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EXECUTIVE SUMMARY: 

Margaret Person, being represented by Steve Law, is requesting a Comprehensive Plan Map Amendment and 

Conditional Rezone of approximately 10.66 acres from an “A” (Agricultural) zone to a “CR-R-1” (Single-Family 

Residential) zone for a future 7-lot subdivision. A Preliminary Plat has been submitted and will serve as a Concept 

Plan for these applications. The subject property, R36963020 is located at 28753 Peckham Rd, Wilder, in the NW ¼ of 

Section 20, T4N, R5W, BM, Canyon County, Idaho. 

 

The Conditional Rezone, if approved will include a Development Agreement to limit future development to only seven 

(7) residential lots in substantial compliance with the Concept Plan. 

 
At the request of the planner, the Planning and Zoning Commission continued the hearing that was originally scheduled 
for September 7, 2023 to October 19, 2023. The application was lacking information for the Comprehensive Plan 
Amendment from the applicant. 
 
A public hearing was held before the Planning and Zoning Commission on October 19, 2023.  There were no members 
of the public that provided testimony. After deliberation, the Commission recommended the denial of the Comprehensive 
Plan Amendment and the Conditional Rezone and signed the FCOs on October 19, 2023 (Exhibit 2). See Exhibit 4 for 
full analysis.  
 

 

DECISION OPTIONS for Comprehensive Plan Amendment: 

- The Board of County Commissioners may approve the Comprehensive Plan Amendment and direct staff to return 
with finds that support the decision along with conditions for the Development Agreement; or 

- The Board of County Commissioners may recommend deny of the Comprehensive Plan Amendment;  
- The Board of County Commissioners may continue the discussion and request additional information on 

specific items. 

 



DECISION OPTIONS for Conditional Rezone: 

- The Board of County Commissioners may approve the conditional rezone and direct staff to return with finds that 
support the decision along with conditions for the Development Agreement; or  

- The Board of County Commissions may deny the conditional rezone; or 
- The Board of County Commissions may continue the discussion and request additional information on specific 

items.  

 
ATTACHMENTS/EXHIBITS: 

Exhibit 1:  Draft BOCC FCO’s 

Exhibit 2:  Signed P & Z FCO’s from 10/19/23 

Exhibit 3:  P & Z Minutes from 10/19/23 

Exhibit 4:  P & Z Staff Report for 9/7/23 

Attachment A:  Parcel Tool 

Attachment B:  P & Z Draft FCO’s for OR2022-0005 and CR2022-0011 

B1:  Original Letter of Intent 

B2:  Updated Letter of Intent  

B3:  Land Use Worksheet and Irrigation Plan 

B4:  Geology & Hydrology Study 

B5:  Lot Concept Plan 

B6:  Maps  

6a: Aerial Map 

6b: Zoning 

6c: Future Land Use 

6d: Plats and Subdivisions 

6e: Prime Farmland Report 

6f: Soil Report 

6g: Soil and Farmland Summary 

6h: Nitrate Priority & Wells 

6i: Traffic Analysis Zone (TAZ)   

B7:  Agency Comments 

7a: Golden Gate Highway District Letter #1 

7b: Golden Gate Highway District Letter #2 

7c: Idaho Department of Environmental Quality Letter #1 

7d: Idaho Department of Environmental Quality Letter #2 

7e: Wilder Fire District 

7f: Canyon Soil Conservation District 

7g: Idaho Transportation Department 

7h: Black Canyon Irrigation District  

 

 

 



 BOARD OF COUNTY COMMISSIONERS 

FINDINGS OF FACT, CONCLUSION OF LAW AND ORDER 
 

 

In the matter of the application of: 
Person – OR2022-0005 
The Canyon County Board of County Commissioners 
considers the following: 
1) Comprehensive Plan Map Amendment to amend the 

2020 Canyon County Comprehensive Plan future 
land use map for a 10.66-acre parcel from 
“agriculture” to “residential”. 

[Case #OR2022-0005, 28753 Peckham Road, Wilder 
(Parcel Number: R36963020), a portion of the NW¼ of 
Section 20, T4N, R5W, BM, Canyon County, Idaho] 

 
 
 
 
 
 
 
 
 
  

 

Summary of the Record 
 

1. The record is comprised of the following: 
 

A. The record includes all testimony, the staff report, exhibits, and documents in Case File OR2022-0005. 
 

a. The request is being considered concurrent with a conditional rezone application (CR2022-0011).  
 

b. The hearing on September 7, 2023, was tabled to October 19, 2023, by the Planning and Zoning 
Commission.  
 

c. On October 19, 2023, the Planning and Zoning Commission forwarded the case to the Board of County 
Commissioners with a recommendation of denial. 

 

Applicable Law 
 

1. The following laws and ordinances apply to this decision: Canyon County Code §01-17 (Land Use/Land 
Division Hearing Procedures), Canyon County Code §07-05 (Notice, Hearing and Appeal Procedures), Canyon 
County Code §07-06-01 (Initiation of Proceedings), Canyon County Code §07-06-03 (Comprehensive Plan 
Amendment Criteria), and Idaho Code §67-6509 (Recommendation and Adoption, Amendment and Repeal of 
the Plan). 

 

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

 

2. The Board has the authority to exercise powers granted to it by the Idaho Local Land Use and Planning Act 
(“LLUPA”), and can establish its own ordinances regarding land use, including subdivision permits. See I.C. 
§67-6504, §67-6509. 

 
 

3. The burden of persuasion is upon the applicant to prove that all criteria are satisfied. CCZO §07-05-03. 
 

4. No plan shall be effective unless adopted by resolution by the governing board. A resolution enacting or 
amending a plan or part of a plan may be adopted, amended, or repealed by definitive reference to the 
specific plan document. A copy of the adopted or amended plan shall accompany each adopting resolution 
and shall be kept on file with the city clerk or county clerk. See I.C. §67-6509(c).   

 

The application, OR2022-0005, was presented at a public hearing before the Canyon County Board of County 
Commissioners on April 30, 2024. Having considered all the written and documentary evidence, the record, the 
staff report, oral testimony, and other evidence provided, including the conditions of approval and project plans, 
the Board of County Commissioners decides as follows: 
 

COMPREHENSIVE PLAN AMENDMENT CRITERIA – CCZO §07-06-03 
 

mbarron
Text Box
Exhibit 1
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A. Is the requested type of growth generally in conformance with the comprehensive plan? 

 

Conclusion:  The request is not in conformance with the type of growth anticipated in the area as depicted in the 
2020 Canyon County Comprehensive Plan.  

 

Findings: (1) The future land use map within the 2020 Comprehensive Plan designates the area as 
“agriculture” (Attachment B6c of the staff report). The nearest residential designation is over 2 
miles east of the subject property where the City of Wilder’s area of city impact is located 
(Attachment B6b of the staff report). The definition of the residential designation in the 
Comprehensive Plan states: “Residential must be compatible with the existing agricultural 
activity. Residential development should be encouraged in or near areas of city impact or 
which areas that demonstrate a development pattern of residential land uses.”  The property is 
not located in an area of city impact. Residential uses in the area were either created via the 
County’s land division process or through a conditional use permit between 2004-2009. The 
majority of the parcels with residential dwellings in the vicinity range between 3 to 6-acre lot 
sizes. Therefore, there is no residential growth in the area, nor does the Comprehensive Plan 
provide guidance that promotes residential growth in the area. 

 

 (2) The requested residential designation would promote residential growth within an agricultural 
area that would impact existing agricultural activity and the character of the area. The 
agricultural designation is defined as the base zone throughout the County. “It contains areas 
of production irrigated croplands, grazing lands, feedlots, dairies, seed production, as well as 
rangeland and ground of lesser agricultural value.” The definition of the residential 
designation in the Comprehensive Plan states: “Residential must be compatible with the 
existing agricultural activity.” Although the property is 50% class 4 soils with slopes that 
range between 12-25%, the 10.66-acre property is commensurate with other parcel sizes 
created by land division in the area. Properties to the north of the property contain many 40 to 
80-acre parcels in productive agricultural uses (Attachment B6b of the staff report). The 
Comprehensive Plan provides guidance to protect agricultural lands and the economic benefits 
they bring to the County (Chapters 4, 5, and 13 of the 2020 Comprehensive Plan). 

 

 (3) The request does not align with the following goals and policies of the Canyon County 
Comprehensive Plan: 

Chapter 2: Population 

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

Chapter 4: Economic Development 

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

Policy 7.   

Canyon County should identify areas of the county suitable for commercial, 
industrial and residential development. New development should be located in 
close proximity to existing infrastructure and in areas where agricultural uses are 
not diminished. 

Chapter 5: Land Use 

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

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

Goal 4.  
To encourage development in those areas of the county which provide the 
most favorable conditions for future community services. 

Policy 2. 
Encourage orderly development of subdivisions and individual land parcels, and 
require development agreements when appropriate. 
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Policy 9. 
Encourage and support land use proposals that are consistent with the community 
design goals and policies within the county. 

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

Residential 
Policy 3. 

Encourage compatible residential areas or zones within the county so that public 
services and facilities may be extended and provided in the most economical and 
efficient manner. 

Chapter 6: Natural Resources/Agricultural Land & Water 

Ag Land 
Goal 1. 

To support the agricultural industry and preservation of agricultural land. 

Ag Land 
Policy 1. 

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

Ag Land 
Policy 3. 

Protect agricultural activities from land use conflicts or undue interference created 
by existing or proposed residential, commercial or industrial development. 

Chapter 13: Agriculture 

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

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

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

Policy 1. Preserve agricultural lands and zoning classifications. 
 

 

 (4) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. OR2022-0005.  

 

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

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

 

Conclusion: The request is not more appropriate than the current comprehensive plan designation. 
 

Findings: (1) The nearest residential designation is over 2 miles east of the subject property where the City of 
Wilder’s area of city impact is located (Attachment B6b of the staff report). The property is not 
located in an area of city impact. Residential uses in the area were either created via the 
County’s land division process or through a conditional use permit between 2004-2009 which 
does not align with the guidance in the 2020 Canyon County Comprehensive Plan. The 
majority of the parcels with residential dwellings in the vicinity range between 3 to 6-acre lot 
sizes. The subject parcel was created by conditional use permit in 2004 which found the 10.66-
acre parcel in alignment with the character of the area. Residential growth in the area has not 
changed much since that decision and therefore the parcel is commensurate with rural parcels 
within the vicinity in its current configuration (Attachment B6b of the staff report).  

 

 (2) The requested residential designation would promote residential growth within an agricultural 
area that would impact existing agricultural activity and the character of the area. Although the 
property is 50% class 4 soils with slopes that range between 12-25%, the 10.66-acre property is 
commensurate with other parcel sizes created by land division in the area (Attachment B6a of 
the staff report). Properties to the north of the property contain many 40 to 80-acre parcels in 
productive agricultural uses (Attachment B6b of the staff report). The Comprehensive Plan 
provides guidance to protect agricultural lands and the economic benefits they bring to the 
County (Chapters 4, 5, and 13 of the 2020 Comprehensive Plan). 
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 (3) Evidence includes the application, support materials submitted by the applicant, public 

testimony, and the staff report with exhibits found in Case No. OR2022-0005. 

 

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

Conclusion: The request will allow development incompatible with surrounding land uses. 
 

Findings: (1) The residential designation would allow residential zones that (1) have not been historically 
approved in the area, and (2) parcel lot sizes is inconsistent with the area. The nearest similar 
residential zone is approximately two miles east within Wilder’s area of city impact 
Attachment B6b of the staff report).  Residential uses in the area were either created via the 
County’s land division process or through a conditional use permit between 2004-2009 which 
does not align with the guidance in the 2020 Canyon County Comprehensive Plan. The 
majority of the parcels with residential dwellings in the vicinity range between 3 to 6-acre lot 
sizes. The subject parcel was created by conditional use permit in 2004 which found the 10.66-
acre parcel in alignment of the character of the area. Residential growth in the area has not 
changed much since that decision and therefore the parcel is commensurate with rural parcels 
within the vicinity in its current configuration. 

  

 (2) The requested residential designation would promote residential growth within an agricultural 
area that would impact existing agricultural activity and the character of the area. Although the 
property is 50% class 4 soils with slopes that range between 12-25%, the 10.66-acre property is 
commensurate with other parcel sizes created by land division in the area (Attachment B6f of 
the staff report). Properties to the north of the property contain many 40 to 80-acre parcels in 
productive agricultural uses (Attachment B6b of the staff report). The Comprehensive Plan 
provides guidance to protect agricultural lands and the economic benefits they bring to the 
County (Chapters 4, 5, and 13 of the 2020 Comprehensive Plan). 

 

 (3) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. OR2022-0005. 

 

D. Do development trends in the general area indicate that the current designation and circumstances have 
changed since the comprehensive plan was adopted? 
 

Conclusion:   Development trends and circumstances in the general area have not changed. 
 

Findings: (1) The nearest residential designation is over two miles east of the subject property where the City 
of Wilder’s area of city impact is located (Attachment B6b of the staff report). The property is 
not located in an area of city impact (Attachment B6b of the staff report). Residential uses in 
the area were either created via the County’s land division process or through a conditional use 
permit between 2004-2009 which no longer aligns with the guidance in the 2020 Canyon 
County Comprehensive Plan or County Code. The majority of the parcels with residential 
dwellings in the vicinity range between 3 to 6-acre lot sizes. The subject parcel was created by 
conditional use permit in 2004 which found the 10.66-acre parcel in alignment with the 
character of the area. Residential growth in the area has not changed much since that decision 
and therefore the parcel is commensurate with rural parcels within the vicinity in its current 
configuration (Attachment B6b of the staff report). 

 

 (2) The subject parcel is located within a 2,000-acre TAZ (Traffic Analysis Zone; Zone 2776 – 
Canyon West Demographic). The TAZ is delineated by the state and/or local transportation 
officials for tabulating traffic-related data (Attachment B6i). COMPASS (Community Planning 
Association of Southwest Idaho) also uses the data as part of the Communities in Motion 
Regional Transportation Plan. As part of each TAZ zone, data is generated forecasting future 
population, households, and jobs which is used by COMPASS to identify growth areas and the 
necessary infrastructure and funding. This area is forecasted to have little to no residential 
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growth because the character is rural/agricultural (Attachment B6b of the staff report). 
Therefore, the property is not in a growth area and does not have future funding for necessary 
infrastructure. 

 

 (3) Notice of the public hearing was provided in accordance with CCZO §07-05-01.  Affected 
agencies were noticed on March 21, 2024. Newspaper notice was published on March 21, 
2024. Property owners within 600’ were notified by mail on March 21, 2024. Full political 
notice was provided on March 21, 2024. The property was posted on March 28, 2024. 

 

 (4) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. OR2022-0005. 

 

E. Will the proposed comprehensive plan amendment impact public services and facilities. What measures will 
be implemented to mitigate impacts? 

 

Conclusion: No comments were received demonstrating the request would have impacts on public services and 
facilities.  

  

Findings: (1) Golden Gate Highway District does not oppose the request subject to conditions of approval 
regarding the meeting of ACCHD standards and addressing site distance issues (Attachment 
B7a and B7b of the staff report). Idaho Transportation Department had no comments 
(Attachment B7g of the staff report).  Wilder Fire District requests future access to meet their 
requirements and highly recommends a secondary emergency exit for emergency vehicles 
(Attachment B7e of the staff report). None of the comments opposed the request. 

 

 (2) Notice of the public hearing was provided in accordance with CCZO §07-05-01.  Affected 
agencies were noticed on March 21, 2024. Newspaper notice was published on March 21, 
2024. Property owners within 600’ were notified by mail on March 21, 2024. Full political 
notice was provided on March 21, 2024. The property was posted on March 28, 2024. 

 

 (3) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. OR2022-0005. 

 

Per Idaho Code §67-6537(4): When considering amending, repealing or adopting a comprehensive plan, the 
local governing board shall consider the effect the proposed amendment, repeal or adoption of the 
comprehensive plan would have on the source, quantity and quality of ground water in the area. 

 

Conclusion: No water studies were submitted as part of the request. Therefore, impacts on water source, quality 
and quantity in the area are unknown. Future development will use individual domestic wells and 
individual septic systems.  

 

Findings: (1) Due to the City of Wilder being over two miles from the subject property, future development 
would use individual wells and septic systems (CR2022-0011). The property is located in a 
Nitrate Priority area (Attachment B6h of the staff report). 

 

 (2) Notice of the public hearing was provided in accordance with CCZO §07-05-01. Affected 
agencies were noticed on March 21, 2024. Newspaper notice was published on March 21, 
2024. Property owners within 600’ were notified by mail on March 21, 2024. Full political 
notice was provided on March 21, 2024. The property was posted on March 28, 2024.  

 

 (3) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. OR2022-0005. 
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Order 
 

Based upon the Findings of Fact, Conclusions of Law and Order contained herein, the Board of County Commissioners  
deny Case # OR2022-0005, a comprehensive plan map amendment to amend the 2020 Canyon County Comprehensive 
Plan future land use map for a 10.66-acre parcel, R36963020, from “agriculture” to “residential”. 

 

DATED this ________ day of _________________________, 2024. 
 

 
CANYON COUNTY BOARD OF COMMISSIONERS 
______________ Motion Carried Unanimously 
______________ Motion Carried/Split Vote Below 
______________ Motion Defeated/Split Vote Below 
 
 Did Not 
 Yes No  Vote 
 
________________________________________ ______ ______ ______ 
Commissioner Leslie Van Beek 
 
________________________________________ ______ ______ ______ 
Commissioner Brad Holton  
 
________________________________________ ______ ______ ______ 
Commissioner Zach Brooks 
 
Attest: Rick Hogaboam, Clerk 
 
By: _____________________________________  Date: __________________ 
Deputy 
 
 



 PLANNING OR ZONING COMMISSION 

FINDINGS OF FACT, CONCLUSION OF LAW AND ORDER 
 

 

In the matter of the application of: 
Person – CR2022-0011 
The Canyon County Planning and Zoning Commission 
considers the following: 
1) Conditional Rezone of approximately 10.66 acres 

from an “A” (Agricultural) zone to a “CR-R-1” 
(Conditional Rezone - Single-Family Residential) 
zone, and (3) a Development Agreement limited 
future development to seven buildable lots, a 1.3-acre 
average lot size.  
[Case #CR2022-0011, 28753 Peckham Road, Wilder 
(Parcel Number: R36963020), a portion of the NW¼ 
of Section 20, T4N, R5W, BM, Canyon County, 
Idaho] 

 
 
 
 
 
 
 
 
 
  

 

Summary of the Record 
 

1. The record is comprised of the following: 
 

A. The record includes all testimony, the staff report, exhibits, and documents in Case File CR2022-0011. 
 

a. The request is being considered concurrently with a comprehensive plan amendment application (OR2022-
0005).  
 

b. The hearing on September 7, 2023, was tabled to October 19, 2023, by the Planning and Zoning 
Commission. 
 

c. On October 19, 2023, the Planning and Zoning Commission forwarded the case to the Board of County 
Commissioners with a recommendation of denial. 

 

Applicable Law 
 

1. The following laws and ordinances apply to this decision: Canyon County Code §01-17 (Land Use/Land 
Division Hearing Procedures), Canyon County Code §07-05 (Notice, Hearing and Appeal Procedures), Canyon 
County Code §07-06-01 (Initiation of Proceedings), Canyon County Code §07-06-05 (Zoning Amendment 
Criteria), Canyon County Code §07-10-27 (Land Use Regulations (Matrix)), Idaho Code §67-6511 (Zoning 
Map Amendments and Procedures), and §67-6519 (Application Granting Process). 

 

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

2. The commission has the authority to exercise powers granted to it by the Idaho Local Land Use and Planning 
Act (“LLUPA”) and can establish its own ordinances regarding land use, including subdivision permits. See 
I.C. §67-6504, §67-6511.  

 

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

 

4. The burden of persuasion is upon the applicant to prove that all criteria are satisfied. CCZO §07-05-03. 
 

5. Idaho Code §67-6535(2) requires the following: The approval or denial of any application required or 
authorized pursuant to this chapter shall be in writing and accompanied by a reasoned statement that explains 
the criteria and standards considered relevant, states the relevant contested facts relied upon, and explains the 
rationale for the decision based on the applicable provisions of the comprehensive plan, relevant ordinance and 
statutory provisions, pertinent constitutional principles and factual information contained in the record. The 

https://advance.lexis.com/api/document/collection/statutes-legislation/id/5HD6-49V0-004D-D2GJ-00000-00?context=1000516
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County’s hearing procedures adopted per Idaho Code §67-6534 require that final decisions be in the form of 
written findings, conclusions, and orders. CCZO 07-05-03(1)(I).  
 

The application, CR2022-0011, was presented at a public hearing before the Canyon County Board of County 
Commissioners on April 30, 2024. Having considered all the written and documentary evidence, the record, the 
staff report, oral testimony, and other evidence provided, including the conditions of approval and project plans, 
the Board of County Commissioners decides as follows: 

 

ZONING AMENDMENT CRITERIA – CCZO §07-06-07(6) 
 

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

 

Conclusion:  The request is inconsistent with the 2020 Canyon County Comprehensive Plan. 
 

Findings: (1) The future land use map within the 2020 Comprehensive Plan designates the area as 
“agriculture” (Attachment B6c of the staff report). The nearest residential designation is over 
2 miles east of the subject property where the City of Wilder’s area of city impact is located 
(Attachment B6b of the staff report). The definition of the residential designation in the 
Comprehensive Plan states: “Residential must be compatible with the existing agricultural 
activity. Residential development should be encouraged in or near areas of city impact or 
which areas that demonstrate a development pattern of residential land uses.”  The property 
is not located in an area of city impact. Residential uses in the area were either created via 
the County’s land division process or through a conditional use permit between 2004-2009 
which no longer aligns with the Comprehensive Plan or County Code. The majority of the 
parcels with residential dwellings in the vicinity range between 3 to 6-acre lot sizes. The 
applicant is requesting a 1.3-acre average lot size which is not commensurate with the 
agricultural/rural area (Attachment B6b of the staff report). 

 

 (2) Although the property is 50% class soils with slopes that range between 12-25%, the 10.66-
acre property is commensurate with other parcel sizes created by land division in the area 
(Attachment B6b of the staff report). Properties to the north of the property contain many 40 
to 80-acre parcels in productive agricultural uses (Attachment B6b of the staff report). The 
Comprehensive Plan provides guidance to protect agricultural lands and the economic 
benefits they bring to the County (Chapters 4, 5, and 13 of the 2020 Comprehensive Plan). 
 

 (3) The subject parcel is located within a 2,000-acre TAZ (Traffic Analysis Zone; Zone 2776 – 
Canyon West Demographic). The TAZ is delineated by the state and/or local transportation 
officials for tabulating traffic-related data (Attachment B6i). COMPASS (Community 
Planning Association of Southwest Idaho) also uses the data as part of the Communities in 
Motion Regional Transportation Plan. As part of each TAZ zone, data is generated 
forecasting future population, households, and jobs which is used by COMPASS to identify 
growth areas and the necessary infrastructure and funding. This area is forecasted to have 
little to no residential growth because the character is rural/agricultural (Attachment B6b of 
the staff report). Therefore, the property is not in a growth area and does not have future 
funding for necessary infrastructure. 

 

 (4) The request does not align with the following goals and policies of the Canyon County 
Comprehensive Plan: 

 

Chapter 2: Population 

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

Chapter 4: Economic Development 

Policy 1. 
Canyon County should encourage the continued use of agricultural lands, land uses 
and recognize the economic benefits they provide to the community. 
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Policy 7.   

Canyon County should identify areas of the county suitable for commercial, 
industrial and residential development. New development should be located in 
close proximity to existing infrastructure and in areas where agricultural uses are 
not diminished. 

Chapter 5: Land Use 

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

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

Goal 4.  
To encourage development in those areas of the county which provide the most 
favorable conditions for future community services. 

Policy 2. 
Encourage orderly development of subdivisions and individual land parcels, and 
require development agreements when appropriate. 

Policy 9. 
Encourage and support land use proposals that are consistent with the community 
design goals and policies within the county. 

Residential 
Policy 1. 

Encourage high density development in areas of city impact. 

Residential 
Policy 3. 

Encourage compatible residential areas or zones within the county so that public 
services and facilities may be extended and provided in the most economical and 
efficient manner. 

Chapter 6: Natural Resources/Agricultural Land & Water 

Ag Land 
Goal 1. 

To support the agricultural industry and preservation of agricultural land. 

Ag Land 
Policy 1. 

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

Ag Land 
Policy 3. 

Protect agricultural activities from land use conflicts or undue interference created 
by existing or proposed residential, commercial or industrial development. 

Chapter 13: Agriculture 

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

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

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

Policy 1. Preserve agricultural lands and zoning classifications. 
 

 

 (5) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CR2022-0011.  

 

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

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

 

Conclusion: The request is not more appropriate than the current zoning designation. 
 

Findings: (1) Residential uses in the area were either created via the County’s land division process or 
through a conditional use permit between 2004-2009 which no longer aligns with the 
Comprehensive Plan or County Code. The majority of the parcels with residential dwellings 



 

Case # CR2022-0011 – Findings of fact, Conclusions of law and Order Page 4 

in the vicinity range between 3 to 6-acre lot sizes. The applicant is requesting a 1.3-acre 
average lot size which is not commensurate with the agricultural/rural area (Attachment B6b 
of the staff report). 

 

 (2) There are no residential zones in the area. The closest residential zone is over two miles east 
within Wilder’s area of city impact (Attachment B6b of the staff report). Approval of the 
request could promote residential growth outside of an area of city impact or planned growth 
area which could impact the surrounding agricultural uses. Although the property is 50% 
class soils with slopes that range between 12-25%, the 10.66-acre property is commensurate 
with other parcel sizes created by land division in the. Properties to the north of the property 
contain many 40 to 80-acre parcels in productive agricultural uses (Attachment B6b of the 
staff report). The Comprehensive Plan provides guidance to protect agricultural lands and 
the economic benefits they bring to the County (Chapters 4, 5, and 13 of the 2020 
Comprehensive Plan). 

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

testimony, and the staff report with exhibits found in Case No. CR2022-0011. 

 

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

Conclusion: Based on the proposed lot sizes, the request is not compatible with the surrounding area.   
 

Findings: As proposed, the development of the parcel will allow seven 1.3 acre lots. This is out of 
character with the area which appears to have allowed 3-6-acre parcel sizes via land 
divisions process or conditional use permits between 2004-2009 which no longer aligns with 
the Comprehensive Plan or County Code. 

 

 (1) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CR2022-0011. 

 

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

Conclusion:   The request will negatively impact the character of the area. 
 

Findings: (1) As proposed, the development of the parcel will allow seven 1.3 acre lots. This is out of 
character with the area which appears to have allowed 3-6-acre parcel sizes via land 
divisions process or conditional use permits between 2004-2009 which no longer aligns with 
the Comprehensive Plan or County Code. 

 

 (2) Notice of the public hearing was provided per CCZO §07-05-01. Affected agencies were 
noticed on March 21, 2024. Newspaper notice was published on March 21, 2024. Property 
owners within 600’ were notified by mail on March 21, 2024. Full political notice was 
provided on March 21, 2024. The property was posted on March 28, 2024. 

 

 (3) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CR2022-0011. 

 

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

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

 

Conclusion: Adequate facilities and services would be provided for wells and septic systems. Irrigation is 
unavailable per the applicant.  

  

Findings: (1) The applicant proposes development will use domestic wells and septic systems. City 
services are over 2.5 miles east of the property in the City of Wilder. The property is located 
within a nitrate-priority area. No comments were received from IDWR.  
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(2) Southwest District Health did not provide a response, but there is email correspondence 
from DEQ to Southwest District Health stating what type of systems would be required after 
evaluating the NP1 study and that they determined that the proposed concept plan would not 
significantly impact groundwater quality. (Attachment B7c and B7d) 

(3) No comments were received from Wilder Irrigation District. Therefore, impacts and 
compliance standards are unknown.  

 

 (4) Notice of the public hearing was provided per CCZO §07-05-01. Affected agencies were 
noticed on March 21, 2024. Newspaper notice was published on March 21, 2024. Property 
owners within 600’ were notified by mail on March 21, 2024. Full political notice was 
provided on March 21, 2024. The property was posted on March 28, 2024. 

 

 (5) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CR2022-0011. 

 

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

 

Conclusion: The parcel has legal access to Peckham Road, a major collector.  

 

Findings: (1) Parcel has legal access to Peckham Road, a major collector. The applicant proposes access 
from Gravelly Lane and will have to comply with the Golden Gate Highway District 
standards. (Attachment B7a and B7b) 

 

 (2) Notice of the public hearing was provided per CCZO §07-05-01. Affected agencies were 
noticed on March 21, 2024. Newspaper notice was published on March 21, 2024. Property 
owners within 600’ were notified by mail on March 21, 2024. Full political notice was 
provided on March 21, 2024. The property was posted on March 28, 2024. 

 

 (3) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CR2022-0011. 

 

G. Does the proposed zoning map amendment require public street improvements in order to provide 
adequate access to and from the subject property to minimize undue interference with existing or future 
traffic patterns created by the proposed development? What measures have been taken to mitigate road 
improvements or traffic impacts? 
 

Conclusion: The request, as proposed, is not anticipated to create a traffic impact. Mitigation measures would be 
addressed during platting.  

 

Findings: (1) The property will use an existing private road, Gravelly Lane, to connect to Peckham Road, 
a major collector. The request will create a total of seven buildable lots (66.64 average daily 
trips (ADT), 133.28 ADT if secondary dwellings are allowed. The ADT on Gravelly Lane is 
unknown but can be reasonably assumed to exceed 100 ADT. Therefore, private road 
improvements may be required at the time of platting per CCZO Section 07-10-03. 

 

 (2) Golden Gate Highway District does not oppose the request subject to conditions of approval 
regarding the meeting of ACCHD standards and addressing site distance issues (Attachment 
B7a and B7b of the staff report). Idaho Transportation Department had no comments 
(Attachment B7g of the staff report).   

 

 (3) Notice of the public hearing was provided per CCZO §07-05-01.  Affected agencies were 
noticed on March 21, 2024. Newspaper notice was published on March 21, 2024. Property 
owners within 600’ were notified by mail on March 21, 2024. Full political notice was 
provided on March 21, 2024. The property was posted on March 28, 2024. 

 

 (4) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CR2022-0011. 
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 (5) Evidence includes associated findings and evidence supported within this document. 
 

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

Conclusion: The request is not anticipated to impact essential services subject to conditions. No comments were 
received from Wilder School District, Canyon County Ambulance, or the County Sheriff’s 
Department. 

 

Findings: (1) The nearest school and fire station are approximately 2.5 miles from the subject property. 
Wilder Fire District requests future access to meet their requirements and highly 
recommends a secondary emergency exit for emergency vehicles (Attachment B7e of the 
staff report).  

 

 (2) Notice of the public hearing was provided per CCZO §07-05-01.  Affected agencies were 
noticed on March 21, 2024. Newspaper notice was published on March 21, 2024. Property 
owners within 600’ were notified by mail on March 21, 2024. Full political notice was 
provided on March 21, 2024. The property was posted on March 28, 2024. 

 

 (3) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CR2022-0011. 

 

Order 
 

Based upon the Findings of Fact, Conclusions of Law and Order contained herein, the Board of County 
Commissioners deny Case CR2022-0011, a conditional rezone of approximately 10.66 acres from an “A” 
(Agricultural) zone to a “CR-R-1” (Conditional Rezone - Single-Family Residential) zone, and (3) a Development 
Agreement limited future development to seven buildable lots, a 1.3-acre average lot size. 

Pursuant to Idaho Code Section 67-6519, the following actions may be taken to potentially obtain approval: 
 

1. Consider a conditional rezone to a “CR-R-R” (Conditional Rezone – Rural Residential) zone with a development 
agreement limiting development to three (3) lots/three-acre lot sizes.   

 
 

DATED this ________ day of _________________________, 2024. 
 

 

CANYON COUNTY BOARD OF COMMISSIONERS 
______________ Motion Carried Unanimously 
______________ Motion Carried/Split Vote Below 
______________ Motion Defeated/Split Vote Below 
 

 Did Not 
 Yes No  Vote 
 
________________________________________ ______ ______ ______ 
Commissioner Leslie Van Beek 
 
________________________________________ ______ ______ ______ 
Commissioner Brad Holton  
 
________________________________________ ______ ______ ______ 
Commissioner Zach Brooks 
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Attest: Rick Hogaboam, Clerk 
 
By: _____________________________________  Date: __________________ 
Deputy 
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HEARING DATE: October 19, 2023 

 

  

OWNER: Margaret Person 

  

APPLICANT/REP: Steve Law 

  

PLANNER: 
Michelle Barron, 

Principal Planner 

  

CASE NUMBER: 
OR2022-0005 

CR2022-0011 

  

LOCATION: 
28753 Peckham 

Rd, Wilder, Idaho. 

  

 

PROJECT DESCRIPTION: 

Margaret Person, being represented by Steve Law, is requesting a Comprehensive Plan Map 

Amendment and Conditional Rezone of approximately 10.66 acres from an “A” (Agricultural) zone to 

a “CR-R-1” (Single-Family Residential) zone for a future 7-lot subdivision. A Preliminary Plat has 

been submitted and will serve as a Concept Plan for these applications. The subject property, 

R36963020 is located at 28753 Peckham Rd, Wilder, in the NW ¼ of Section 20, T4N, R5W, BM, 

Canyon County, Idaho. 

 

The Conditional Rezone will include a Development Agreement to limit future development to only 

seven (7) residential lots in substantial compliance with the Concept Plan. 

 

PARCEL INFORMATION: Exhibit A (Parcel Tool Info) 

 

PROJECT OVERVIEW 

The applicant is requesting a Comprehensive Plan Amendment from Agriculture to Residential and a 

Conditional Rezone from “A” (Agricultural) to “CR-R-1” (Conditional Rezone – Single Family 

Residential).  As part of the request, the applicant agrees to a Development Agreement with conditions 

that restricts future development to only seven (7) residential lots in substantial compliance with the 

Concept Plan. 

 

Existing Conditions: 

Direction Existing Conditions Primary Zone Other Zones 

N Agricultural Production A  

E Agricultural Production A  
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S Military Buildings, Homesites along the river A  

W Residential Homesites, Small Farms A  
“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: 

Trunnel Acres Subdivision approved in 2002 with 4 lots.  Average Lot size 1.33 acres. 

Swartz Family Trust Subdivision approved in 2010 with 2 lots. Average Lot size 2.89 acres. 

 

Character of the Area: 

The area across Peckham Road has large agricultural production parcels.  There are several homesites 

of varying sizes along with some smaller family farms.  The area is zoned Agricultural, but there are a 

few subdivisions and smaller lot residential uses in the area. The river runs to the South of the 

property. 

 

According to Canyon Soil Conservation District, 50% of the soil is Class 4 and 50% was not rated 

(slope range is 12 to 25%). (Exhibit B, Attachment 7f) 

 

The parcel itself has some very steep slopes and many native plants.  See images below: 

 

        
 

  

These images are looking on to 

the property at various locations. 

There are steep slopes that would 

have building restrictions at the 

platting stage. 
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Access and Traffic: 

The parcel has an approved access off of Peckham Road.  The applicant is proposing access off of 

Gravelly Lane.  The applicant would have to comply with the conditions proposed in the Golden Gate 

Highway District Engineer letter including site distance evaluation.  (Exhibit B, Attachments 7a  and 

7b). The Highway District requires a cul-de-sac rather than a hammerhead. The Golden Gate Highway 

District Engineer does not expect any additional traffic impacts.  

 

Facilities:  

This parcel is located outside of the Area of City Impact and no services are available. 

 

Southwest District Health has determined that the NP1 study showed that the proposed concept plan 

would not significantly impact groundwater quality and DEQ approves the nutrient pathogen 

evaluation for the proposed use. 

The 2 images above are looking out 

across Peckham Road from the 

subject parcel looking North. 

The image to the left was taken from 

the property boundary on Gravelly 

Lane looking Southwest. 
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Essential Services:  

All essential services were notified of the proposed change of use.  Wilder Fire District submitted a 

comment stating that they would require a cul-de-sac turn around rather than the proposed 

hammerhead.  The fire district also highly recommends a secondary access for emergency vehicle use. 

The parcel doesn’t have irrigation water rights. No other responses were received from agencies. 

 

COMPREHENSIVE PLAN ALIGNMENT: 

The subject property is designated as Agricultural in the 2020 Canyon County Comprehensive 

Plan Future Land Use Map. The proposal aligns with the following goals and policies of the 

2020 Comprehensive Plan: 

Chapter 1: Property Rights 

Goal 1. 
Protect the integrity of individual property rights while safeguarding 
public health, safety, and welfare. 

Policy 1. No person should be deprived of private property without due process of law. 

Chapter 5: Land Use 
Policy 

11. 
Coordinate planning and development with applicable highway district and 
health officials. 

Chapter 6: Natural Resources/Agricultural Land 

Policy 2. 
Development should not be allowed to disrupt or destroy irrigation canals, 
ditches, laterals and associated rights-of-way.  

Chapter 8. Public Services, Facilities and Utilities Component 

Policy 3. 
Encourage the establishment of new development to be located within the 
boundaries of a rural fire protection district.   

  

 

The proposal does not align with the following goals and policies of the 2020 Comprehensive 

Plan: 

Chapter 2: Population 

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

Chapter 4: Economic Development 

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

Policy 7.   

Canyon County should identify areas of the county suitable for commercial, 
industrial and residential development. New development should be located in 
close proximity to existing infrastructure and in areas where agricultural uses are 
not diminished. 

Chapter 5: Land Use 
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Goal 1. 
To encourage growth and development in an orderly fashion, minimize 
adverse impacts on differing land uses, public health, safety, infrastructure 
and services. 

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

Goal 4.  
To encourage development in those areas of the county which provide the most 
favorable conditions for future community services. 

Policy 2. 
Encourage orderly development of subdivisions and individual land parcels, and 
require development agreements when appropriate. 

Policy 9. 
Encourage and support land use proposals that are consistent with the community 
design goals and policies within the county. 

Residential 
Policy 1. 

Encourage high density development in areas of city impact. 

Residential 
Policy 3. 

Encourage compatible residential areas or zones within the county so that public 
services and facilities may be extended and provided in the most economical and 
efficient manner. 

Chapter 6: Natural Resources/Agricultural Land & Water 

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

Ag Land 
Policy 1. 

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

Ag Land 
Policy 3. 

Protect agricultural activities from land use conflicts or undue interference created 
by existing or proposed residential, commercial or industrial development. 

Chapter 13: Agriculture 

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

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

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

Policy 1. Preserve agricultural lands and zoning classifications. 
 

 

COMMENTS: 

 Public:  

No comments from the public were received. 

 Agencies:  

Golden Gate Highway District (JUB Engineering) - Exhibit B, Attachments 7a and 7b 

Idaho DEQ - Exhibit B, Attachments 7c and 7d 

Wilder Fire District - Exhibit B, Attachment 7e 

Canyon Soil Conservation District – Exhibit B, Attachment 7f 

ITD – Exhibit B, Attachment 7g 

Black Canyon Irrigation District – Exhibit B, Attachment 7h 
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RECOMMENDATION: 

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

the proposed requests. 

 

Staff is recommending denial of the Comprehensive Plan Amendment and the Conditional 

Rezone and has provided findings of fact and conclusions of law for the Planning and 

Zoning Commission’s consideration found in Exhibit B.  

 

DECISION OPTIONS: 

The Planning and Zoning Commission may recommend approval of the Comprehensive 

Plan Amendment and Conditional Rezone to the Board of County Commissioners as 

conditioned and/or amended; 
 

The Planning and Zoning Commission may recommend denial of the Conditional Rezone 

to the Board of County Commissioners and direct staff to return with findings that support 

the decision; or 
 

The Planning and Zoning Commission may continue the discussion and request additional 

information on specific items. 

ATTACHMENTS/EXHIBITS: 

Exhibit A:   Parcel Tool 

Exhibit B:  Draft FCO’s for OR2022-0005 and CR2022-0011 

Attachment 1:  Original Letter of Intent 

Attachment 2:  Updated Letter of Intent  

Attachment 3:  Land Use Worksheet and Irrigation Plan 

Attachment 4:  Geology & Hydrology Study 

Attachment 5:  7 Lot Concept Plan 

Attachment 6:  Maps  

6a: Aerial Map 

6b: Zoning 

6c: Future Land Use 

6d: Plats and Subdivisions 

6e: Prime Farmland Report 

6f: Soil Report 

6g: Soil and Farmland Summary 

6h: Nitrate Priority & Wells 

6i: Traffic Analysis Zone (TAZ)   
Attachment 7:  Agency Comments 

7a: Golden Gate Highway District Letter #1 

7b: Golden Gate Highway District Letter #2 

7c: Idaho Department of Environmental Quality Letter #1 

7d: Idaho Department of Environmental Quality Letter #2 

7e: Wilder Fire District 
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7f: Canyon Soil Conservation District 

7g: Idaho Transportation Department 

7h: Black Canyon Irrigation District  

         

                          

 



PARCEL INFORMATION REPORT 10/10/2023 10:33:44 AMR36963020
PARCEL NUMBER: R36963020

OWNER NAME: PERSON MARGARET L

CO-OWNER:

MAILING ADDRESS: PO BOX 213 FT HARRISON MT 59636

SITE ADDRESS: 28753 PECKHAM RD

TAX CODE: 0900000

TWP: 4N   RNG: 5W   SEC: 20  QUARTER: NW

ACRES: 10.66

HOME OWNERS EXEMPTION: No

AG-EXEMPT: No

DRAIN DISTRICT: NOT In Drain Dist

ZONING DESCRIPTION: AG  / AGRICULTURAL

HIGHWAY DISTRICT:  GOLDEN-GATE HWY 

FIRE DISTRICT:  WILDER FIRE

SCHOOL DISTRICT:  WILDER SCHOOL DIST 

IMPACT AREA: NOT In Impact Area

FUTURE LAND USE 2011-2022 : AG

FLU Overlay Zone Desc 2030:

FLU RR Zone Desc 2030:

FUTURE LAND USE 2030: AG

IRRIGATION DISTRICT: BOISE PROJECT BOARD OF CONTROL \ WILDER IRRIGATION 
DISTRICT

FEMA FLOOD ZONE: X FLOODWAY: NOT In FLOODWAY FIRM PANEL: 16027C0200F
     

WETLAND: NOT In WETLAND

NITRATE PRIORITY: ADA CANYON

FUNCTIONAL Classification: Major Collector

INSTRUMENT NO. : 2009041069

SCENIC BYWAY: NOT In Scenic Byway

LEGAL DESCRIPTION: 20-4N-5W NW TAX 28 IN NWNW

PLATTED SUBDIVISION:

SMALL CITY ZONING:

SMALL CITY ZONING TYPE:

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

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

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

FINDINGS OF FACT, CONCLUSION OF LAW AND ORDER 
 

 

In the matter of the application of: 
Person – OR2022-0005 
The Canyon County Planning and Zoning Commission 
considers the following: 
1) Comprehensive Plan Map Amendment to amend the 

2020 Canyon County Comprehensive Plan future 
land use map for a 10.66-acre parcel from 
“agriculture” to “residential”. 

[Case #OR2022-0005, 28753 Peckham Road, Wilder 
(Parcel Number: R36963020), a portion of the NW¼ of 
Section 20, T4N, R5W, BM, Canyon County, Idaho] 

 
 
 
 
 
 
 
 
 
  

 

Summary of the Record 
 

1. The record is comprised of the following: 
 

A. The record includes all testimony, the staff report, exhibits, and documents in Case File OR2022-0005. 
 

a. The request is being considered concurrent with a conditional rezone application (CR2022-0011).  
 

b. The hearing on September 7, 2023, was tabled to October 19, 2023, by the Planning and Zoning 
Commission. 

 

Applicable Law 
 

1. The following laws and ordinances apply to this decision: Canyon County Code §01-17 (Land Use/Land 
Division Hearing Procedures), Canyon County Code §07-05 (Notice, Hearing and Appeal Procedures), Canyon 
County Code §07-06-01 (Initiation of Proceedings), Canyon County Code §07-06-03 (Comprehensive Plan 
Amendment Criteria), and Idaho Code §67-6509 (Recommendation and Adoption, Amendment and Repeal of 
the Plan). 

 

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

 

2. The commission has the authority to exercise powers granted to it by the Idaho Local Land Use and Planning 
Act (“LLUPA”), and can establish its own ordinances regarding land use, including subdivision permits. See 
I.C. §67-6504, §67-6509. 

 

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

 

4. The burden of persuasion is upon the applicant to prove that all criteria, including whether the proposed use is 
essential or desirable to the public welfare, are satisfied. CCZO §07-05-03. 

 

5. No plan shall be effective unless adopted by resolution by the governing board. A resolution enacting or 
amending a plan or part of a plan may be adopted, amended, or repealed by definitive reference to the 
specific plan document. A copy of the adopted or amended plan shall accompany each adopting resolution 
and shall be kept on file with the city clerk or county clerk. See I.C. §67-6509(c).   

 

The application, OR2022-0005, was presented at a public hearing before the Canyon County Planning and Zoning 
Commission on October 19, 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 Planning and Zoning Commission decides as follows: 
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COMPREHENSIVE PLAN AMENDMENT CRITERIA – CCZO §07-06-03 
 

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

 

Conclusion:  The request is not in conformance with the type of growth anticipated in the area as depicted in the 
2020 Canyon County Comprehensive Plan.  

 

Findings: (1) The future land use map within the 2020 Comprehensive Plan designates the area as 
“agriculture” (Exhibit B, Attachment 6c of the staff report). The nearest residential designation 
is over 2 miles east of the subject property where the City of Wilder’s area of city impact is 
located (Exhibit B, Attachment 6b of the staff report). The definition of the residential 
designation in the Comprehensive Plan states: “Residential must be compatible with the existing 
agricultural activity. Residential development should be encouraged in or near areas of city 
impact or which areas that demonstrate a development pattern of residential land uses.”  The 
property is not located in an area of city impact. Residential uses in the area were either created 
via the County’s land division process or through a conditional use permit between 2004-2009. 
The majority of the parcels with residential dwellings in the vicinity range between 3 to 6-acre 
lot sizes. Therefore, there is no residential growth in the area, nor does the Comprehensive Plan 
provide guidance that promotes residential growth in the area. 

 

 (2) The requested residential designation would promote residential growth within an agricultural 
area that would impact existing agricultural activity and the character of the area. The 
agricultural designation is defined as the base zone throughout the County. “It contains areas 
of production irrigated croplands, grazing lands, feedlots, dairies, seed production, as well as 
rangeland and ground of lesser agricultural value.” The definition of the residential 
designation in the Comprehensive Plan states: “Residential must be compatible with the 
existing agricultural activity.” Although the property is 50% class 4 soils with slopes that 
range between 12-25%, the 10.66-acre property is commensurate with other parcel sizes 
created by land division in the area. Properties to the north of the property contain many 40 to 
80-acre parcels in productive agricultural uses (Exhibit B, Attachment 6b of the staff report). 
The Comprehensive Plan provides guidance to protect agricultural lands and the economic 
benefits they bring to the County (Chapters 4, 5, and 13 of the 2020 Comprehensive Plan). 

 

 (3) The request does not align with the following goals and policies of the Canyon County 
Comprehensive Plan: 

Chapter 2: Population 

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

Chapter 4: Economic Development 

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

Policy 7.   

Canyon County should identify areas of the county suitable for commercial, 
industrial and residential development. New development should be located in 
close proximity to existing infrastructure and in areas where agricultural uses are 
not diminished. 

Chapter 5: Land Use 

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

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

Goal 4.  
To encourage development in those areas of the county which provide the most 
favorable conditions for future community services. 
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Policy 2. 
Encourage orderly development of subdivisions and individual land parcels, and 
require development agreements when appropriate. 

Policy 9. 
Encourage and support land use proposals that are consistent with the community 
design goals and policies within the county. 

Residential 
Policy 1. 

Encourage high density development in areas of city impact. 

Residential 
Policy 3. 

Encourage compatible residential areas or zones within the county so that public 
services and facilities may be extended and provided in the most economical and 
efficient manner. 

Chapter 6: Natural Resources/Agricultural Land & Water 

Ag Land 
Goal 1. 

To support the agricultural industry and preservation of agricultural land. 

Ag Land 
Policy 1. 

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

Ag Land 
Policy 3. 

Protect agricultural activities from land use conflicts or undue interference created 
by existing or proposed residential, commercial or industrial development. 

Chapter 13: Agriculture 

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

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

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

Policy 1. Preserve agricultural lands and zoning classifications. 
 

 

 (4) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. OR2022-0005.  

 

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

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

 

Conclusion: The request is not more appropriate than the current comprehensive plan designation. 
 

Findings: (1) The nearest residential designation is over 2 miles east of the subject property where the City of 
Wilder’s area of city impact is located (Exhibit B, Attachment 6b of the staff report). The 
property is not located in an area of city impact. Residential uses in the area were either created 
via the County’s land division process or through a conditional use permit between 2004-2009 
which does not align with the guidance in the 2020 Canyon County Comprehensive Plan. The 
majority of the parcels with residential dwellings in the vicinity range between 3 to 6-acre lot 
sizes. The subject parcel was created by conditional use permit in 2004 which found the 10.66-
acre parcel in alignment with the character of the area. Residential growth in the area has not 
changed much since that decision and therefore the parcel is commensurate with rural parcels 
within the vicinity in its current configuration (Exhibit B, Attachment 6b of the staff report).  

 

 (2) The requested residential designation would promote residential growth within an agricultural 
area that would impact existing agricultural activity and the character of the area. Although the 
property is 50% class 4 soils with slopes that range between 12-25%, the 10.66-acre property is 
commensurate with other parcel sizes created by land division in the area (Exhibit B, 
Attachment 6a of the staff report). Properties to the north of the property contain many 40 to 80-
acre parcels in productive agricultural uses (Exhibit B, Attachment 6b of the staff report). The 
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Comprehensive Plan provides guidance to protect agricultural lands and the economic benefits 
they bring to the County (Chapters 4, 5, and 13 of the 2020 Comprehensive Plan). 

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

testimony, and the staff report with exhibits found in Case No. OR2022-0005. 

 

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

Conclusion: The request will allow development incompatible with surrounding land uses. 
 

Findings: (1) The residential designation would allow residential zones that (1) have not been historically 
approved in the area, and (2) parcel lot sizes is inconsistent with the area. The nearest similar 
residential zone is approximately two miles east within Wilder’s area of city impact (Exhibit B, 
Attachment 6b of the staff report).  Residential uses in the area were either created via the 
County’s land division process or through a conditional use permit between 2004-2009 which 
does not align with the guidance in the 2020 Canyon County Comprehensive Plan. The 
majority of the parcels with residential dwellings in the vicinity range between 3 to 6-acre lot 
sizes. The subject parcel was created by conditional use permit in 2004 which found the 10.66-
acre parcel in alignment of the character of the area. Residential growth in the area has not 
changed much since that decision and therefore the parcel is commensurate with rural parcels 
within the vicinity in its current configuration. 

  

 (2) The requested residential designation would promote residential growth within an agricultural 
area that would impact existing agricultural activity and the character of the area. Although the 
property is 50% class 4 soils with slopes that range between 12-25%, the 10.66-acre property is 
commensurate with other parcel sizes created by land division in the area (Exhibit B, 
Attachment 6f of the staff report). Properties to the north of the property contain many 40 to 
80-acre parcels in productive agricultural uses (Exhibit B, Attachment 6b of the staff report). 
The Comprehensive Plan provides guidance to protect agricultural lands and the economic 
benefits they bring to the County (Chapters 4, 5, and 13 of the 2020 Comprehensive Plan). 

 

 (3) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. OR2022-0005. 

 

D. Do development trends in the general area indicate that the current designation and circumstances have 
changed since the comprehensive plan was adopted? 
 

Conclusion:   Development trends and circumstances in the general area have not changed. 
 

Findings: (1) The nearest residential designation is over two miles east of the subject property where the City 
of Wilder’s area of city impact is located (Exhibit B, Attachment 6b of the staff report). The 
property is not located in an area of city impact (Exhibit B, Attachment 6b of the staff report). 
Residential uses in the area were either created via the County’s land division process or 
through a conditional use permit between 2004-2009 which no longer aligns with the guidance 
in the 2020 Canyon County Comprehensive Plan or County Code. The majority of the parcels 
with residential dwellings in the vicinity range between 3 to 6-acre lot sizes. The subject parcel 
was created by conditional use permit in 2004 which found the 10.66-acre parcel in alignment 
with the character of the area. Residential growth in the area has not changed much since that 
decision and therefore the parcel is commensurate with rural parcels within the vicinity in its 
current configuration (Exhibit B, Attachment 6b of the staff report). 

 

 (2) The subject parcel is located within a 2,000-acre TAZ (Traffic Analysis Zone; Zone 2776 – 
Canyon West Demographic). The TAZ is delineated by the state and/or local transportation 
officials for tabulating traffic-related data (Exhibit B, Attachment 6i). COMPASS (Community 
Planning Association of Southwest Idaho) also uses the data as part of the Communities in 
Motion Regional Transportation Plan. As part of each TAZ zone, data is generated forecasting 
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future population, households, and jobs which is used by COMPASS to identify growth areas 
and the necessary infrastructure and funding. This area is forecasted to have little to no 
residential growth because the character is rural/agricultural (Exhibit B, Attachment 6b of the 
staff report). Therefore, the property is not in a growth area and does not have future funding 
for necessary infrastructure. 

 

 (3) Notice of the public hearing was provided in accordance with CCZO §07-05-01.  Affected 
agencies were noticed on July 27, 2023. Newspaper notice was published on September 9, 
2023. Property owners within 600’ were notified by mail on September 8, 2023. Full political 
notice was provided on July 27, 2023. The property was posted on September 15, 2023. 

 

 (4) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. OR2022-0005. 

 

E. Will the proposed comprehensive plan amendment impact public services and facilities. What measures will 
be implemented to mitigate impacts? 

 

Conclusion: No comments were received demonstrating the request would have impacts on public services and 
facilities.  

  

Findings: (1) Golden Gate Highway District does not oppose the request subject to conditions of approval 
regarding the meeting of ACCHD standards and addressing site distance issues (Exhibit B, 
Attachment 7a and 7b of the staff report). Idaho Transportation Department had no comments 
(Exhibit B, Attachment 7g of the staff report).  Wilder Fire District requests future access to 
meet their requirements and highly recommends a secondary emergency exit for emergency 
vehicles (Exhibit B, Attachment 7e of the staff report). None of the comments opposed the 
request. 

 

 (2) Notice of the public hearing was provided in accordance with CCZO §07-05-01.  Affected 
agencies were noticed on July 27, 2023. Newspaper notice was published on September 9, 
2023. Property owners within 600’ were notified by mail on September 8, 2023. Full political 
notice was provided on July 27, 2023. The property was posted on September 15, 2023. 

 

 (3) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. OR2022-0005. 

 

Per Idaho Code §67-6537(4): When considering amending, repealing or adopting a comprehensive plan, the 
local governing board shall consider the effect the proposed amendment, repeal or adoption of the 
comprehensive plan would have on the source, quantity and quality of ground water in the area. 

 

Conclusion: No water studies were submitted as part of the request. Therefore, impacts on water source, quality 
and quantity in the area are unknown. Future development will use individual domestic wells and 
individual septic systems.  

 

Findings: (1) Due to the City of Wilder being over two miles from the subject property, future development 
would use individual wells and septic systems (CR2022-0011). The property is located in a 
Nitrate Priority area (Exhibit B, Attachment 6h of the staff report). 

 

 (2) Notice of the public hearing was provided in accordance with CCZO §07-05-01 Affected 
agencies were noticed on July 27, 2023. Newspaper notice was published on September 9, 
2023. Property owners within 600’ were notified by mail on September 8, 2023. Full political 
notice was provided on July 27, 2023. The property was posted on September 15, 2023. 

 

 (3) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. OR2022-0005. 

 

Order 
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Based upon the Findings of Fact, Conclusions of Law and Order contained herein, the Planning and Zoning 
Commission recommends denial of Case # OR2022-0005, a comprehensive plan map amendment to amend the 2020 
Canyon County Comprehensive Plan future land use map for a 10.66-acre parcel, R36963020, from “agriculture” to 
“residential”. 

 

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 of 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:      

 



 PLANNING OR ZONING COMMISSION 

FINDINGS OF FACT, CONCLUSION OF LAW AND ORDER 
 

 

In the matter of the application of: 
Person – CR2022-0011 
The Canyon County Planning and Zoning Commission 
considers the following: 
1) Conditional Rezone of approximately 10.66 acres 

from an “A” (Agricultural) zone to a “CR-R-1” 
(Conditional Rezone - Single-Family Residential) 
zone, and (3) a Development Agreement limited 
future development to seven buildable lots, a 1.3-acre 
average lot size.  
[Case #CR2022-0011, 28753 Peckham Road, Wilder 
(Parcel Number: R36963020), a portion of the NW¼ 
of Section 20, T4N, R5W, BM, Canyon County, 
Idaho] 

 
 
 
 
 
 
 
 
 
  

 

Summary of the Record 
 

1. The record is comprised of the following: 
 

A. The record includes all testimony, the staff report, exhibits, and documents in Case File CR2022-0011. 
 

a. The request is being considered concurrently with a comprehensive plan amendment application (OR2022-
0005).  
 

b. The hearing on September 7, 2023, was tabled to October 19, 2023, by the Planning and Zoning 
Commission. 

 

Applicable Law 
 

1. The following laws and ordinances apply to this decision: Canyon County Code §01-17 (Land Use/Land 
Division Hearing Procedures), Canyon County Code §07-05 (Notice, Hearing and Appeal Procedures), Canyon 
County Code §07-06-01 (Initiation of Proceedings), Canyon County Code §07-06-05 (Zoning Amendment 
Criteria), Canyon County Code §07-10-27 (Land Use Regulations (Matrix)), Idaho Code §67-6511 (Zoning 
Map Amendments and Procedures), and §67-6519 (Application Granting Process). 

 

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

2. The commission has the authority to exercise powers granted to it by the Idaho Local Land Use and Planning 
Act (“LLUPA”) and can establish its own ordinances regarding land use, including subdivision permits. See 
I.C. §67-6504, §67-6511.  

 

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

 

4. The burden of persuasion is upon the applicant to prove that all criteria, including whether the proposed use is 
essential or desirable to the public welfare, are satisfied. CCZO §07-05-03. 

 

5. Idaho Code §67-6535(2) requires the following: The approval or denial of any application required or 
authorized pursuant to this chapter shall be in writing and accompanied by a reasoned statement that explains 
the criteria and standards considered relevant, states the relevant contested facts relied upon, and explains the 
rationale for the decision based on the applicable provisions of the comprehensive plan, relevant ordinance and 
statutory provisions, pertinent constitutional principles and factual information contained in the record. The 
County’s hearing procedures adopted per Idaho Code §67-6534 require that final decisions be in the form of 
written findings, conclusions, and orders. CCZO 07-05-03(1)(I).  

https://advance.lexis.com/api/document/collection/statutes-legislation/id/5HD6-49V0-004D-D2GJ-00000-00?context=1000516
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The application, CR2022-0011, was presented at a public hearing before the Canyon County Planning and Zoning 
on October 19, 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 Planning and 
Zoning Commission decides as follows: 

 

ZONING AMENDMENT CRITERIA – CCZO §07-06-07(6) 
 

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

 

Conclusion:  The request is inconsistent with the 2020 Canyon County Comprehensive Plan. 
 

Findings: (1) The future land use map within the 2020 Comprehensive Plan designates the area as 
“agriculture” (Exhibit B, Attachment 6c of the staff report). The nearest residential designation 
is over 2 miles east of the subject property where the City of Wilder’s area of city impact is 
located (Exhibit B, Attachment 6b of the staff report). The definition of the residential 
designation in the Comprehensive Plan states: “Residential must be compatible with the existing 
agricultural activity. Residential development should be encouraged in or near areas of city 
impact or which areas that demonstrate a development pattern of residential land uses.”  The 
property is not located in an area of city impact. Residential uses in the area were either created 
via the County’s land division process or through a conditional use permit between 2004-2009 
which no longer aligns with the Comprehensive Plan or County Code. The majority of the 
parcels with residential dwellings in the vicinity range between 3 to 6-acre lot sizes. The 
applicant is requesting a 1.3-acre average lot size which is not commensurate with the 
agricultural/rural area (Exhibit B, Attachment 6b of the staff report). 

 

 (2) Although the property is 50% class soils with slopes that range between 12-25%, the 10.66-
acre property is commensurate with other parcel sizes created by land division in the area 
(Exhibit B, Attachment 6b of the staff report). Properties to the north of the property contain 
many 40 to 80-acre parcels in productive agricultural uses (Exhibit B, Attachment 6b of the 
staff report). The Comprehensive Plan provides guidance to protect agricultural lands and the 
economic benefits they bring to the County (Chapters 4, 5, and 13 of the 2020 Comprehensive 
Plan). 
 

 (3) The subject parcel is located within a 2,000-acre TAZ (Traffic Analysis Zone; Zone 2776 – 
Canyon West Demographic). The TAZ is delineated by the state and/or local transportation 
officials for tabulating traffic-related data (Exhibit B, Attachment 6i). COMPASS (Community 
Planning Association of Southwest Idaho) also uses the data as part of the Communities in 
Motion Regional Transportation Plan. As part of each TAZ zone, data is generated forecasting 
future population, households, and jobs which is used by COMPASS to identify growth areas 
and the necessary infrastructure and funding. This area is forecasted to have little to no 
residential growth because the character is rural/agricultural (Exhibit B, Attachment 6b of the 
staff report). Therefore, the property is not in a growth area and does not have future funding 
for necessary infrastructure. 

 

 (4) The request does not align with the following goals and policies of the Canyon County 
Comprehensive Plan: 

 

 

Chapter 2: Population 

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

Chapter 4: Economic Development 

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



 

Case # CR2022-0011 – Findings of fact, Conclusions of law and Order Page 3 

Policy 7.   

Canyon County should identify areas of the county suitable for commercial, 
industrial and residential development. New development should be located in 
close proximity to existing infrastructure and in areas where agricultural uses are 
not diminished. 

Chapter 5: Land Use 

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

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

Goal 4.  
To encourage development in those areas of the county which provide the most 
favorable conditions for future community services. 

Policy 2. 
Encourage orderly development of subdivisions and individual land parcels, and 
require development agreements when appropriate. 

Policy 9. 
Encourage and support land use proposals that are consistent with the community 
design goals and policies within the county. 

Residential 
Policy 1. 

Encourage high density development in areas of city impact. 

Residential 
Policy 3. 

Encourage compatible residential areas or zones within the county so that public 
services and facilities may be extended and provided in the most economical and 
efficient manner. 

Chapter 6: Natural Resources/Agricultural Land & Water 

Ag Land 
Goal 1. 

To support the agricultural industry and preservation of agricultural land. 

Ag Land 
Policy 1. 

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

Ag Land 
Policy 3. 

Protect agricultural activities from land use conflicts or undue interference created 
by existing or proposed residential, commercial or industrial development. 

Chapter 13: Agriculture 

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

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

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

Policy 1. Preserve agricultural lands and zoning classifications. 
 

 

 (5) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CR2022-0011.  

 

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

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

 

Conclusion: The request is not more appropriate than the current zoning designation. 
 

Findings: (1) Residential uses in the area were either created via the County’s land division process or 
through a conditional use permit between 2004-2009 which no longer aligns with the 
Comprehensive Plan or County Code. The majority of the parcels with residential dwellings in 
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the vicinity range between 3 to 6-acre lot sizes. The applicant is requesting a 1.3-acre average 
lot size which is not commensurate with the agricultural/rural area (Exhibit B, Attachment 6b of 
the staff report). 

 

 (2) There are no residential zones in the area. The closest residential zone is over two miles east 
within Wilder’s area of city impact (Exhibit B, Attachment 6b of the staff report). Approval of 
the request could promote residential growth outside of an area of city impact or planned 
growth area which could impact the surrounding agricultural uses. Although the property is 
50% class soils with slopes that range between 12-25%, the 10.66-acre property is 
commensurate with other parcel sizes created by land division in the. Properties to the north of 
the property contain many 40 to 80-acre parcels in productive agricultural uses (Exhibit B, 
Attachment 6b of the staff report). The Comprehensive Plan provides guidance to protect 
agricultural lands and the economic benefits they bring to the County (Chapters 4, 5, and 13 of 
the 2020 Comprehensive Plan). 

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

testimony, and the staff report with exhibits found in Case No. CR2022-0011. 

 

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

Conclusion: Based on the proposed lot sizes, the request is not compatible with the surrounding area.   
 

Findings: As proposed, the development of the parcel will allow seven 1.3 acre lots. This is out of 
character with the area which appears to have allowed 3-6-acre parcel sizes via land divisions 
process or conditional use permits between 2004-2009 which no longer aligns with the 
Comprehensive Plan or County Code. 

 

 (1) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CR2022-0011. 

 

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

Conclusion:   The request will negatively impact the character of the area. 
 

Findings: (1) As proposed, the development of the parcel will allow seven 1.3 acre lots. This is out of 
character with the area which appears to have allowed 3-6-acre parcel sizes via land divisions 
process or conditional use permits between 2004-2009 which no longer aligns with the 
Comprehensive Plan or County Code. 

 

 (2) Notice of the public hearing was provided per CCZO §07-05-01. Affected agencies were 
noticed on July 27, 2023. Newspaper notice was published on September 9, 2023. Property 
owners within 600’ were notified by mail on September 8, 2023. Full political notice was 
provided on July 27, 2023. The property was posted on September 15, 2023. 

 

 (3) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CR2022-0011. 

 

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

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

 

Conclusion: Adequate facilities and services would be provided for wells and septic systems. Irrigation is 
unavailable per the applicant.  

  

Findings: (1) The applicant proposes development will use domestic wells and septic systems. City services 
are over 2.5 miles east of the property in the City of Wilder. The property is located within a 
nitrate priority area. No comments were received from IDWR.  
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(2) Southwest District Health did not provide response, but there is email correspondence from 
DEQ to Southwest District Health stating what type of systems would be required after 
evaluating the NP1 study and that they determined that the proposed concept plan would not 
significantly impact groundwater quality. (Exhibit B, Attachment 7c and 7d) 

(3) No comments were received from Wilder Irrigation District. Therefore, impacts and 
compliance standards are unknown.  

 

 (4) Notice of the public hearing was provided per CCZO §07-05-01. Affected agencies were 
noticed on July 27, 2023. Newspaper notice was published on September 9, 2023. Property 
owners within 600’ were notified by mail on September 8, 2023. Full political notice was 
provided on July 27, 2023. The property was posted on September 15, 2023. 

 

 (5) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CR2022-0011. 

 

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

 

Conclusion: The parcel has legal access to Peckham Road, a major collector.  

 

Findings: (1) Parcel has legal access to Peckham Road, a major collector. The applicant proposes access 
from Gravelly Lane and will have to comply with the Golden Gate Highway District standards. 
(Exhibit B, Attachment 7a and 7b) 

 

 (2) Notice of the public hearing was provided per CCZO §07-05-01. Affected agencies were 
noticed on July 27, 2023. Newspaper notice was published on September 9, 2023. Property 
owners within 600’ were notified by mail on September 8, 2023. Full political notice was 
provided on July 27, 2023. The property was posted on September 15, 2023. 

 

 (3) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CR2022-0011. 

 

G. Does the proposed zoning map amendment require public street improvements in order to provide adequate 
access to and from the subject property to minimize undue interference with existing or future traffic 
patterns created by the proposed development? What measures have been taken to mitigate road 
improvements or traffic impacts? 
 

Conclusion: The request, as proposed, is not anticipated to create a traffic impact. Mitigation measures would be 
addressed during platting.  

 

Findings: (1) The property will use an existing private road, Gravelly Lane, to connect to Peckham Road, a 
major collector. The request will create a total of seven buildable lots (66.64 average daily trips 
(ADT), 133.28 ADT if secondary dwellings are allowed. The ADT on Gravelly Lane is 
unknown but can be reasonably assumed to exceed 100 ADT. Therefore, private road 
improvements may be required at the time of platting per CCZO Section 07-10-03. 

 

 (2) Golden Gate Highway District does not oppose the request subject to conditions of approval 
regarding the meeting of ACCHD standards and addressing site distance issues (Exhibit B, 
Attachment 7a and 7b of the staff report). Idaho Transportation Department had no comments 
(Exhibit B, Attachment 7g of the staff report).   

 

 (3) Notice of the public hearing was provided per CCZO §07-05-01.  Affected agencies were 
noticed on July 27, 2023. Newspaper notice was published on September 9, 2023. Property 
owners within 600’ were notified by mail on September 8, 2023. Full political notice was 
provided on July 27, 2023. The property was posted on September 15, 2023. 

 

 (4) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CR2022-0011. 
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 (5) Evidence includes associated findings and evidence supported within this document. 
 

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

Conclusion: The request is not anticipated to impact essential services subject to conditions. No comments were 
received from Wilder School District, Canyon County Ambulance or County Sheriff’s Department. 

 

Findings: (1) The nearest school and fire station are approximately 2.5 miles from the subject property. 
Wilder Fire District requests future access to meet their requirements and highly recommends a 
secondary emergency exit for emergency vehicles (Exhibit B, Attachment 7e of the staff 
report).  

 

 (2) Notice of the public hearing was provided per CCZO §07-05-01.  Affected agencies were 
noticed on July 27, 2023. Newspaper notice was published on September 9, 2023. Property 
owners within 600’ were notified by mail on September 8, 2023. Full political notice was 
provided on July 27, 2023. The property was posted on September 15, 2023. 

 

 (3) Evidence includes the application, support materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CR2022-0011. 

 

Order 
 

Based upon the Findings of Fact, Conclusions of Law and Order contained herein, the Planning and Zoning 
Commission recommends denial of Case CR2022-0011, a conditional rezone of approximately 10.66 acres from an 
“A” (Agricultural) zone to a “CR-R-1” (Conditional Rezone - Single-Family Residential) zone, and (3) a Development 
Agreement limited future development to seven buildable lots, a 1.3-acre average lot size. 

Pursuant to Idaho Code Section 67-6519, the following actions may be taken to potentially obtain approval: 
 

1. Consider a conditional rezone to a “CR-R-R” (Conditional Rezone – Rural Residential) zone with a development 
agreement limiting development to three (3) lots/two acre lot sizes.   

  
 

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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Valley River View Estates Subdivision 

 Letter of Intent 
Valley River View Estates Subdivision 

 
We are requesting a Preliminary Plat in an A agricultural Zone.  We are planning 

a rural development that will feature one acre lots.  Our development contains 
approximately 10.66 acres.  We are planning 7 residential lots and 1 common lot that 
will contain the private access road to the development. The 7 buildable lots planned to 
be located on the subject parcel will be contained in the 10.66 acres yielding 1.52 
buildable acres per lot, or 0.656 lots per acre. The access road will be placed on a 
common lot and provide access to the development. The gross area of the subdivision 
yields 1.33 acres per lot, or 0.75 lots per acre.  We are requesting a comprehensive plan 
map amendment to amend the future plan use designation from agricultural zone to a CR-
R-1 Conditional rezone to single family residential zone. 

   

 
 
We are intending to enter into a development agreement that will limit our density 

to the planned 1.33 residential lots to acre. We believe this is the best use of the land as it 
is hilly and has no water rights. This parcel has been mined in the past there is evidence 
of gravel and top soil removal from it in the past. The mining has made the land non 
viable for farming.      

 
We are working with South West District Health Department to provide private 

wells and septic systems for each lot. We have prepared a N-P Study per the South West 
District Health requirements and have been approved for 7 wells and septic systems. We 
are requesting that the county waive any requirement for streetlights and sidewalks to the 
project as there are none in the area. We feel their installation will change the area’s rural 
nature and atmosphere. 

 
We are planning to bring underground power and telephone service to our site and 

are planning a paved rural roadway. We are planning to construct the road section to meet 
the Canyon County Highway District rural road section requirements. The roadway will 
not contain curb and gutter in accordance with the Highway District rural road standards. 
We are planning a hammer head turnaround to meet the Fire Marshal and emergency 
services requirements. The road will be privately owned operated and maintained by the 
home owners association. We are not planning streetlights. We are on the top a hill that 
will lend to streetlights causing light pollution in the area. It is our opinion that the light 
pollution will disrupt the area.  There are no known streetlights in the area. We are 
requesting that the county waive any requirement for streetlights and sidewalks  

 
The current parcel does not have irrigation water rights so there will be no surface 

irrigation water available. We are planning on building the project in a single phase. See 
Pre-Plat for details. 
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Valley River View Estates Subdivision 

Goals and Policies that support this proposed subdivision: 

Property Rights 

Property Rights 

 

 

Population

 

 

 

Economic Development 
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Land Use and Community 

Design
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Natural Resources & Hazardous Areas 

 

 
On page 41 of the 2030 Comprehensive Plan it shown the onsite soils as Class 

VIII/Least-Suited: Limitations preclude their use for commercial plant production and 
restrict their use to recreation, wildlife water supply or esthetic purposes. 

 
Public Services, Facilities, & Utilities  

 
 

Transportation 

 
 

Housing 
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Agriculture 

 

 

 

 

 
 
We are looking forward to working with Canyon County Staff on this project and 

thank the County for their help with this process. 
 
 
 
 

Steve Law  

Steve Law. 
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Property Rights 
 As a property owner, feel I have the right to share and submit my application with 
Canyon County with the references defined through the information generated by the 
2030 Comprehensive Plan. The right of possession, control, exclusion, disposition, and 
the right to enjoy are all defined in the property rights section. We want to propose 
CC&R’s that will promote a right to farm, to respect the neighboring farms established, 
while also maintaining the existing use of the national guard building to the south, with 
transparency and support, and to offer balance to the current surroundings adjacent to the 
proposed subdivision. Rural lifestyle property is not available to many individuals and is 
also in high demand. Many developments are built on fertile farm land. This development 
does not have best or moderately suited soil according to the Canyon County 
comprehensive plan 2030 irrigation soil capability map on page 41 the development has 
soil that is classed as Least-Suited /Class VIII. This seems like a good place to place 
housing that will not take up valuable farm land in the county.  The soil here is not good 
for farming and has a high probability to erode.  I wish to build a home and continue to 
live on my property and be a good citizen to all that choose to be rural residents of 
Canyon County. 
 
Population 
 The numbers in the study at the top of page 14 of the Comp. Plan show that city 
populations grew by 35.24% and the unincorporated areas grew by 14.4% in a twelve 
year period. These numbers indicate that growth trends are not balanced by 20%. I do 
understand the ideal view that growth should be viewed by some to be in more populated 
areas first, however, not all people want to live in the city ten feet from their neighbor. 
There is an extreme imbalance present in the absence of rural residential neighborhoods 
being available for newcomers to Idaho, current residents wanting to relocate, and a place 
to raise families with options that are pro-farm and pro family rural living oriented. The 
unincorporated areas for future growth should be considered on land that is non 
productive farm ground,  inside borders of city impact, future land use zonings, and with 
the long prepared 2030 Comp. Plan the county has put in place and adopted. 
  
Economic Development 
 In the rural community there are many individuals that have a business 
established from their property. A variety of demanding services that fit the demographic 
of the area include welding, mechanics, hobby farmers, excavation, residential 
tradesmen, and also people that raise livestock. All types of businesses on both sides of 
the spectrum need housing for workers. A residential lot that is 1 acre in size could be the 
balance for individuals who need a moderate to small amount of land away from town, to 
live and sustain their peace and provide the county's small businesses with the resource of 
small business owners and/or employees that makes the community profitable in their 
future economic endeavors. 
  

Land Use and Community Design 

 I believe that balance is the hardest thing to achieve in the changing times that the 
county faces as more people want to be a part of Canyon County. There are currently 
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many individuals that are looking for smaller county lots with views. This project is 
exactly what they are looking for, and the area appeals to them to raise their families. The 
proposed project is in a location that has established farming nearby, residential 
properties and national guard building.   There is co-existing present in the area between 
40 acre farms and small rural residential properties. We feel the character and current 
demographic of the surrounding area will not be changed much by the proposed project, 
but will display the same existing rural character with the same opportunities that others 
possess in the area. Not everyone wants to live inside of city limits and not everyone can 
afford to buy a 40-acre farm. The community design of the proposed project meets the 
balance the county needs to maintain a rural agricultural character in the future with 
projected growth to come.   
 
Natural Resources and Hazardous Areas 
 

Our nitrate priority study already is approved for seven (7) lots with seven (7) 
individual septic systems. Seven wells on the property will not adversely affect the 
ground water levels in the area. 
 In the pursuit to offer a rural lifestyle with balance is to also make sure that 
individuals can have a small secluded place to live. Our property has Class VIII soil the 
worst soil classification in the comprehensive plan.  The development of a rural 
residential development on this parcel will save viable farm ground with more suitable 
soil from being developed into residential property, and save it from being removed from 
productive farm ground forever. Currently, and in the past, the cities are using the best 
class soil farm ground (Highway 20/26 east of Caldwell and north of the sugar factory in 
Nampa) in the county at a very high rate and there is no objection. If one proposes a 
project with Class VIII soils for a residential development, the proposal should be seen as 
a positive.  
 
Public Services, Facilities, & Utilities  

 All storm water and run off will be retained on site and this can be referenced on 
the preliminary plat layout which has one or more storm drain retention ponds on each 
lot.  

 
 
All requirements have been met by the NP study for the 7 proposed lots with Southwest 
District Health for individual septic systems and IDEQ has approved the NP study. 
 
Transportation 
 We are planning on a private road way to access the individual lots. Do to the 
small nature of the development no Traffic Impact Study is warranted.  Turnaround 
requirements to support fire equipment will be the responsibility of each lot/homeowner. 
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The platted private roads inside the subdivision reveal no concerns for public safety and 
meet standards set forth by both the governing agencies.  
 
Recreation 
 Individuals that have animals or wish to participate in 4-H programs while living 
within the rural lifestyle never have days off from having the responsibility of being there 
to take care of them, exercise them, and plan for events they both compete in together for 
enjoyment and reward. Having property to enjoy horses and also property that house 
them with good practices should be offered for this demographic of people. The rural 
residential environment including the 4-H programs offer children the opportunity to 
experience how hard work raising an animal for the fair can have positive impacts for 
them in learning how to care for an animal while being a part of the rural community. 
Individuals do not need to purchase a 40-acre farm solely for this kind of lifestyle, 
balance should be offered through rural residential proposals and should be encouraged. 
A portion of the rising generation of our children need to be  have an environment where 
they can learn what benefits and lessons a rural lifestyle can offer to them.  
 
Housing  
 Building opportunities for housing in a rural residential area in Canyon County 
should be more available to individuals that want to live a rural lifestyle. The current 
surroundings and properties near our development are a direct reflection of the kinds of 
dwellings that exist in a rural area. These properties pose no harm or current threat to any 
existing larger farm operations and some of these properties have small pastures, 
livestock, and areas to gardens in them. Because of the natural features in this area there 
are large farm properties and compatible small rural properties. It is our argument that 
Canyon County should encourage this diversity, encouraging opportunities for rural 
residential parcels, hobby farm options could lead the county in a better direction of 
balance and keep agriculture alive. It is our opinion that  the people need to have places 
to live where agriculture can be practiced and enjoyed in the community. This application 
is a perfect example of how we can encourage more rural residential housing 
opportunities that don't remove farm land out of viability and also keep agriculture a 
priority in our county. 
 
Agriculture 
 Our project area already has non-irrigated residential lots that co-exists near large 
farms. We are not proposing anything that is new to the area except for seven one acre 
lots. These properties will be placed on non viable farm ground. These home owners will 
be allowed to live the rural life style with options to have an option to have a few head of  
livestock that could include horses, cows, chickens, goats, or any other kind of farm 
animal that they would care to raise. These parcels will have room for a small garden to 
help supply their needs or local farmer’s markets. Agriculture is extremely important in 
the county.  We do not believe that subdividing our parcel into seven lots will be a 
negative impact on the rural community next to us. We have stated that our children need 
to learn how to, and be exposed to, the rural life style. The creation of small rural lots is a 
sure way that our children can be exposed to agriculture and these kinds of practices. 
With rising land costs and the focus of development being pushed to town only in  It is 
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becoming more rare for our young people to be exposed to agriculture and the rural life 
style. This way of life can be preserved through good balance and practice, non-biased 
leadership decisions, and examples to follow for our county’s future in the pursuit of 
happiness.  
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Post Office Box 190537 - Boise, Idaho 83719 SITE 
CONSULTING, LLC 

site.consulting.ldaho@gmail.com - 208-440-6276 

Mr. Steve Law 
28753 Peckham Road 
Wilder, Idaho 83676 

Re: Geology & Hydrology Report 
Proposed River Valley View Estates 
28753 Peckham Road - Wilder, Idaho 

Steve: 

March 28, 2023 
File # 23773-A 

Page 1 of 15 

This is a Geologic and Hydrologic addendum to a prior Geotechnical Report issued by 
Bob J. Arnold, PE, report# 20210001 dated February 2, 2008. Mr. Arnold has since 
incorporated SITE Consulting, LLC. All geotechnical recommendations and sanitary 
system design recommendations contained in the original report remain valid . 

For this report, SITE staff revisited the project site and researched available published 
information. Documents reviewed included Canyon County Records, IDWR Records, 
Historical Aerial Photos (Google Earth), Geologic Mapping, and the Canyon County Soil 
Profile. 

Based upon our research and observations the planned residential development is 
geologically and hydrologically feasible. No basalt or bedrock is indicated in geologic 
literature. No active faults or steep slopes with stability concerns were identified. 
Groundwater is deep and will not impact or be impacted by construction. We appreciate 
this opportunity to be of service and look forward to working with you and your team 
during construction of this project. 

Respectfully submitted: 
SITE Consulting, LLC 
Bob J. Arnold, PE 
Member-Principal 

Page 11 

John E. Anderson, PG 
Consultant 
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Post Office Box 190537   -   Boise, Idaho 83719 

site.consulting.Idaho@gmail.com  -   208-440-6276

Page | 2 

RESEARCH 
PROPERTY LOCATION 
The subject property is located south of Peckham Road and east of Gravelly Lane in 
Wilder, Idaho. The property is approximately 1500 feet northeast of the Snake River.  
The subject property is listed as 28753 Peckham Road in the Canyon County Assessor 
records.  

AERIAL PHOTO / LOCATION MAP
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CANYON COUNTY ACCESSOR RECORDS 
Canyon County Assessor records indicate that the subject property includes a single tax  
parcel at 2875 Peckham Road consisting of 10.6 acres. 
. 

Property Parcel # Address Acres 
A R-3696302000 28753 Peckham Road 10.55 

 
 
 
HYDROLOGY AND GROUNDWATER RESEARCH 
When test pits were excavated no groundwater was encountered. Three well logs were 
selected from the Idaho Department of Water Resources (IDWR) records and are 
included in the appendix. They are for properties east and west of the subject property.  
 
Based on well logs from the IDWR website, it is anticipated the groundwater is greater 
than 50 feet deep and therefore will not be impacted by or impact the planned 
construction of this development. There were no observed gullies or draws on the 
subject property that carry storm events to lower elevations.  Therefore, protection of 
historical flow paths is not indicated.   
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CANYON COUNTY GEOLOGIC MAP 
SITE reviewed the following Canyon Country Geologic Map published by Idaho 
Geologic Survey, PK Link, October 2002.   This reference source indicates the subject 
property is atop, “Gravels and terraces on western Snake River Plain, (Qg)”. 
 

 

Canyon County is entirely on the Snake River Plain, between the Snake River on the south and 
the foothills of the central Idaho Mountains on the north. Much of the county is underlain by 
Quaternary alluvium of the Boise River and Pleistocene gravel from glacial outwash. This gravel 
forms high benches above the Boise River. 

Several normal faults run northwest through the county, parallel with the northern boundary of 
the western Snake River Plain. Miocene lake beds make up the foothills on the northern 
boundary of the county. 

Quaternary basalt covers the southeastern section of the county. Miocene and Pliocene lake beds 
of the Glenns Ferry and Chalk Hills formation are found on the bluffs north of the Snake River. 

P.K. Link, 10/02 

Subject  
Property 
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CANYON COUNTY SOIL SURVEY 
 
The Canyon County Soil Survey website generated the following information: 
 

  
 
All four referenced soils are loamy fine sand. This reference indicates these soils extend 
to greater than five feet deep. The JaB soil, which is at the highest elevation on the 
property, indicates a cemented silt, sand, gravel layer may be present below the surface 
soils described above. This was observed in the open face of an excavation where sand 
and gravel has previously been harvested on the property, see photos in the Appendix. 
The Soil Survey indicates the onsite soils are well drained with depth to groundwater 
greater than 80 inches.  
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GEOLOGIC EVALUATION 
Mr. John Anderson, an Idaho Registered Professional Geologist (PG) with Anderson 
Associates was retained to research and evaluate the site geology.  Based upon a site 
inspection and subsequent research the following was generated.  
 
The project area of interest lays near the west boundary of Canyon County, just above 
the Snake River. The property is approximately 1500 feet northeast of the Snake River. 
The center of the proposed residential subdivision is at approximately 43-40-28.07N & 
116-58-05.75W. The property is in Section 20, T4N, R5W. Canyon County records 
indicate the property is approximately 10.6 acres. The property is on the south side of 
Peckham Road with the west side of the property bound by Gravelly Lane. Farmland is 
to the east and a US Army facility is to the south.  
  
The site area is described by Othberg and Gillerman, within their geologic report on the 
geology of the Boise Valley, as Pliocene and upper Miocene dated lake and outwash 
deposits originating from the Bonneville Flood. During the flooding from lake Bonneville 
approximately 14,500 years ago, this area received large amounts of mixed outwash 
sand and gravel with varying amounts of silt and clay. No faults are mapped in this area, 
see Geologic Map of Canyon County in the Appendix.  
 
Examination of the surface geology and the prior test pit logs indicate a minor amount of 
organic material is present in the sandy clay and  or sandy silt overburden. It is noted 
that no clay soil was sampled from the site. No rock outcrops nor basalt type of rock 
was observed on the property. No scarf or historical landslide was observed.  
 
The open face of an excavation in the southeast corner of the property, (proposed lot 7) 
exposes cemented silt, sand, and gravel atop deeper sand and gravel materials. The 
sand and gravel materials were not contacted in the test pits which were excavated at 
lower elevations to the west and north.  
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GEOLOGIC RECOMMENDATIONS 
• Roadways are to be designed with longitudinal slopes less than 10%. Cut and filled 

slopes perpendicular to right of ways to be designed at less than 2:1.  
 

• Driveways or building pads that require a cut or structural fill greater than three feet 
are to be designed and inspected (tested) by professional civil or geotechnical 
engineer. 
 

• Lot driveways are to be limited to ten percent longitudinal slopes and 2:1 cut/fill 
slopes. Lots with native slopes steeper than 10% in the planned driveway or building 
pad area require a lot specific geotechnical report. 
 

 
Appendix follows. 
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APPENDIX 

LOCATION MAP  

IDWR WELL LOGS 

SITE PHOTOS 
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LOCATION MAP 
Landprodata.com 

 
 

Well Log Properties  
 
 
  

Subject 
Property 
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IDWR WELL LOG 
20716 Gravelly Lane-West of Property 
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IDWR WELL LOG 
20736 Gravelly Lane-Southwest of Subject Property 
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IDWR WELL LOG 
28643 Peckham Road- East of Property 
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PROJECT PHOTOS 
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Looking 
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August 2009 Aerial with some test pits still visible 
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Nothing follows. 
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SOIL CAPABILITY CLASS SOIL CAPABILITY SQUARE FOOTAGE ACREAGE PERCENTAGE

8 LEAST SUITED SOIL 246244.68 5.65 53.05%
4 MODERATELY SUITED SOIL 58718.88 1.35 12.65%
4 MODERATELY SUITED SOIL 127674.36 2.93 27.51%
4 MODERATELY SUITED SOIL 31537.44 0.72 6.79%

464175.36 10.66 100%

SOIL NAME FARMLAND TYPE SQUARE FOOTAGE ACREAGE PERCENTAGE

FeE Not prime farmland 246244.68 5.65 53.05%
JaB Prime farmland if irrigated 58718.88 1.35 12.65%
FeC Prime farmland if irrigated 127674.36 2.93 27.51%
FeD Not prime farmland 31537.44 0.72 6.79%

464175.36 10.66 100%

SOIL REPORT

FARMLAND REPORT

SOIL INFORMATION IS DERIVED FROM THE USDA's CANYON COUNTY SOIL SURVEY OF 2018

mbarron
Text Box
Attachment B6g




GRADE SOILTYPE
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April 27, 2022 
 
Canyon County Development Services Department (DSD) 
Attn: Samantha Hammond, Planner 
111 North 11th Ave, Ste 310 
Caldwell, ID 83605 
Phone: (208)455-6039 
Email: samantha.hammond@canyoncounty.id.gov 
 
RE: Case No. OR2022-0005, CR2022-0011, SD2022-0019, Valley River View Estates Subdivision – 

Comprehensive Plan Map Amendment, Conditional Rezone, Preliminary Plat Review - Initial 
Review 

 
Dear Ms. Hammond: 
 
On behalf of the Golden Gate Highway District No. 3 (GGHD), J-U-B Engineers, Inc. has reviewed the 
subject Comprehensive Plan Map Amendment, Conditional Rezone, and Preliminary Plat submittal 
received by GGHD on April 25, 2023 via email. The subject subdivision is located approximately 1,000 
feet east of the intersection of Roswell Rd and Peckham Rd in the NW1/4 of the NW1/4 of Section 20, 
T4N, R5W, BM.  
 
The proposed Comprehensive Plan Map Amendment and Conditional Rezone would change the existing 
10.66-acre parcel from Agricultural (A) to Residential (R-1). Seven residential lots and one common lot 
would be created. 
 
In considering the Comprehensive Plan Map Amendment and Conditional Rezone, the following apply; 
 

1. It appears legal access is available to the property for the requested use. 
2. It does not appear any undue interference with existing or future traffic patterns will be created 

by the requested use. 
 
A cursory review of the Preliminary Plat was conducted with general comments shown below. It is 
recommended the applicant’s engineer become familiar with the subdivision and design requirements 
in the 2022 Association of Canyon County Highway Districts Highway Standards & Development 
Procedures (ACCHD Standards). In addition to the items listed below, there are many items not meeting 
the requirements of the ACCHD Standards (refer to Section 2030.021 Preliminary Plat Contents and the 
Preliminary Plat Checklist in the Appendix). 
 

1. General Comments 
a. Provide a typical roadway section, horizontal alignment, and vertical alignment of Valley 

View Lane. 
b. Provide a cul-de-sac at the end of Valley View Lane instead of a hammerhead 

(3030.030). 
c. Minimum tangent length between horizontal curves is 50 feet (3040.060). 
d. Dimension proposed right-of-way for Valley View Lane. 
e. Provide 20-foot radii for right-of-way at Valley View Lane/Gravelly Lane intersection. 
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f. What drainage facilities will be included in the storm drainage easement on Lot 8? How 
will the facilities work with the existing topography? 

 
GGHD will conduct a more detailed review of the revised Preliminary Plat once the required information 
is provided. 
 
GGHD reserves the right to provide amended comments/conditions of approval in the event of 
application revision or when additional information becomes available. 
 
GGHD requests Canyon County Development Services incorporate these comments into proposed 
Conditions of Approval for consideration/approval by Canyon County. 
 
Respectfully,  
 
 
Christopher S. Pettigrew, P.E.    
Transportation Services Group, Project Manager/Engineer 

 
CC: Bob Watkins, GGHD Director of Highways  
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July 31, 2023 

Canyon County Development Services Department 
Attn: Michelle Barron, Planner  
111 North 11th Ave., Ste. 310 
Caldwell, ID 83605 
Phone: (208)454-6632 
Email: michelle.barron@canyoncounty.id.gov 

RE: Case Name: Person, Case Number: OR2022-0005 & CR2022-0011, Parcel #: R36963020 

Ms. Barron: 

On behalf of the Golden Gate Highway District No. 3 (GGHD), J-U-B Engineers, Inc. has reviewed the 
subject Comprehensive Plan Map Amendment and Conditional Rezone submitted to GGHD in an email 
dated July 27, 2023. The subject parcel is located approximately 1,000 feet east of the Peckham 
Rd/Roswell Rd intersection at 28753 Peckham Rd, Wilder, in the NW1/4 of Section 20, T4N, R5W, BM, 
Canyon County, ID.  

The application requests a comprehensive plan map amendment and rezone of Parcel #R36963020 from 
A (Agricultural) to R-1 (Single-Family Residential) for the entire property, 10.66 acres, with the purpose 
of creating seven rural residential parcels. Proposed access for the seven parcels would be from 
Peckham Rd. Peckham Rd is a Major Collector according to the GGHD’s 2019 Functional Classification 
Map. 

At this time, and based upon said written information provided with the application, the following 
findings and conditions of approval apply: 

1. Proposed access on Peckham Rd to meet the rural roadway intersection spacing requirements 
of Section 3061.010 and applicable standard drawings of the Association of Canyon County 
Highway District Highway Standards and Development Procedures (ACCHD Standards). 

2. A site visit by GGHD and/or ITD representatives is required to address possible site distance 
issues, if any. 

GGHD reserves the right to provide amended comments/conditions of approval in the event of 
application revision or when additional information becomes available. 

GGHD requests Canyon County Development Services incorporate these comments and any subsequent 
comments into proposed Conditions of Approval for consideration/approval by Canyon County. 

Respectfully,  
 
 
 
Christopher S. Pettigrew, P.E.    
Project Manager/Engineer, Transportation Services Group 
Technical Resources Team Lead (Central) 

 
CC:  Bob Watkins, GGHD Director of Highways 

mailto:michelle.barron@canyoncounty.id.gov
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1445 N. Orchard St. 
Boise ID 83706 • (208) 373-0550 

Brad Little, Governor 
Jess Byrne, Director 

July 28, 2023 
   
 
Michelle Barron, Case Planner 
Canyon County Development Services 
111 North 11th Ave. Ste. 310 
Caldwell, Idaho, 83605 
michelle.barron@canyoncounty.id.gov 

 
Subject: Case No. OR2022-0005/CR2022-0011 Person 
 
Dear Ms. Barron: 
 
Thank you for the opportunity to respond to your request for comment.  While DEQ does not review 
projects on a project-specific basis, we attempt to provide the best review of the information provided.  
DEQ encourages agencies to review and utilize the Idaho Environmental Guide to assist in addressing 
project-specific conditions that may apply.  This guide can be found at: 
https://www.deq.idaho.gov/public-information/assistance-and-resources/outreach-and-education/.   
 
The following information does not cover every aspect of this project; however, we have the following 
general comments to use as appropriate: 
 

1. AIR QUALITY 
• Please review IDAPA 58.01.01 for all rules on Air Quality, especially those regarding 

fugitive dust (58.01.01.651), trade waste burning (58.01.01.600-617), and odor control 
plans (58.01.01.776). 

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

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

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

2. WASTEWATER AND RECYCLED WATER 
• DEQ recommends verifying that there is adequate sewer to serve this project prior to 

approval.  Please contact the sewer provider for a capacity statement, declining balance 
report, and willingness to serve this project.   

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

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

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

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

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

3. DRINKING WATER 
• DEQ recommends verifying that there is adequate water to serve this project prior to 

approval.  Please contact the water provider for a capacity statement, declining balance 
report, and willingness to serve this project. 

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

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

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

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

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

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

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

https://www.deq.idaho.gov/water-quality/drinking-water/
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4. SURFACE WATER 
• Please contact DEQ to determine whether this project will require an Idaho Pollutant 

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

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

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

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

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

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

5. SOLID WASTE, HAZARDOUS WASTE AND GROUND WATER CONTAMINATION 
• Solid Waste. No trash or other solid waste shall be buried, burned, or otherwise disposed of 

at the project site.  These disposal methods are regulated by various state regulations 
including Idaho’s Solid Waste Management Regulations and Standards (IDAPA 58.01.06), 
Rules and Regulations for Hazardous Waste (IDAPA 58.01.05), and Rules and Regulations for 
the Prevention of Air Pollution (IDAPA 58.01.01). Inert and other approved materials are 
also defined in the Solid Waste Management Regulations and Standards 

• Hazardous Waste.  The types and number of requirements that must be complied with 
under the federal Resource Conservations and Recovery Act (RCRA) and the Idaho Rules and 
Standards for Hazardous Waste (IDAPA 58.01.05) are based on the quantity and type of 
waste generated.  Every business in Idaho is required to track the volume of waste 
generated, determine whether each type of waste is hazardous, and ensure that all wastes 
are properly disposed of according to federal, state, and local requirements. 
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• Water Quality Standards.  Site activities must comply with the Idaho Water Quality 
Standards (IDAPA 58.01.02) regarding hazardous and deleterious-materials storage, 
disposal, or accumulation adjacent to or in the immediate vicinity of state waters (IDAPA 
58.01.02.800); and the cleanup and reporting of oil-filled electrical equipment (IDAPA 
58.01.02.849); hazardous materials (IDAPA 58.01.02.850); and used-oil and petroleum 
releases (IDAPA 58.01.02.851 and 852).   Petroleum releases must be reported to DEQ in 
accordance with IDAPA 58.01.02.851.01 and 04.  Hazardous material releases to state 
waters, or to land such that there is likelihood that it will enter state waters, must be 
reported to DEQ in accordance with IDAPA 58.01.02.850. 

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

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

6. ADDITIONAL NOTES 
• If an underground storage tank (UST) or an aboveground storage tank (AST) is identified at 

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

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

 
We look forward to working with you in a proactive manner to address potential environmental impacts 
that may be within our regulatory authority.  If you have any questions, please contact me, or any of our 
technical staff at (208) 373-0550. 
 
Sincerely,  
 
 
 
Aaron Scheff 
Regional Administrator 
 
c:  
 2021AEK 
 
 
 
 
 

https://www.deq.idaho.gov/waste-management-and-remediation/storage-tanks/leaking-underground-storage-tanks-in-idaho/
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MEMORANDUM 
 
 
Date:   March 11, 2022 
 
To:    Mitch Kiester, Southwest District Health Department 

 
Subject:  Level 1 Nutrient Pathogen Evaluation, Valley River View Estates, Wilder, Idaho, revised October 

2021 
    
 
On July 21, 2021, the Idaho Department of Environmental Quality (DEQ) received Level 1 Nutrient-Pathogen 
Evaluation, Valley River View Estates, Wilder, Idaho (NP Evaluation). The NP Evaluation was prepared for a 
proposed Valley River View Estates residential development (Property) located in Canyon County, Idaho, south 
of Peckham Road and east of Gravelly Lane. The NP Evaluation was prepared by Allwest of Boise, Idaho, for 
Steve Law of Wilder, Idaho. The Property is reported to be an approximate 11 acres of agricultural land. 
Proposed development includes construction of eight residential lots. Each lot will have an individual water 
well and septic system. The estimated total wastewater flow for each lot is 300 gallons per day; total flow for 
the eight lots is estimated at 2,400 gallons per day. 
 
DEQ’s review of the NP Evaluation was summarized in a September 3, 2021, memorandum to Southwest 
District Health (SWDH). DEQ did not approve the NP Evaluation, and we requested an addendum to the NP 
Evaluation be submitted that addressed and/or modified items in the NP Evaluation that were identified in the 
memorandum. The items included map revisions, the concentration of nitrate in upgradient groundwater, and 
lot widths perpendicular to groundwater flow. 
 
On October 26, 2021, DEQ received Level 1 Nutrient Pathogen Evaluation, Valley River View Estates, Wilder, 
Idaho, revised October 2021 (Revised NP Evaluation). The Revised NP Evaluation included the 
revisions/modifications requested by DEQ in the September 3, 2021, memorandum to SWDH. The 
modifications made to selected input parameters of mass-balance spreadsheet prepared for Lot 8 indicated 
the extended treatment of the wastewater to equal to or less than 32 milligrams per liter (mg/L) of nitrate will 
be necessary to achieve regulatory compliance. Mass-balance evaluations of the other proposed lots using 
default (45 mg/L) or extended treatment (32 mg/L) concentrations was not included in the NP Evaluation. 
Based on the relatively high concentrations of nitrate in groundwater at and surrounding the Property, it is 
recommended that all lots utilize extended treatment systems. 
 
Based on the data presented in the revised NP Evaluation, the proposed development will not significantly 
impact groundwater quality, and DEQ approves the nutrient pathogen evaluation for the proposed Valley 
River View development. Please contact me at 208-373-0183 or Fritz.Durham@deq.idaho.gov if you have any 
questions or comments. 
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Samantha Hammond

From: Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov>
Sent: Tuesday, April 25, 2023 1:29 PM
To: Samantha Hammond
Cc: Bonnie Puleo
Subject: [External]  RE: Agency Notice Person - Valley River View Estates / OR2022-0005 - 

CR2022-0011 - SD2022-0019

Follow Up Flag: Follow up
Flag Status: Flagged

Hello! 

After careful review of the transmittal submitted to ITD on April 25, 2023 regarding Person – Valley 
River View Estates / OR2022-0005 – CR2022-0011 – SD2022-0019, the Department has no comments or 
concerns to make at this time. Base on the distance to SH-19/US-95 and only 7 residential lots, ITD 
believes there will be minor impact to the state highway system.  

Please let me know if you have any questions or concerns.  

Thank you, 
 

 

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

 
 

From: Bonnie Puleo <Bonnie.Puleo@canyoncounty.id.gov>  
Sent: Tuesday, April 25, 2023 9:40 AM 
To: 'jdillon@wilderschools.org' <jdillon@wilderschools.org>; 'mitch.kiester@phd3.idaho.gov' 
<mitch.kiester@phd3.idaho.gov>; 'Kent, Lori - NRCS-CD, Caldwell, ID' <Lori.Kent@id.nacdnet.net>; Wilder Fire District 
<wfdchief@wilderfire.org>; 'Bob Watkins' <bobw@gghd3.org>; 'JESSICA.MANSELL@INTGAS.COM' 
<JESSICA.MANSELL@INTGAS.COM>; 'MONICA.TAYLOR@INTGAS.COM' <MONICA.TAYLOR@INTGAS.COM>; Idaho Power 
<easements@idahopower.com>; Megan Kelly <mkelly@idahopower.com>; Boise Project Board of Control 
<tritthaler@boiseproject.org>; GAshley <gashley@boiseproject.org>; D3 Development Services 
<D3Development.Services@itd.idaho.gov>; Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov>; Brian Crawforth 
<Brian.Crawforth@canyoncounty.id.gov>; 'mstowell@ccparamedics.com' <mstowell@ccparamedics.com> 
Subject: Agency Notice Person - Valley River View Estates / OR2022-0005 - CR2022-0011 - SD2022-0019 
 
CAUTION: This email originated outside the State of Idaho network. Verify links and attachments BEFORE you click or open, even 
if you recognize and/or trust the sender. Contact your agency service desk with any concerns.  
 

Good morning; 
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Please see the attached agency notice. You are invited to provide written testimony or comments by May 24, 2023, 
although as of this point, no hearing date has been set. The deadline for written testimony or additional exhibits is to 
ensure planners can consider the information as they develop their staff report and recommended findings. All items 
received by the deadline will also be placed in the hearing packet, allowing the hearing body adequate time to review 
the submitted information. 
 
Please direct your comments or questions to Planner Samantha Hammond at 
Samantha.hammond@canyoncounty.id.gov 
 
Thank you, 
 

 

Bonnie Puleo 
Hearing Specialist 
 

Canyon County Development Services   
111 No 11th Ave. Suite 310 
Caldwell, ID 83605 
bonnie.puleo@canyoncounty.id.gov 
(208) 454-6631 direct 
NEW public office hours effective January 3, 2023 
Monday, Tuesday, Thursday and Friday 
8 am – 5 pm 
Wednesday 
1 pm – 5 pm 
**We will not be closed during lunch hour** 

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



 

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

 

 

 

 

 

 

 

 

 

 

August 17th, 2023 

 

Canyon County Development Services Department 

111 North 11th Ave. Suite 140 

Caldwell, ID  83605 

(208) 454-7458 

 

RE:  Conditional Rezone R36963020 

Case No.  CR2022-0011 & OR2022-0005 

Applicant:  Margaret Person, being represented by Steve Law 

Planner: Michelle Barron 

 

Parcel R36963020, located at 28753 Peckham Road, Wilder, Canyon County, Idaho is located 

outside of Black Canyon Irrigation District (District).  The District has no comments for this land 

user action. 

 

Thank You, 

 
Donald Popoff 
 

Donald Popoff P.E. 

District Engineer 

Black Canyon Irrigation District 
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