoor riding arena, and center pivot 
fields. Additional pens, feed storage, gravels roads to pens, runoff ponds, and access paving are 
proposed.    
 
A commercial access permit from Golden Gate Highway District (GGHD) will be applied for 
separately. 
 

Existing Conditions and Roadway Network 
 
The subject property is accessed along the west side of the property from State Line Road. No 
new accesses are proposed to serve the property.  
 
State Line Road is a north-south two-lane local paved roadway. All traffic is expected to come 
from State Line Road. It is estimated that approximately 50% of the traffic is from the north and 
50% of the traffic is from the south. The portion of State Line Road where the access to the 
feedyard is located has a split jurisdiction between Oregon Department of Transportation 
(ODOT) and GGHD. ODOT maintains the roadway, but GGHD has jurisdiction along the east 
side of State Line Road including the access to the site which is located on the Canyon County, 
Idaho side of State Line Road.  
 
State Line Road is flat and straight in both directions leading into the site. Peckham Road to the 
south of the principal access curves east approximately 1,000 feet from the access. The nearest 
highways are the 201 in Oregon, approximately 3.30 miles to the west, and the 95 in Idaho, 
approximately 5.70 miles to the east. 
 
The access to the property is classified as a minimum use access on a local road. It is primarily 
used for feed and fuel delivery trucks, cattle trucks, and employee vehicles.  
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Vet visits will occur approximately once monthly, and inspections will occur once yearly, adding 
very small traffic impact to the site. As a part of the CUP request, paving the access to provide 
tracking control onto State Line Road is proposed.  
 
Figure 1 references the Golden Gate Highway District Functional Classification 2040. The site is 
shown in relation to its location along State Line Road. As shown, it is along an area classified as 
a local road. The expected traffic proposed with the CUP request is not expected to significantly 
increase the traffic in this area and will continue to comply with the minimal use access.  

 
Figure 1. Golden Gate Highway District Functional Classification 2040  

 
Trip Generation  
 
The expected hours for outgoing and incoming semi-trucks and other vehicles and equipment 
will be Monday through Sunday 6:00 A.M. to 5:00 P.M. The highest traffic volumes will be 
generated during the morning hours of 7:00 A.M. to 9:00 A.M. and in the evening between 3:00 
P.M. to 5:00 P.M when employees enter and exit the property. During peak traffic hours no more 
than five vehicles are expected to be going in and out. Occasional operations outside of the 
expected hours may be required due to CAFO industry needs.  
 
The site will include a shipping and receiving area for cattle and commodities. Parking for 
employees will be gravel spaces located near the entrance.  
 
The CAFO expansion only increases the number of employee vehicles from five to nine. The 
number of trips per day increased from 13 to 24 for the proposed site averaged over the year. The 
following traffic volumes are anticipated for this proposed site: 
 

Commercial Vehicles/Equipment     6 roundtrips per day 
Owner/Employee Vehicles   18 roundtrips per day 

 
The arrival and departure of vehicles is expected to be staggered throughout the day. Employee 
traffic, which accounts for the majority of the traffic, will arrive in the morning and then depart 
in the evening.  



Page 3 of 3 

 

 

Conclusion 
 

As the increased traffic volumes are below the TIS thresholds, the peak hour left turning volume 
is less than 10 vehicles, and the peak hour right turning volume is less than 25 vehicles, no 
roadway improvements are anticipated for the proposed uses. As a part of the CUP conditions, 
the access is proposed to be paved to provide tracking control for the site.  
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NUMBER OF SUBS ACRES IN SUB NUMBER OF LOTS AVERAGE LOT SIZE

NUMBER OF SUBS IN PLATTING ACRES IN SUB NUMBER OF LOTS AVERAGE LOT SIZE

NUMBER OF LOTS NOTIFIED AVERAGE MEDIAN MINIMUM MAXIMUM
72 25.92 11.29 0.32 163.23

NUMBER OF MOBILE HOME PARKS ACRES IN MHP NUMBER OF SITES AVG HOMES PER ACRE MAXIMUM

Label LOCATION ACRES NO. OF LOTS AVERAGE LOT SIZE CITY OF… Year

ACRES NO. OF LOTS AVERAGE LOT SIZE

SITE ADDRESS ACRES NO. OF SPACES UNITS PER ACRE CITY OF…

13 #REF! #REF! #REF! Purple Sage MHP

SUBDIVISIONS IN PLATTING

SUBDIVISION & LOT REPORT

SUBDIVISION NAME

PLATTED SUBDIVISIONS

15881 Purple Sage Road

MOBILE HOME & RV PARKS

SUBDIVISION NAME

SUBDIVISION NAME
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AK FEEDERS:  Request

The applicant is requesting a conditional use permit (CUP) to 
provide for a 3700 head Confined Animal Feeding Operation 
(CAFO) for beef cattle on approximately 80 acres of parcel 
R37348010 (163.23 acres) south and west of the Allen Drain at 
21696 State Line Road, Wilder, ID

The property is zoned 

“A” (Agricultural) and a CAFO

is allowed by CUP in the 

Agricultural zone.

SITE PLAN:  Exhibit 3



Confined Animal Feeding Operation
08-01-03: PURPOSE:

The purpose of this article is to provide for the orderly placement and regulation of CAFOs in Canyon County, and to require 
all CAFOs operating in Canyon County to obtain all required permits and be in compliance with all applicable federal and 
state environmental standards, and to be sited, where appropriate, within the A (agricultural), IP (industrial park), M-1 (light
industrial), or M-2 (heavy industrial) zones, and meet certain development standards. (Ord. 07-002, 1-18-2007)

ANIMAL NUMBERS: The minimum number of animals at the facility for the facility to be defined as a CAFO:  
(3) One thousand (1,000) cattle or other mature dairy cows or veal calves. Cattle includes, but is not limited to, heifers, 

steers, bulls and cow/calf pairs;

CAFO:

(1) Confined animal feeding operation, also referred to as "concentrated animal feeding operation", means a 
facility where all the following conditions are met:

A. Animals have been, are, or will be stabled or confined and fed or maintained for a total of ninety (90) 
consecutive days, or more in any twelve (12) month period; and

B. Crops, vegetation, forage growth or postharvest residues are not sustained in the normal growing 
season over any portion of the facility; and

C. The facility is designed to confine or actually does confine the minimum of animal numbers as listed 
in the "animal numbers" definition provided herein.



Canyon County Code:  CUP & CAFO Criteria
CCZO §07-06-07– Conditional Use Permit Criteria
1. Is the proposed use permitted in the zone by conditional use permit?

2. What is the nature of the request?

3. Is the proposed use consistent with the comprehensive plan?

4. Will the proposed use be injurious to other property in the immediate vicinity and/or 
negatively change the essential character of the area?

5. Will adequate water, sewer, irrigation, drainage and stormwater drainage facilities, and utility 
systems be provided to accommodate the use?

6. Does legal access to the subject property for the development exist or will it exist at the time 
of development?

7. Will there be undue interference with existing or future traffic patterns?

8. Will essential services be provided to accommodate the use including, but not limited to, 
school facilities, police and fire protection, emergency medical services, irrigation facilities, 
and will the services be negatively impacted by such use or require additional public funding 
in order to meet the needs created by the requested use? (Ord. 16-001, 1-8-2016)



AK FEEDERS:  CAFO CRITERIA 
08-01-11: CRITERIA FOR APPROVAL AND DEVELOPMENT STANDARDS FOR NEW FACILITIES:

(1) Prior to approval of a CAFO siting permit for a new CAFO, and after public hearing, the 
commission shall find that the proposed new CAFO meets the following requirements:

A. General Requirements:
1. The new CAFO shall be within an area zoned A (agricultural), M-1 (light industrial), M-2 (heavy 

industrial) or IP (industrial park), where appropriate.
2. The new CAFO shall comply with and not be in violation of any federal, state or local laws or regulatory 

requirements.
3. An applicant shall not begin construction of a new CAFO prior to approval of the CAFO siting permit.
4. A new CAFO shall comply with IDAPA rules governing dead animal disposal.

B. Animal Waste:  (Regulated by ISDA, IDEQ, IDWR)
1. The new CAFO shall comply with the terms of its nutrient management plan for land application.
2. The new CAFO shall be in compliance with all applicable environmental regulations and requirements.
3. All new lagoons shall be constructed in accordance with state and federal regulations.



AK FEEDERS:  Criteria

C. Site Setbacks: An expansion of an existing CAFO, other than a simple expansion of the number of animals, 

shall comply with the following site setbacks. If the expansion requires a change in only one or more of the 
following, the particular item shall comply with the particular setback listed below. The site shall not be 
required to meet new setback requirements unless the requested expansion requires a change in that particular 
item. For example, if there is no change in the size or location of the ensilage process, an operator need not 
bring that particular use into conformance with the requirements of subsection C2 of this section regarding 
setback from an existing residence.

1. The locating of animal waste systems, corrals, wells and septic systems shall conform to all applicable rules, 
regulations and specifications as required by those regulatory agencies with CAFO oversight.

2. Any feed product resulting from the ensilage process shall be located at least three hundred fifty feet (350') 
from any existing residence not belonging to the owner or operator of the CAFO, unless the other owner 
gives written consent to a shorter distance.

3. All agricultural buildings, feed bunks, feed racks, corrals, feed storage areas, or other improvements shall be
set back a minimum of fifty feet (50') from the public rights of way.

4. Lights shall be placed and shielded to direct the light source down and inside the property lines of the new 
CAFO. All direct glare from the CAFO lights shall be contained within the CAFO facility area.



AK FEEDERS:  Criteria
Section C continued

5. No new CAFO shall be approved unless the following questions are answered to the satisfaction of the 
commission or board:
(A) Whether the proposed facility will be injurious to or negatively change the essential character of the 

vicinity.
(B) Whether the proposed facility would cause adverse damage, hazard and nuisance to persons or 

property within the vicinity.
(C) Whether studies should be ordered at the CAFO applicant's expense to aid the commission/board in 

determining what additional conditions should be imposed as a condition of approval to mitigate 
adverse damage, hazard and nuisance effects.

6. The animal waste system shall not be located or operated closer than five hundred feet (500') from an 
existing residence belonging to someone other than the applicant, or be located and/or operated closer 
than one hundred feet (100') from the property lines, unless the other owner gives written consent to a 
shorter distance.

7. No animal waste system shall be located and/or operated closer than one hundred feet (100') from a 
domestic or irrigation well.

8. No animal waste system shall be located closer than one hundred feet (100') from a public right of way.
9. The setbacks contained herein shall not apply to land application.

D. Exemption To Subsection (1)C Site Setbacks: Certain land parcels may not be conducive to setback 
requirements due to unique locations, demographics and technology. Where appropriate, the commission 
may grant an applicant a variance to setback requirements pursuant to section 07-08-01 (variance) of this 
code. If this setback includes animal waste systems, the systems shall meet all state and federal regulations 
and be approved by the regulatory agency exercising authority. (Ord. 07-002, 1-18-2007)

https://codelibrary.amlegal.com/codes/canyoncountyid/latest/canyoncounty_id/0-0-0-2861#JD_07-08-01


AK FEEDERS:  
08-01-14: GRANT OR DENIAL OF CAFO SITING PERMIT:

(1) If the commission finds that the applicant has carried the burden of persuasion that the 
proposed expanding or new CAFO complies with the criteria set forth in this article, the 
commission shall grant the CAFO siting permit requested. The CAFO siting permit shall be in 
the form of findings of fact, conclusions of law and order. If the commission does not find that 
the applicant has shown that the proposed expanding or new CAFO meets the criteria set 
forth herein, the commission shall deny the CAFO siting permit in writing setting forth reasons 
for the denial and the relevant law relied upon and action that may be taken by the applicant 
to attempt to obtain a conditional use permit. In making such decision, the commission may 
use information and consider recommendations received from the state of Idaho CAFO 
advisory team or any other similar group.

(2) Construction of the new or expanding CAFO must commence within three (3) years of the 
issuance of the CAFO siting permit and be completed within five (5) years of the same date. 



AK FEEDERS:  SITE

• The subject property is located in 
the southwest corner of Canyon 
County adjacent to the 
Idaho/Oregon border and near the 
Snake River.

• Parcel R37348010 contains 163.23 
acres. 

• The CAFO is proposed to be 
situated on approximately 80 acres 
within the subject property (yellow 
boundary is approximate)



AK FEEDERS:  SITE

• The subject property contains 
an existing feedlot facility 

• In the fall of 2022 the 
applicant added feedlot 
capacity to the property.

• Canyon County Code provides 
for this operation to house up 
to 999 head of feedlot cattle.

• A CAFO is required for 1000 
head of beef cattle confined 
to a feedlot.

Canyon County GIS Aerial 
Image 2020

Canyon County GIS Aerial 
Image 2022



AK Feeders:  Site History

5/9/1994

8/31/2011

6/23/2009

8/22/2002

10/5/2012



AK FEEDERS: Site History

4/29/2015

6/29/2017

3/26/2021



AK FEEDERS:  VICINITY

• The subject property is not in an area of city 
impact.

• Adrian, OR is approx. 4 miles northwest

• Parma is approx. 7.5 miles north and east

• Wilder is approx. 5 miles east

• Homedale is approx. 5.6 miles southeast

Homedale

Wilder

Adrian, 
OR

Parma

Subject 
Property



AK FEEDERS: Zoning & Classification Map 

• The Zoning of the subject property is 
agricultural.

• All properties within the one mile and two 
mile bands are also zoned agricultural

• Red Top, Peckham and Arena Valley Roads 
are classified as Major Collectors on the ITD 
Functional Classification Map

• The 2020 Comprehensive Plan identifies this 
area as Agriculture

• The predominant use of the properties in 
this area of the county is Agricultural

Exhibit # 34



AK FEEDERS:  Maps

EXHIBIT # 35 EXHIBIT # 39 EXHIBIT # 41

No platted subdivisions within 
one mile or more of the 
proposed CAFO site.

Not located in a Nitrate Priority Area 



AK FEEDERS:  Surrounding Land Use/Character

Exhibit # 40

Lot Classification Map

Exhibit # 43Exhibit # 32



AK FEEDERS:  Comprehensive Plan

The Comprehensive Plan designation for this property and surrounding area is 
Agriculture.

• The 2020 Plan describes the land use classification ‘Agriculture’ as follows:  The agricultural 
land use designation is the base zone throughout Canyon County.  It contains areas of 
productive irrigated croplands, grazing lands, feedlots, dairies, seed production, as well as 
rangeland and ground of lesser agricultural value.

• The Plan directs the hearing body to utilize measures such as a conditional use permit with 
conditions that mitigate potential interference with existing residential uses and potential 
impacts on ground and surface water.  The Plan also directs expansion of agricultural uses 
and economic opportunities, which as proposed are accomplished in this application.

• Staff provides a thorough review of Plan components in the Draft Findings of Fact and 
Conclusions of Law for the Planning and Zoning Commission’s consideration in Exhibit 2 with 
considerations of the application, the letters of support and opposition, as well as the Siting 
Team report with proposed mitigations.



AK FEEDERS:  Comprehensive Plan
Chapter 13:  Agricultural Component

Goals:

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

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

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

Policies:  

1. Preserve agricultural lands and zoning classifications.

2. Develop and implement standards and procedures to ensure that development of agricultural land is compatible with 
agricultural uses in the area.

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

4. Development shall not be allowed to disrupt or destroy irrigation canals, ditches, laterals, drains, and associated irrigation 
works and rights-of-way.

5. Recognize that confined animal feeding operations (“CAFO’s”) may be more suitable in some areas of the county than in other 
areas of the county.



Dairy owned by Jackson Land, LLC and located on Arena Valley 
Road approximately 1.25 miles east of the proposed CAFO 
facility on State Line Road



Properties along Case Lane from Peckham to Red Top
Predominantly Agricultural including crops and grazing



Looking westerly on Red Top at Case Ln 
intersection

Travelling westerly on Red Top towards sharp curve  from Case Ln

Looking  west across the Vernon Case property from Red Top

Travelling westerly on Red Top, Case property to left



Travelling west on 
Red Top, rural 
development on 
south side of road.  

Agricultural in 
nature with cows, 
pastures, semi-
trucks and large hay 
stacks surrounded 
by agricultural crop 
lands



Travelling westerly on Red 
Top Road looking 
southwest near the 
northwest corner of 
31301 Red Top Road.

Looking across David 
DeBenedetti property 
towards the AK Feeders’ 
site on State Line Road.

AK Feeders Barnyard



AK Feeders Barnyard



Travelling west on Red 
Top Road—looking 
southwesterly towards 
the AK Feeders’ yard

Across DeBenedetti
parcel –Isaak property on 
north side of road at this 
location.

AK Feeders Barnyard



Red Top Road near Isaack 
property looking 
southeasterly across the 
valley.  The character of 
the area is predominantly 
agricultural with pastures, 
cropland, and hops fields.



AK Feeders Barnyard

31492 Red Top

The Isaack property lies to the north of Red Top Road at this location.



Looking westerly down Red Top Road at 31492 Red Top Looking northwesterly from 31492 Red Top driveway



Rural development lying north of Red Top Road and north of the AK Feeders’ proposed CAFO facility 



Looking north and west from 
Red Top Road towards rural 
agricultural development and 
north westerly towards Oregon.  
The hay stack below is on the  
west side of State Line Rd in 
Oregon. 

Haystack



From Red Top looking across 37.21 acre DeBenedetti property and across adjacent 39.95 acre AK Feeders’ property both 
lying north of the Allen Drain.  The proposed CAFO is situated on approximately 80 acres south of the Allen Drain.  The 
ranch structures (barnyard) can be seen from Red Top Road inclusive of the covered ensilage pit and barns  



To the Right:  travelling west on 
Red Top Road towards intersection 
of Red Top and State Line Road

Parked on State Line Road south of 
the intersection of State Line and 
Red Top Roads.  The intersection is 
offset at this location. State Line 
continues north in this photo



Looking North on State Line Road 
near intersection of Red Top Road

Looking north easterly from State Line 
Road

Looking  north easterly –moving 
east



Looking Easterly from State Line Looking Southeasterly from State Line Looking South down State Line 
Road towards the AK Feeder 
proposed CAFO facility



From State Line looking west –Oregon side South Westerly from State Line Road



Arena Case Drain confluence into 
the Allen Drain where it crosses 
under State Line Road into Oregon.

From the bridge looking easterly up 
the Allen Drain.  The AK Feeders’ 
CAFO facility is proposed to the 
south of the Allen Drain as seen in 
the picture to the right.



From the Allen Drain bridge 
looking easterly and southernly 
towards and at the AK Feeders’ 
facility along State Line Road



The facility currently has 
cattle in the existing 
feedlot.  Looking from State 
Line Road into the subject 
property.



From State Line Road looking North across 
from the existing feedlot.  

Looking east from State Line Road at 
the feed pens constructed in the fall of 
2022.



Looking south/southeasterly at the 
feed pens, ensilage and farm 
structures on the subject property 



This picture is taken from State Line Road across the road from the feedlot.  To the northeast the 
development along Red Top Road can be seen.  The development is buffered by two approximate 40 acre 
fields and by the agricultural pastures and cropland adjacent to the homes.  The character of the area is 
predominantly Agricultural.



Looking north on State Line 
Road from the primary 
entrance to the AK Feeders 
facility.

Below:  Looking from the 
entrance into the facility and 
current processing pens.



On State Line Road looking easterly into 
the AK Feeders facility.

Below:  Looking southerly down State Line 
Road from the AK Feeders’ facility 
entrance.



Top Left:  
looking south 
on State Line 
towards the 
sharp curve 
transitioning 
into Peckham 
Road.

From State Line Road looking to the 
southern boundary of the subject property 
at the southwest corner along Peckham 
Road.

Above:  From State Line looking 
east into the subject property 
pasture on the southern half of the 
163.23 acres.



Left:  Looking northeasterly from 
the corner of State Line and 
Peckham Roads.

Bottom:  Looking to the west 
along Peckham Road back to 
corner at State Line.  Peckham 
Road borders the 163 acre 
subject property on it’s southern 
boundary.



From near 31641 Peckham Road on Peckham 
road looking northwesterly toward subject 
property.

Looking 
north from 
Peckham 
Road 

Looking northeasterly across 
the subject property from 
Peckham Road.

Looking east along Peckham 
Road with subject property 
on the north (left) side of 
Peckham.  The Hawe
property is on the right



The Cardoza property is situated 
at the southeast corner of the 
subject property on Peckham 
Road and lies most adjacent to 
the proposed CAFO facility.  The 
Site Plan meets the required set-
backs for a CAFO facility. Also, 
conditions have been provided 
for consideration to further 
mitigate concerns by the 
property owner.

Top left, center, and 
bottom looking 
northwesterly from 
Peckham at Cardoza 
driveway.
Top Right-looking 
northeasterly from 
Peckham
Bottom Right- looking 
east up Peckham Road



AK FEEDERS:
Traffic and Access:  The proposed CAFO site has access to State Line Road.  Golden Gate Highway District 

(GGHD) has jurisdiction on the east side of State Line Road.  GGHD reviewed the proposal, site and traffic analysis 
(see Exhibit 18).  The development shall comply with GGHD requirements (see Condition #7). 

• Concerns regarding parking along the shoulders of the road have been mitigated through a condition 
restricting parking of vehicles on the shoulders of State Line Road (see Condition #23).

• Per GGHD review-the proposed increase in traffic is not anticipated to impact or provide undue 
interference with existing or future traffic patterns.  According to Exhibit 18 the estimated trips for the 
facility (10 peak hour, 25 daily) do not meet the rural thresholds for peak hour (50 trips) and average 
annual daily traffic (500 trips).  A traffic impact study was not required for this project.

Water, sewer, irrigation, drainage and stormwater drainage facilities and utility 
systems:  The property has an existing well and septic system for the existing residence on the property.  The 

property is irrigated utilizing two pivot irrigation systems which will be modified to accommodate the expanding 
feedlot if approved.  The property has irrigation surface water and ground water rights and has obtained ground 
water rights for the CAFO facility which will be accessed via a new well on the property.  Utilities are currently 
provided for the facility.

Stormwater Drainage is under the jurisdiction of the ISDA for the CAFO facility and will be designed, permitted, 
maintained and inspected by the ISDA for compliance.



AK Feeders:

Essential Services:  The proposed CAFO site has access to State Line Road, a public road.  Essential services 

are currently being provided to the facility.  The proposed CAFO is not anticipated to require an increase or have 
an impact upon existing services to the facility or surrounding area.

• The site is under the jurisdiction of the Canyon County Sherriff’s office
• The site lies within the Wilder Fire Protection District
• The site is served by the Canyon County Paramedics/EMT
• The site is located within the Parma School District.
• The site is in the Riverside Irrigation District and has allocated ground water rights for both irrigation and 

stock water.

No comments were received noting specific concerns from the listed agencies for the proposed CAFO operations.



AK FEEDERS:  CAFO Siting Advisory Team Report

Canyon County Code requires that the County request a Siting Team Review as a part of the 
Conditional Use Permit process in compliance with Chapter 8 of the Canyon County Code.

The Siting Team consisting of representative experts from the Idaho Department of Environmental 
Quality, Idaho Department of Water Resources and the Idaho State Department of Agriculture 
reviews the site and documentation from many sources to provide a site suitability determination 
that includes:

Risk Category:  A determination of an environmental risk category:  high, moderate, low; or 
insufficient information to make a determination.

Description of Factors:  A description of the factors that contribute to the environmental risks.

Mitigation:  Any possible mitigation of the environmental risks.



AK FEEDERS:  CAFO Siting Advisory Team Report

The Siting Team conducted the review and provided the Final Siting Team report for AK Feeders to the 
County on September 15, 2023 (see Exhibit 8 in the staff report)

The ISDA team lead, Pradhip Adhikari, PhD provided the following synopsis of the report results in email 
dated 9/15/23 (Exhibit 8.1)

“Some physical factors such as depth to water, lack of clay in the unsaturated zone 
and soil type, could create potential hazards to groundwater quality by the proposed 
CAFO expansion. Therefore the CAFO siting team has rated this facility as High Risk. 
This risk can be mitigated by implementing best management practices such as 
storing liquid effluent, carol runoff in the ISDA approved containments, increased 
frequency of manure removal and storing in the concrete /clay lined (clay >15%) 
surface.”

“We also included statement related to this issue in the Best Management Practice 
Recommendation in the report.”



AK FEEDERS:  Risk Evaluation Score Sheet (Exhibit 9)



AK FEEDERS:  Siting Team Map

The Siting Team Map produced 
by the IDEQ team 
representative provides a visual 
review of the area inclusive of 
wells, animal units, dairies, 
feedlots, population and 
irrigated acres within a five 
mile radius of the facility in 
Idaho.  

The map is provided as Exhibit 
#10 in the staff report



AK FEEDERS:  Potential Impacts

• Not a new feedlot-- but a more intensive cattle feeding operation in an agricultural zoned area with 
predominantly agricultural character

• Siting Team assessment of “High Risk”.  Risk factors as indicated in report can be mitigated 
through BMPs if the CAFO is approved for operations.

• Greater potential for impacts inclusive of dust, noise, pests and odor related to the volume of cattle 
and generated waste in the facility.  Again, many of these factors can be effectively mitigated 
through appropriate best management practices under the jurisdiction of the ISDA.  

• The applicant provided a Waste Management and Nuisance Control Plan (Exhibit 12).  This plan 
does not override their obligation to comply with ISDA regulated IDAPA rules and is consistent 
with widely utilized best management practices for CAFO facilities.  

• The applicant in response to neighborhood comments reduced the original number of proposed 
animals from 6000 to 3700 head and relocated the initial proposed facility to the current site 
location south of the Allen Drain.



AK FEEDERS:  Potential Impacts

Staff received letters of concern and opposition from neighbors in the area of the proposed facility 
(see Exhibits #47-61D) many of the stated concerns (but not limited to) follow:

• Noise, dust, flies, odor

• Lighting

• Traffic and safety on the multiple sharp curves along Stateline, Peckham and Red Top Roads

• Water contamination [on and off property] and nitrate pollution

• Shallow wells and the more intensive use of water at the facility

• Viewshed and changing the character of the area

• Interference with Wildlife including the migratory snow geese

• And decrease in property value



AK FEEDERS:  Public Comments –

• Opposition Letters:  Exhibits #47 - #61D 

• Support Letters/forms:  Exhibits #45 and #46 containing 155 
individuals and businesses in support of the proposed facility

• Andy Bishop property history:  Exhibit 6



AK Feeders:  Agency Comments

• Golden Gate Highway District No. 3 (Exhibit 18)

• Oregon Department of Transportation (Exhibit 17)

• Canyon Soil and Conservation District (Exhibit 19)

• Idaho Department of Environmental Quality (Exhibit 20)

• The CAFO Siting Advisory Team Report, Scoresheet and Map and ISDA 
email responses to inquiries(Exhibits 8, 8.1, 8.2, 8.3, 9, 10, 64 & 66) 



AK FEEDERS:  Planning and Zoning Decision Options
• The Planning and Zoning Commission may approve the conditional use permit, as conditioned 

and/or amended; 

• The Planning and Zoning Commission may deny the conditional use request and direct staff to 
make findings of fact to support this decision; or

• The Planning and Zoning Commission may continue the discussion and request additional 
information on specific items.

08-01-14: GRANT OR DENIAL OF CAFO SITING PERMIT:

(1) If the commission finds that the applicant has carried the burden of persuasion that the proposed 
expanding or new CAFO complies with the criteria set forth in this article, the commission shall grant 
the CAFO siting permit requested. The CAFO siting permit shall be in the form of findings of fact, 
conclusions of law and order. If the commission does not find that the applicant has shown that the 
proposed expanding or new CAFO meets the criteria set forth herein, the commission shall deny the 
CAFO siting permit in writing setting forth reasons for the denial and the relevant law relied upon and 
action that may be taken by the applicant to attempt to obtain a conditional use permit. In making 
such decision, the commission may use information and consider recommendations received from the 
state of Idaho CAFO advisory team or any other similar group.



Recommendation

• Staff recommends the Planning and Zoning Commission open a public 
hearing and discuss the proposed conditional use permit and proposed 
Confined Animal Feeding Operation.

• Staffs recommendation is approval and has provided the following for the 
Planning and Zoning Commissioner's consideration:

• Approval Draft Findings of Fact, Conclusions of Law and Order, and Conditions of 
Approval (Exhibit 2).



Proposed Conditions of Approval
1. The development shall comply with all applicable federal, state, and county laws, ordinances, rules, and regulations that 

pertain to the subject property and the proposed use.  Including but not limited to:

a. Compliance with Idaho State Department of Agriculture

b.   Compliance with Idaho Department of Environmental Quality

c.   Compliance with Idaho Environmental Protection Agency

d. Compliance with Idaho Department of Water Resources

2. Pursuant to Canyon County Code Chapter 8, CAFO Regulations, §08-01-14:  Construction of the new or expanding 

CAFO must commence within three (3) years of the issuance of the CAFO siting permit and be completed within five (5) 

years of the same date. If construction has not commenced within three (3) years and/or completed within five (5) years 

from the date the CAFO siting permit was approved, the permit holder may request an extension. Application for 

extension must be filed at least sixty (60) days prior to the expiration of the three (3) year or five (5) year period. A 

renewal extension, if granted, may be limited to three hundred sixty-five (365) calendar days, which shall commence at 

the expiration of either period. The applicant bears the burden of persuasion on an extension request.



3. The development shall comply with all site setbacks as provided in the County CAFO Ordinance (Canyon County Code Section 

08-01-012(1)C), as follows:

a. The locating of animal waste systems, corrals, wells, and septic systems shall conform to all applicable rules, regulations and 

specifications as required by those regulatory agencies with CAFO oversight.

b. Any feed product resulting from the ensilage process shall be located at least three hundred fifty feet (350') from any existing

residence not belonging to the owner or operator of the CAFO, unless the other owner gives written consent to a shorter distance.

c. All agricultural buildings, feed bunks, feed racks, corrals, feed storage areas, or other improvements shall be set back a minimum 

of fifty feet (50') from the public rights of way.

d. The animal waste system shall not be located closer than five hundred feet (500') from an existing residence belonging to 

someone other than the applicant, or be located and/or operated closer than one hundred feet (100') from the property lines, unless 

the other owner gives written consent to a shorter distance.

e. No animal waste system shall be located closer than one hundred feet (100') from a domestic or irrigation well.  Definition of 

animal waste system:  structure or system that provides for the collection, treatment, or storage of animal waste, including 

composting.

f. No animal waste system shall be located closer than one hundred feet (100') from a public right of way.

g. The setbacks contained herein shall not apply to land application (except as provided for parcel R37348 specifically).  Land 

application is the spreading on or incorporation of liquid or solid waste into the soil mantle primarily for beneficial purposes.  

CONDITIONS CONTINUED



4. Prior to commencement of operation expansion, the feedlot shall be developed in substantial conformance the site 

plan dated 4-24-23 (Exhibit 3 and Attached hereto as Attachment A).  If the site plan needs to be adjusted to meet the 

setback requirements of the CAFO ordinance, then a revised site plan meeting the setback requirement the other 

conditions contained herein shall be submitted to the Development Services Department prior to commencement of 

construction of the proposed improvements on the site.  The facility shall be constructed in substantial conformance 

with and in conformance with all setback requirements for a CAFO facility as required in CCZO §08-01-11(1) C.  

Note:  Feedlot receiving and processing pens are noted to be reconfigured.

5. Prior to expansion, lagoons shall be lined and constructed in accordance with state and federal regulations. 

6. Two existing feedlot pens (constructed in or around September 2022) adjacent to Stateline Road shall be reconfigured 
to meet the required 50 foot setback from the public right of way and as shown on the CAFO site plan dated 4-24-23 
from AGPRO in compliance with CCZO §08-01-012(1)C. (attached hereto as Attachment A)  The identified pens 
must be reconfigured prior to the applicant expanding the current cattle numbers to accommodate the CAFO permit.  
The applicant shall provide proof of the reconfiguration and compliance with the CAFO setbacks to Development 
Services Department in the form of pictures and/or setback inspection before CAFO operations (>1000 head of cattle 
in feedlot) begin.

CONDITIONS CONTINUED



7. The applicant shall comply with applicable Golden Gate Highway District No. 3 access requirements. The applicant shall 

obtain a permit prior to expansion of the existing feedlot facility. The applicant shall provide proof of compliance by 

providing Development Services with an approved highway district permit for improvements.  (Exhibit 18)

8. Lighting (existing and new) shall be placed and shielded to direct the light source down and inside the property lines of the

new CAFO. All direct glare from the CAFO lights shall be contained within the CAFO facility area.  CAFO facility 

lighting shall be utilized only on an as needed basis after dusk at the facility.  Existing night sensor, photoelectric/photo

cell light(s) typical for residential/farm/barnyard lighting may remain on throughout the night.  Existing lighting must be 

shielded to direct the light down and inside the property.

9. The feedlot, waste systems, and support facility (barnyard) shall be kept weed free and/or maintained in compliance with 

CCCO Chapter 2 Article 1: Public Nuisances.  

10. The applicant shall not impede or disrupt existing irrigation structures, i.e. drains, laterals, supply ditches, on and adjacent

to the subject property.

CONDITIONS CONTINUED



11. The applicant shall not discharge CAFO process water or stormwater from the feedlot and/or settling lagoons to the Allen 

Drain.  Comply with ISDA rules and regulations.

12. The operator shall process and dispose of waste in a manner consistent with the requirements of the Nutrient Management 

Plan for AK Feeders as approved and regulated by the Idaho State Department of Agriculture.

13. The operator shall not land apply nutrients within 300 feet of parcel R37348 (two acres) at site address 31252 Peckham 

Road, Wilder, Idaho.

14. The operator shall not place a composting facility or stage/stockpile nutrients within 500 feet of any existing residential 

parcel [R37351, R37351011, R37351010, R37350] along/near the southern boundary (Peckham Road) of subject property 

R37348010 (163.23 acres) inclusive of residential parcel R37348.

15. The CAFO shall comply with the odor, waste, dust, and pest best management practices in compliance with the approved 

nutrient management plan and shall be consistent with Idaho Department of Environmental Quality (DEQ) and Idaho State 

Department of Agriculture (ISDA) requirements.

CONDITIONS CONTINUED



16. Signage shall meet CCZO §07-10-13 requirements, and shall not exceed 32 sq. feet as proposed by the applicant 

unless an additional sign permit is applied for and approved by the Director. 

17. The feedlot operation shall not exceed the maximum 3700 head of cattle at any given point in time within the feedlot 
facility without applying for and receiving approval through an amended or new conditional use permit.

18. The CAFO shall comply with the nutrient management plan as approved by the Idaho State Department of 
Agriculture.

19. Dust shall be controlled per applicable federal, state, and county laws, ordinances, rules, and regulations that pertain 
to operations including but not limited to nuisance regulations (CCCO Chapter 2 Article 1: Public Nuisances) and 
shall be consistent with Idaho Department of Environmental Quality (DEQ) and Idaho State Department of 
Agriculture (ISDA) requirements

20. The CAFO shall also comply with Idaho State Department of Agriculture rules regarding dead animal disposal.

21. The facility shall comply with the recommendations in the Mitigation section of the CAFO Siting Team report, to 
minimize potential water source contamination (Exhibit 8 and attached hereto as Attachment B).

CONDITIONS CONTINUED



22. The CAFO shall comply with stock water and/or commercial water right requirements (Idaho Department of Water 

Resources).

23. All employee, delivery-including cattle trucks, facility-related parking of vehicles shall be onsite--not in the public right-

of-way and/or along the shoulders of State Line Road in the vicinity of the facility.

24. Comply with all Fire District requirements by State adopted IFC and as evidenced by review and approval documentation

prior to issuance of a certificate of occupancy.

25. The Applicant shall submit a copy of the annual inspection report provided by the Idaho State Department of Agriculture 

to the Development Services Department (DSD) commencing December 31, 2023. Each annual inspection report shall be 

submitted to DSD no later than December 31st of each calendar year unless the report is received by the Applicant after 

that date in which case the report shall be submitted to DSD within ten business days of its receipt.

CONDITIONS CONTINUED



CCZO §07-06-05– Conditional Use Criteria
1. Is the proposed use permitted in the zone by conditional use permit?

2. What is the nature of the request?

3. Is the proposed use consistent with the comprehensive plan?

4. Will the proposed use be injurious to other property in the immediate vicinity and/or 
negatively change the essential character of the area?

5. Will adequate water, sewer, irrigation, drainage and stormwater drainage facilities, and utility 
systems be provided to accommodate the use?

6. Does legal access to the subject property for the development exist or will it exist at the time 
of development?

7. Will there be undue interference with existing or future traffic patterns?

8. Will essential services be provided to accommodate the use including, but not limited to, 
school facilities, police and fire protection, emergency medical services, irrigation facilities, 
and will the services be negatively impacted by such use or require additional public funding 
in order to meet the needs created by the requested use? (Ord. 16-001, 1-8-2016)



AK FEEDERS:  CAFO CRITERIA 
08-01-11: CRITERIA FOR APPROVAL AND DEVELOPMENT STANDARDS FOR NEW FACILITIES:

(1) Prior to approval of a CAFO siting permit for a new CAFO, and after public hearing, the 
commission shall find that the proposed new CAFO meets the following requirements:

A. General Requirements:
1. The new CAFO shall be within an area zoned A (agricultural), M-1 (light industrial), M-2 (heavy 

industrial) or IP (industrial park), where appropriate.
2. The new CAFO shall comply with and not be in violation of any federal, state or local laws or regulatory 

requirements.
3. An applicant shall not begin construction of a new CAFO prior to approval of the CAFO siting permit.
4. A new CAFO shall comply with IDAPA rules governing dead animal disposal.

B. Animal Waste:  (Regulated by ISDA, IDEQ, IDWR)
1. The new CAFO shall comply with the terms of its nutrient management plan for land application.
2. The new CAFO shall be in compliance with all applicable environmental regulations and requirements.
3. All new lagoons shall be constructed in accordance with state and federal regulations.



AK FEEDERS:  Criteria

C. Site Setbacks: An expansion of an existing CAFO, other than a simple expansion of the number of animals, 

shall comply with the following site setbacks. If the expansion requires a change in only one or more of the 
following, the particular item shall comply with the particular setback listed below. The site shall not be 
required to meet new setback requirements unless the requested expansion requires a change in that particular 
item. For example, if there is no change in the size or location of the ensilage process, an operator need not 
bring that particular use into conformance with the requirements of subsection C2 of this section regarding 
setback from an existing residence.

1. The locating of animal waste systems, corrals, wells and septic systems shall conform to all applicable rules, 
regulations and specifications as required by those regulatory agencies with CAFO oversight.

2. Any feed product resulting from the ensilage process shall be located at least three hundred fifty feet (350') 
from any existing residence not belonging to the owner or operator of the CAFO, unless the other owner 
gives written consent to a shorter distance.

3. All agricultural buildings, feed bunks, feed racks, corrals, feed storage areas, or other improvements shall be
set back a minimum of fifty feet (50') from the public rights of way.

4. Lights shall be placed and shielded to direct the light source down and inside the property lines of the new 
CAFO. All direct glare from the CAFO lights shall be contained within the CAFO facility area.



AK FEEDERS:  Criteria
Section C continued

5. No new CAFO shall be approved unless the following questions are answered to the satisfaction of the 
commission or board:
(A) Whether the proposed facility will be injurious to or negatively change the essential character of the 

vicinity.
(B) Whether the proposed facility would cause adverse damage, hazard and nuisance to persons or 

property within the vicinity.
(C) Whether studies should be ordered at the CAFO applicant's expense to aid the commission/board in 

determining what additional conditions should be imposed as a condition of approval to mitigate 
adverse damage, hazard and nuisance effects.

6. The animal waste system shall not be located or operated closer than five hundred feet (500') from an 
existing residence belonging to someone other than the applicant, or be located and/or operated closer 
than one hundred feet (100') from the property lines, unless the other owner gives written consent to a 
shorter distance.

7. No animal waste system shall be located and/or operated closer than one hundred feet (100') from a 
domestic or irrigation well.

8. No animal waste system shall be located closer than one hundred feet (100') from a public right of way.
9. The setbacks contained herein shall not apply to land application.

D. Exemption To Subsection (1)C Site Setbacks: Certain land parcels may not be conducive to setback 
requirements due to unique locations, demographics and technology. Where appropriate, the commission 
may grant an applicant a variance to setback requirements pursuant to section 07-08-01 (variance) of this 
code. If this setback includes animal waste systems, the systems shall meet all state and federal regulations 
and be approved by the regulatory agency exercising authority. (Ord. 07-002, 1-18-2007)

https://codelibrary.amlegal.com/codes/canyoncountyid/latest/canyoncounty_id/0-0-0-2861#JD_07-08-01


AK FEEDERS:  
08-01-14: GRANT OR DENIAL OF CAFO SITING PERMIT:

(1) If the commission finds that the applicant has carried the burden of persuasion that the 
proposed expanding or new CAFO complies with the criteria set forth in this article, the 
commission shall grant the CAFO siting permit requested. The CAFO siting permit shall be in 
the form of findings of fact, conclusions of law and order. If the commission does not find that 
the applicant has shown that the proposed expanding or new CAFO meets the criteria set 
forth herein, the commission shall deny the CAFO siting permit in writing setting forth reasons 
for the denial and the relevant law relied upon and action that may be taken by the applicant 
to attempt to obtain a conditional use permit. In making such decision, the commission may 
use information and consider recommendations received from the state of Idaho CAFO 
advisory team or any other similar group.

(2) Construction of the new or expanding CAFO must commence within three (3) years of the 
issuance of the CAFO siting permit and be completed within five (5) years of the same date. 
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Intro AK FEEDERS, WILDER, ID

Good evening Honorable Commissioner's, Staff, 

Neighbors, and Friends. I am proud to present our CAFO 

application and sincerely appreciate the time and effort 

each of you has taken to be here tonight. Your dedication 

to ensuring our Ag community thrives is ever-present, and 

I am grateful for the opportunity to present this application 

before you.

Our proposed site consists of approximately 79.6 acres, 

and will have a 3,700 cow capacity with an average 

weight of 750 pounds upon approval.
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06 STOCK WATER PERMIT APPROVAL
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09 TRAFFIC NARRATIVE
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WASTE MANAGEMENT PLAN
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16 HISTORICAL USE



17 LETTERS OF SUPPORT

As of 10/24/2023, we have received over 100 letters of support from Neighbors, 

Businesses, and area Farmers & Ranchers. Here are a few examples.



08-01-12 CRITERIA FOR APPROVAL
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