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Well Water 
Testing Flow 
Charts

Idaho Division of Public Health



ARSENIC
Inorganic arsenic compounds are found in soils, sediments, and groundwater. These compounds occur either naturally 

or because of mining, ore smelting, and industrial use of arsenic.

I have taken 
my sample 
and I have 
my results

Sample Results 
< 10 ug/L  

No further action 
necessary 

Sample Results 
>= 10 ug/L  

Re-sample if initial 
result is >= 10 ug/L

Absorption media filter 
or reverse osmosis 
is recommended for 
treatment at the tap

Sample for arsenic: When you move into a home and every 3-5 years.

Visit Environmental Health (EH) website: 
https://healthandwelfare.idaho.gov/health-
wellness/environmental-health/drinking-
water for instructional how-to videos and 
recommendations.

Important Tips: 
1. Call a qualified water professional

for maintenance and repair.
2. Do not boil water before drinking.

Boiling concentrates arsenic.

July 2023

https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water
https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water
https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water


FLUORIDE
A naturally occurring mineral that is released from rocks into the soil, water, and air.

I have taken 
my sample 
and I have 
my results

Sample results 
between .7-1.0 mg/L   

No further action 
necessary - 
optimal amount 
for good health 

Sample results > 
2.0 mg/L and < 4.0 
mg/L  

Sample results 
>= 4.0 mg/L

Re-sample if initial 
result is >= 4.0 mg/L

Sample results 
between 1.1-1.9 mg/L 

Discuss with dentist or 
pediatrician if there are 
children in the home 
under the age of 8

Below the maximum 
EPA standard, but 
may cause staining 
on developing teeth

Reverse osmosis 
activated carbon or 
distillation are 
recommended for 
treatment

Sample for fluoride: When you move into a home and every 3-5 years.

Visit Environmental Health (EH) website: 
https://healthandwelfare.idaho.gov/health-
wellness/environmental-health/drinking-
water for instructional how-to videos and 
recommendations.

Important Tips: 
1. Call a qualified water professional

for maintenance and repair.
2. Do not boil water before drinking.

Boiling concentrates fluoride.

July 2023

https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water
https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water
https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water


LEAD
Lead can enter drinking water when a chemical reaction occurs in plumbing materials that contain lead. Corrosion is more severe when water has high 

acidity or low mineral content. Household plumbing fixtures, welding solder, and pipe fittings made prior to 1986 are more likely to contain lead.

I have taken 
my sample 
and I have 
my results

Sample Results 
< 0.015 mg/L  

No further action 
necessary 

Sample Results 
>= 0.015 mg/L  

Re-sample if initial 
result is >= 0.015 mg/L

Treatment includes 
reverse osmosis, 
activated carbon filter, 
or distillation at the 
drinking water tap

Test to determine if household plumbing or service lines contain lead.

Visit Environmental Health (EH) website: 
https://healthandwelfare.idaho.gov/health-
wellness/environmental-health/drinking-
water for instructional how-to videos and 
recommendations.

Important Tips: 
1. Call a qualified water professional

for maintenance and repair.
2. Do not boil water before drinking.

Boiling concentrates lead.

July 2023

https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water
https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water
https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water


MANGANESE
A naturally occurring mineral in rocks and soil in regions of Idaho and can be found in drinking water sources. You might suspect 

manganese is in your water if it is discolored (brownish red), causes staining of plumbing fixtures or clothing, or has an off-taste or odor.

I have taken 
my sample 
and I have 
my results

Sample Results 
< 0.05 mg/L  

No further action 
necessary 

Sample Results 
>= 0.05 mg/L  

Re-sample if initial 
result is >= 0.05 mg/L 
(0.3 mg/L formula fed 
infants)

Reverse osmosis, 
oxidizing filter or cation 
exchange softener for 
the whole house

Sample for Manganese: when you move in and then every 3-5 years and if 
you have a formula-fed infant under 6 months.

Consider testing when water softener is needed to treat hard water or there is 
staining of plumbing fixtures or laundry.

Visit Environmental Health (EH) website: 
https://healthandwelfare.idaho.gov/health-
wellness/environmental-health/drinking-
water for instructional how-to videos and 
recommendations.

Important Tips: 
1. Call a qualified water professional

for maintenance and repair.
2. Do not boil water before drinking.

Boiling concentrates manganese.

July 2023

https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water
https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water
https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water


NITRATE
A chemical found in most fertilizers, manure, and liquid waste discharge from septic tanks. Natural bacteria in soil can 

convert nitrogen into nitrate. Rain or irrigation water can carry nitrate down through the soil into groundwater.

I have taken 
my sample 
and I have 
my results

Sample Results 
< 10 mg/L  

No further action 
necessary. Annual 
sampling is 
recommended 

Sample Results 
>= 10 mg/L  

Re-sample if initial 
result is >= 10 mg/L

Reverse osmosis, on 
exchange, or distillation 
are recommended for 
treatment at the tap 

Sample for Nitrate: When you move in and once a year.

Consider testing if near intensive agriculture.

Visit Environmental Health (EH) website: 
https://healthandwelfare.idaho.gov/health-
wellness/environmental-health/drinking-
water for instructional how-to videos and 
recommendations.

Important Tips: 
1. Call a qualified water professional

for maintenance and repair.
2. Do not boil water before drinking.

Boiling concentrates nitrates.

July 2023

https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water
https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water
https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water


pH
pH is a measurement of how acidic/alkaline water is. In its purest form, water has a pH of 7, which is at the exact center of the pH 

scale. A change in pH can change the chemical state of contaminants. Most water for use has a pH of between 6.5 and 8.5. 

I have taken 
my sample 
and I have 
my results

Sample Results: 
pH of 6.5 - 8.5 

No further action 
necessary

Sample Results: 
pH of < 6.5 or > 8.5  

Re-sample if initial 
result is < 6.5 or > 8.5

Treatments: 
< 6.5 Acid neutralizer 
whole house treatment 
> 8.5 Ion exchange
whole house treatment

Sample for pH: Periodically or if the water does not taste normal.

Consider testing if there is corrosion of plumbing.

Visit Environmental Health (EH) website: 
https://healthandwelfare.idaho.gov/health-
wellness/environmental-health/drinking-
water for instructional how-to videos and 
recommendations.

Important Tips: 
• Call a qualified water professional

for maintenance and repair.

July 2023

https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water
https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water
https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water


SELENIUM
Selenium is a natural element found in rocks deep underground and soil. In the environment, selenium is found joined to other 

elements like sulfur, silver, copper, lead, and nickel. Selenium is used in the electronics industry and glass production.

I have taken 
my sample 
and I have 
my results

Sample Results 
< 0.05 mg/L  

No further action 
necessary. 

Sample Results 
>= 0.05 mg/L  

Re-sample if initial 
result is >= 0.05 mg/L

Absorption media filter 
or reverse osmosis is 
recommended for 
treatment at the tap 

Sample for Selenium: When you move into a home and every 3-5 years.

Visit Environmental Health (EH) website: 
https://healthandwelfare.idaho.gov/health-
wellness/environmental-health/drinking-
water for instructional how-to videos and 
recommendations.

Important Tips: 
1. Call a qualified water professional

for maintenance and repair.
2. Do not boil water before drinking.

Boiling concentrates selenium.

July 2023

https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water
https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water
https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water


SULFATE
Is a group of mineral salts that are natural or human-made. These salts can be found in soil, air, and water.

I have taken 
my sample 
and I have 
my results

Sample Results 
< 250 mg/L  

No further action 
necessary.

Sample Results 
>= 250 mg/L  

Re-sample if initial 
result is >= 250 mg/L

Reverse osmosis, 
ion exchange, or 
distillation treatment, 
adsorptive media 
filtration at the tap 

Sample for Nitrate: if the water tastes, smells, or looks strange.

Visit Environmental Health (EH) website: 
https://healthandwelfare.idaho.gov/health-
wellness/environmental-health/drinking-
water for instructional how-to videos and 
recommendations.

Important Tips: 
1. Call a qualified water professional

for maintenance and repair.
2. Do not boil water before drinking.

Boiling concentrates sulfates.

July 2023

https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water
https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water
https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water


TOTAL COLIFORM (TC) BACTERIA
 Bacteria are commonly found in soil, surface water, on plants, and in the intestines of humans and warm-blooded 

animals. TC bacteria are an indicator that contamination has entered the water.

I have taken 
my sample 
and I have 
my results

Absent for Total 
Coliform (TC) 
bacteria result  

No further action 
necessary. Annual sampling is 
recommended (spring is the 
best time to sample) 

Present Total 
Coliform (TC) result 
and absent for  
E. coli

Boil water before 
drinking or until a 
negative result is 
obtained. Visit website 
for instructions on 
chlorination

After chlorination water 
sample is still TC present

Call a qualified water 
professional for 
maintenance and repair

Do you know how to take a water sample?  Test yearly or if there is a flooding event, major water leak, problems with a septic tank, 
or if the well pump has been serviced.

Visit Environmental Health (EH) website: 
https://healthandwelfare.idaho.gov/health-
wellness/environmental-health/drinking-
water for instructional how-to videos and 
recommendations. July 2023

Re-sample, if TC is 
present in follow-up 
sample, check well 
for leaks/plumbing 
issues, correct issues, 
and chlorinate 
your well

Present Total 
Coliform (TC) and 
E. coli



URANIUM (GROSS ALPHA & U-228)
Uranium is a naturally occurring, mildly radioactive compound commonly found in rocks, soil, and water. Uranium in well 

water is caused by uranium in the rock where the well is drilled.

I have taken 
my sample 
and I have 
my results

Sample Results 
< 30 ug/L  

No further action 
necessary

Sample Results 
>= 30 ug/L  

Re-sample if initial 
result is >= 30 ug/L

Reverse osmosis, ion 
exchange, distillation, 
and adsorptive media 
filtration, are 
recommended for 
treatment at the tap 

Sample for Uranium: When you move into a home and every 3-5 years.

Consider testing if mining or refining processing are nearby.

Visit Environmental Health (EH) website: 
https://healthandwelfare.idaho.gov/health-
wellness/environmental-health/drinking-
water for instructional how-to videos and 
recommendations.

Important Tips: 
1. Call a qualified water professional

for maintenance and repair.
2. Do not boil water before drinking.

Boiling concentrates uranium.

July 2023

https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water
https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water
https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water


Water Quality 
Analyte When to Test Why to Test EPA Set 

Limits 
Recommended 

Treatment 

Total Coliform 
Bacteria and E. coli

Annually (Spring is best) and if there is a flooding 
event, major water leak, problems with a septic 
tank, or if the well pump has been serviced

Stomach cramps, pain, diarrhea, 
vomiting, fever

Zero/Absent  

For treatment types, 
maintenance info, and cost 
please refer to the Water 
Treatment Brochure. 

It is recommended you use 
an NSF International certified 
treatment device to treat 
your water.

Nitrate Annually (Spring is the best)
Lessens ability of blood to carry 
oxygen

10 mg/L*

Lead 
Periodically. Test the kitchen tap between June and 
August. Collect first thing in the morning after water 
has sat in the pipes overnight. Sample instructions.

Children – physical or mental 
delays. 
Adults – kidney problems, high 
blood pressure

0.015 mg/L*

Arsenic When you move in and every 3-5 years Causes cancer and skin lesions 10 ug/L*

Fluoride When you move in and every 3-5 years
Ideal amount for oral health 0.7 mg/L

Tooth discoloration, potential 
bone issues

4.0 mg/L or >

Manganese
Periodically or as needed and if you have a formula-
fed infant under 6 months

Poor taste, color, staining, 
problems with memory, 
attention, and motor skills

0.05 mg/L*

Uranium When you move in and every between 3-5 years Kidney damage 30 ug/L*

Selenium Periodically or as needed
Hair loss and circulation 
problems

0.05 mg/L*

Sulfate Water tastes, smells, or looks strange  Diarrhea, salty taste 250 mg/L*

pH Periodically or as needed
<6.5 Dissolve metal in plumbing 
and taste metallic  
>8.5 Soda taste and slippery

6.5 – 8.5

<6.5 Acid neutralizer whole 
house treatment
>8.5 Ion exchange whole
house treatment

Test After: Natural disasters like floods and earthquakes, well damage, new well construction, addition of water treatment, when buying a home with 
a well, when children will be living in the home, if the well has never been tested before, when there is a change in water availability, when there is a 
change in water clarity, or if there is a new smell to the water. 

Learn more at: https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water. Certified drinking water laboratories in Idaho:  
https://publicdocuments.dhw.idaho.gov/WebLink/Browse.aspx?id=2940&dbid=0&repo=PUBLIC-DOCUMENTS. To learn how to take your sample 
properly, please watch our videos: https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water.

* Values should be less than this number.

https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water
https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water
https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water
https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water
https://publicdocuments.dhw.idaho.gov/WebLink/Browse.aspx?id=2940&dbid=0&repo=PUBLIC-DOCUMENTS
https://healthandwelfare.idaho.gov/health-wellness/environmental-health/drinking-water


Water 
Treatment 
Options:

Reverse Osmosis Activated Carbon Filter
Aeration & 
Filtration

Ion Exchange 
(Anion & 
Cation)

Ozone & Filtration Chlorination Ultraviolet Distillation
Adsorptive Media 

Filtration

Oxidation 
Filtration 
System

Water 
Softening

Cost Range for 
Treatment

Primary Use

Reduces the 
concentration of 
dissolved and 
suspended 

impurities in water. 

Removes chlorine and 
some organics. Addresses 
general taste, odor issues, 

and some metals. 
Contaminant removal also 
relies on filter's pore size.

Brings oxygen 
into the water 
to promote 

contaminants to 
clump together 
for improved 
filtration. 

Reduces water 
hardness, 
removing 
dissolved 

minerals and 
prevents scale 

deposits.

Ozone is generated and 
injected into the water to 
kill bacteria and viruses. 
The ozone changes 

dissolved contaminants into 
larger solid particles that 

can be filtered out. 

Owner adds chlorine into 
water to kill bacteria and 

viruses. Also helps 
dissolved and clump 

contaminants together into 
solid particles to be filtered.

A UV lamp 
shines UV rays 
through the 
water to kills 
bacteria, 

viruses, and 
other 

pathogens. 

Removes most 
impurities and 
disinfects by 
boiling water, 

then condensing 
steam.

A charged media bed 
that causes ions of 
the opposite charge 
(contaminants) to be 
pulled out of the 

water and attach to 
the media*

Contaminents cling 
to a precipitate 
and removes 
impurities by 
filtration.

Salt removes 
dissolved 
minerals by 
replacing 
positively 
charged 

minerals in the 
water

Contaminants  (EPA DW Standard):

Lead (Source: Plumbing)*
0.015 mg/L

   $800‐$3000

Arsenic
0.010 mg/L

 
 (Partial with
high iron) 

 (Anion)  (Partial with high iron) (high iron)   (Both) (high iron) $800‐$3000

Uranium (gross alpha & U‐
228)* 30 ug/L

  (Anion)   (alumina)  ≥$800

Fluoride 4.0 mg/L    (Anion)   (alumina) ≥$800

Nitrate 10 mg/L   (Anion)  ≥$800

Mercury 0.002 mg/L    $800‐$4000

Selenium 0.05 mg/L  (Anion)   (alumina) N/A

VOCs
Variable (0.003‐10 

mg/L
    (Partial) N/A

Copper (Source: Pipes)
1.3 mg/L

    $800‐$3000

Total Coliforms* Presence/Absence      ≤$150
Cyanotoxins* Varies     (Partial) N/A

PFAS TBD   (Partial)  N/A
Iron 0.3 mg/L     (Cation)     ≤$3000

Where to get 
these 

treatments:

Plumbing & 
Houseware Stores

Plumbing & Houseware 
Stores

Plumbing & 
Houseware 

Stores

Plumbing & 
Houseware 

Stores
Plumbing & Houseware Stores Plumbing & Houseware Stores

Plumbing & 
Houseware 

Stores

Plumbing & 
Houseware Stores

Plumbing & Houseware 
Stores

Plumbing & 
Houseware Stores

Plumbing & 
Houseware 

Stores

(POU)          
Install Cost:

$300‐$1500  $10‐$100  N/A

$300 (One Tank 
system) $1000 
(Two‐Tank 
system)

N/A N/A $150‐$300 $300‐$1200 $300‐$700 $1000‐$3000  N/A

(POU)  
Maintenance 

Cost:

$100‐$200 every 1 or 
2 years

$10‐$100 every few months 
to replace filter/cartridge

N/A
~$3.50 for 40 lbs. 

of IE salt
N/A N/A

$50‐$100 per 
year

Varies by energy 
cost to boil water

$300‐$500 every 6 to 
12 months

Varies N/A

(POE)    
Install Cost:

$5,000‐$12,000 $500‐$3000 $800‐$4000
Anion: $1500‐

$2500

Contact your local water 
treatment specialist for a 

quote 
$500‐$2500 $250‐$800 N/A $2400‐$4500 $1,500‐$3,000 $200‐$3,000

(POE)  
Maintenance 

Cost:

$250‐$500 every 1 to 
2 years

Varies by water usage, 
application of disinfectant, 
and replacement of filter

Varies based on 
extra water use 
and filter media 
replacement

Anion: $700‐$900 
every 8 to 10 

years

Varies based on water usage, 
cost of ozone disinfectant, 
energy costs, and filter 

replacement

Varies by cost of bleach, extra 
water to backwash, and 

replacement of filter media

~$100 per year 
but varies by cost 

of electricity 
N/A

$700 to $900 every 
year

$60‐$2300 (Varies 
by water usage, cost 
of chemicals, filter 

media)

$50‐$300 per 
year for salt

Pr
im

ar
y 
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Water 
Treatment 
Options:

Reverse Osmosis Activated Carbon Filter
Aeration & 
Filtration

Ion Exchange 
(Anion & 
Cation)

Ozone & Filtration Chlorination Ultraviolet Distillation
Adsorptive Media 

Filtration

Oxidation 
Filtration 
System

Water 
Softening

Cost Range for 
Treatment

Primary Use

Reduces the 
concentration of 
dissolved and 
suspended 

impurities in water. 

Removes chlorine and 
some organics. Addresses 
general taste, odor issues, 

and some metals. 
Contaminant removal also 
relies on filter's pore size.

Brings oxygen 
into the water 
to promote 

contaminants to 
clump together 
for improved 
filtration. 

Reduces water 
hardness, 
removing 
dissolved 

minerals and 
prevents scale 

deposits.

Ozone is generated and 
injected into the water to 
kill bacteria and viruses. 
The ozone changes 

dissolved contaminants into 
larger solid particles that 

can be filtered out. 

Owner adds chlorine into 
water to kill bacteria and 

viruses. Also helps 
dissolved and clump 

contaminants together into 
solid particles to be filtered.

A UV lamp 
shines UV rays 
through the 
water to kills 
bacteria, 

viruses, and 
other 

pathogens. 

Removes most 
impurities and 
disinfects by 
boiling water, 

then condensing 
steam.

A charged media bed 
that causes ions of 
the opposite charge 
(contaminants) to be 
pulled out of the 

water and attach to 
the media*

Contaminents cling 
to a precipitate 
and removes 
impurities by 
filtration.

Salt removes 
dissolved 
minerals by 
replacing 
positively 
charged 

minerals in the 
water

Contaminants  (EPA DW Standard):

Chloride 250 mg/L    N/A

Manganese 0.05 mg/L    (Cation)     ≤$3000

Aluminum 0.05‐0.2 mg/L    N/A

Fluoride 2.0 mg/L     ≥ $800

Silver 0.10 mg/L   N/A

Sulfate 250 mg/L    (Anion)   (alumina) ≤ $3000

Total Dissolved Solids 500 mg/L   N/A

Hydrogen Sulfide Gas* No limit      N/A

Zinc
5 mg/L

 N/A

Where to get 
these 

treatments:

Plumbing & 
Houseware Stores

Plumbing & Houseware 
Stores

Plumbing & 
Houseware 

Stores

Plumbing & 
Houseware 

Stores
Plumbing & Houseware Stores Plumbing & Houseware Stores

Plumbing & 
Houseware 

Stores

Plumbing & 
Houseware Stores

Plumbing & Houseware 
Stores

Plumbing & 
Houseware Stores

Plumbing & 
Houseware 

Stores

(POU)          
Install Cost:

$300‐$1500  $10‐$100  N/A

$300 (One Tank 
system) $1000 
(Two‐Tank 
system)

N/A N/A $150‐$300 $300‐$1200 $300‐$700 $1000‐$3000  N/A

(POU)  
Maintenance 

Cost:

$100‐$200 every 1 or 
2 years

$10‐$100 every few months 
to replace filter/cartridge

N/A
~$3.50 for 40 lbs. 

of IE salt
N/A N/A

$50‐$100 per 
year

Varies by energy 
cost to boil water

$300‐$500 every 6 to 
12 months

Varies N/A

(POE)    
Install Cost:

$5,000‐$12,000 $500‐$3000 $800‐$4000
Anion: $1500‐

$2500

Contact your local water 
treatment specialist for a 

quote 
$500‐$2500 $250‐$800 N/A $2400‐$4500 $1,500‐$3,000 $200‐$3,000

(POE)  
Maintenance 

Cost:

$250‐$500 every 1 to 
2 years

Varies by water usage, 
application of disinfectant, 
and replacement of filter

Varies based on 
extra water use 
and filter media 
replacement

Anion: $700‐$900 
every 8 to 10 

years

Varies based on water usage, 
cost of ozone disinfectant, 
energy costs, and filter 

replacement

Varies by cost of bleach, extra 
water to backwash, and 

replacement of filter media

~$100 per year 
but varies by cost 

of electricity 
N/A

$700 to $900 every 
year

$60‐$2300 (Varies 
by water usage, cost 
of chemicals, filter 

media)

$50‐$300 per 
year for salt

Se
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Important Information Conditions or nearby activities: Test for:

Lead* Recurring GI illness Coliform bacteria

Arsenic pH, alkalinity, hardness, lead, copper

Uranium*
Radon in indoor air Radon

Cyanotoxins*
Corrosion of pipes Corrosion, pH, alkalinity, lead, copper

Hydrogen Sulfide gas*
Nearby agriculture Nitrate, pesticides, coliform bacteria

Total Coliform *
Nearby coal or mining operations Metals, pH, corrosion
Nearby gas drilling  Chloride, sodium, barium, strontium

Aeration & Filtration May partially remove arsenic if there is a high amount of iron Buried fuel tanks or gasoline odor Volatile Organic Compounds (VOCs)

Adsorptive media 
Nearby landfill, factory, gas stations, or dry cleaning VOCs, pH, sulfate, chloride, metals

Activated Carbon Filter
Scaly residues, soaps don't lather Hardness

Chlorination
Water softener to treat hardness Manganese, iron (before purchase)

Oxidation & Filtration  Stained plumbing fixtures, laundry Iron, copper, manganese
Ozone & Filtration  Objectionable taste or smell Hydrogen sulfide, corrosion, pH, alkalinity, hardness, metals

Cloudy, frothy, or discolored water Color, detergents
Definitions Rapid wear of water treatment equipment pH, corrrosion, alkalinity, hardness
Alumina Aluminum oxide, a white or nearly colourless crystalline substance. Salty taste, or a heavily salted roadway nearby Chloride, TDS, sodium
Anion Negatively charged ion
Cation Positively charged ion
N/A Not Available

POE

POU

First time testing recommendations
Coliform Bacteria 
Nitrate/Nitrite
Chloride
pH (acidity)
Iron
Manganese
Sulfate
Hardness
Alkalinity
Total Dissolved Solids
Lead
Arsenic

https://www.epa.gov/ground‐water‐and‐drinking‐water/national‐primary‐drinking‐water‐regulations
CDC Drinking Water Treatment Technologies for Household Use https://www.cdc.gov/healthywater/drinking/home‐water‐treatment/water‐filters.html
Wellowner.org
drinktap.org
Fresh Water Systems
Wellcare Water Treatment
Minnesota DPH
Private Well Class: Water Treatment Solutions
Goal: 
Develop a list of common contaminants that people can test for and what they need to test their wells
Resource link: 

https://extension.psu.edu/the‐water‐we‐drink 
https://www.epa.gov/privatewells/protect‐your‐homes‐water#preventwellanchor 
https://www.epa.gov/privatewells/potential‐well‐water‐contaminants‐and‐their‐impacts 
https://www.watersystemscouncil.org/download/wellcare_information_sheets/wellcare®_information_brochures/WSC_Homeowners_Revised_Brochure.pdf 

https://privatewellclass.org/lesson‐10

https://wellowner.org/
https://drinktap.org/
https://www.freshwatersystems.com/blogs/blog/types‐of‐drinking‐water‐contaminants‐and‐how‐to‐remove‐them 
www.watersystemscouncil.org/download/wellcare_information_sheets/well_water_testing_&_treatment_information_sheets/Water‐Treatment.pdf
https://www.health.state.mn.us/communities/environment/water/docs/factsheet/hometreatment.pdf 

Point of Entry: Equipment or water treatment devices installed to
 treat the water entering a house or building for the purpose of
 treating water distributed throughout the entire house or building. 
Point of Use: Water treatment devices which filter water right where 
you use it. These can be installed on a single faucet, a spigot, or a 
shower which connect to water lines or even filtration pitchers you 
fill with tap water.

EPA National Primary Drinking Water Regulations

Water Facts: Home Water Treatment Options
Well Owner's Handbook 
Arizona Know your Water

Arsenic is removeable only if there is also high amounts of iron
Arsenic is removeable only if there is also high amounts of iron

https://privatewellclass.org/Portals/2/Documents/Hosted%20Resources/10_Arizona%20Know%20Your%20Water_Arizona%20Cooperative%20Extension.pdf?ver=2018‐04‐20‐173156‐180&timestamp=1524264283891

https://privatewellclass.org/Portals/2/Documents/Hosted%20Resources/10_Water%20Facts%20Home%20Treatment%20Options_Arizona%20Cooperative%20Extension.pdf?ver=2018‐04‐20‐173131‐913&timestamp=1524264181471
https://priva,tewellclass.org/Portals/2/Documents/Hosted%20Resources/10_Well%20Owners%20Handbook_Minnesota%20Department%20of%20Health.pdf?ver=2018‐03‐20‐155704‐067

Lead is not commonly found in source water, mainly 
coming from plumbing and fixtures as well as plumbing systems
Some treatments to remove arsenic are affected by ironin the water 
due to arsenic and iron's tendancy to precipitate or react together 
In Idaho, we do see gross alpha, uranium, as well as Radon as 
R226, R228, R6, and R8
Cyanotoxins are not found in groundwater, however exposure can 
come from surface water during or shortly after a bloom

No limit is set because any concentration high enough to pose a 
health hazard will also make the water  too unpalatable to drink
Indicator bacteria found in soil, water and in human or animal waste. 
A positive Total Coliform test indicates there may be contamination 
in the water system

Effectiveness depends on type of media. Two most common media are 
activated alumina and iron‐based
There is growing scientific evidence that granular activated carbon 
filters are effective at removing PFAS
Arsenic is removeable by chlorination only if there is also high 
amounts of iron

Household plumbing or service lines with lead
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Kieran Donahue
Sheriff 

Douglas S. Hart
Chief Deputy 

Public Safety, Teamwork, Community 
1115 Albany Street  *  Caldwell, Idaho 83605  *  phone (208)454-7510  *  fax (208)454-7476  *  Website  www.canyonco.org/sheriff

Civil Email: ccsocivil@canyoncounty.id.gov  *  Records Email: ccsorecords@canyoncounty.id.gov
Equal Opportunity Employer

: 

How we handled your request

Request date. We received your request on:

Request content. Your full request is attached. We understood you to be asking for:

Legal
review.

The Civil Division of the Canyon County Prosecuting Attorney’s Office reviewed your 
request and the legal authority for redactions and denials in our response, if any, on 
                                                    . 

 We had the opportunity and chose not to consult a county attorney. 

Compilation. Because the records you requested pertained to a pending case, we did not compile 
responsive media records.

CCSO provided the Canyon County Prosecutor’s Office with:

of potentially responsive information for review, some of which may have been removed or redacted 
as noted below. 

Discovery response from the Prosecutor’s office. As a courtesy, we have directly routed your 
request to the Canyon County Deputy Prosecuting Attorney assigned to your case to process as a 
discovery request in accordance with the requirements of Idaho Criminal Rule 16.

Why you received unredacted information

Government entity. Although the information you requested may typically be exempt from 
disclosure, as a government entity, you are subject to the same or similar legal obligations as our 
office regarding the dissemination of these records.  

Court order. You need the requested records in order to comply with a court order (e.g., domestic 
violence evaluator, mental health evaluator, pre-sentence investigator).  

Involved party. You have provided satisfactory information that you are requesting records about 
yourself or about an involved party for whom you are either an insurer, legal representative, 
parent (of a minor), or other authorized agent. Idaho Code (“I.C.”) §§ 74-113, 74-105(1), and 74-
124(2) for records involving a motor vehicle collision; I.C. § 74-113 only for all other record types.

Other.

Why information was redacted or omitted – (Section 1 of 2)

No responsive records.  No responsive 
records were found within the parameters 
of your request.

Private information.  For investigatory 
records, I.C. §§ 74-104(1), 74-105(1), 74-
124(1)(c). For all other records, I.C. § 74-
106(4)(h).

No date range specified. Your request did 
not provide a date range. I.C. § 74-102(4).  

Pending investigation or case.  I.C. §§ 74-
105(1), 74-124(1).

February 6, 2024
Christina Marston
31396 Red Top Rd.
Wilder, ID 83676
ckmarstonclothing@gmail.com

Christina Marston

January 24, 2024

Traffic incidents at Red Top Road or Peckham Road for the past 10-15 years
✔

2/5/24

14 pages

✔ No redactions necessary.
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Why information was redacted or omitted – (Section 2 of 2)

Social security number.  I.C. § 74-106(4)(g), 
74-104(1); 42 U.S.C. 405(c)(2)(C)(viii)(I).

Motor vehicle information, and/or driver 
records.  I.C. §§ 74-106(15), 49-203.

Juvenile information.  I.C. §§ 16-1626, 74-
104(2); Idaho Court Administrative Rule 
32(g)(9); Idaho Juvenile Rule 53.

National criminal history database 
information.  I.C. §§ 74-105(12), 74-104(1); 
28 U.S.C. § 534(f)(1).

Medical records.  I.C. §§ 74-106(6), 74-
106(13).

Jail inmate records by current inmate.  I.C. 
§ 74-113(3)(e).

Medical records (as a provider).  I.C. §§ 74-
106(6), 74-106(13), 74-104(1); 42 U.S.C. § 
1320d-6; 45 C.F.R. § 164.502. 

Attorney-client communication or 
attorney work-product.  I.C. § 74-104(1); 
Idaho Rule of Professional Conduct 1.6; 
Idaho Rules of Civil Procedure 26(b)(1), (5); 
and Idaho Criminal Rule 16(g). 

Psychiatric records. I.C. §§ 66-348, 74-
106(13), 74-105(1), and 74-124(1)(c). 

Critical infrastructure.  I.C. § 74-105(4)(b). Destroyed record.  See county records 
retention requirements in I.C. § 31-871.

Other. Additional grounds for the denial and/or 
redactions of your request may exists, and 
are not waived by our office. 

How you MAY be able to obtain additional information

Proof of identity or release. Provide our office with (a) a copy of government-issued photo 
identification (b) information proving your relationship to an individual in the requested records, 
or (c) a notarized release of information or power of attorney for such individual. 

Subpoena. Provide our office with a subpoena issued in a criminal case or a civil case.

Discovery request. Submit a request for discovery to the handling prosecuting attorney’s office.

Court order. If you need the requested information because you are preparing a report pursuant 
to a court order (e.g., evaluation), provide us with a copy of the order. 

iCourt. Visit the iCourt Portal online at https://mycourts.idaho.gov.

Victim services. If you are a victim, speak with a victim-witness coordinator or restitution 
coordinator with the Canyon County Sheriff’s Office, (208) 455-5970, or the Canyon County 
Prosecuting Attorney’s Office, (208) 454-7391.

Court. Contact Canyon County Court Records, cdclerk@canyoncounty.id.gov, (208) 454-7495.

Resubmission. Resubmit your request once the case is adjudicated.

Other government entity. Contact the government entity listed below, as it may have some or all 
of the requested information:  

If you believe that you have been improperly denied the information you requested, you may 
contact our office or you have the right to institute proceedings in the district court of this county within 
180 days from the date of the mailing of this letter to attempt to compel disclosure of that information. 

Sincerely, 

CCSO Records Section 

24-00539

✔

�LKK/srh
attachment
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Record List - Total:11

Incident Nature Incident address Agency Reported Disposition Complainant

C23-43050 PD Accident Peckham Rd & Arena Valley Rd CCS 20:51:23 11/27/23 INA

C20-30144 PD Accident Peckham Rd & Arena Valley Rd CCS 13:09:34 10/23/20 CCA

C20-29548 PI Accident Peckham Rd & Arena Valley Rd CCS 13:20:22 10/18/20 CCJ

C20-15669 PD Accident Peckham Rd & Arena Valley Rd CCS 20:11:49 06/04/20 INA

C20-01252 PI Accident Peckham Rd & Arena Valley Rd CCS 07:15:41 01/11/20 INA

C19-11296 PD Accident Peckham Rd & Arena Valley Rd CCS 15:10:39 04/10/19 INA

C18-12242 PI Accident Peckham Rd & Arena Valley Rd CCS 20:04:23 05/25/18 INA

C16-25968 PI Accident Arena Valley Rd & Peckham Rd CCS 12:09:55 12/03/16 INA

16PP-2833 TraffcAccid-D/L Arena Valley Rd & Peckham Rd PPD 12:09:55 12/03/16

C15-14755 PD Accident Peckham Rd & Arena Valley Rd CCS 05:58:28 07/06/15 INA

C14-25940 PD Accident Arena Valley Rd & Peckham Rd CCS 07:10:08 10/14/14 CCA

Page 1 of 11/26/2024 3:57:49 PM



Record List - Total:1

Incident Nature Incident address Agency Reported Disposition Complainant

C23-10704 PD Accident Arena Valley Rd & Red Top Rd CCS 18:09:00 03/30/23 CCA

Page 1 of 11/26/2024 4:03:41 PM



Record List - Total:4

Incident Nature Incident address Agency Reported Disposition Complainant

C19-25405 PD Accident Batt Corner Rd & Peckham Rd CCS 13:28:55 08/05/19 CCA

C19-13843 PI Accident Peckham Rd & Batt Corner Rd CCS 06:24:08 05/02/19 CCA

C19-01788 1050 Peckham Rd & Batt Corner Rd CCS 13:30:06 01/17/19 SER

19-WP0180 1050 Peckham Rd & Batt Corner Rd WPD 13:30:06 01/17/19

Page 1 of 11/26/2024 3:55:20 PM



Record List - Total:6

Incident Nature Incident address Agency Reported Disposition Complainant

C20-28382 PD Accident Batt Corner Rd & Red Top Rd CCS 18:05:29 10/06/20 CCA

C19-00009 1050 Batt Corner Rd & Red Top Rd; n of CCS 01:16:28 01/01/19 SER

C18-05138 PD Accident Red Top Rd & Batt Corner Rd CCS 07:36:46 03/13/18 CCA

18-WP0452 PI Accident Red Top Rd & Batt Corner Rd WPD 07:36:46 03/13/18

C16-19856 Hit and Run Red Top Rd & Batt Corner Rd CCS 09:38:31 09/15/16 INF

C13-15167 DUI Red Top Rd & Batt Corner Rd CCS 03:25:39 06/23/13 CCA
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Record List - Total:6

Incident Nature Incident address Agency Reported Disposition Complainant

C23-26084 PI Accident Peckham Rd & Case Ln CCS 22:11:27 07/20/23 INF

C20-26461 PI Accident Peckham Rd & Case Ln CCS 19:22:11 09/17/20 INA

C19-42683 Hit and Run Peckham Rd & Case Ln CCS 12:50:13 12/30/19 INA

C19-20831 DUI Case Ln & Peckham Rd CCS 23:53:25 06/29/19 PNA

C18-27227 Hit and Run Peckham Rd & Case Ln CCS 00:54:12 10/02/18 INF

C11-15641 PD Accident Peckham Rd & Case Ln CCS 10:39:59 08/13/11 INA

Page 1 of 11/26/2024 3:56:08 PM



Record List - Total:1

Incident Nature Incident address Agency Reported Disposition Complainant

C24-00022 PD Accident Red Top Rd & Case Ln CCS 04:45:31 01/01/24 INA

Page 1 of 11/26/2024 3:45:16 PM



Record List - Total:19

Incident Nature Incident address Agency Reported Dispositio
n

Complainan
t

C23-27387 PD Accident Fargo Rd & Peckham Rd; BTWN 
STEWART

CCS 04:54:44 
07/31/23

INF

C23-25673 PI Accident Fargo Rd & Peckham Rd CCS 05:54:57 
07/18/23

CCA

19-WP3614 Hit and Run Fargo Rd & Peckham Rd WPD 15:54:36 
12/19/19

SER

C19-31540 Hit and Run Fargo Rd & Peckham Rd CCS 12:00:15 
09/25/19

SER

C17-16300 PI Accident Peckham Rd & Fargo Rd CCS 15:39:42 
08/05/17

INA

17PP-1601 PI Accident Peckham Rd & Fargo Rd; area of ; c2 PPD 15:39:42 
08/05/17

C17-04601 PI Accident Fargo Rd & Peckham Rd CCS 14:26:47 
03/06/17

CCA

17-WP0324 PI Accident Fargo Rd & Peckham Rd WPD 14:26:47 
03/06/17

16PP-2472 TraffcAccid-B/L Fargo Rd & Peckham Rd PPD 19:06:16 
10/09/16

SER

C16-19919 PD Accident Peckham Rd & Fargo Rd CCS 20:06:31 
09/15/16

CCA

C16-00337 Slide Off Fargo Rd & Peckham Rd; n of CCS 09:24:11 
01/06/16

SER

C15-12095 PD Accident Fargo Rd & Peckham Rd CCS 14:36:57 
06/07/15

CCA

15-WP0604 1050 Fargo Rd & Peckham Rd WPD 17:21:15 
04/17/15

RTF

C15-07944 PD Accident Peckham Rd & Fargo Rd CCS 17:21:15 
04/17/15

CCA

15PP-0874 1050 Fargo Rd & Peckham Rd PPD 17:21:15 
04/17/15

C14-23344 Hit and Run Peckham Rd & Fargo Rd CCS 21:00:49 
09/14/14

SER

13-WP1430 PD Accident Peckham Rd & Fargo Rd WPD 08:52:07 
10/23/13

CJA

C13-26150 PD Accident Peckham Rd & Fargo Rd CCS 08:52:07 
10/23/13

CCJ

C13-17526 PD Accident Peckham Rd & Fargo Rd;occured 
sunday

CCS 13:32:05 
07/16/13

SER
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Record List - Total:10

Incident Nature Incident address Agency Reported Disposition Complainant

C23-18675 PD Accident Red Top Rd & Fargo Rd CCS 23:38:14 05/28/23 INA

C22-37570 PD Accident Fargo Rd & Red Top Rd CCS 15:45:08 12/26/22 CCA

C22-15107 PD Accident Red Top Rd & Fargo Rd CCS 21:10:56 05/24/22 CCA

C22-14563 PD Accident Red Top Rd & Fargo Rd CCS 21:28:56 05/18/22 CCA

C22-08026 PD Accident Red Top Rd & Fargo Rd CCS 17:46:26 03/18/22 CCA

C19-35762 PD Accident Fargo Rd & Red Top Rd CCS 21:56:21 10/31/19 INA

C13-30250 PI Accident Red Top Rd & Fargo Rd CCS 16:48:36 12/13/13 CCA

C12-24811 PI Accident Fargo Rd & Red Top Rd CCS 08:24:00 10/17/12 CCA

12-WP1358 1050 Fargo Rd & Red Top Rd WPD 08:24:00 10/17/12

C12-21042 PI Accident Fargo Rd & Red Top Rd CCS 16:49:26 09/07/12 INA

Page 1 of 11/26/2024 3:50:36 PM



Record List - Total:1

Incident Nature Incident address Agency Reported Disposition Complainant

C21-37659 PD Accident Red Top Rd & Monte Rd CCS 06:01:11 12/03/21 INF

Page 1 of 11/26/2024 3:51:57 PM



Record List - Total:9

Incident Nature Incident address Agency Reported Dispositio
n

Complainan
t

C21-10780 Hit and Run Peckham Rd & Rodeo Ln CCS 17:32:16 
04/05/21

CCA

C20-20370 Hit and Run PI Peckham Rd & Rodeo Ln CCS 14:44:28 
07/20/20

INA

C20-00543 PD Accident Peckham Rd & Rodeo Ln CCS 21:26:03 
01/05/20

INA

C17-19721 PD Accident Peckham Rd & Rodeo Ln CCS 01:16:43 
09/17/17

CCA

17-WP1395 PD Accident Peckham Rd & Rodeo Ln WPD 01:16:43 
09/17/17

C16-20021 PD Accident Peckham Rd & Rodeo Ln CCS 22:53:39 
09/16/16

INA

16-WP1427 PD Accident Peckham Rd & Rodeo Ln; mt Jacksons 
Wilder

WPD 22:53:39 
09/16/16

C15-02354 PD Accident Peckham Rd & Rodeo Ln; west of CCS 14:22:27 
02/03/15

SER

15-WP0207 PD Accident Peckham Rd & Rodeo Ln; west of WPD 14:22:27 
02/03/15

Page 1 of 11/26/2024 4:04:29 PM



Record List - Total:12

Incident Nature Incident address Agency Reported Disposition Complainant

C18-26043 Hit and Run Rodeo Ln & Red Top Rd CCS 09:41:50 09/21/18 CCA

C17-21005 PD Accident Rodeo Ln & Red Top Rd CCS 17:19:16 10/04/17 CCJ

17PP-2067 TraffcAccid-B/L Rodeo Ln & Red Top Rd PPD 17:19:16 10/04/17 RTF

C17-11063 PD Accident Red Top Rd & Rodeo Ln CCS 10:50:40 06/01/17 CCA

C16-21191 PD Accident Red Top Rd & Rodeo Ln CCS 12:15:16 10/01/16 INA

C14-30862 PI Accident Red Top Rd & Rodeo Ln CCS 19:35:59 12/13/14 INA

13-WP0273 PI Accident Red Top Rd & Rodeo Ln WPD 12:50:23 03/07/13 RTF

C13-05511 PI Accident Red Top Rd & Rodeo Ln CCS 12:50:23 03/07/13 CCA

C12-19769 PD Accident Red Top Rd & Rodeo Ln CCS 17:41:38 08/25/12 INA

C12-12542 PD Accident Rodeo Ln & Red Top Rd CCS 21:24:30 06/08/12 CCA

12-WP0712 1050 Rodeo Ln & Red Top Rd WPD 21:24:30 06/08/12

12PP-1001 1050 Rodeo Ln & Red Top Rd PPD 21:24:30 06/08/12

Page 1 of 11/26/2024 3:46:03 PM



Record List - Total:4

Incident Nature Incident address Agency Reported Disposition Complainant

C22-32396 PD Accident Roswell Rd & Peckham Rd CCS 08:03:55 11/02/22 INF

C22-29230 PI Accident Peckham Rd & Roswell Rd CCS 19:04:16 10/01/22 INF

C22-19063 Hit and Run Peckham Rd & Roswell Rd CCS 02:15:29 07/03/22 INA

C17-27033 PD Accident Roswell Rd & Peckham Rd CCS 13:18:41 12/28/17 CCA

Page 1 of 11/26/2024 4:39:49 PM



Record List - Total:6

Incident Nature Incident address Agency Reported Disposition Complainant

C23-17951 PD Accident Red Top Rd & Roswell Rd CCS 17:24:01 05/23/23 CCA

22PP-5387 PI Accident Red Top Rd & Roswell Rd PPD 12:49:59 12/04/22 SER

C22-35619 PI Accident Red Top Rd & Roswell Rd CCS 12:49:59 12/04/22 CCA

C17-01601 Slide Off Red Top Rd & Roswell Rd ; s of CCS 06:28:23 01/22/17 SER

14-WP1793 TraffcAccid-B/L Red Top Rd & Roswell Rd; WPD 19:35:59 12/13/14

14PP-2464 TraffcAccid-B/L Red Top Rd & Roswell Rd; PPD 19:35:59 12/13/14

Page 1 of 11/26/2024 3:43:43 PM



Record List - Total:14

Incident Nature Incident address Agency Reported Disposition Complainant

C22-36279 PD Accident Red Top Rd & State Line Rd CCS 18:47:27 12/11/22 INF

C21-32434 PD Accident State Line Rd & Red Top Rd;E OF CCS 07:14:09 10/12/21 SER

C21-12902 PD Accident State Line Rd & Red Top Rd CCS 16:17:17 04/22/21 INA

C18-24701 Hit and Run State Line Rd & Red Top Rd CCS 08:39:58 09/09/18 INA

C17-03010 Hit and Run Red Top Rd & State Line Rd CCS 10:57:57 02/11/17 INA

17-WP0012 PI Accident State Line Rd & Red Top Rd WPD 15:14:19 01/03/17 RTF

C17-00157 PI Accident State Line Rd & Red Top Rd CCS 15:14:19 01/03/17 INA

C16-19949 PD Accident State Line Rd & Red Top Rd CCS 09:36:15 09/16/16 INA

C16-17402 PI Accident State Line Rd & Red Top Rd CCS 16:27:34 08/15/16 CCA

C16-15084 PD Accident Red Top Rd & State Line Rd CCS 22:15:28 07/16/16 CCA

15-WP0613 PD Accident State Line Rd & Red Top Rd WPD 02:16:07 04/18/15 INF

C15-07984 PI Accident State Line Rd & Red Top Rd CCS 02:16:07 04/18/15 CCA

C13-06906 Hit and Run Red Top Rd & State Line Rd CCS 02:21:52 03/23/13 INA

C12-24350 PD Accident State Line Rd & Red Top Rd CCS 10:05:18 10/12/12 INA

Page 1 of 11/26/2024 3:49:44 PM



Record List - Total:1

Incident Nature Incident address Agency Reported Disposition Complainant

C23-10475 DUI State Line Rd & Peckham Rd CCS 21:45:57 03/28/23 CCA

Page 1 of 11/26/2024 4:06:49 PM
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City State Zip CodeProperty Address
County

Legal Description
Tax YearAssessor's Parcel # R.E. Taxes $

Special Assessments $
Census TractMap Reference

LeaseholdFee SimpleProperty Rights Appraised
Owner Tenant VacantOccupant

Owner of Public RecordBorrower

HOA $PUD
Neighborhood Name

Refinance TransactionPurchase TransactionAssignment Type

Uniform Residential Appraisal Report File #

per monthper year
Other  (describe)

Other  (describe)

YesIs the subject property currently offered for sale or has it been offered for sale in the twelve months prior to the effective date of this appraisal?
Report data source(s) used, offering price(s), and date(s).

No

did not analyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the contract for sale or why the analysis was not performed.

YesIs the property seller the owner of public record? NoDate of ContractContract Price $
YesIs there any financial assistance (loan charges, sale concessions, gift or downpayment assistance, etc.) to be paid by any party on behalf of the borrower?

If Yes, report the total dollar amount and describe the items to be paid.
No

One-Unit Housing
PRICE AGE

(yrs)$(000)
Low
High
Pred.

Note: Race and the racial composition of the neighborhood are not appraisal factors.

StableProperty Values Increasing DecliningRuralUrban SuburbanLocation
Built-Up Demand/Supply Over SupplyUnder 25% In BalanceShortage25-75%Over 75%

Under 3 mths 3-6 mths Over 6 mthsMarketing TimeStable SlowRapidGrowth
Neighborhood Boundaries

Neighborhood Description

Area ViewShapeDimensions
Zoning DescriptionSpecific Zoning Classification

No ZoningZoning Compliance Legal Legal Nonconforming (Grandfathered Use) Illegal (describe)
YesIs the highest and best use of subject property as improved (or as proposed per plans and specifications) the present use? No   If No, describe.

Off-site Improvements-TypePublic   Other (describe) PrivatePublic  Other (describe)Utilities
Water StreetElectricity

AlleySanitary SewerGas

YesAre the utilities and off-site improvements typical for the market area? No  If No, describe.
YesAre there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? No If Yes, describe.

Public

YesFEMA Special Flood Hazard Area No FEMA Flood Zone FEMA Map # FEMA Map Date

One with Accessory UnitOneUnits
#  of Stories

Det. Att.Type
Existing Proposed Under Const.

Design (Style)
Year Built
Effective Age (Yrs)

S-Det./End Unit

General Description
Crawl SpaceConcrete Slab
Partial BasementFull Basement

Basement Area sq. ft.
Basement Finish %

Sump PumpOutside Entry/Exit
InfestationEvidence of

SettlementDampness

Foundation
Foundation Walls
Exterior Walls
Roof Surface
Gutters & Downspouts
Window Type
Storm Sash/Insulated
Screens

Floors
Walls
Trim/Finish
Bath Floor
Bath Wainscot

 Exterior Description      materials/condition  Interior      materials/condition

Attic
Drop Stair
Floor
Finished

None
Stairs
Scuttle
Heated

Heating FWA
Other

Cooling
Individual

Central Air Conditioning
Fuel

HWBB Radiant Amenities
Fireplace(s) #
Patio/Deck
Pool

WoodStove(s) #
Fence
Porch
Other

Garage
Carport
Att.

# of Cars
# of Cars
Det Built-in

Additional features (special energy efficient items, etc.)

Describe the condition of the property (including needed repairs, deterioration, renovations, remodeling, etc.).

Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property?

Does the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? Yes No   If No, describe

Page 1 of 6 Fannie Mae Form 1004   March 2005

Other

The purpose of this summary appraisal report is to provide the lender/client with an accurate, and adequately supported, opinion of the market value of the subject property.

AddressLender/Client

didI

Data Source(s)

One-Unit Housing TrendsNeighborhood Characteristics

Market Conditions (including support for the above conclusions)

Driveway Surface
Driveway # of Cars

Car Storage None

Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade
Appliances Refrigerator Range/Oven Dishwasher Disposal Microwave Washer/Dryer Other (describe)

Yes No   If Yes, describe

Freddie Mac Form 70   March 2005

Present Land Use %
One-Unit
2-4 Unit
Multi-Family
Commercial
Other

%
%
%
%

%

AI Ready

2019 09 067

2019 09 067

684006

UAD Version 9/2011

31252 Peckham Rd Wilder ID 83676
Danny Cardoza Steven Fouts Canyon

Tax 2 IN SENE 14-4N-6W NE

R3734800000 2018 1,315
Wilder 14260 0222.00

0 0

LoanDepot, LLC 26642 Towne Centre Drive  Foothill Ranch CA 92610

DOM 2;DOM 2;IMLS#98742139, The listing price is $288,000 with a listing date of 008/23/2019. The listing is currently pending. Based on competitive homes in the area the listing
price appears to be over priced for the market.

Arms length sale;Arms length sale;Arms length sale; Contract date is 08/25/2019 for the sales amount of $288,000.

288,000 08/25/2019 County

$0;;

55

1

70 0 1

525 110 5

247 25 38
Neighborhood boundaries are North of Hwy 19, South of Hwy 18, East of Idaho/Oregon and West of Notus Rd.

See attached addenda.

See attached addenda.

refer to platt 2.00 ac Irregular N;Res;
AG Agriculture

Private well Asphalt

Elect Private Septic None

X 16027C0175F 05/24/2011

See addendum

Concrete/C4

1 Hdbrd/C4

0 Comp/C4

0 Metal/C4

Ranch Vinyl/C3

1971 None/None

25 Yes/C3

Wd/Cpt/C3

Drywall/C4

Wood/Paint/C4

Vinyl/C3

Fg/C3

1

Elect 0

None

0

Gravel

0

0

6 3 1.0 1,201

See attached addenda.

C3;Kitchen-remodeled-one to five years ago;Bathrooms-remodeled-one to five years ago; The subject property is in average to good condition for its age.

✘
✘

✘

✘

✘

✘
✘

✘ ✘
✘ ✘
✘ ✘

✘
✘

✘ ✘ ✘
✘ ✘

✘
✘

✘

✘

✘

✘

✘
✘

✘

✘

✘

✘

✘ ✘ ✘

✘

✘
✘

✘

None

Wire

None

Cov
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Analysis of prior sale or transfer history of the subject property and comparable sales

Summary of Sales Comparison Approach

Uniform Residential Appraisal Report
to $There are comparable properties currently offered for sale in the subject neighborhood ranging in price from $

to $comparable sales in the subject neighborhood within the past twelve months ranging in sale price from $There are

DESCRIPTION

sq.ft.

Address

Proximity to Subject
Sale Price $$
Sale Price/Gross Liv. Area sq.ft.

DESCRIPTIONVALUE ADJUSTMENTS DESCRIPTION
Sale or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site

Design (Style)

Actual Age
Condition
Above Grade Total Bdrms. Baths
Room Count
Gross Living Area sq.ft.
Basement & Finished
Rooms Below Grade

Energy Efficient Items
Garage/Carport

Net Adjustment (Total)
Adjusted Sale Price
of Comparables

COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3FEATURE SUBJECT

Total Bdrms. Baths

sq.ft.

sq.ft.

$

$

$ sq.ft.$
$

Total Bdrms. Baths

sq.ft.

$

$
Net Adj.
Gross Adj.

%
%

Net Adj.
Gross Adj.

%
%

+ - + -

DESCRIPTION

Total Bdrms. Baths

sq.ft.

$
$

+ (-) $ Adjustment+ (-) $ Adjustment+ (-) $ Adjustment

$

$+ -
Net Adj.
Gross Adj.

%

$
Data Source(s)
Verification Source(s)

View

Quality of Construction

Functional Utility
Heating/Cooling

Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $

This appraisal is made subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have been
subject to the following repairs or alterations on the basis of a hypothetical condition that the repairs or alterations have been completed, or

Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting

as of , which is the date of inspection and the effective date of this appraisal.
Page 2 of 6 Fannie Mae Form 1004   March 2005

$

"as is,"
completed,

Indicated Value by Sales Comparison Approach $

conditions, and appraiser’s certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this report is

%

Porch/Patio/Deck

did not research the sale or transfer history of the subject property and comparable sales. If not, explaindidI

did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.didMy research
Data source(s)

did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale.didMy research
Data source(s)
Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).

COMPARABLE SALE #2COMPARABLE SALE #1 COMPARABLE SALE #3SUBJECT
Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)

following required inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair:
subject to the

Freddie Mac Form 70   March 2005

ITEM

File #

AI Ready

2019 09 067

14 220,000 650,000

36 70,000 525,000

6.90 miles SE

227,500

189.90

IMLS#98738339;DOM 2

Cnty recs/inspection

ArmLth

Conv;5000

s08/19;c07/19

N;Res;

Fee simple

2.39 ac

DT1;Ranch

71

C4

6 3 1.0

1,198

0sf

None

None

No Shop

No Barn

✘
16.3

25.5

-5,000

0

-3,900

0

+25,000

0

+20,000

37,100

264,600

11.08 miles SE

240,000

148.88

IMLS#98730964;DOM 4

Cnty recs/inspection

ArmLth

Cash;0

s07/19;c05/19

N;Res;

Fee simple

1.57 ac

DT1;Ranch

59

C3

6 3 1.0

1,612

0sf

None

None

No Shop

No Barn

✘
7.3

14.2

0

+4,300

0

-8,200

+20,000

17,600

257,600

8.77 miles E

253,962

176.36

IMLS#987279002;DOM 66

Cnty recs/inspection

ArmLth

Cash;0

s07/19;c07/19

N;Res;

Fee simple

3.91 ac

DT1;Manufactured

42

C4

6 3 2.0

1,440

0sf

None

None

Shop

No Barn

✘
9.1

30.3

0

-19,100

0

0

+25,000

-3,000

-4,800

23,100

277,062

N;Res; N;Res; N;Res;

Q4 Q4 Q5 +25,000

Average Average Average

Efau/None +2,500 Oil/Cac 0 Efau/Cac

✘

CovPat/CovPrch -1,500 PatSlb/PrchSlb +1,500 CovPrch/UncPati

✘

✘

Imls / County records / Title company

✘

Imls / County records / Title company

IntermountainMLS/TaxRecord

09/18/2019

IntermountainMLS/TaxRecord

09/18/2019

IntermountainMLS/TaxRecord

09/18/2019

2019 09 067

684006

UAD Version 9/2011

31252 Peckham Rd

Shop

Barn

288,000

239.80

N;Res;

Fee simple

2.00 ac

DT1;Ranch

48

C3

6 3 1.0

1,201

0sf

None

None

Shop

No Barn

N;Res;

Q4

Average

Efau/Cac

CovPrch/UncPati

04/24/2019
$295,000

Imls#98721702

09/18/2019

The subject site has sold within the past 3 years as of the effective date of this appraisal. None of the sales used in the report have sold or transferred ownership within the past 12
months as of the effective date of this appraisal. This information was verified from the Imls, county records and title companies.

See attached addenda.

See attached addenda

Wilder, ID 83676
26362 Riverview Rd 5695 Market Rd 22778 Upper Pleasant Ridge Rd
Wilder, ID 83676 Marsing, ID 83639 Caldwell, ID 83607

270,000

270,000

09/18/2019270,000
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COST APPROACH TO VALUE (not required by Fannie Mae)
Provide adequate information for the lender/client to replicate the below cost figures and calculations.
Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value)

REPLACEMENT COST NEWREPRODUCTION ORESTIMATED
Source of cost data

T

Effective date of cost dataQuality rating from cost service
Comments on Cost Approach (gross living area calculations, depreciation, etc.)

INCOME APPROACH TO VALUE (not required by Fannie Mae)
Indicated Value by Income ApproachX Gross Rent MultiplierEstimated Monthly Market Rent $ = $

Summary of Income Approach (including support for market rent and GRM)

PROJECT INFORMATION FOR PUDs  (if applicable)
Is the developer/builder in control of the Homeowners' Association (HOA)? Yes

Legal Name of Project

No
Provide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit.

AttachedDetachedUnit type(s)

Total number of units soldTotal number of unitsTotal number of phases
Data source(s)Total number of units for saleTotal number of units rented

Yes No  If Yes, date of conversionWas the project created by the conversion of existing building(s) into a PUD?
No   Data source(s)YesDoes the project contain any multi-dwelling units?

Are the units, common elements, and recreation facilities complete? Yes No   If No, describe the status of completion.

Are the common elements leased to or by the Homeowners' Association? No    If Yes, describe the rental terms and options.Yes

Describe common elements and recreational facilities

Uniform Residential Appraisal Report

Sq. Ft. @ $ =$
Sq. Ft. @ $ =$

Dwelling
OPINION OF SITE VALUE .............................................................. =$

Sq. Ft. @ $ =$Garage/Carport
Total Estimate of Cost-New ............................................................... =$

Less Physical Functional External
Depreciation =$ ( )
Depreciated Cost of Improvements  ................................................... =$
"As-is" Value of Site Improvements  ................................................... =$

Indicated Value by Cost Approach .................................................. =$Estimated Remaining Economic Life (HUD and VA only) Years

............

............

............
=$

File #
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AI Ready

2019 09 067

2019 09 067

684006

UAD Version 9/2011

See addendum

40,000

35

See attached addenda.



Uniform Residential Appraisal Report File #

This report form is designed to report an appraisal of a one-unit property or a one-unit property with an accessory unit; including a unit
in a planned unit development (PUD). This report form is not designed to report an appraisal of a manufactured home or a unit in a
condominium or cooperative project.

This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value, statement of
assumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended use, intended user,
definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may expand the scope of work to
include any additional research or analysis necessary based on the complexity of this appraisal assignment. Modifications or deletions
to the certifications are also not permitted. However, additional certifications that do not constitute material alterations to this appraisal
report, such as those required by law or those related to the appraiser's continuing education or membership in an appraisal
organization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the reporting
requirements of this appraisal report form, including the following definition of market value, statement of assumptions and limiting
conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual inspection of the interior and exterior
areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the comparable sales from at least the street, (4)
research, verify, and analyze data from reliable public and/or private sources, and (5) report his or her analysis, opinions, and
conclusions in this appraisal report.

INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the subject of this
appraisal for a mortgage finance transaction.

INTENDED USER: The intended user of this appraisal report is the lender/client.

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open market under all
conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming the price is not affected by
undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to buyer
under conditions whereby: (1) buyer and seller are typically motivated; (2) both parties are well informed or well advised, and each
acting in what he or she considers his or her own best interest; (3) a reasonable time is allowed for exposure in the open market; (4)
payment is made in terms of cash in U. S. dollars or in terms of financial arrangements comparable thereto; and (5) the price
represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions* granted by
anyone associated with the sale.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's certification in this report is subject to the following
assumptions and limiting conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title to it,
except for information that he or she became aware of during the research involved in performing this appraisal. The appraiser
assumes that the title is good and marketable and will not render any opinions about the title.

2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements. The sketch is
included only to assist the reader in visualizing the property and understanding the appraiser's determination of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or other
data sources) and has noted in this appraisal report whether any portion of the subject site is located in an identified Special Flood
Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or implied, regarding this
determination.

4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question, unless
specific arrangements to do so have been made beforehand, or as otherwise required by law.

5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the presence of
hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or she became aware of
during the research involved in performing this appraisal. Unless otherwise stated in this appraisal report, the appraiser has no
knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the property (such as, but not limited to, needed
repairs, deterioration, the presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) that would make
the property less valuable, and has assumed that there are no such conditions and makes no guarantees or warranties, express or
implied. The appraiser will not be responsible for any such conditions that do exist or for any engineering or testing that might be
required to discover whether such conditions exist. Because the appraiser is not an expert in the field of environmental hazards, this
appraisal report must not be considered as an environmental assessment of the property.

6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
completion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject property will be performed
in a professional manner.

Page 4 of 6 Fannie Mae Form 1004   March 2005Freddie Mac Form 70   March 2005
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*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are necessary
for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are readily identifiable
since the seller pays these costs in virtually all sales transactions. Special or creative financing adjustments can be made to the
comparable property by comparisons to financing terms offered by a third party institutional lender that is not already involved in the
property or transaction. Any adjustment should not be calculated on a mechanical dollar for dollar cost of the financing or concession
but the dollar amount of any adjustment should approximate the market's reaction to the financing or concessions based on the
appraiser's judgment.

2019 09 067

2019 09 067
684006

UAD Version 9/2011



Uniform Residential Appraisal Report File #

APPRAISER'S CERTIFICATION: The Appraiser certifies and agrees that:

1. I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in this
appraisal report.

2. I performed a complete visual inspection of the interior and exterior areas of the subject property. I reported the condition of the
improvements in factual, specific terms. I identified and reported the physical deficiencies that could affect the livability, soundness, or
structural integrity of the property.

3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal Practice that were
adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this
appraisal report was prepared.

4. I developed my opinion of the market value of the real property that is the subject of this report based on the sales comparison
approach to value. I have adequate comparable market data to develop a reliable sales comparison approach for this appraisal
assignment. I further certify that I considered the cost and income approaches to value but did not develop them, unless otherwise
indicated in this report.

5. I researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for sale of the
subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject property for a
minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this report.

6. I researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior to the date
of sale of the comparable sale, unless otherwise indicated in this report.

7. I selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. I have not used comparable sales that were the result of combining a land sale with the contract purchase price of a home that has
been built or will be built on the land.

9. I have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject
property and the comparable sales.

10. I verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in the
sale or financing of the subject property.

11. I have knowledge and experience in appraising this type of property in this market area.

12. I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing services,
tax assessment records, public land records and other such data sources for the area in which the property is located.

13. I obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from reliable
sources that I believe to be true and correct.

14. I have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject property,
and the proximity of the subject property to adverse influences in the development of my opinion of market value. I have noted in this
appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes,
toxic substances, adverse environmental conditions, etc.) observed during the inspection of the subject property or that I became aware
of during the research involved in performing this appraisal. I have considered these adverse conditions in my analysis of the property
value, and have reported on the effect of the conditions on the value and marketability of the subject property.

15. I have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all statements
and information in this appraisal report are true and correct.

16. I stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which are subject
only to the assumptions and limiting conditions in this appraisal report.

17. I have no present or prospective interest in the property that is the subject of this report, and I have no present or prospective
personal interest or bias with respect to the participants in the transaction. I did not base, either partially or completely, my analysis
and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital status, handicap, familial status, or
national origin of either the prospective owners or occupants of the subject property or of the present owners or occupants of the
properties in the vicinity of the subject property or on any other basis prohibited by law.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not conditioned on
any agreement or understanding, written or otherwise, that I would report (or present analysis supporting) a predetermined specific
value, a predetermined minimum value, a range or direction in value, a value that favors the cause of any party, or the attainment of a
specific result or occurrence of a specific subsequent event (such as approval of a pending mortgage loan application).

19. I personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If I relied on
significant real property appraisal assistance from any individual or individuals in the performance of this appraisal or the preparation of
this appraisal report, I have named such individual(s) and disclosed the specific tasks performed in this appraisal report. I certify that
any individual so named is qualified to perform the tasks. I have not authorized anyone to make a change to any item in this appraisal
report; therefore, any change made to this appraisal is unauthorized and I will take no responsibility for it.

20. I identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that ordered and
will receive this appraisal report.
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APPRAISER SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature Signature
Name Name
Company Name Company Name
Company Address Company Address

Telephone NumberTelephone Number
Email Address

Date of SignatureDate of Signature and Report
Effective Date of Appraisal

or State License #State Certification #
Stateor State License #
Expiration Date of Certification or Licenseor Other (describe)

SUBJECT PROPERTY
State
Expiration Date of Certification or License

Did not inspect subject propertyADDRESS OF PROPERTY APPRAISED
Did inspect exterior of subject property from street
Date of Inspection
Did inspect interior and exterior of subject propertyAPPRAISED VALUE OF SUBJECT PROPERTY $
Date of InspectionLENDER/CLIENT

COMPARABLE SALES
Name
Company Name

Did not inspect exterior of comparable sales from streetCompany Address
Did inspect exterior of comparable sales from street

Email Address Date of Inspection

State Certification #

Email Address

Uniform Residential Appraisal Report File  #

21. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the borrower; the
mortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other secondary market participants;
data collection or reporting services; professional appraisal organizations; any department, agency, or instrumentality of the United
States; and any state, the District of Columbia, or other jurisdictions; without having to obtain the appraiser's or supervisory appraiser's
(if applicable) consent. Such consent must be obtained before this appraisal report may be disclosed or distributed to any other party
(including, but not limited to, the public through advertising, public relations, news, sales, or other media).

22. I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain laws and
regulations. Further, I am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice that pertain to
disclosure or distribution by me.

23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage insurers,
government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part of any mortgage
finance transaction that involves any one or more of these parties.

24. If this appraisal report was transmitted as an ''electronic record'' containing my ''electronic signature,'' as those terms are defined in
applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this appraisal report
containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and valid as if a paper
version of this appraisal report were delivered containing my original hand written signature.

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or criminal penalties
including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States Code, Section 1001, et seq., or
similar state laws.

SUPERVISORY APPRAISER'S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser's
analysis, opinions, statements, conclusions, and the appraiser's certification.

2. I accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser's analysis, opinions,
statements, conclusions, and the appraiser's certification.

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the
appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.

4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and promulgated by
the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal report was prepared.

5. If this appraisal report was transmitted as an "electronic record" containing my "electronic signature," as those terms are defined in
applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this appraisal report
containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and valid as if a paper
version of this appraisal report were delivered containing my original hand written signature.

State #
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Daniel Perry

Perry Associates, LLC

3032 East Calabria Drive

208-672-1997

perryassociatesllc@gmail.com

09/26/2019

09/18/2019

CRA-1919

12/13/2019

270,000

United States Appraisals

Meridian Id 83646

26642 Towne Centre Drive

Foothill Ranch CA 92610

ID

31252 Peckham Rd

Wilder ID 83676

LoanDepot, LLC
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DESCRIPTION

sq.ft.

Address

Proximity to Subject
Sale Price $$
Sale Price/Gross Liv. Area sq.ft.

DESCRIPTIONVALUE ADJUSTMENTS DESCRIPTION
Sale or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site

Design (Style)

Actual Age
Condition
Above Grade Total Bdrms. Baths
Room Count
Gross Living Area sq.ft.
Basement & Finished
Rooms Below Grade

Energy Efficient Items
Garage/Carport

Net Adjustment (Total)
Adjusted Sale Price
of Comparables

COMPARABLE SALE # 4 COMPARABLE SALE # 5 COMPARABLE SALE # 6FEATURE SUBJECT

Total Bdrms. Baths

sq.ft.

sq.ft.

$

$

$ sq.ft.$
$

Total Bdrms. Baths

sq.ft.

$

$
Net Adj.
Gross Adj.

%
%

Net Adj.
Gross Adj.

%
%

+ - + -

DESCRIPTION

Total Bdrms. Baths

sq.ft.

$
$

+ (-) $ Adjustment+ (-) $ Adjustment+ (-) $ Adjustment

$

$+ -
Net Adj.
Gross Adj.

%

$
Data Source(s)
Verification Source(s)

View

Quality of Construction

Functional Utility
Heating/Cooling
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Price of Prior Sale/Transfer
Data Source(s)
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31252 Peckham Rd

Shop

Barn

288,000

239.80

N;Res;

Fee simple

2.00 ac

DT1;Ranch

48

C3

6 3 1.0

1,201

0sf

None

None

Shop

No Barn

N;Res;

Q4

Average

Efau/Cac

CovPrch/UncPati

04/24/2019

$295,000

Imls#98721702

09/18/2019

Wilder, ID 83676

4612 Market Rd

9.39 miles SE

284,900

169.18

IMLS#98709182;DOM 32

Cnty recs/inspection

ArmLth

Conv;0

s12/18;c11/18

N;Res;

Fee simple

1.77 ac

DT1;Ranch

65

C3

6 3 2.0

1,684

0sf

None

4cp6dw

No Shop

Barn

✘
1.4

21.6

+6,410

+2,300

0

-3,000

-9,700

-10,000

+20,000

-10,000

-3,990

280,910

26197 Reed Ln

6.67 miles SE

254,000

174.69

IMLS#98722090;DOM 19

Cnty recs/inspection

ArmLth

FHA;6700

s05/19;c04/19

N;Res;

Fee simple

2.25 ac

DT1;Ranch

89

C3

5 2 1.0

1,454

0sf

None

1ga2dw

No Shop

No Barn

✘
2.9

16.0

-4,100

+2,540

-2,500

0

0

-5,100

-5,000

+20,000

7,340

261,340

4059 Pioneer Rd

7.35 miles SE

220,000

202.95

IMLS#98742763;DOM 4

Cnty recs/inspection

Listing

Active

N;Res;

Fee simple

1.31 ac

DT1;Ranch

78

C4

5 2 2.0

1,084

0sf

None

2gd2dw

No Shop

No Barn

✘
22.6

29.0

+6,900

0

+25,000

-3,000

+2,300

-1,000

+20,000

49,700

269,700

N;Res; N;Res; N;Res;

Q4 Q4 Q4

Average Average Average

Efau/Cac Efau/Cac Ebb/Wall +2,500

CovPrch/PatSlb 0 PatSlb/PrchSlb +1,500 CovPat/CovPrch -3,000

IntermountainMLS/TaxRecord

09/18/2019

IntermountainMLS/TaxRecord

09/18/2019

IntermountainMLS/TaxRecord

09/18/2019

Homedale, ID 83628 Wilder, ID 83676 Homedale, ID 83628

The subject site has  not sold within the past 3 years as of the effective date of this appraisal. None of the sales used in the report have sold or transferred
ownership within the past 12 months as of the effective date of this appraisal. This information was verified from the Imls, county records and title companies.
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DESCRIPTION

sq.ft.

Address

Proximity to Subject
Sale Price $$
Sale Price/Gross Liv. Area sq.ft.

DESCRIPTIONVALUE ADJUSTMENTS DESCRIPTION
Sale or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site

Design (Style)

Actual Age
Condition
Above Grade Total Bdrms. Baths
Room Count
Gross Living Area sq.ft.
Basement & Finished
Rooms Below Grade

Energy Efficient Items
Garage/Carport

Net Adjustment (Total)
Adjusted Sale Price
of Comparables

COMPARABLE SALE # 7 COMPARABLE SALE # 8 COMPARABLE SALE # 9FEATURE SUBJECT

Total Bdrms. Baths

sq.ft.

sq.ft.

$

$

$ sq.ft.$
$

Total Bdrms. Baths

sq.ft.

$

$
Net Adj.
Gross Adj.

%
%

Net Adj.
Gross Adj.

%
%

+ - + -

DESCRIPTION

Total Bdrms. Baths

sq.ft.

$
$

+ (-) $ Adjustment+ (-) $ Adjustment+ (-) $ Adjustment

$

$+ -
Net Adj.
Gross Adj.

%

$
Data Source(s)
Verification Source(s)

View

Quality of Construction

Functional Utility
Heating/Cooling
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31252 Peckham Rd

Shop

Barn

288,000

239.80

N;Res;

Fee simple

2.00 ac

DT1;Ranch

48

C3

6 3 1.0

1,201

0sf

None

None

Shop

No Barn

N;Res;

Q4

Average

Efau/Cac

CovPrch/UncPati

04/24/2019

$295,000

Imls#98721702

09/18/2019

✘

Wilder, ID 83676

5634 Van Rd

13.58 miles SE

365,000

221.48

IMLS#98739949;DOM 45

Cnty recs/inspection

Listing

Active

N;Res;

Fee simple

4.16 ac

DT1;Ranch

46

C3

6 3 2.0

1,648

0sf

None

2ga2dw

No Shop

No Barn

6.3

18.6

-20,600

0

-3,000

-8,900

-10,000

+20,000

-23,000

342,000

N;Res;

Q4

Average

Efau/None +2,500

CovPat/CovPrch -3,000

IntermountainMLS/TaxRecord

09/18/2019

Marsing, ID 83639
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General Text Addendum
Additional certification

I have performed no services as an appraiser or in any other capacity regarding the property that is the subject of this appraisal within the three-year
period immediately preceding acceptance of this assignment.

To the best of my knowledge and beliefs the statements of fact contained in this report are true and correct.

The report analysis, opinion, and conclusions are limited only by the reported assumptions and limiting conditions and are my personal impartial and
unbiased professional analysis, opinion and conclusions.  I have no current or prospective interests in the subject property or the parties involved.

Clarification of intended user:

The intended user of this appraisal report is the lender/client.

No additional intended users or uses are identified by the appraiser.

The appraiser has confidentiality obligations that do not extend to the borrower or any other persons who has access to the appraisal report other
than the stated client. This would include but not limited to the borrowers, listing agents, selling agents, title persons, etc. All questions, concerns or
statements about the appraisal report MUST be communicated through the client. Contact made to the appraiser by anyone other than the client will
be taken by the appraiser as an attempt to influence the appraiser and the opinion of value. We do welcome any additional factual information about
the property, market data and or questions not understood or answered in the appraisal report and will be open to review all information that can or
will be provided. However, all communication must go through the client.

Clarification of intended use:

The intended use is to evaluate the property that is the subject of this appraisal for a mortgage finance transaction, subject to the stated scope of
work, purpose of the appraisal, reporting requirements of this appraisal report form, and definition of market value.

No additional intended users or uses are identified by the appraiser.

Scope of work inspection:

As part of the Scope of Work, the appraisal was developed by gathering information on the subject from the public records, the Alamode software
program and the Multiple Listing Service (IMLS). This includes the legal description, owner of record and sales of the subject within the past three
years and current or past listings within the past 12 months of the date of this appraisal. This Appraisal Report sets forth only a summary of the
comparable sales and their comparability to the subject and the appraiser's conclusion. Supporting documentation is retained in the appraiser's work
file or located in the appraiser's office.
Upon receiving this assignment, I identified the real property being appraised and collected property-specific data available through public records,
various data services and or MLS database when available. I then completed an interior and exterior inspection of the subject property, noting the
condition, quality, utility, amenities and architectural style. The appraiser made an interior and exterior inspection of all readily accessible areas of the
subject property improvements. Appraiser did not move any personal property or furniture. Appraiser has noted all readily observable conditions of
the subject property, that is, conditions that are immediately noticeable and discernible during a typical site visit.
The appraiser is not a home inspector, and this appraisal report is not a home inspection; the appraiser only performed a visual observation of
accessible areas and the appraisal report cannot be relied upon to disclose conditions and/or defects in the property.

Zoning data was obtained from public records, office files, and or city/county planning offices. The collected data was then used to develop a profile of
the subject and to perform a search of the market for the most similar closed comparable sales, pending sales and active listings. The sales were
inspected from the street and photos taken. The sales were confirmed and verified from public records, various data services and MLS, and when
necessary with an agent or the owner. The sales data was then analyzed and a value conclusion derived. This Report was then completed, signed
and released to the client. This report is intended to satisfy the requirements of USPAP.

FIRREA Certification Statement:

The appraisal was prepared in accordance with the requirements of the Uniform Standards of Professional Appraisal Practice and in accordance with
the requirements of Title XI of the Financial Institutions Reform, Recovery and Enforcement Act of 1989, as amended (12 U.S.C. 3331 et seq.), and
any applicable implementing regulations in effect at the time the appraiser signs the appraisal certification. Compliance to the FIRREA Title XI has
been met to the extent such supervision is mandated by the required assignment condition of other secondary lending agencies. In all other areas,
given the nature of the assignment, the appraiser has adhered to the required assignment conditions of the secondary agencies.  When identified by
the appraiser and directed by the engagement of the client, the appraiser will adhere to those specific residential assignment condition, i.e. Fannie
Mae, FHA, Freddie Mac, VA or Sallie Mae depending upon the specific assignment conditions. It is understood this adherence will be in keeping with
the QM of the Safe Harbor Act as well as the Rebuttable Presumption of the FHA in FHA assignments. I further attest that on the effective date of the
appraisal and the date of the report, I am a certified appraiser in the state for which the subject of the appraisal is located.

Exposure time:

Exposure time is deemed to expire as of the effective date of the appraisal- it examines the time frame leading up to the date of valuation, linking the
value estimate to how long the property would have required exposure in order to sell at the estimated market value. Exposure time is the appraiser's
opinion of the amount of time the subject property would have been offered on the market prior to the hypothetical consummation of a sale at market
value on the effective date of the appraisal.

The reasonable exposure time linked to this value opinion is 0-30 days.

Market value:

The definition of market value is the most probable price which a property should bring in a competitive and open market under all conditions requisite
to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming the price is not affected by undue stimulus. implicit in this
definition is the consummation of a sale as of a specified day and the passing of title from a seller to buyer under conditions whereby: (1) buyer and
seller are typically motivated; (2) both parties are well informed or well advised, and each acting in what he or she considers his or her own best
interest: (3) payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and (5) the price represents
the normal consideration for the property sold unaffected by special or creative financing or sales concessions granted by anyone associated with the
sale.

Neighborhood - description :

The subject is noted as being located 5-6 miles of down town Wilder, 15-18 miles to The College of Idaho and 43-45 miles to the Boise airport. The
neighborhood is located within 6-10 miles of all public schools. Shopping is noted to be located within 5-6 miles and major shopping be located in
down town Caldwell area located within 13-15 miles.

Neighborhood - market conditions:

***CONTINUED ON NEXT PAGE***
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The first market analysis is for single family homes that were as similar to the subject property as possible that are located within the marketing area
of 1293, 1275 and 1270. This included properties that were listed and sold as well as currently listed properties for the past 12 months. The search
criteria used to located the sales and listings was as follows: properties that were located on 1.00 acres up to 5.00 acres of land, homes built up to
1975 and no restrictions on square footage.

Financing for the area is typically conventional with buyers and sellers typically paying their own closing costs. Sales prices within the area have been
stable over the past 12 months. Current list to sales prices over the past 12 months has been ranging from 8% to -5% typically depending on the
location of the properties, list prices, and amenities. There is a noted increase in FHA, VA and IHA transactions within the marketing area over the
past 6-12 months with buyers and sellers typically paying their own closing costs. If seller concessions are noted they typically have been running at
about 1-2 points. Well prices homes within the market typically sell within a reasonable time frame as noted by a marketing study of the neighborhood
and the marketing area determined.

The average list to sales prices over the past 12 months within the area are noted to be ranging from 1% to -2% with the median list to sales prices
ranging in the -2% to -2%  range of the list prices. This can vary as well depending on the values of the homes with the higher valued homes reducing
their list prices greater than the lower valued homes.

Sales History-Property Specific

DOM - Days On Market     $/LIST Ratio--Pice Divided List Ratio     D/RATE +/- - Discount Rate
Marketing Time  Current 3 Mths  Sales
 High Low  Average Median Total Price Total Count
List $450,000  $195,000  $282,333  $252,000  $1,694,000  6
Sold $450,000  $185,000  $285,416  $247,500  $1,712,500
DOM 24 1 7 4
$/List Ratio 100% 95% 101% 98% 101%
 100% 100% 100% 100% 100%
D/ Rate +/- 0% -5% 1% -2% 1%

Marketing Time  Prior 4-6 Mths  Sales
 High Low  Average Median Total Price Total Count
List $424,900  $125,000  $300,818  $299,900  $4,813,090  16
Sold $450,000  $125,000  $295,968  $295,000  $4,735,500
DOM 271 0 61 20
$/List Ratio 106% 100% 98% 98% 98%
 100% 100% 100% 100% 100%
D/ Rate +/- 6% 0% -2% -2% -2%

Marketing Time  Prior 7-12 Mths  Sales
 High Low  Average Median Total Price Total Count
List $540,000  $65,000  $269,621  $272,400  $3,774,700  14
Sold $525,000  $70,000  $265,107  $267,450  $3,711,500
DOM 327 1 63 32
$/List Ratio 97% 108% 98% 98% 98%
 100% 100% 100% 100% 100%
D/ Rate +/- -3% 8% -2% -2% -2%

Single Family Housing Trends -Property Specific
We first used a 12-month marketing time to obtain the total number of sales of as "similar properties to the subject property" within the subject
marketing area. We then located all short sales properties, foreclosure properties and REO properties within the total number of closed sales. Taking
the total number of distressed sales and dividing that number by the total number of sales gave us the percentage of distressed sales within the
subjects marketing area.  The following is a break down of this formula.

36 # Total Sales
0 Short Sales
0 Foreclosure
0 REO
0 Total Distressed

0.0000% % Of Distressed

LISTINGS - Property Specific
          Prior 7-12 Mths        Prior 4-6 Mths        Current 3 Mths
Total # of comparable active listing   0  0  14

Median comparable list price    $0  $0  $290,250

Median comparable listings day on market  0  0  37

Single family homes housing trends - marketing time ( days on market)

It is noted using the above stated market analysis for the subjects marketing area, the average days on market for properties listed and sold within the
past 6 months was  4-32 days. all information was obtained from the multiple listing service of Idaho.

The market analysis was completed using the Intermountain Multiple service sales and listing data.

The second marketing analysis for ALL single family properties that were located within the marketing area of 1293, 1275 and 1700.

Financing for the area is typically conventional with buyers and sellers typically paying their own closing costs. Sales prices within the area have been
increasing over the past 12 months. Current sales price over the past 12 months has been ranging from 1% to -27% typically depending on the
location of the properties, list prices, and amenities.  There is a noted increase in FHA, VA and IHA transactions within the marketing area over the
past 6 months with buyers and sellers typically paying their own closing costs. IF seller concessions are noted they typically have been running at
about 1-2 points. Well price homes within the market typically sell within a reasonable time frame as noted by a marketing study of the neighborhood
and the marketing area determined.

The average list to sales prices over the past 12 months within the area are noted to be ranging from -1% to -1% with the median list to sales prices
ranging in the 0% to 1% range of the list prices. This can vary as well depending on the values of the homes with the higher valued homes reducing
their list prices greater than the lower valued homes.

Sales History-General Market

***CONTINUED ON NEXT PAGE***
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DOM - Days on Market     $/List Ratio--Price Divided List Ratio     D/Rate +/- - Discount Rate
Marketing Time  Current 3 Mths  Sales
 High Low  Average Median Total Price  Total Count
List $949,000  $43,000  $254,717  $230,551  $64,698,354   254
Sold $928,000  $43,500  $252,901  $233,364  $64,236,967
DOM 346 0 28 6
$/List Ratio 98% 101% 99% 101% 99%
 100% 100% 100% 100% 100%
D/ Rate +/- -2% 1% -1% 1% -1%

Marketing Time  Prior 4-6 Mths  Sales
 High Low  Average Median Total Price  Total Count
List $999,850  $11,500  $238,022  $220,000  $52,126,983   219
Sold $975,000  $10,000  $236,714  $220,000  $51,840,537
DOM 271 0 35 8
$/List Ratio 98% 87% 99% 100% 99%
D/ Rate +/- -2% -13% -1% 0% -1%

Marketing Time  Prior 7-12 Mths  Sales
 High Low  Average Median Total Price  Total Count
List $1,350,000  $42,000  $236,581  $212,990  $70,974,425  301
Sold $986,000  $42,000  $233,499  $212,000  $70,283,323
DOM 517 0 41 15
$/List Ratio 73% 100% 99% 100% 99%
 100% 100% 100% 100% 100%
D/ Rate +/- -27% 0% -1% 0% -1%

Single Family Housing Trends -General Market
We first used a 12-month marketing time to obtain the total number of sales of as "all properties" within the subject marketing area. We then located
all short sales properties, foreclosure properties and REO properties within the total number of closed sales. Taking the total number of distressed
sales and dividing that number by the total number of sales gave us the percentage of distressed sales within the subjects marketing area.  The
following is a breakdown of this formula.

774 # Total Sales
0 Short Sales
2 Foreclosure
4 REO
6 Total Distressed

0.7752% % Of Distressed

Listings - Property General Market
          Prior 7-12 Mths        Prior 4-6 Mths        Current 3 Mths
Total # of comparable active listing   6  46  139

Median comparable list price    $333,648  $291,490  $263,523

Median comparable listings day on market  303  107  22

One unit housing trends - marketing time ( days on market)

It is noted using the above stated market analysis for the subjects marketing area, the average days on market for properties listed and sold within the
past 12 months was 8-15 days.  all information was obtained from the multiple listing service of Idaho.

The market analysis was completed using the Intermountain Multiple service sales and listing data.

 Improvements - additional features:

The subject property has the following items but not limited to: updated kitchen, updated bathroom, shop, mature landscaping, new doors, new
windows, covered patio, out buildings, wood stove and new paint.

Additional comments:

The state of Idaho is a non-disclosure state. The amount of a sale is not required to be reported to any public agency and is generally unavailable
within the county records.  The appraiser has endeavored to discover the true conditions of the factors and information of the comparative sales
information and has designated the sources of the information herein contained.  The reader of this information should consider the source or sources
as the information may vary from lack of an official central data source or reporting agency.

Time: Statistical information about days on market information gathered through sales verification and interviews of market participants. Market value
is based on reasonable exposure time.

Marketing time is deemed to start at the effective date of the appraisal, looking forward in time. it is a prediction of how long a property would require
exposure to a competitive and open market in order to find a buyer under either typical or prescribed circumstances.

Expanded scope of work statement - UAD limitations (uniform appraisal dataset)

At the request of the client, this appraisal report has been prepared in compliance with the UAD from Fannie Mae and Freddie Mac. The UAD
requires the appraiser to use standardized responses that include specific formats, definitions, abbreviations, and acronyms. The appraiser attempted
to obtain an adequate amount of information in the normal course of business regarding the subject and comparable properties.

Addresses:

The address reported on the appraisal form is according to us postal service records as required by UAD format.  the title company reports the city or
county address and the title report may or may not match to USPS records.

Condition:

The mechanics of the form and the limitations inherent in selecting a preordained condition (by virtue of a drop down menu selection process) creates
criteria selections that may or may not be accurate and may create a conflict in information.

***CONTINUED ON NEXT PAGE***
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Some of the standardized responses required by the UAD, especially those in which the appraiser has not had the opportunity to verify personally or
measure, could mistakenly imply greater precision and reliability in the data than is factually correct or typical in the normal course of business.
Examples include condition, quality ratings, comparable sales and listing data. the appraiser makes no guarantees, express or implied, regarding
building materials, their fitness, quality, condition or remaining economic life. Not every element of the subject property is viewable. The appraiser did
not move any personal property, due to liability concerns for potential damage to the property, to disclose or reveal any unapparent or hidden defects
to the structure, nor did the appraiser dismantle or probe the structure to observe enclosed, encased, or otherwise concealed areas. comparable data
was generally obtained from third-party sources including but not limited to the local IMLS, county assessor, township assessor, online resources and
additional public data sources. consequently, this information should be considered an "estimate" unless otherwise noted by the appraiser.

Support and rationale for highest and best analysis:
Highest and best use definition:  The reasonably probable and legal use of the property, which is physically possible, appropriately supported,
financially feasible and that results in the highest value.

The subject property's highest and best use was developed by an analysis of the property as a vacant site, as well as, analysis as presently improved.
In order to factor the contributory value, if any of the existing improvements.  The analysis relied on the economic principle of consistent use, which
requires that land and improvements be appraised on the same economically consistent use basis, and the economic principle of anticipation which
assumes that a property has value based anticipated future benefits from its expected use and not just it's present use by a buyer with full knowledge
of all the uses and proposed uses that comprise the property.

The four tests of highest and best use are: (1) legally permissible (2) physically possible (3) financially feasible and (4) most profitable. The first two
tests are interchangeable in order and, in many circumstances, the last two are combined. Steps Three and Four (financially feasible/most profitable)
cannot be determined until the first two steps are analyzed.

The subject is a legally permissible use based on its current zoning. Also, the lot size, shape and land-to-building ratio allow the present structure and
indicate a good utilization of the improvements. Based on current market conditions, the existing structure as a single family residence is its financially
feasible and maximally productive use. The highest and best use, as if vacant, would be to construct a single family residence. The present
improvements on the property are consistent with and contribute to its highest and best use.

Extraordinary assumptions:

The Uniform Standards of Professional Appraisal Practice (USPAP) defines an extraordinary assumption as: "An assumption, directly related to a
specific assignment, as of the effective date of the appraisal results, which, if found to be false, could alter the appraiser's opinions or conclusions." In
essence, an extraordinary assumption is what you assume to exist. Extraordinary assumptions can be based on a number of factors or conditions,
including:

Example-an appraiser can make the extraordinary assumption that the cost to cure the subject's deferred maintenance is based on reliable sources
and if not, then any change may have an effect on the final value determined.

Extraordinary assumptions are made in this report that the subject property has no easements, encroachments or liens that would affect the subjects
marketability and that the subject has fee simple ownership.

Hypothetical Condition:

The Uniform Standards of Professional Appraisal Practice (USPAP) defines a hypothetical condition as: "A condition, directly related to a specific
assignment, which is contrary to what is known by the appraiser to exist on the effective date of the assignment results, but is used for the purpose of
analysis." In essence, a Hypothetical Condition is something contrary to what exists as of the effective date of value.

Example-)Appraising a proposed property (such as a house)while the property is currently a vacant lot. In this case, you will be making a
hypothetical condition that the non-existent improvements actually exist as of a current date and not the expected completion date, which is referred
to as a prospective date. When appraising a proposed house for lending purposes, the Fannie Mae Form 1004 states that you are using the
hypothetical condition that the subject improvements are completed as of the effective (current) date of appraisal. The hypothetical condition is that
the improvements do not exist or are under construction and your valuation is based on the completion of the improvements.

Market conditions addendum to the appraisal report : seller concessions for the past 12 months

Financing for the area is typically convention with buyers and sellers typically paying their own closing costs. Sales prices within the area have been
stable over the past 12 months. There has been increased new home construction within the area recently. There is a noted increase in FHA, VA and
IHA financing transaction within the marketing area over the past 12 months. If seller concession are noted they typically have been running about 1-2
points. Well priced homes within the market typically sell within the reasonable time frame as noted by the marketing analysis for the neighborhood
and the defined marketing area.

Market conditions addendum to the appraisal report : foreclosure/reo sales in the market

Short sale / foreclosure / reo properties - The appraiser has reviewed closed sales over the past 12 months as well as current available listings within
the subjects marketing area. The analysis indicated that approx. 36 closed sales over the past 12 month of which 0 were found to be short sale /
foreclosure / reo properties. This equates to approx. 0% of all sales thus short sale / foreclosure / reo properties or listing may have been included in
the report. The presence of these properties do tend to put downward pressure on the market and extending marketing times.

Crossing boundaries

Some of the sales or listings used in our analysis are located across man made boundaries (major roadways, railroad tracks, golf course, etc.) or
natural boundaries (rivers, lakes, vacant land, etc.). This could not be avoided nor do they affect the sale or listings as being similar comparable
properties to that of the subject property. There is no effect on the subjects estimated value or marketability we will make no adjustment for crossing
any boundaries noted at this time.

Professional assistance
It is noted that Robert Yanzuk RT-3837 assisted in market research and the preparation of this report.

Comps over 6 months
Some of the sales used in our analysis are over 6 months old as of the effective date of this appraisal. This was unavoidable at this time given the
lack of similar sales or listings however given the current marketing conditions time adjustment were needed and made. Given the current and past
6-12 month marketing condition the older sales were still felt to be a good indicator of the subject's current estimate of value.
The median sales price in the subjects marketing area has been increasing over the past 6-12 months. The rate of increase range from -19.19% up
to 9.34%. Using 3% as the basis of our adjustment a .25% per month applied to each of the sales over 3 months old.
Comps over 1 mile

It is noted that some of the sales used in our analysis are located over 1 mile of the subject site. Given the subjects location and the attempt to
provide similar sales with similar age, land size, gla and amenities this was unavoidable. The comps that were located over 1 mile were still located in
a very similar area to that of the subject property and were felt to be a good indicator of the subjects current estimate of value.

Room counts
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It is noted that no adjustments were made for the differences in bedroom counts but for only the differences in the total gla of the subject to that of the
sales and listings used in our analysis. This was due to the fact that the sales comparable interiors were not inspected and we are reliant on the real
estate agents to state the room counts correctly. Agents typically do not state the room counts correctly and one agent will call a room a bedroom
when it's not and another agent will not call a bedroom a bedroom but an office or study depending on how they wish to market the property. With one
source of sales data this unavoidable and again on adjustments were made for bedroom counts.

Agricultural use

It is noted that the subject property is located on 2.0 acres. At the time of our inspection we did not determine that the subject site was being used for
any agricultural uses, but only for personal uses at this time. The size of the parcel is typical for the area and are used for "hobby farms" or personal
uses only.

Land use

It is noted that on page one of the report under present land use the "other" section states 38%. This was due to the fact that the subject property is
located in an area that has large sections of vacant land. The estimated percentage for "other" is for the vacant land in the subjects marketing area.
There is new developments being constructed as well as some limited new commercial developments in the area which will continue to change that
estimate.

Utilities

Is noted that all utilities included water, power, gas (if present) were working at the time of the inspection.

Sales concessions

It is noted that some of the sales used in our analysis have sales concessions. Adjustments for the sales concessions were only made if the sales
price was increased due to the sales concessions. The adjustment at that time would be difference in final sales price to the listing price within the
amount of the sales concession or what the market would deem to be reasonable.  If the sales price was not increased and the seller was willing to
take a discount on the property to secure the sale then no adjustments were made.

Sales 90 days

It is noted that every attempt was made to provide sales within the past 90 days. Given the subjects location, land size, age, gla this could not be
done at this time. The sales provided were the most current and most similar to the subject at this time. Given the current market conditions we have
made a time adjustment. This adjustment was based on the percentage of increase per month then applied from the contract date of those sales
used.

Range of listing and sales prices on 1004mc and URAR

Given the lack of sales or listings in the area the range of the high to low sales prices and listings prices have a larger than typical range. Every
attempt was made to locate sales and listings that were as similar to the subject as possible to show the reader of the report the range of high to low
listings and sales. To get enough sales data to complete the analysis the larger range was unavoidable at this time.

Reconciliation and final value conclusion:

The only approach to value considered applicable to this assignment is the Sales Comparison Approach.
The Cost Approach would only be applicable if the structure was proposed, under construction or relatively new. As the house was originally
constructed in (1971), the estimated depreciation of the improvements would be too subjective and therefore not considered a reliable approach to
value.
The Income Approach typically utilizes sales that were also rented to establish a gross rent multiplier, which would be utilized with the estimated
market rent of the subject. Due to no comparable sales that were also rented, the Income Approach to value was not applicable since a Gross Rent
Multiplier cannot be established.
In the Sales Comparison Approach, closed sales were utilized in comparison to the subject property. This would include sales outside of the subject
neighborhood if deemed necessary. Adjustments were made for any significant differences between the comparable sales and subject. Information
on the comparable sales was based on a cross section of the public records, Alamode software program, Multiple Listing Service (IMLS), an exterior
observation from the street and if possible, verification with the listing agent or other parties to the sale. The gross living area for the subject was
based on measurements by the appraiser and the gross living area for the sales and listings comparable properties was obtained from IMLS and or
county records.
Land value reconciliation:
Land value was estimated by using land sales within the subjects marketing area that have closed over the past 12 months. There were a total of 14
sales of vacant parcels of land within the subjects marketing area that ranged from .82 acres up to 4.39 acres. The sales prices ranged from $41,125
up to $240,000. We have estimated the subject site at $ based on sales of similar size, utility and location of that of the subjects parcel. The sales are
located in similar developments with similar amenities as well as being located in similar zoning areas.

Sale#1-IMLS#-98705308 Sales price $85,000 Size-3.00 ac
Sale#2-IMLS#-98713745 Sales price $73,000 Size-2.03 ac
Sale#3-IMLS#-98704675 Sales price $41,125 Size-1.00 ac

 Summary of sales comparison approach

All sales were taken from within the subject marketing area and have closed and recorded within the past 12 months. All sales are located within 15
miles of the subject property. The sales and listings used in the analysis were the most similar and current to the subject that could be located at this
time. All sales have similar access to public services, shopping and schools. All sales were similar in design, appeal and quality of construction.
There were a total of 36 sales and 14 listings that were reported on top of page 2 of the URAR within the subjects marketing area that were deemed
to be as similar in age, gla, land size and amenities to that of the subject property. Of that pool of sales the most similar and relevant sales and listings
were chosen to use in our sales comparison approach. It is the appraiser's opinion based on age, gla, land size, amenities as well as over 13 years of
appraisal experience in the subjects market that the sales and listings used in the sales comparison approach are the best sales and most indicative
of the subject's estimate of value.

Sale #1 (26362 Riverview Rd) This sale has closed and recorded within the past 1 month. This sale is located on a slightly larger size parcel of land
as the subject property. This sale is similar in total square footage and has the same total bathroom count. Adjustments have been applied to this sale
for sales concessions, land size, condition, covered porch and shop.
All adjustments are located within the required ranges.
Sale #2 (5695 Market Rd) This sale has closed and recorded within the past 2 months. This sale is located on a smaller size parcel of land as the
subject property. This sale is slightly larger in total square footage and has the same total bathroom count. Adjustments have been applied to this sale
for land size, condition, square footage, patio and shop.
All adjustments are located within the required ranges.
Sale #3 (22778 Upper Pleasant Ridge Rd) This sale has closed and recorded within the past 2 months. This sale is located on a larger size parcel of
land as the subject property. This sale is larger in total square footage and has a larger total bathroom count. Adjustments have been applied to this
sale for land size, quality of construction, condition, bathroom counts and square footage. This sale has exceeded the 25% gross adjustment ratio.
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This could not be avoided given the difference in land size and quality of construction.
 All other adjustments are located within the required ranges.
Sale #4 (4612 Market Rd) This sale has closed and recorded within the past 9 months. This sale is located on a smaller size parcel of land as the
subject property. This sale is larger in total square footage and has a similar total bathroom count. Adjustments have been applied to this sale for
time, land size, bathroom counts, square footage, covered parking, shop and barn.
All adjustments are located within the required ranges.
Sale #5 (26197 Reed Ln) This sale has closed and recorded within the past 4 months. This sale is located on a larger size parcel of land as the
subject property. This sale is larger in total square footage and has the same total bathroom count. Adjustments have been applied to this sale for
sales concessions, time, land size, square footage, covered parking and shop.
All adjustments are located within the required ranges.
Listing #6 (4059 Pioneer Rd) This listing is located on a slightly smaller size parcel of land. This listing is slightly smaller in total square footage and
has a larger total bathroom count. Adjustments have been applied to this listing for land size, condition, bathroom counts, square footage, garage
parking, porch and shop. This listing exceeded the 15% net adjustment ratio. This could not be avoid given the difference is condition and shop.
All adjustments are located within the required ranges.
Listing #6 (5634 Van Rd) This listing is located on a larger size parcel of land. This listing is larger in total square footage and has a larger total
bathroom count. Adjustments have been applied to this listing for land size, bathroom counts, square footage, garage parking, porch and shop.
 All adjustments are located within the required ranges.
Sales used were good value indicators for that of the subject property. Final indicated value for the subject is noted to be within the adjusted range of
all sales used with no consideration given to the unadjusted sales prices of all sales.
Adjustments for the sales were as a result of differences of the sales to that of the subject and items that are typically recognized within the market
place. Adjustments have been derived from either market extraction or paired sales analysis and the appraisers knowledge of the subjects marketing
area.  All adjustments that were made were market driven and were felt to be reasonable.
Estimated value for the subject property is bracketed by the unadjusted sales price of the sales comparable used in the report as well as supports the
subjects current contract price.
Most consideration was given to sale #1. This is the most current sale. Sale #2 is also a current sale along with similar in condition. Sale #3 has a
similar shop. These sales bracket the subject in age, square footage and land size. Followed by sale #4 and sale #5. These sales also support the
estimate of value. The listings were included to help show current market condition for similar properties to that of the subject with strong
consideration given to the listings at this time. The listings show the low end as well as the higher end of the competing properties that were as similar
to the subject property within the subject's immediate area.
Given the overall condition and amenities of the subject property we would estimate the market value for the subject property to be on the mid-range
of the adjusted sales comparable used in our analysis. In our opinion the sales and listings used were the best and most similar to the subject and
represent good comparable to that of the subject property at this time.
I have considered relevant competitive listings/contract offerings in performing this appraisal, and any trend indicated by that data is supported by the
listing/offering information included in this report.
 Idaho does not require a Co2 detectors in single family homes.

Idaho code does not require earthquake/seismic water heater straps.

Using the subjects marketing area we have provided sales and listings of similar homes with as similar in quality finishes and amities as well as sales
that were the most similar in age, land size and total gla. After making reasonable and market driven adjustments our estimate of value is below the
current contract price for the subject property. We have not included any personal items in our final estimate of value a. It is our opinion that this home
is over priced for the current market for homes of this age, gla and land sizes in this marketing area. At this time our adjusted sales prices of the sales
used do not support the current contract price.
The lender provided a previous appraisal report in order to extract sales and listing data only. Some of the sales, sold over 12 months ago. The other
sales in the report the appraiser already had used in this report.
It is noted that the subject's shop has a finished area. This area was given consideration in the shop adjustment. This square footage was not
included in the subject's total gla as it was in Multiple Listing Service (IMLS).

09/26/2019

PLEASE RUSH The purchase agreement states Nicola Stephens is the seller. Please update owner of public record to Nicola Stephens or include
within the report, the county records showing the owner of public record as Fouts. If it is Fouts, then we need the box stating "Is the seller the owner of
public record?" changed to 'No.'

Revised report
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USPAP ADDENDUM

AI Ready

Reasonable Exposure Time
My opinion of a reasonable exposure time for the subject property at the market value stated in this report is:

I have NOT performed services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the
three-year period immediately preceding acceptance of this assignment.

I HAVE performed services, as an appraiser or in another capacity, regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment.  Those services are described in the comments below.

Appraisal Report

Restricted Appraisal Report

This report was prepared under the following USPAP reporting option:

This report was prepared in accordance with USPAP Standards Rule 2-2(a).

This report was prepared in accordance with USPAP Standards Rule 2-2(b).

I certify that, to the best of my knowledge and belief:

or Other (describe) State #
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Additional certification
I have performed no services as an appraiser or in any other capacity regarding the property that is the subject of this appraisal within the three-year period immediately
preceding acceptance of this assignment. I have no current or prospective interests in the subject property or the parties involved.

Scope of work inspection
The appraiser made an interior and exterior inspection of all readily accessible areas of the subject property improvements. Appraiser did not make a head & shoulders entry
into the attic or crawl space and did not move any personal property or furniture. Appraiser has noted all readily observable conditions of the subject property, that is,
conditions that are immediately noticeable and discernible during a typical site visit. Appraiser operated the plumbing, heating, and electrical systems to determine if they are
operational; however, appraiser is not responsible for testing the functionality or capacity of these systems. The appraiser is not a home inspector, and this appraisal report is
not a home inspection; the appraiser only performed a visual observation of accessible areas and the appraisal report cannot be relied upon to disclose conditions and/or
defects in the property.

FIRREA certification statement: the appraiser certifies and agrees that this appraisal was prepared in accordance with the requirements of Title XI of the financial institutions,
reform, recovery, and enforcement act (FIRREA) of 1989, as amended (12 u.s.c. 3331 et seq.), and any applicable implementing regulations in effect at the time the
appraiser signs the appraisal certification.

Professional Assistance
It is noted that Robert Yanzuk RT 3837 assisted in the inspection of the sales, listings and the subject property as well as in the market research and the preparation of this
report.

Daniel Perry

09/26/2019

CRA-1919

ID

12/13/2019

09/18/2019

0-30 day

Exposure time
Exposure time is the appraiser's opinion of the amount of time the subject property would have been offered on the market prior to the hypothetical consummation of a sale
at market value on the effective date of the appraisal.

The reasonable exposure time linked to this value opinion is 0-30 days.

— The statements of fact contained in this report are true and correct.
— The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and are my personal, impartial, and unbiased
professional analyses, opinions, and conclusions.
— Unless otherwise indicated, I have no present or prospective interest in the property that is the subject of this report and no  personal interest with respect to the parties
involved.
— I have no bias with respect to the property that is the subject of this report or the parties involved with this assignment.
— My engagement in this assignment was not contingent upon developing or reporting predetermined results.
— My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction in value that favors the cause of
the client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this appraisal.
— My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice
that were in effect at the time this report was prepared.
— Unless otherwise indicated, I have made a personal inspection of the property that is the subject of this report.
— Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification (if there are exceptions, the name of
each individual providing significant real property appraisal assistance is stated elsewhere in this report).

✘

✘

2019 09 067
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Market Conditions Addendum to the Appraisal Report File #

DecliningStableIncreasing

Explain in detail the seller concessions trends for the past 12 months (e.g., seller contributions increased from 3% to 5%, increasing use of buydowns, closing costs, condo fees, options, etc.).

Summarize the above trends and address the impact on the subject unit and project.

Are foreclosure sales (REO sales) a factor in the project?

Page 1 of 1 Fannie Mae Form 1004MC   March 2009

The purpose of this addendum is to provide the lender/client with a clear and accurate understanding of the market trends and conditions prevalent in the subject neighborhood.
This is a required addendum for all appraisal reports with an effective date on or after April 1, 2009.

Inventory Analysis

Yes No   If yes, indicate the number of REO listings and explain the trends in listings and sales of

Freddie Mac Form 71   March 2009
AI Ready

Instructions:  The appraiser must use the information required on this form as the basis for his/her conclusions, and must provide support for those conclusions, regarding housing trends and
overall market conditions as reported in the Neighborhood section of the appraisal report form.  The appraiser must fill in all the information to the extent it is available and reliable and must provide
analysis as indicated below.  If any required data is unavailable or is considered unreliable, the appraiser must provide an explanation.  It is recognized that not all data sources will be able to
provide data for the shaded areas below;  if it is available, however, the appraiser must include the data in the analysis.  If data sources provide the required information as an average instead of
the median,  the appraiser should report the available figure and identify it as an average.  Sales and listings must be properties that compete with the subject property, determined by applying the
criteria that would be used by a prospective buyer of the subject property.  The appraiser must explain any anomalies in the data, such as seasonal markets, new construction, foreclosures, etc.

A
P
P
R
A
I
S
E
R

Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend
Total # of Comparable Sales (Settled)
Absorption Rate (Total Sales/Months)
Total # of Comparable Active Listings
Months of Housing Supply (Total Listings/Ab.Rate)

DecliningStableIncreasing
IncreasingStableDeclining
IncreasingStableDeclining

Median Sale & List Price, DOM, Sale/List %
Median Comparable Sale Price
Median Comparable Sales Days on Market
Median Comparable List Price
Median Comparable Listings Days on Market
Median Sale Price as % of List Price
Seller-(developer, builder, etc.) paid financial assistance prevalent?

Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend
DecliningStableIncreasing
IncreasingStableDeclining
DecliningStableIncreasing
IncreasingStableDeclining
DecliningStableIncreasing
IncreasingStableDecliningYes No

Are foreclosure sales (REO sales) a factor in the market? Yes No  If yes, explain (including the trends in listings and sales of foreclosed properties).

Cite data sources for above information.

Summarize the above information as support for your conclusions in the Neighborhood section of the appraisal report form. If you used any additional information, such as an analysis of
pending sales and/or expired and withdrawn listings, to formulate your conclusions, provide both an explanation and support for your conclusions.

DecliningStableIncreasing
Subject Project Data Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend

Total # of Comparable Sales (Settled)
Absorption Rate (Total Sales/Months)
Total # of Active Comparable Listings
Months of Unit Supply (Total Listings/Ab. Rate)

DecliningStableIncreasing
IncreasingStableDeclining
IncreasingStableDeclining

If the subject is a unit in a condominium or cooperative project, complete the following: Project Name:

foreclosed properties.

Signature Signature

Appraiser Name Supervisory Appraiser Name
Company Name Company Name
Company Address Company Address

State License/Certification #State License/Certification #
Email Address Email Address

State State

2019 09 067
684006

31252 Peckham Rd Wilder ID 83676

Danny Cardoza

14 16 6

2.33 5.33 2.00

✘

0 0 14 ✘

0 0 7.0 ✘

267,450 295,000 247,500 ✘

32 20 4 ✘

0 0 290,250 ✘

0 0 37 ✘

98 98 98 ✘

✘ ✘

Seller concessions typically run about 2% to 3% of the final sales prices. Most of the time the buyers will discount the final sales price of the home so that concessions are not
included into the final sales prices. Again this is typical of the area and have remained stable with no sharp increases or decreasing the amount of the sales concessions the seller is
willing to pay.

✘

IMLS/county records

It is noted that Idaho is a non disclosure state and that we have one source of sales data available. Which the intermountain multiple listing service. Currently our imls does not have
the capability to listing the total number of active listings that are available on the market at a given time frame. The system can give us the total number for new listings for specific
time frame only. This will not include existing listings or listings that have changed status to "pending or sold". For this reason the information provided within this report is of new
listing for that time period and not all properties that are available within a specific time frame. The information provided still gives the reader of this report a good indication of what
the market is doing and is the best and only information that can be provided at this time. A complete market analysis is provided within the body of this report under the market
condition section.

Daniel Perry

Perry Associates, LLC

3032 East Calabria Drive, Meridian, Id 83646

ID

perryassociatesllc@gmail.com

✘

CRA-1919
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Source: UAD Appendix D: UAD Field-Specific Standardization Requirements)

File #

Condition Ratings and Definitions
C1
The improvements have been very recently constructed and have not previously been occupied. The entire structure and all components are new and the
dwelling features no physical depreciation.*

*Note: Newly constructed improvements that feature recycled materials and/or components can be considered new dwellings provided that the dwelling is
placed on a 100% new foundation and the recycled materials and the recycled components have been rehabilitated/re-manufactured into like-new condition.
Recently constructed improvements that have not been previously occupied are not considered "new" if they have any significant physical depreciation (i.e.,
newly constructed dwellings that have been vacant for an extended period of time without adequate maintenance or upkeep).
C2
The improvements feature no deferred maintenance, little or no physical depreciation, and require no repairs. Virtually all building components are new or
have been recently repaired, refinished, or rehabilitated. All outdated components and finishes have been updated and/or replaced with components that
meet current standards. Dwellings in this category either are almost new or have been recently completely renovated and are similar in condition to new
construction.

C3
The improvements are well maintained and feature limited physical depreciation due to normal wear and tear. Some components, but not every major
building component, may be updated or recently rehabilitated. The structure has been well maintained.

C4
The improvements feature some minor deferred maintenance and physical deterioration due to normal wear and tear. The dwelling has been adequately
maintained and requires only minimal repairs to building components/mechanical systems and cosmetic repairs. All major building components have been
adequately maintained and are functionally adequate.

C5
The improvements feature obvious deferred maintenance and are in need of some significant repairs. Some building components need repairs, rehabilitation,
or updating. The functional utility and overall livability is somewhat diminish d due to condition, but the dwelling remains useable and functional as a
residence.
C6
The improvements have substantial damage or deferred maintenance with deficiencies or defects that are severe enough to affect the safety, soundness, or
structural integrity of the improvements. The improvements are in need of substantial repairs and rehabilitation, including many or most major components.

Quality Ratings and Definitions
Q1
Dwellings with this quality rating are usually unique structures that are individually designed by an architect for a specified user. Such residences typically are
constructed from detailed architectural plans and specifications and feature an exceptionally high level of workmanship and exceptionally high-grade
materials throughout the interior and exterior of the structure. The design features exceptionally high-quality exterior refinement s and ornamentation, and
exceptionally high-quality interior refinements. The workmanship, materials, and finishes throughout the dwelling are of exceptionally high quality.

Q2
Dwellings with this quality rating are often custom designed for construction on an individual property owner’s site. However, dwellings in this quality grade
are also found in high-quality tract developments featuring residence constructed from individual plans or from highly modified or upgraded plans. The design
features detailed, high quality exterior ornamentation, high-quality interior refinements, and detail. The workmanship, materials, and finishes throughout the
dwelling are generally of high or very high quality.

Q3
Dwellings with this quality rating are residences of higher quality built from individual or readily available designer plans in above-standard residential tract
developments or on an individual property owner’s site. The design includes significant exterior ornamentation and interiors that are well finished. The
workmanship exceeds acceptable standards and many materials and finishes throughout the dwelling have been upgraded from “stock” standards.

Q4
Dwellings with this quality rating meet or exceed the requirements of applicable building codes. Standard or modified standard building plans are utilized and
the design includes adequate fenestration and some exterior ornamentation and interior refinements. Materials, workmanship, finish, and equipment are of
stock or builder grade and may feature some upgrades.

Q5
Dwellings with this quality rating feature economy of construction and basic functionality as main considerations. Such dwellings feature a plain design using
readily available or basic floor plans featuring minimal fenestration and basic finishes with minimal exterior ornamentation and limited interior detail. These
dwellings meet minimum building codes and are constructed with inexpensive, stock materials with limited refinements and upgrades.

Q6
Dwellings with this quality rating are of basic quality and lower cost; some may not be suitable for year-round occupancy. Such dwellings are often built with
simple plans or without plans, often utilizing the lowest quality building materials. Such dwellings are often built or expanded by persons who are
professionally unskilled or possess only minimal construction skills. Electrical, plumbing, and other mechanical systems and equipment may be minimal or
non-existent. Older dwellings may feature one or more substandard or non-conforming additions to the original structure.

Definitions of Not Updated, Updated, and Remodeled
Not Updated

Little or no updating or modernization. This description includes, but is not limited to, new homes.

Updated
The area of the home has been modified to meet current market expectations. These modifications are limited in terms of both scope and
cost.
An updated area of the home should have an improved look and feel, or functional utility. Changes that constitute updates include refurbishment
and/or replacing components to meet existing market expectations. Updates do not include significant alterations to the existing structure .

Remodeled
Significant finish and/or structural  changes have been made that increase utility and appeal through complete replacement and/ or
expansion.
A remodeled area reflects fundamental changes that include multiple alterations. These alterations may include some or all of the following:
replacement of a major component (cabinet(s), bathtub, or bathroom tile), relocation of plumbing/gas fixtures/appliances, significant structural
alterations (relocating walls, and/or the addition of) square footage). This would include a complete gutting and rebuild.

Explanation of Bathroom Count
Three-quarter baths are counted as a full bath in all cases.  Quarter baths (baths that feature only a toilet) are not included in the bathroom count.
The number of full and half baths is reported by separating the two values using a period, where the full bath count is represented to the left of the
period and the half bath count is represented to the right of the period.

Residential properties of fifteen years of age or less often reflect an original condition with no updating, if no major components have been replaced
or updated. Those over fifteen years of age are also considered not updated if the appliances, fixtures, and finishes are predominantly dated. An
area that is ‘Not Updated’ may still be well maintained and fully functional, and this rating does not necessarily imply deferred maintenance or
physical /functional deterioration.

UADDEF 9-2011
AI Ready
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File #

UADDEF 9-2011
AI Ready

Abbreviations Used in Data Standardization Text
Abbreviation Full Name Appropriate Fields
ac Acres Area, Site
AdjPrk Adjacent to Park Location

AdjPwr Adjacent to Power Lines Location
A Adverse Location & View

ba Bathroom(s) Basement & Finished Rooms Below Grade

br Bedroom Basement & Finished Rooms Below Grade

B Beneficial Location & View

Cash Cash Sale or Financing Concessions

CtySky City View Skyline View View

CtyStr City Street View View
Comm Commercial Influence Location

c Contracted Date Date of Sale/Time
Conv Conventional Sale or Financing Concessions

CrtOrd Court Ordered Sale Sale or Financing Concessions

DOM Days On Market Data Sources

e Expiration Date Date of Sale/Time

FHA Federal Housing Authority Sale or Financing Concessions

GlfCse Golf Course Location

Glfvw Golf Course View View
Ind Industrial Location & View

in Interior Only Stairs Basement & Finished Rooms Below Grade

Lndfl Landfill Location

LtdSght Limited Sight View
Listing Listing Sale or Financing Concessions

Estate Estate Sale Sale or Financing Concessions

ArmLth Arms Length Sale Sale or Financing Concessions

Mtn Mountain View View

N Neutral Location & View

NonArm Non-Arms Length Sale Sale or Financing Concessions

BsyRd Busy Road Location

Prk Park View View

Pstrl Pastoral View View

PwrLn Power Lines View

PubTrn Public Transportation Location

rr Recreational (Rec) Room Basement & Finished Rooms Below Grade

Relo Relocation Sale Sale or Financing Concessions

REO REO Sale Sale or Financing Concessions

Res Residential Location & View

RH USDA –Rural Housing Sale or Financing Concessions

s Settlement Date Date of Sale/Time

Short Short Sale Sale or Financing Concessions

sf Square Feet Area, Site, Basement

VA Veterans Administration Sale or Financing Concessions
w Withdrawn Date Date of Sale/Time

wo Walk Out Basement Basement & Finished Rooms Below Grade
wu Walk Up Basement Basement & Finished Rooms Below Grade
WtrFr Water Frontage Location

Wtr Water View View

Woods Woods View View

Unk Unknown Date of Sale/Time

o Other Basement & Finished Rooms Below Grade

Other Appraiser-Defined Abbreviations
Abbreviation Full Name Fields Where This Abbreviation May Appear

2019 09 067
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ENVIRONMENTAL ADDENDUM

* Apparent is defined as that which is visible, obvious, evident or manifest to the appraiser.

This universal Environmental Addendum is for use with any real estate appraisal. Only the statements which
have been chocked by the appraiser apply to the property being appraised.

This addendum reports the results of the appraiser's routine inspection of and inquires about the  subject property and its
surrounding area. It also states what assumptions were made about the existence  (or nonexistence) of any hazardous substances
and/or detrimental environmental conditions. The appraiser Is not an expert environmental Inspector and therefore might be
unaware of existing hazardous substances and/or detrimental environmental conditions which may have negative effect on the
safety and value of the property. It is possible that tests and inspections made by a qualified environmental inspector would reveal
the existence of hazardous materials and/or detrimental conditions on or around the property that would negatively affect its safety
and  value.

DRINKING WATER

Drinking Water is supplied to the subject from a municipal water supply which is considered safe. However the only way to be
absolutely certain that the water meets published standards is to have it tested at all discharge points.
Drinking Water is supplied by a well or other non-municipal source. It is recommended that tests be made to be certain that the
properly is supplied with adequate pure  water.
Lead can get into drinking water from its source, the pipes, at all discharge points, plumbing fixtures and/or appliances. The only
way to be certain that water does not contain an unacceptable lead level is to have it tested at all discharge  points.
The value estimated In this appraisal Is based on the assumption that there Is an adequate supply of safe, lead-free
Drinking Water.

Comments

SANITARY WASTE DISPOSAL

Sanitary Waste is removed from the property by a municipal sewer system.
Sanitary Waste is disposed of by a septic system or other sanitary on site waste disposal system. The only way to determine that
the disposal system is adequate and in good working condition is to have it inspected by a qualified inspector. 
The value estimated in this appraisal Is based on the assumption that the Sanitary Waste Is disposed of by a municipal
sewer or an adequate properly permitted alternate treatment system In good condition.

There are no apparent signs of Soil Contaminants on or near the subject property (except as reported in comments below). It is
possible that research, inspection and testing by a qualified environmental inspector would reveal existing and/or potential
hazardous substances and/or detrimental environmental conditions on  or around the property that would negatively affect its safety
and  value.
The value estimated In this appraisal Is based on the assumption that the subject property Is free of Soil Contaminants.

ASBESTOS

All or part of the improvements were constructed before 1979 when Asbestos was a common building material. The only way to be
certain that the property is free of friable and non-friable Asbestos is to have it inspected and tested by a qualified asbestos
inspector.
The improvements were constructed after 1979. No apparent friable Asbestos was observed (except as reported in the comments
below)
The value estimated in this appraisal Is based on the assumption that there Is no uncontalned friable Asbestos or other
hazardous Asbestos material on the property.

PCBs (POLYCHLORINATED BIPHENYLS)
There were no apparent leaking fluorescent light ballasts, capacitors or transformers anywhere on or nearby the property
(except as reported in Comments  below).
There was no apparent visible or documented evidence known to the appraiser of soil or groundwater contamination from PCBs
anywhere on the property (except as reported in Comments below).
The value estimated In this appraisal Is based on the assumption that there are no uncontained PCBs on or nearby the
property.

RADON
The appraiser is not aware of any Radon tests made on the subject property within the past 12 months (except as reported in
Comments below).
The appraiser is not aware of any indication that the local water supplies have been found to have elevated levels of Radon or
Radium.
The appraiser is not aware of any nearby properties (except as reported in Comments below) that were or currently are used for
uranium, thorium or radium extraction or phosphate processing.
The value estimated In this appraisal Is based on the assumption that the Radon level Is at or below EPA recommended
levels.

 APPARENT* HAZARDOUS SUBSTANCES AND/OR DETRIMENTAL ENVIRONMENTAL CONDITIONS

Borrower or Owner
Property Address

City Zip CodeStateCounty

Lender/Client

Comments

SOIL CONTAMINANTS

Comments

Comments

Comments

Comments

File No.

Danny Cardoza

31252 Peckham Rd

Wilder

LoanDepot, LLC

Canyon ID 83676

✘

✘

✘

This is typical for the area and does not affect the marketability of the property.

✘

✘

This is typical for the area and does not affect the marketability of the property.

✘

✘

✘

✘

✘

✘

✘

✘

✘

✘

✘

684006
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ENVIRONMENTAL ADDENDUM  (cont.)
USTs (UNDERGROUND STORAGE TANKS)

Comments

NEARBY HAZARDOUS WASTE SITES

LEAD PAINT

AIR POLLUTION

WETLANDS/FLOOD PLAINS

Comments

UREA FORMALDEHYDE (UFFI) INSULATION

Comments

Comments

Comments

Comments

There is no apparent visible or documented evidence known to the appraiser of any LISTs on the property nor any known
historical use of the property that would likely have had LISTs.
There are no apparent petroleum storage and/or delivery facilities (including gasoline stations or  chemical manufacturing plants)
located on adjacent properties (except as reported in Comments  below).
There are apparent signs of LISTs existing now or in the past on the subject property. It is recommended that an inspection by a
qualified LIST inspector be obtained to determine the location of any LISTs together with their condition and proper registration if
they are active; and if they are inactive, to determine whether they were deactivated in accordance with sound industry practices.
The value estimated In this appraisal Is based on the assumption that any functioning USTs are not leaking and are
properly registered and that any abandoned USTs are free from contamination and were properly drained, filled and
sealed.

There are no apparent Hazardous Waste Sites on the subject property or nearby the subject property (except as reported in
Comments below). Hazardous Waste Site search by a trained environmental engineer may determine that there is one or more
Hazardous Waste Sites on or in the area of the subject property.
The value estimated In this appraisal Is based on the assumption that there are no Hazardous Waste Sites on or nearby
the subject property that negatively affect the value or safety of the property.

All or part of the improvements were constructed before 1982 when UREA foam insulation was a common building material. The
only way to be certain that the property is free of UREA formaldehyde is to have it inspected by a qualified UREA formaldehyde
Inspector.
The improvements were constructed after 1982. No apparent UREA formaldehyde materials were  observed (except as reported
in Comments below).
The value estimated In this appraisal Is based on the assumption that there Is no significant UFF1 Insulation or other
UREA formaldehyde material on the property.

All or part of the improvements were constructed before 1980 when Lead Paint was a common building material. There is no
apparent visible or known documented evidence of peeling or flaking Lead Paint on the floors, walls or callings (except as
reported in Comments below). The only way to be certain that the property is free of surface or subsurface Lead Paint is to have
it inspected by a qualified inspector.
The improvements were constructed after 1980. No apparent Lead Paint was observed (except as reported in Comments below).
The value estimated in this appraisal is based on the assumption that there is no flaking or peeling Lead Paint on the
property.

The site does not contain any apparent Wetlands/Flood Plains (except as reported in Comments below)- The only way to be
certain that the site is free of Wetlands/Flood Plains is to have it inspected by a qualified environmental professional.
The value estimated In this appraisal Is based on the assumption that there are no Wetlands/Flood Plains on the
property (except as reported In Comments below).

There are no apparent signs of Air Pollution at the time of the inspection nor were any reported (except as reported in Comments
below). The only way to be certain that the air is free of pollution is to have it tested.
The value estimated in this appraisal Is based on the assumption that the property Is free of Air Pollution.

MISCELLANEOUS ENVIRONMENTAL HAZARDS

When any of the environmental assumptions made in this addendum are not correct, the estimated
value in this appraisal may not be valid.

There are no other apparent miscellaneous hazardous substances and/or detrimental environmental  conditions on or in the area
of the site except as indicated below:

Excess Noise
Radiation + Electromagnetic Radiation
Light Pollution
Waste Heat
Acid Mine Drainage
Agricultural Pollution
Geological Hazards
Nearby Hazardous Property
Infectious Medical Wastes
Pesticides
Others (Chemical Storage - Storage Drums, Pipelines, etc.)

The value estimated In this appraisal Is based on the assumption that there are no Miscellaneous environmental
Hazards (except those reported above) that would negatively affect the value of the property.

✘

✘

✘

✘

✘

✘

✘

✘

✘

✘

✘

✘

✘

✘

✘
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SUBJECT PHOTOGRAPH ADDENDUM

Property Address

City

Lender

State

Borrower/Client

County Zip Code

File #

FRONT OF SUBJECT PROPERTY

REAR OF SUBJECT PROPERTY

STREET SCENE
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Subject Rear
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Property Address

City

Lender

State

Borrower/Client
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Property Address

City

Lender

State

Borrower/Client

County Zip Code

File #

2019 09 067

Danny Cardoza

31252 Peckham Rd

Wilder Canyon ID 83676

LoanDepot, LLC

684006

bedroom

bedroom

bedroom



ADDITIONAL PHOTOGRAPH ADDENDUM

Property Address

City

Lender

State

Borrower/Client

County Zip Code

File #

2019 09 067

Danny Cardoza

31252 Peckham Rd

Wilder Canyon ID 83676

LoanDepot, LLC

684006

bathroom

kitchen

laundry



ADDITIONAL PHOTOGRAPH ADDENDUM
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COMPARABLES PHOTOGRAPH ADDENDUM

Property Address
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Borrower/Client

County Zip Code

File #

Comparable Sale 1

Date of Sale:

Sale Price:

Sq. Ft.:

$  / Sq. Ft.:
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Date of Sale:
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Sq. Ft.:

$  / Sq. Ft.:
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5695 Market Rd
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Certificate ID #:

Certificate Date: 09/23/2019

684006

Certificate of Appraiser Independence

Subject Property:

Certificate Date:

United States Appraisals, an entity with no vested interest in the outcome of this real estate transaction, certifies that through its technology platform
and policies and procedures, the appraisal report represented was delivered in compliance with the APPRAISER INDEPENDENCE LAWS.

Key Process Points:

1. All appraisals are subject to a secondary review which could result in corrections to the document or value modifications.

2. All pre-qualification valuations were performed via AVM or independently without knowledge of, or access to, the appraiser.

3. The lender named on the appraisal report submitted the appraisal request form via our secure appraisal management platform which does not contain
estimated value, loan amount, or target values.

4. Appraiser selection, both automated and manual, was performed in compliance with the appraiser independence requirement.

5. All orders, except where explicitly documented, are arms length transactions where the lender is unaware of the appraiser's identity until the final copy of
the appraisal report is delivered.  The appraiser is only provided the client name and address to facilitate appraisal form completion, and is never provided the
loan officer, processor, or any other originating personnel contact information.

6. The system prevents knowledge of, and communications with, the appraiser, and documents all lender communications to promote compliance.

7. All FHA appraisals have been placed in accordance with the requirements of the U.S. Department of Housing and Urban Development's HUD Mortgagee
Letter 2009-28.

09/23/2019

31252 PECKHAM RD Wilder ID 83676

United States Appraisals   8500 W 110th St Suite 105   Overland Park, KS  66210



INVOICE

United States Appraisals
8500 W 110th St Suite 105
Overland Park, KS 66210
Phone: 866-562-0123
Fax: 913-951-2698
Email: orders@unitedstatesappraisals.com
AMC License #: AMC-4478

TO: Loan Depot
26642 Towne Centre Dr

Foothill Ranch, CA 92610

Date: Sep 23, 2019
Invoice #: 684006

Loan #: 400376326
Tracking ID:

JOB PAYMENT TERMS DUE DATE

Invoice for USA File #: 684006
Borrower: Danny Cardoza
Property: 31252 PECKHAM RD, Wilder, ID 83676

Net 30 Days 10/23/2019

QUANTITY DESCRIPTION UNIT PRICE LINE TOTAL PAYMENT DATE

1 1004/MC - Single Family $500.00 $500.00

1 Rush Fee $100.00 $100.00

Total $600.00

Payments $0.00

Balance Due $600.00

Make all checks payable to United States Appraisals
Thank you for your business!



Review Worksheet
31252 Peckham Rd,  Wilder,  ID  83676

Site             

GAAR® Compliance
FNC-C-S-057-01
Non-Issue

Utilities: Gas: OTHER box is checked

GAAR® Compliance
FNC-C-S-066-01
Non-Issue

Utilities: Water: OTHER box is checked

GAAR® Compliance
FNC-C-S-072-01
Non-Issue

Site: Utilities: Sanitary Sewer: The
OTHER box is checked

GAAR® Compliance
FNC-C-S-075-02
Non-Issue

Site: Utilities: Sanitary Sewer: The
description field contains term(s):
"PRIVATE;SEPTIC"

Eligibility             

Eligibility
CUSTOM-Cost To Cure
Non-Issue

"Cost to Cure should not exceed
$1000.00. -Exception - Cost to cure
exceeding $1000 with relates to
unpermitted use of Garage ONLY; if the
appraiser states garage completed in
""workmanlike manner"" & ""no health or
safety"" - PASS with observation"

Eligibility
CUSTOM-Farm or Commercial Use
Non-Issue

"There is NO evidence of
agricultural/farm use or
commercial/mixed use in the report or
photos. (Review the report in its entirety,
not just zoning). If so, ask UW TL if in
question"

Eligibility
CUSTOM-HOA Dues
Non-Issue

The appraisal report does NOT include
any HOA dues or special assessments
(add the condition with details for U/W
review and "Pass" the question)

Eligibility
CUSTOM-Inconsistent Prop Info
Non-Issue

Match Bedroom and Bathroom count
between subject property comp grid,
photographs, and Property Sketch
(photos of all bedrooms are not required,
so do not fail for missing bedroom
photos. If there are more bedroom
photos than bedrooms listed on the
grid/sketch, add the condition for the
appraiser to address the inconsistency).

Eligibility
CUSTOM-Landlocked
Non-Issue

The appraiser has not indicated that the
property is landlocked (comments or plat
map) Condition ID will be replaced by -
PTD/UW/non-viewable/non-uploadable:
subject property is land locked UTR.

Eligibility
CUSTOM-Legal Description
Non-Issue

There are no significant differences
between the legal description in the
Appraisal and the Title Report/Property
Profile. Appraisals will often use
summary/abbreviations - if the Appraisal
matches details (lot, tract, sub division) it
is acceptable. Lengthy legal descriptions
may be included in an addendum) Note -
this is confirming that the property

2.5
Collateral Underwriter

1
LCA Overvaluation Risk

231
Appraisal Score

Scores

Loan Number 400376326 Doc ID 20190906-4949-1

Property Address 31252 Peckham Rd, Wilder, ID 83676 Borrower Name Danny Cardoza

Lender Name LoanDepot, LLC Lender Address 26642 Towne Centre Drive

Service Provider Name AMC US Appraisals Service Provider Address ,

Service Provider License Number 99999USAPP Service Provider Company US Appraisals

Appraised Value $270,000.00 Effective Date 9/18/2019

Reviewer Monish Pandya Review Date 9/23/2019

License Number Date Of Review Signature 9/23/2019

Review Type Tier 3 Review Status Final Review

Review Decision Approved As-Is Reason Other (See Comments)

Reviewed By Monish Pandya Escalated Reviewer Name

Review Summary

31252 PECKHAM RD,  WILDER,  ID  83676

Disposition Description Internal Comments External Comments Clear  

Review Items



appraised is the same as the property
identified in title - If unsure, check the
APN with title. Property Profile, or Tax
Cert (if available). If information is
consistent, no condition is needed and if
not add condition.

Eligibility
CUSTOM-Lender Name
Non-Issue

"Lender/Client" Name in the appraisal is
loanDepot (AMC may show as Client)
Wholesale Only - (For NDC - Appraisal
should not reflect LDW and should be on
""Broker Company"" name. For
Transferred Appraisal - Appraisal should
not reflect loanDepot and it is NON-NDC -
See Transferred Appraisal Section
below)"

Eligibility
CUSTOM-Loan Information
Non-Issue

All applicable information in the Product
Modeler or Loan Summary screen
matches the appraisal - includes
Borrower Name (require one borrower
name, full first name or middle initial not
required); Property Address (Number,
Street, City, County, State, Zip - street
direction/ can be abbreviated -ie E =
East; St = street), Appraisal occupancy
errors.

Eligibility
CUSTOM-Missing detectors or WH
straps
Non-Issue

"There is NO adverse commentary or
other indications that the smoke
detectors, water heater straps, and/or
CO detectors are missing. (You can infer
the property meets state regulations in
the absence of adverse commentary)
and/or the appraisal does not have a
photo of unstrapped water heater in a
state where they are required. If the
appraiser specifically says the subject
property does not have any of these
items, Escalate"

Eligibility
CUSTOM-Multiple Parcels
Non-Issue

The appraisal only list a single parcel in
the legal description and includes only
one APN (Escalate if there are multiple
parcels/APNs listed in the appraisal).
Condition ID will be replaced by -
PTD/UW/non-viewable/non-uploadable –
appraisal indicates multiple parcels,
additional review required, verify on title
report.

Eligibility
CUSTOM-Ordinances
Non-Issue

Appraisal specifically addresses carbon
monoxide detector, smoke detector, and
water heater seismic straps - 1) are
any/all of these items required by local or
state ordinances, 2) if required, are they
there, and 3) if there, a photo has been
provided. If the appraiser has not met
these requirements, add condition with
specific details of what is missing.

Eligibility
CUSTOM-Ownership
Non-Issue

Compare Appraisal Report and Empower
- For a refi, our borrower name in
Empower matches Owner of Public
record on appraisal. For purchase - the
owner of public record in the appraisal
matches the owner per Title. Only one
borrower/owner name is required,
middle initial is not required.

Eligibility
CUSTOM-Ownership Title
Underwriter Condition

The owner of public record in the
appraisal matches Title - only one
borrower name is required, middle initial
is not required Note - If title
commitment/prelim is missing in file;
match borrower/seller name with Tax
Cert (if available) or Property Profile. Add
condition if you cannot confirm or it does
not match.

Condition ID 10873 - The owner of public record in the
Appraisal is Steven Fouts. The vested owner in the Title
Report is Nicola Stephens. UTR and confirm ownership
meets program requirements.

Eligibility
CUSTOM-Parcel or Title UTR
Non-Issue

The appraisal only list a single parcel in
the legal description and includes only
one APN. UTR and compare to title if
there are multiple parcels/APNs listed in
the appraisal.

Eligibility
CUSTOM-Photos and Addendums
Non-Issue

The appraisal includes all required
photos, addendums, and attachments.
Required Photos All - Exterior - front,
back, street; Interior - kitchen, all
bathrooms, main living area, basement,
any physical deterioration; recent
updates, restoration, remodeling, and
renovation. Subject one with accessory
unit (ADU) must include and identify
photos of interior of ADU. Any Subject to
items. Front view of all comps.
Addendums to include building sketch
with dimensions, street map showing
subject and comps, any additional
appraisal commentary Any missing
requirements must have a condition
added to for the missing item(s)

Eligibility
CUSTOM-Physical Deficiencies
Non-Issue

There are no physical deficiencies or
adverse conditions listed in the appraisal
or identified by the reviewer in photos
(possible health, safety, or soundness
issues including unfilled pools or
uncovered pools missing required pool
fencing, exposed wiring, missing
handrails, mold, exit doors on upper
floors without decks/landings), no
checkboxes in Foundation section
indicate -Evidence of Infestation,
Dampness, or Settlement - and no safety
items or concerns are noted at the
bottom of page 1 or addendums -
possible word searches include cost to



cure, hazard, safety, unpermitted,
adverse, repair, or leak. Use common
sense - if you think there is an issue, add
the condition for the UTR

Eligibility
CUSTOM-PUD
Non-Issue

The PUD box is checked on the
appraisal. Indicate if the subject is
reported to be Attached or Detached on
Page 1. Check the PUD Information
section in appraisal on page 3 of 6 and
review photos to confirm. If developer or
builder not in control = E PUD; If the
developer/builder is in control of the HOA
= F PUD.

Eligibility
CUSTOM-Roof Issue
Non-Issue

The appraisal was completed As Is and
there are no indications in the appraisal
of issues with the roof that require
inspection or repair.

Eligibility
CUSTOM-Shared Well/Septic
Non-Issue

The appraisal indicates that property
does not utilize a shared well or septic.

Eligibility
CUSTOM-Solar not mentioned
Non-Issue

There are NO solar panels listed or noted
in the appraisal but there appear to be
solar panels/equipment in the photos.
(Check the improvement section, the
comp grid for the subject, addendums)

Eligibility
CUSTOM-Solar Reported
Non-Issue

There are solar panels listed in the
appraisal, on the comp grid for the
subject, or in the photos - Condition ID
will be replaced by - PTD/UW/non-
viewable/non-uploadable: Solar panels
identified on appraisal. UTR for additional
solar panel requirements.

Eligibility
CUSTOM-SSR Issues
Non-Issue

The SSRs in the file show "successful"
and the appraised value is the same as
in the appraisal.

Eligibility
CUSTOM-Type and Occupancy
Non-Issue

All applicable information in the Product
Modeler or Loan Summary screen
matches the appraisal - Property Type,
Occupancy, Purchase/Refi, Sales Price
(if purchase); Property types - SFR/PUD
Condo, 2-4 unit (if appraiser says PUD
but has no HOA fees, and Empower
says SFR, add details to condition for
UTR)

Eligibility
CUSTOM-Unpermitted Additions
Non-Issue

There are no un-permitted
rooms/additions that the appraiser
reports; 1 - were not completed in a
workmanlike manner, 2 - that change the
number of dwelling units, or 3 -
negatively impact the subject
property/marketability. -Exception: Please
note building sketch does not fall in this
category, okay to support value/clear
condition if building sketch needs to be
corrected/updated

Eligibility
CUSTOM-USPS Address
Non-Issue

The property address matches USPS.
(Review USPS and assess the address
variance. Minor differences? Was the
correct property appraised? If the
subject is a condo (form 1073), a unit
number should be provided. If there is no
number reported, a “-“ must be listed in
the unit number field. This confirms that a
unit number is not applicable.)

Certification and Statement of Limiting Conditions 

PURPOSE: The purpose of this appraisal review is to verify the accuracy of the factual data and conclusions contained in the appraisal report under review and to determine the
reasonableness of the value opinion. The intended use of this report is for quality assurance for the lender/client and may be used as part of a state licensing or regulatory board
referral. 

SCOPE OF WORK: In order to make a determination as to the reasonableness of the value opinion, the review appraiser has, researched all appropriate data available and
verified the data in the appraisal report (when available) using all data sources he or she believes are reliable, and assumes the property condition reported in the original
appraisal is accurate unless he or she has evidence to the contrary. 

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open market under all conditions requisite to a fair sale, the buyer
and seller, each acting prudently, knowledgeable and assuming the price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a
specified date and the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both parties are well informed or well advised,
and each acting in what he considers his own best interest; (3) a reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in U.S. dollars
or in terms of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold unaffected by special or creative financing or
sales concessions granted by anyone associated with the sale.

CERTIFICATION AND STATEMENT OF LIMITING CONDITIONS:

I certify that, to the best of my knowledge and belief:

External Comments
Comments sent to Appraiser via AppraisalPort

Internal Comments
Internal Comments, certifications, limiting conditions as needed



Reviewer: Monish Pandya

Created On: 2019-09-23 3:37:24 PM - PT

The statements of fact contained in this report are true and correct. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting
conditions and are my personal, impartial, and unbiased professional analyses, opinions, and conclusions. 

I have no (or the specified) present or prospective interest in the property that is the subject of the work under review and no (or the specified) personal interest with respect to the
parties involved. 

I have performed no (or the specified) services, as an appraiser or in any other capacity, regarding the property that is the subject of the work under review within the three year
period immediately preceding acceptance of this assignment. 

I have no bias with respect to the property that is the subject of the work under review or to the parties involved with this assignment.

My engagement in this assignment was not contingent upon developing or reporting predetermined results. 

My compensation is not contingent on an action or event resulting from the analyses, opinions, or conclusions in this review or from its use.

My compensation for completing this assignment is not contingent upon the development or reporting of predetermined assignment results or assignment results that favors the
cause of the client, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this appraisal review.

My analyses, opinions, and conclusions were developed and this review report was prepared in conformity with the Uniform Standards of Professional Appraisal Practice.

I have not, unless otherwise noted, made a personal inspection of the subject of the work under review. No one provided significant appraisal, appraisal review, or appraisal
consulting assistance to the person signing this certification (If there are exceptions, the name of each individual(s) providing appraisal review, or appraisal consulting assistance
must be stated.) 

Contingent and Limiting Conditions 

The certification of the Reviewer appearing in the review report is subject to the following conditions and to such other specific and limiting conditions as are set forth by the
Reviewer in the review report.

1.  The Reviewer assumes no responsibility for matters of a legal nature affecting the property which is the subject of this review or the title thereto, nor does the Reviewer render
any opinions as to the title, which is assumed to be good and marketable.

2.  The Reviewer is not required to give testimony or appear in court because of having made the review, unless arrangements have been previously made therefore.
3.  The Reviewer assumes that there are no hidden or unapparent conditions of the property, subsoil, or structures, which would render it more or less valuable. The Reviewer

assumes no responsibility for such conditions, or for engineering which might be required to discover such factors.
4.  Information, estimates, and opinions furnished to the Reviewer, and contained in the review report, were obtained from sources considered reliable and believed to be true

and correct. However, no responsibility for accuracy of such items furnished the Reviewer can be assumed by the Reviewer.
5.  Disclosure of the contents of the report is governed by the Uniform Standards of Professional Appraisal Practice and the Bylaws and Regulations of the professional appraisal

organizations with which the Reviewer is affiliated.
6.  Neither all, nor any part of the content of the review report, or copy thereof (including the conclusions of the review, the identity of the Reviewer, professional designations,

reference to any professional appraisal organizations, or the firm with which the Reviewer is connected), shall be used for any purposes by anyone but the client specified in
the review report, its successors and assigns, professional appraisal organizations, any state or federally approved financial institution, any department, agency, or
instrumentality of the United States or any state or the District of Columbia, without the previous written consent and approval of the Reviewer.

7.  No change of any item in the review report shall be made by anyone other than the Reviewer and the Reviewer shall have no responsibility for any such unauthorized change.

   



Loan Number:

Doc ID:

THIS APPRAISAL FOR:

WAS PROCURED USING FNC'S COLLATERAL MANAGEMENT SYSTEM.

Appraisal Independence Compliance Letter

FNC is committed to helping our clients comply with their Appraisal Independence obligations, whether arising from the

independence requirements in the Interagency Appraisal and Evaluation Guidelines, the Truth in Lending Interim Final

Regulations or the Appraisal Independence Requirements of Fannie Mae and Freddie Mac. FNC systems alone cannot ensure

compliance, however, when they are operated as designed and used in conjunction with the lender's documented policies and

procedures, FNC systems will enable the client to operate in an appraisal independence-compliant manner.

Appraiser Independence

• Licensing and Certification

• Business rules and processes can identify when appraisers are not properly licensed or certified for the assignment

based on their current profile

• Improper Influence

• System safeguards can assure the appraiser only receives sale price and sales contract. No other values are

communicated to the appraiser.

Borrower Receipt of Appraisal

FNC systems allow lenders to deliver their approved documents (including appraisals) from the platform via e-mail or

other interfaces.

Appraiser Engagement

• Lender

• FNC systems automate and manage all appraisal ordering processing. Loan production staff does not have direct

access to ordering, appraiser selection, and management of the assignment or payment processing. FNC platforms

have controls in place to limit access to those authorized by client policy.

• Broker

• For institutions with wholesale lending operations, FNC systems enable brokers to initiate and pay for appraisals

systematically, however the process isolates the broker from the appraiser selection, management of the

assignment, and payment processing for the appraiser.

Prevention of Improper Influences on Appraisers

FNC systems assign appraisal and review assignments to fee appraisers, staff appraisers, or appraisal management

companies (AMCs) based on the lender's business model and processes, which allows lenders to assure the

independence of its assignments.

400376326

20190906-4949-1

31252 PECKHAM RD Wilder ID 83676



Certificate ID #:

Certificate Date: 09/23/2019

684006

Certificate of Appraiser Independence

Subject Property:

Certificate Date:

United States Appraisals, an entity with no vested interest in the outcome of this real estate transaction, certifies that through its technology platform
and policies and procedures, the appraisal report represented was delivered in compliance with the APPRAISER INDEPENDENCE LAWS.

Key Process Points:

1. All appraisals are subject to a secondary review which could result in corrections to the document or value modifications.

2. All pre-qualification valuations were performed via AVM or independently without knowledge of, or access to, the appraiser.

3. The lender named on the appraisal report submitted the appraisal request form via our secure appraisal management platform which does not contain
estimated value, loan amount, or target values.

4. Appraiser selection, both automated and manual, was performed in compliance with the appraiser independence requirement.

5. All orders, except where explicitly documented, are arms length transactions where the lender is unaware of the appraiser's identity until the final copy of
the appraisal report is delivered.  The appraiser is only provided the client name and address to facilitate appraisal form completion, and is never provided the
loan officer, processor, or any other originating personnel contact information.

6. The system prevents knowledge of, and communications with, the appraiser, and documents all lender communications to promote compliance.

7. All FHA appraisals have been placed in accordance with the requirements of the U.S. Department of Housing and Urban Development's HUD Mortgagee
Letter 2009-28.

09/23/2019

31252 PECKHAM RD Wilder ID 83676

United States Appraisals   8500 W 110th St Suite 105   Overland Park, KS  66210



UCDP Submission Summary Report (SSR)

Doc File ID 1101447464 Report Date/Time 09/26/2019 12:12:23

Document File Status (FRE) Successful Seller/Servicer Number 156827

Lender Name
LoanDepot.Com-Xome Valuation Services

LLC
Lender Loan Number 400376326

 

Appraisal 1

Original Submitted Date/Time 09/23/2019 16:11:47 Document Status Successful

Number of Resubmissions 1 Form Type FNM 1004/FRE 70

Last Submission Date/Time 09/26/2019 12:11:13 Appraised Value $270000

Subject Address 31252 Peckham Rd, Wilder, ID 83676 Appraisal Effective Date 2019-09-18

Supervisory Appraiser

Appraiser Daniel Perry ID / CRA-1919 Borrower Name Danny Cardoza

Comps Comp Address Adjusted Sale Price

Comp1 26362 Riverview Rd, Wilder, ID 83676 $264600
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override

request

Override

automatically

approved

09/26/2019

12:11:27
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override

request

Override
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approved

09/26/2019

12:11:27

UAD Compliance Findings

No findings returned

Freddie Mac Proprietary Edit Findings

FRE4000 N/A N/A N/A
This appraisal is eligible for collateral representation and

warranty relief, pending an assessment of the loan.
Warning N/A N/A N/A

FRE4020 N/A N/A N/A
LCA Risk is assessed at 1 indicating a Very Low risk of

overvaluation.
Warning N/A N/A N/A
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Certificate of Appraiser Independence

Subject Property:

Certificate Date:

United States Appraisals, an entity with no vested interest in the outcome of this real estate transaction, certifies that through its technology platform
and policies and procedures, the appraisal report represented was delivered in compliance with the APPRAISER INDEPENDENCE LAWS.

Key Process Points:

1. All appraisals are subject to a secondary review which could result in corrections to the document or value modifications.
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3. The lender named on the appraisal report submitted the appraisal request form via our secure appraisal management platform which does not contain
estimated value, loan amount, or target values.

4. Appraiser selection, both automated and manual, was performed in compliance with the appraiser independence requirement.

5. All orders, except where explicitly documented, are arms length transactions where the lender is unaware of the appraiser's identity until the final copy of
the appraisal report is delivered.  The appraiser is only provided the client name and address to facilitate appraisal form completion, and is never provided the
loan officer, processor, or any other originating personnel contact information.

6. The system prevents knowledge of, and communications with, the appraiser, and documents all lender communications to promote compliance.

7. All FHA appraisals have been placed in accordance with the requirements of the U.S. Department of Housing and Urban Development's HUD Mortgagee
Letter 2009-28.

09/23/2019

31252 PECKHAM RD Wilder ID 83676

United States Appraisals   8500 W 110th St Suite 105   Overland Park, KS  66210







































































































































































































































BOCC HEARING
CAFO PRESENTATION 

AK FEEDERS, LLC
CU2022-0036-APL

www.mywhitebarn.com

Presented by Matt Wilke
White Barn Ventures, Inc.



Intro AK FEEDERS, WILDER, ID

Good afternoon Honorable Commissioner's, Staff,
Neighbors, and Friends. I am proud to present our CAFO
application and sincerely appreciate the time and effort
each of you has taken to be here today. Your dedication to
ensuring our Ag community thrives is ever-present, and I
am grateful for the opportunity to present this application
before you.

Our proposed site consists of approximately 79.6 acres,
and will have a 3,700 cow capacity with an average
weight of 750 pounds upon approval.
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AK Feeders is proposing a 3,700 head feedyard for beef cattle along the Idaho and Oregon 
border near Wilder, Idaho. AGPROfessionals has worked with AK Feeders on the design, 
engineering, and nutrient management planning for the proposed feedyard expansion. After 
reviewing the Notice of Appeal for CU2022-0036, AK Feeders, the major concerns were 
specified as:  
 

• Traffic Count Increase 
• Increase of Nitrates and Environmental Impact 
• Odor and Flies – Waste Management and Nuisance Control Plan 
• Need Idaho NPDES Permit 
• High Risk on Siting Team  
• Parcel of Land is 200 feet to the Snake River 

 
The concerns have been noted and been addressed throughout the Canyon County Planning and 
Zoning Process and the engineering process. Below is a summary of how each item has been 
addressed. 
    
Traffic Count Increase 
 
AK Feeders, their planner, and engineer, met with the Oregon Department of Transportation 
(ODOT) and Golden Gate Highway District (GGHD) on February 27, 2023. The feedyard is 
estimated to increase the traffic from 13 average annual daily trips to 24 average annual daily 
trips. According to Street Light Data, “Average Annual Daily Trips takes in all vehicle trips on a 
segment of road or highway during a yearlong interval, in both directions, and then divides the 
total by 365 days to arrive at the average number of daily trips.” 

 
A traffic narrative was developed by AGPROfessionals engineers and submitted to both ODOT 
and GGHD to document the proposed traffic increase (Attachment A). As the increased traffic 
volumes are below the Traffic Impact Study (TIS) thresholds of 50 peak hour trips and 500 
average annual daily trips (Section 3110.010 of the Highway Standards and Development 
Procedures for the Association of Canyon County Highway Districts, 2022), the peak hour left 
turning volume is less than 10 vehicles, and the peak hour right turning volume is less than 25 
vehicles, no roadway improvements are anticipated for the proposed uses. As a part of the CUP 
conditions, the access is proposed to be paved to provide tracking control for the site.  
 
Increase of Nitrates and Environmental Impact 
 
County Code of Canyon County, Idaho defines a Confined Animal Feeding Operation (CAFO) 
as a facility over 1,000 cattle. If the facility is under 1,000 cattle it is not defined as a Confined 
Animal Feeding Operation (CAFO) does not require a Conditional Use Permit (Section 08-01-06 
Definitions). Under Idaho State Department of Agriculture (ISDA) rules, Beef CAFOs do not 
need a nutrient management plan (NMP) until they reach 1,000 beef animals. If the facility were 
to operate at the current amount, they would not need to implement clay lined ponds, 
grading/drainage, or NMP. By crossing the 1,000 beef animal threshold, additional measures will 
be taken to protect the water in the area. The design parameters are from the 
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Agricultural Waste Management Field Handbook, Chapter 10, 651.1080 Appendix 10D 
Geotechnical, Design, and Construction Guidelines and are designed to protect surface and 
groundwater.  
 
The site was designed and engineered by an Idaho licensed Professional Engineer. The ponds are 
designed with a minimum of 15% clay material at 300 psi compaction (or equivalent) to meet the 
regulated seepage rate of 1x10^-6 cm/sec. This is inspected by ISDA prior to use. ISDA inspects 
the site annually and reviews the NMP on a regular basis. The additional regulatory requirements 
for environmental protection are implemented when Beef CAFOs exceed 1000 animal units and 
therefore, this facility will have more environmental protection than it would have had if it 
maintained under 1000 animal units. 
  
According to Idaho Department of Environmental Quality (IDEQ), the Idaho Ground Water 
Quality Standard and EPA drinking water standard for public water systems is 10 parts per 
million (or 10 milligrams per liter (mg/L)). It appears that the well samples taken were under 10 
mg/L and they were located adjacent to the site. It did not appear that the wells were down 
gradient of the project site. 
   
The other samples appear to be surface water samples from or near the Allen Drain. The project 
site is located in the Mid Snake River/Succor Creek Subbasin from data provided by the Idaho 
Soil and Water Conservation Commission. According to the Idaho Pollutant Discharge 
Elimination System Effluent Limit Development Guidance, “Nutrients except ammonia, are not 
toxic pollutants under the Clean Water Act (CWA) so the need for effluent limits can be 
evaluated differently than toxics. In some cases, suspected water quality problems due to 
nutrients may best be handled by the total maximum daily load (TMDL) process.” The Total 
Maximum Daily Load (TMDL) as identified in this reach of the Snake River is predominately 
sediment. The nitrogen and phosphorus loadings in the Snake River in this region are not 
currently listed as a TMDL. This does not mitigate the importance of reducing the nitrogen and 
phosphorus loadings in surface water but puts emphasis on reducing the sediment loadings.  
The nutrients that a feedyard produce in the manure are predominately nitrogen and phosphorus. 
These are the same nutrients that are also used in standard farming practices, fowl feces, pasture 
animals, etc., which are unregulated.  
 
Odor and Flies – Waste Management and Nuisance Control Plan 
 
A Waste Management and Nuisance Control Plan (Attachment B) was submitted as part of the 
application for the CAFO Permit for AK Feeders that specifically addresses a plan to mitigate 
odor and flies/pests that can occur with a feeding operation. The sections below outline the 
sections of the plan to address both odor and flies/pests.  
 

o Odor  
Odors result from the natural decomposition processes that start as soon as the manure 
is excreted and continue as long as any usable material remains as food for 
microorganisms living everywhere in soil, water, and manure. Odor strength depends 
on the kind of manure, and the conditions under which it decomposes. Although 
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occasionally unpleasant, the odors are not dangerous to health in the quantities one 
customarily notices around animal feeding operations and fields where manure is 
spread for fertilizer. AK Feeders will use the following methods and management 
practices for odor control:  
 
1. Pen Management   
 
Drainage and Regular Manure Removal  
Dry manure is less odorous than moist manure. Standing water can increase microbial 
digestion and odor-producing by-products. AK Feeders will conduct proper pen 
maintenance and surface grading to reduce standing water. In between pen cleanings, 
the manure will be mounded in the pens prior to being exported.  
 
2. Manure/Stormwater Pond Management 
  
Aerobic Designed Ponds  
The runoff ponds are designed to capture runoff only and be rather shallow to keep 
aerobic conditions. Ponds will be dewatered when needed in accordance with the NMP 
for AK Feeders. The shallow nature and large surface area of the ponds will promote 
evaporation as well.  
 

o Pest Control - Insects and Rodents  
Insects and rodents inhabit environments that have an adequate-to-good food supply 
and that foster habitat prime for breeding and living. AK Feeders will manage insect 
and rodent habitat and available food supply by minimizing the existence of such 
environments through practicing routine good housekeeping, commodity storage 
cleaning, site grading, and maintenance. Traps and chemical treatments are effective 
control methods and will be used, as necessary.  
 
1. Habitat Management  
 
Regular Manure Removal and Lot Management  
Proper manure management removes both food sources and habitat for flies. AK 
Feeders manure management consists of routine lot harrowing, lot scraping, cleaning of 
alleys, and removal of manure for land application. All manure will be routinely third 
party exported. Exporting the manure will eliminate odors associated with the manure 
composting process.  
 
Reduce Other Fly Habitats  
Standing water, weeds, and grass are all prime habitats for fly reproduction and 
protection. AK Feeders tends each field and mows the grass and weeds, as appropriate, 
to control fly breeding conditions. Where practical, AK Feeders management of these 
areas will consist of ditch burning, mowing along roadways and waterways, and 
grading lot, pasture, and roadways to reduce standing water.  
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2. Controls – Biological and Chemical  
 
Biological Control  
Parasitic wasps make excellent biological fly control and are widely used. AK Feeders  
will consider parasitic wasps as a biological control, as needed. This method will be 
warranted by the results of the other control measures previously outlined.  
 
Baits and Chemical Treatments  
Baits and treatments are generally very effective. If additional pest prevention is 
necessary, AK Feeders will use USDA approved fly sprays and baits, such as Pyganic. 
Application levels, and methods of such, will be warranted by the results of the other 
control measures previously outlined.  
 
In the event it is determined that nuisance conditions from pests such as flies and 
rodents persist, AK Feeders will initially increase the frequency of the housekeeping 
and management practices outlined previously. If further action is necessary, AK 
Feeders will increase use of USDA approved chemical controls and treatments, such as 
fly sprays and baits, and rodenticide for pest control. 
 

Need Idaho NPDES Permit 
 
Idaho does not have a General CAFO NPDES Permit. Idaho Department of Environmental 
Quality (IDEQ) and Idaho State Department of Agriculture (ISDA) have a Memorandum of 
Understanding (MOU). The purpose of the MOU is to interpret and apply the relative authorities 
and responsibilities of ISDA and DEQ relating to Nutrient Management. ISDA has relative 
authority over the Nutrient Management Plans of the Beef Cattle Operations. The facility does 
not intend to discharge and therefore does not need an Individual NPDES Permit. 
  
The proposed CAFO Ponds are designed for stormwater runoff. The feedyard does not have 
additional processed water. 
  
High Risk on Siting Team 
  
The Siting Team rated the site as a High Risk but provided mitigation factors to reduce the high 
risk of the site. The mitigation factors that were recommended and will be implemented by the 
facility are: 
 

• Waste System improvements/modifications will need to take place prior to the increase in 
animal units.  

• Appropriate setback distances as listed in IDAPA 02.04.30 subchapter D “Stockpiling of 
Agriculture Waste” from the stockpiling of solid waste to any domestic or irrigation well 
or down-gradient surface water of the State of Idaho.  

• Care should be taken when applying solid waste/manure to the facility-controlled fields 
to ensure that runoff does not occur as a result of a weather event. Timely incorporation 
of solid manure applications into the soil will also assist in minimizing runoff potential. 
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Also, animal manure should be incorporated into the soil prior to irrigation and ideally 
within 72 hours of application.  

• Care should be taken when handling liquid and solid waste in the facility. To protect 
groundwater, effluent associated with the CAFO facility and standing effluent in the 
corrals and low areas of the facility must be stored/transferred in an ISDA-approved 
structure. Furthermore, frequent removal of solid waste and storage in a concrete/clay-
lined (>15% clay) surface will help to prevent groundwater pollution.  
 

The owner has reviewed and acknowledged the mitigation matters and plans to implement them 
as part of the CAFO operation.  
 
Parcel of Land is 200 feet to the Snake River 
 
The edge of the parcel of land where the feedyard expansion is being proposed is located 
approximately 200 feet from the Snake River; however, the proposed pens are 1,000 feet away 
(Attachment C). The proposed pens will be designed and graded to drain to a lined 
impoundment. A grading plan has been developed for the proposed expansions (Attachment D). 
In an extreme design storm, there is over 1000 feet of vegetative buffer between the pens/ponds 
to the Snake River.  
 
Vegetative buffer strips for filtering out nutrients in land application are recommended at 20 feet 
or 50 feet for fields longer than 1000 feet (per Phosphorus Indexing Requirements by ISDA). 
These buffers are intended to intercept and slow runoff thereby providing water quality benefits. 
The feedlot will capture the runoff in the ponds, and then has an additional 1000 feet until water 
would reach the Snake River, providing more than sufficient vegetative setback from the Snake 
River.  
 
There is a roadside drain on the northeast corner of Peckham Road and State Line Road which 
appears to catch stormwater runoff from the roadway. There is over 700 feet of vegetative buffer 
between the feedyard pens and the drain. The vegetation is to be maintained and regularly 
inspected.  
 
The concerns on the environment, water quality, odor/flies, and traffic are factors that can be 
present on a feedyard expansion. These factors have been mitigated with engineering and 
planning and will continue to be monitored by the owner/operator per the Canyon County CAFO 
permit Conditions and the ISDA NMP that are in place.  
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AK Feeders CUP Traffic Narrative 
 

  



 

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

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

Traffic Narrative 

Prepared for AK Feeders 
Canyon County Conditional Use Permit 

 

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

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

 
Figure 1. Golden Gate Highway District Functional Classification 2040  

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

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

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

As the increased traffic volumes are below the TIS thresholds, the peak hour left turning volume 
is less than 10 vehicles, and the peak hour right turning volume is less than 25 vehicles, no 
roadway improvements are anticipated for the proposed uses. As a part of the CUP conditions, 
the access is proposed to be paved to provide tracking control for the site.  
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Introduction 
 
This Management Plan for Waste and Nuisance Control (MPWNC) has been developed and 
implemented to identify methods AK Feeders will use to minimize the inherent conditions that exist 
in confinement feeding operations. The management plan outlines management practices generally 
acceptable and proven effective at odor and pest management and minimizing nuisance conditions. 
This narrative is a proactive measure to assist integration into local communities. AK Feeders 
management will use practices to their best and practical extent. 

 
Legal Description 
 
The concentrated animal feeding facility described in this MPWNC is located directly on the 
Idaho and Oregon border, on the west side of State Line Road in Section 14, Township 4 North, 
Range 6 West. 

 
Odor Control 
 
Odors result from the natural decomposition processes that start as soon as the manure is excreted 
and continue as long as any usable material remains as food for microorganisms living 
everywhere in soil, water and the manure. Odor strength depends on the kind of manure, and the 
conditions under which it decomposes. Although occasionally unpleasant, the odors are not 
dangerous to health in the quantities one customarily notices around animal feeding operations 
and fields where manure is spread for fertilizer. AK Feeders will use the following methods and 
management practices for odor control: 

 
1. Pen Management 

 
o Drainage and Regular Manure Removal 

Dry manure is less odorous than moist manure. Standing water can increase microbial 
digestion and odor-producing by-products. AK Feeders will conduct proper pen 
maintenance and surface grading to reduce standing water. In between pen cleanings, 
the manure will be mounded in the pens prior to being exported. 

 
2. Manure/Stormwater Pond Management 

 
o Aerobic Designed Ponds 

The runoff ponds are designed to capture runoff only and be rather shallow to keep 
aerobic conditions. Ponds will be dewatered when needed in accordance with the 
Nutrient Management Plan for AK Feeders. The shallow nature and large surface 
area of the ponds will promote evaporation as well.   
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Dust Control 
 

Dust from pen surfaces is usually controlled by intensive management of the pen surface by 
routine cleaning and harrowing of the pen surface. The purpose of intensive surface management 
is twofold: to keep cattle clean and to reduce pest habitat. The best management systems for dust 
control involve moisture management. Management methods AK Feeders will use to control dust 
are: 

 
1. Pen Density 

 
o Moisture will be managed by varying stocking rates and pen densities. The animals’ 

wet manure and urine keep the surface moist and control dust emissions.  Stocking 
rates are considered in the management of dust. 

 
2. Regular Manure Removal 

 
o AK Feeders will conduct regular manure removal. Manure removal and pen 

maintenance are conducted as needed. 
 

3. Water Trucks 
 
o Should nuisance dust conditions arise, water tanker trucks or portable sprinkling 

systems will be used for moisture control on pens and roadways to minimize nuisance 
dust conditions. 

 
If it is determined that nuisance dust and odor conditions persist, AK Feeders may increase the 
frequency of the respective management practices previously outlined, such as pen cleaning, 
surface grading and pen maintenance. 

 
 

Pest Control - Insects and Rodents 
 
Insects and rodents inhabit environments that have an adequate-to-good food supply and that 
foster habitat prime for breeding and living. AK Feeders will manage insect and rodent habitat 
and available food supply by minimizing the existence of such environments through practicing 
routine good housekeeping, commodity storage cleaning, site grading and maintenance. Traps 
and chemical treatments are effective control methods and will be used, as necessary. 



 

3 

 
 

 

1. Habitat Management 
 
o Regular Manure Removal and Lot Management 

Proper manure management removes both food sources and habitat for flies. AK 
Feeders manure management consists of routine lot harrowing, lot scraping, cleaning 
of alleys and removal of manure for land application. All manure will be routinely 
third party. Exporting the manure will eliminate odors associated with the manure 
composting process.  

 
o Reduce Other Fly Habitats 

Standing water, weeds and grass are all prime habitats for fly reproduction and 
protection. AK Feeders tends each field and mows the grass and weeds, as 
appropriate, to control fly breeding conditions. Where practical, AK Feeders 
management of these areas will consist of ditch burning, mowing along roadways and 
waterways, and grading lot, pasture, and roadways to reduce standing water. 

 
2. Controls – Biological and Chemical 

 
o Biological Control 

Parasitic wasps make excellent biological fly control, and are widely used. AK 
Feeders will consider parasitic wasps as a biological control, as needed. This method 
will be warranted by the results of the other control measures previously outlined.  

 
o Baits and Chemical Treatments 

Baits and treatments are generally very effective. If additional pest prevention is 
necessary, AK Feeders will use USDA approved fly sprays and baits, such as Pyganic. 
Application levels and methods of such will be warranted by the results of the other 
control measures previously outlined. 

 
In the event it is determined that nuisance conditions from pests such as flies and rodents persist, 
AK Feeders will initially increase the frequency of the housekeeping and management practices 
outlined previously. If further action is necessary, AK Feeders will increase use of USDA 
approved chemical controls and treatments, such as fly sprays and baits, and rodenticide for pest 
control. 
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Grading Plan 
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Planning and Zoning Commission 
Canyon County Development Services Dept.  

  
  

CASE NUMBER: STAFF REPORT  Page 1 of 13 

 

 

HEARING DATE: November 16, 2023 Ph

oto 

  

OWNER: 
AK Feeders, LLC 

David DeBenedetti, Manager 

  

APPLICANT/REP: 

Matt Wilke, White Barn 

Ventures 

Hannah Dutrow, 

AGPROfessionals 

  

PLANNER: Deb Root 

  

CASE NUMBER: CU2022-0036 

  

LOCATION: 
 21696 Stateline Road, Wilder 

14-4N-6W-NW 

  

PROJECT DESCRIPTION: 

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

 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

CCZO 07-02-03: Definitions Enumerated: 

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

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

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

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

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

 

 
 

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

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

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

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

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

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

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

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

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

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

 

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

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

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

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

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

 

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

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

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

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

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

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

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

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

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

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

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

facility location. 

 

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

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

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

 

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

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

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

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

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

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

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

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

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

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

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

groundwater pollution. 

 

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

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

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

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

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

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

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

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

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

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

 

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

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



OR2023-0002: STAFF REPORT  Page 5 of 13 
 

 
 

The siting team’s focus is environmental concerns with ground and surface water contamination and 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

map as appropriate (includes property in Canyon and Owyhee Counties 

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

Public Water Systems = 5 

Residential Wells = 350 

State Monitoring Wells = 56 

Deep Injection Wells = 1 

Population 2020 = 2,669 

Irrigated Acres = 27,868 

USGS (NHD) Springs = 1 

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

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

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

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

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

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

 

PROJECT OVERVIEW: 
 

Existing Conditions: 

Direction Existing Conditions Primary Zone Other Zones 

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

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

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

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

southwest  
“A” (Agricultural) NA 

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

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

 

Surrounding Land Use Cases:   

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

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

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

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

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

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

Team Map (Exhibit 10). 

 

Character of the Area:   

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

 

Facilities:  

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

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

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

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

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

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

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

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

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

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

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

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

agricultural fields south of the feedlot on the subject property. 
 

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

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

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

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

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

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

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

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

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

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

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

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

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

 

Essential Services:  

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

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

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

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

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

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

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

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

office, paramedics, City of Wilder, or SWDH.   

 

COMPREHENSIVE PLAN ALIGNMENT: 

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

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

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

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

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

‘Agriculture’ as follows: 

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

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

well as rangeland and ground of lesser agricultural value. 

 

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

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

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

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

 

POTENTIAL IMPACTS: 

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

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

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

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

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

 

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

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

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

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

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

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

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

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

 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

the Siting Team for the site review analysis.  Neighbors to 

the south of the property have expressed concerns with 

nitrates and water contamination.  Nutrient Management 

Plans and application of nutrients to the properties are the 

jurisdictional responsibility of the Idaho State Department of 

Agriculture (ISDA).  Staff has proposed conditions (Exhibit 

2) to mitigate the concerns expressed by the immediately 

adjacent properties including a 300-foot buffer from the 

Cardoza property, R37348, restricting the land application of 

nutrients and a 500-foot buffer to restrict composting or 

stockpiling of nutrients/waste within that buffer along 

Peckham Road on the southern boundary of the subject 

property and around parcel R37348 (Cardoza). 

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

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

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

the area. 

 

  

Nitrate 

Priority 

Area  
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COMMENTS: 

Public:  

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

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

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

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

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

 

Letters of Concern/Opposition: Exhibit #: 

Glenis Christopherson 10/10/23 47 

Raleigh and Dee Hawe 10/12/23 48 

Deidre and Randy Brown  10/26/23 49 

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

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

Brad and Victoria Case 09/15/2023 52 

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

Dee Dee Alderson 10/24/2023 54 

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

Susan Isaak and Debbie Cardoza 10/27/23 56 

Christina Marston  10/27/2023 57 

Danny and Debbie Cardoza 10/25/23 58 

Debbie Cardoza 10/28/2023 59 

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

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

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

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

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

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

   
 

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

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

 

Letters of Support: Exhibit #: 

Support forms Last name: A - M 45 

Support Forms Last Name and miscellaneous:  N - Z 46 

 

 

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

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

AGENCY LIST 
EXHIBIT 

# 
   
Oregon Department of Transportation District 14 17 

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

Canyon Soil Conservation District 19 

Department of Environmental Quality 20 

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

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

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

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

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

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

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

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

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

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

   

RECOMMENDATION: 

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

subject to the conditions of approval or as amended. 

  

DECISION OPTIONS: 

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

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

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

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

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

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

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

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

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

 

The Planning and Zoning Commission may: 

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

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

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

  

Exhibit # 1 Parcel Tool Information Sheet 

Exhibit # 2 DRAFT FCOs 

Exhibit # 3 Site Plan & Grading Plan 

Exhibit # 4 Applicant Rep. Matt Wilke Comp Plan Analysis 

Exhibit # 5 Wilke AK Feeders Presentation 

Exhibit # 6 Andy Bishop Property History 

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

Exhibit # 8 CAFO SITE ADVISORY TEAM REPORT 

Exhibit # 8.1 ISDA email synopsis of report-Adhikari 

Exhibit # 8.2 ISDA Adhikari to staff BMP-storage effluent 

Exhibit # 8.3 ISDA Adhikari to Wilke risk score mitigation 

Exhibit # 9 SITING TEAM SCORE SHEET 

Exhibit # 10 SITING TEAM MAP 

Exhibit # 11 Custom Soil Research Report  

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

Exhibit # 12.1 Waste Management Narrative 

Exhibit # 12.2 #18-Characteristics of Proposed Operation 

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

Exhibit # 14 CAFO Lighting Plan-location of lights 

Exhibit # 15 Traffic Narrative Calculations 

Exhibit # 16 Traffic Narrative  

Exhibit # 17 Oregon Department of Transportation 

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

Exhibit # 19 Canyon Soil Conservation District 

Exhibit # 20 Idaho Department of Environmental Quality (IDEQ) 

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

Exhibit # 22 AK Feeders, LLC Master Application documents 

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

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

Exhibit # 25 DSD Staff Courtesy Notice--site construction 

Exhibit # 26 Applicant response to Courtesy Notice 

Exhibit # 27 Applicant/Staff-Potato Cake slab 

Exhibit # 28 Area Property Map-staff review 

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

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

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

Exhibit # 32 Case Map:  Small ortho with Flood Overlay  

Exhibit # 33 Case Map:  Small ortho 

Exhibit # 34 Case Map:  Zoning 

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

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

Case Map:  Soil and Farmland Report 

Case Map:  Nitrate Priority Area 

Case Map:  Small Vicinity Map 

Case Map:  Subdivision 

Case Map:  Subdivision Lot Report 600 feet 

Case Map:  Lot Classification 

Case Map:  Contour Map 

Letters of Support 155 individuals list and letters A-M 

Letters of Support list and letters N-Z and miscellaneous 

Glenis Christopherson 10/10/23 

Raleigh and Dee Hawe 10/12/23 

Deidre and Randy Brown  10/26/23 

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

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

Brad and Victoria Case 09/15/2023 

Debbie Cardoza inquiry & staff response 02/28/23 

Dee Dee Alderson 10/24/2023 

Staff Response to Ms. Alderson 10/24/2023 

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

Christina Marston  10/27/2023 

Danny and Debbie Cardoza 10/25/2023 

Debbie Cardoza 10-28-23 

Arena Valley citizens submitted by Isaak 10/25/23 

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

a. Isaak Cardoza submission CU2020-0001 PZ FCOs 

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

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

d. Isaak Cardoza submission Remittitur CV14-21-10123 

BOCC Resolution and request for Siting Team Review 

Staff Review of Area Property History (land divisions) 

ISDA to staff question:  Cattle in waterways 

Related/Reviewed Statutes (not all inclusive) 

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

Exhibit # 37 

Exhibit # 38 

Exhibit # 39 

Exhibit # 40 

Exhibit # 41 

Exhibit # 42 

Exhibit # 43 

Exhibit # 44 

Exhibit # 45 

Exhibit # 46 

Exhibit # 47 

Exhibit # 48 

Exhibit # 49 

Exhibit # 50 

Exhibit # 51 

Exhibit # 52 

Exhibit # 53 

Exhibit # 54 

Exhibit # 55 

Exhibit # 56 

Exhibit # 57 

Exhibit # 58 

Exhibit # 59 

Exhibit # 60 

Exhibit # 61 

#61 A 

#61 B 

#61 C 

#61 D 

Exhibit # 62 

Exhibit # 63 

Exhibit # 64 

Exhibit # 65 

Exhibit # 66 
 

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

FINDINGS OF FACT, CONCLUSION OF LAW AND ORDER 
 

 

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

 
 
 
 
 
 
 
 
 
  

 

Summary of the Record 
 

1. The record is comprised of the following: 
 

A. The record includes all testimony, the staff report, exhibits, and documents in Case File CU2022-0036. 
 

Applicable Law 
 

(1) The following laws and ordinances apply to this decision: Canyon County Code §01-17 (Land Use/Land 
Division Hearing Procedures), Canyon County Code §07-05 (Notice, Hearing and Appeal Procedures), Canyon 
County Code §07-07 (Conditional Use Permits), Canyon County Code §07-02-03 (Definitions), Canyon 
County Code §07-10-27 (Land Use Regulations (Matrix)), Canyon County Code §08-01 (Confined Animal 
Feeding Operations), Idaho Code §67-6512 (Special Use Permits, Conditions, and Procedures)  

 

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

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

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

d. Upon the granting of a special use permit, conditions may be attached to a special use permit including, 
but not limited to, those: (1) Minimizing adverse impact on other development; (2) Controlling the 
sequence and timing of development; (3) Controlling the duration of development; (4) Assuring that 
development is maintained properly; (5) Designating the exact location and nature of development;(6) 
Requiring the provision for on-site or off-site public facilities or services; (7) Requiring more 
restrictive standards than those generally required in an ordinance; (8) Requiring mitigation of effects 
of the proposed development upon service delivery by any political subdivision, including school 
districts, providing services within the planning jurisdiction. See Idaho Code §67-6512, CCZO §07-07-
17, and 07-07-19. 
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Case #  CU2022-0036 – Findings of fact, Conclusions of law and Order Page 2 

e. In accordance with CCZO §07-01-15 The applicant conducted a neighborhood meeting on July 11, 
2022 at 6 p.m. having provided notice to property owners within 600 feet of the subject property and 
having met the minimum 10-day notification period.  The sign-in sheet indicates 19 people were in 
attendance. (Exhibit 22)   

 

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

 

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

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

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

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

 

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

(7) The County’s hearing procedures adopted per Idaho Code §67-6534 require that final decisions be in the form 
of written findings, conclusions, and orders. CCZO 07-05-03(1)(I). 

 

The application (CU2022-0036) was presented at a public hearing before the Canyon County Planning and Zoning 
Commission on (November 16, 2023). Having considered all the written and documentary evidence, the record, the 
staff report, oral testimony, and other evidence provided, including the conditions of approval and project plans, 
the Canyon County Planning and Zoning Commission decide as follows: 

 

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

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

 

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

 

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

 

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

 

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

 

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

2. What is the nature of the request? 
 

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

 
 

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

 

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

 

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

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

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

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

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

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

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

Conclusion: For case file CU2022-0036 the Planning and Zoning Commission finds that the proposed use and 
conditional use application for a Confined Animal Feeding Operation (CAFO) is consistent with the 
2020 Canyon County Comprehensive Plan adopted by County Resolution No. 11-098, as amended.  
The Plan contains the planning Components as required by I.C. § 67-6508.  The commission need not 
examine each goal and policy but consider the Plan as a whole.  The applicable plan, the 2020 
Comprehensive Plan, designates the proposed CAFO application area as Agriculture.   

 



 

Case #  CU2022-0036 – Findings of fact, Conclusions of law and Order Page 4 

The Commission when reviewing the Plan as a whole, finds and concludes that the use and application 
are consistent with the Plan based on the evidence and review of the Plan components. The Plan 
directs the hearing body to utilize measures, like the conditions use permit and/or a development 
agreement, to mitigate potential interference with existing residential use and potential impacts on 
ground and surface water, which the Commission believes is accomplished here.  The Plan also 
directs expansion of agricultural uses and economic opportunities, which are accomplished in this use 
and application.  
 

 

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

  

 (2) Chapter 1:  Property Rights Component: 

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

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

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

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

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

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

the Canyon County Ordinances. 

 

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

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

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

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

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

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

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

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

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

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

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

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

 

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

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

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

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

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

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

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

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

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

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

 

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

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

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

regulatory agencies including IDEQ and IDWR.  Additional enforceable conditions are 

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

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

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

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

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

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

predominantly agricultural area.  The Commission acknowledges that there are residential 

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

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

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

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

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

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

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

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

area. (Exhibits 3 & 22).  
 

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

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

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

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

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

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

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

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

areas of impact and encourage future population to locate in areas that are conducive for 

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

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

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

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

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

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

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

their beef crop.   

 

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

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

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

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

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

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

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

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

support the agriculture industries by encouraging the maintenance of continued agricultural 

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

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

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

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

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

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

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

& 46 containing 155 individual submissions) 

 

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

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

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

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

community.”   

 

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

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

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

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

below: 

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

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

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

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

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

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

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

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



 

Case #  CU2022-0036 – Findings of fact, Conclusions of law and Order Page 7 

This Land Use Component includes eleven (11) general policies directed at the review 

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

subdivisions and individual land parcels, and require development agreements when 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

& 18).  

 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

39, & 41). 

 

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

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

application in this area of the county. 

 

 (7) Chapter 6:  Natural Resources Component:   

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

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

 (10) Chapter 9:  Transportation Component  
The Plan’s transportation component has many broad goals and policies as well as specific 
goals and policies for various types of development.  The county is reliant on the highway 
districts, the Idaho Transportation Department, and other agencies with jurisdictional 
authority to provide comment on any impacts to the County’s roadways.  In this case, 
Golden Gate Highway District No. 3 (GGHD) and the Oregon Department of Transportation 
(ODOT) are the transportation agencies with jurisdiction over the roadways in the area of 
this project.  The GGHD and the ODOT have reviewed and provided comment in response 
to the application information (Exhibit 17 & 18).  The Commission acknowledges that area 
residents are concerned about an increase in truck traffic to and from the proposed facility 
and as evidenced in the aerial maps there are a number of ninety degree or ‘sharp’ turns in 
Peckham and Red Top Roads (Exhibit 33 and 48 & 52).  The Commission also 
acknowledges that this is an agricultural area that is expected to have agricultural traffic 
including tractors, harvesting equipment, semi-trucks and trailers as well as residential 
vehicles.  The applicant estimates that if approved there could be a net increase of eleven 
(11) daily vehicle trips in the traffic analysis (provided to GGHD inclusive of employees, 
trucks and service providers.  Consistent with Policy No. 13 the site has access to 
maintained public roads, State Line Road and Peckham Road, for fire protection and 
emergency services access.  The applicant must comply with GGHD access requirements 
(Exhibit 15 & 16).  The Commission finds the application and noticing processes consistent 
with applicable goals and policies in this component. 
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 (11) Chapter 10:  Special Areas, Sites, and Recreation Component:   
This component considers the many important aspects of our rivers, parks and recreation 
opportunities in Canyon County.  The Commission acknowledges that area residents were 
concerned with impacts to the Snake River and that there is wildlife including snow geese 
that migrate through this region as evidenced by aerial photo and provided pictures (Exhibits 
47 & 50).  The southwest corner of the subject property (measured from the irrigation pivot) 
is located within approximately 250 feet of the Snake River however, the proposed CAFO 
facility (80-acre site) delineated on the site plan is buffered by approximately 750-800 feet 
of irrigated pasture land.  The concerns with seepage and water contamination are proposed 
to be mitigated through the state agency required permitting processes as outlined in the 
Siting Team report and IDEQ letter (Exhibit 8 & 20). The Commission also acknowledges 
that the applicant has provided a lighting plan (Exhibit 14) and must comply with the 
requirement for downward facing shielded lighting at the facility in accordance with CCZO 
§08-01-11(1)C4 addressing (Exhibit 47 Glenis Christopherson) concerns for light pollution 
and potential impact to the wildlife.   With these considerations the Commission finds that 
the property is agricultural, in agricultural production, and that the other goals and policies 
of this component of the Plan are not directly applicable to the proposed facility. 
 

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

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

 (14) Chapter 13:  Agriculture Component:  
The goals and policies of this component are specific to agriculture.  The reviews of the 
other specific agriculture sections in the Land Use Component and Natural Resources 
Component are also pertinent to this section as well.  The first statement in this component 
reads, “Canyon County is a highly productive agricultural area as a result of good soils, a 
long growing season, and the delivery of water by irrigation districts and canal companies.  
Agriculture and farming provide the economic and social foundation of our communities.  It 
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is therefore essential for the county to support agriculture through the land use planning 
process.  Canyon County’s policy is to support agricultural use of agricultural land and to 
protect agricultural lands from inappropriate and incompatible development.” The following 
goals and policies in this component address the needs and expectations for agriculture and 
agricultural activities. 

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

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

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

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

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

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

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

Commission also recognizes that there are existing residential homes on agricultural 

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

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

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

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

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

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

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

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

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

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

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

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

35, and 4).   

 

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

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

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

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

 

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

 

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

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

 

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

 

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

 

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

 

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

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

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

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

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

 

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

 

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

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

 

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

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

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

 

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

 

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

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

 

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

 

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

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

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

 

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

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

 

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

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

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

 

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

 

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

 

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

 

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

 

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

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

 

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

 

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

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

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

 

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

 

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

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

 

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

 

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

 

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

A. General Requirements: 
  

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

 

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

  

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

 (2) Exhibit 34 Zoning and Classification Map. 
  

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

 

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

  

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

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

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

  

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

 

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

  

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

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

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

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

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

  

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

B. Animal Waste: 
  

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

 

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

  

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

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

 

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

  

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

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

  

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

C. Site Setbacks: 
  

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

or irrigation well.  (Condition #3) 
 

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

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

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

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

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

 
 

 

Order 
 

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

Conditions of Approval 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

 

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

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

Peckham Road, Wilder, Idaho. 
 

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

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

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

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

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

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

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

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

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

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

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

Resources). 
 

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

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

documentation prior to issuance of a certificate of occupancy. 
 

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

 

DATED this ________ day of _________________________, 2023. 
 

PLANNING AND ZONING COMMISSION 
                                          CANYON COUNTY, IDAHO 

  
                                                                                               ____________________________________ 
                                                                                                              Robert Sturgill, Chairman 
 

State of Idaho  ) 

    SS 

County of Canyon County ) 

On this ______day of _____________, in the year 2023, before me_________________________, a notary public, personally appeared 

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

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

Notary:         

 My Commission Expires:      
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Attachment A:  Site Plan and Grading Plan 
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Attachment B:  Siting Advisory Team Report 
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Attachment C:  Waste Management and Nuisance Control Plan 
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State of Idaho CAFO Site Advisory Team Environmental Risk Form Name & Date of Siting: AK Feeders. 9/6/2023

Risk Scoring System

1 = Low Risk = Ideal goal for environmental protection

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

ground or surface water

Category Result Risk Score

Soil

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

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

Ground Water

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

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

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

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

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

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

Surface Water

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

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

Nutrient Transport

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

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

Index 1 40.00

Index 2 3.00

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

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

Traffic Narrative 

Prepared for AK Feeders 
Canyon County Conditional Use Permit 

 

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

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

 
Figure 1. Golden Gate Highway District Functional Classification 2040  

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

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

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



Page 3 of 3 

 

 

Conclusion 
 

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

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

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

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

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

ACRES NO. OF LOTS AVERAGE LOT SIZE

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

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

SUBDIVISIONS IN PLATTING

SUBDIVISION & LOT REPORT

SUBDIVISION NAME

PLATTED SUBDIVISIONS

15881 Purple Sage Road

MOBILE HOME & RV PARKS

SUBDIVISION NAME

SUBDIVISION NAME
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SOIL INFORMATION IS DERIVED FROM THE USDA'S CANYON COUNTY SOIL SURVEY OF 2018
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AK FEEDERS, LLC
CU2022-0036

CONFINED ANIMAL FEEDING OPERATION
Planning & Zoning Commission 

November 16, 2023 



AK FEEDERS:  Request

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

The property is zoned 

“A” (Agricultural) and a CAFO

is allowed by CUP in the 

Agricultural zone.

SITE PLAN:  Exhibit 3



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

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

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

steers, bulls and cow/calf pairs;

CAFO:

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

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

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

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



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

2. What is the nature of the request?

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

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

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

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

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

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



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

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

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

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

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

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



AK FEEDERS:  Criteria

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

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

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

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

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

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



AK FEEDERS:  Criteria
Section C continued

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

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

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

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

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

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

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

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

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


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

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

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



AK FEEDERS:  SITE

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

• Parcel R37348010 contains 163.23 
acres. 

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



AK FEEDERS:  SITE

• The subject property contains 
an existing feedlot facility 

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

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

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

Canyon County GIS Aerial 
Image 2020

Canyon County GIS Aerial 
Image 2022



AK Feeders:  Site History

5/9/1994

8/31/2011

6/23/2009

8/22/2002

10/5/2012



AK FEEDERS: Site History

4/29/2015

6/29/2017

3/26/2021



AK FEEDERS:  VICINITY

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

• Adrian, OR is approx. 4 miles northwest

• Parma is approx. 7.5 miles north and east

• Wilder is approx. 5 miles east

• Homedale is approx. 5.6 miles southeast

Homedale

Wilder

Adrian, 
OR

Parma

Subject 
Property



AK FEEDERS: Zoning & Classification Map 

• The Zoning of the subject property is 
agricultural.

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

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

• The 2020 Comprehensive Plan identifies this 
area as Agriculture

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

Exhibit # 34



AK FEEDERS:  Maps

EXHIBIT # 35 EXHIBIT # 39 EXHIBIT # 41

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

Not located in a Nitrate Priority Area 



AK FEEDERS:  Surrounding Land Use/Character

Exhibit # 40

Lot Classification Map

Exhibit # 43Exhibit # 32



AK FEEDERS:  Comprehensive Plan

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

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

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

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



AK FEEDERS:  Comprehensive Plan
Chapter 13:  Agricultural Component

Goals:

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

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

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

Policies:  

1. Preserve agricultural lands and zoning classifications.

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

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

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

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



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



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



Looking westerly on Red Top at Case Ln 
intersection

Travelling westerly on Red Top towards sharp curve  from Case Ln

Looking  west across the Vernon Case property from Red Top

Travelling westerly on Red Top, Case property to left



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

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



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

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

AK Feeders Barnyard



AK Feeders Barnyard



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

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

AK Feeders Barnyard



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



AK Feeders Barnyard

31492 Red Top

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



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



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



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

Haystack



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



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

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



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

Looking north easterly from State Line 
Road

Looking  north easterly –moving 
east



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



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



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

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



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



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



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

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



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



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



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

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



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

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



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

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

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



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

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



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

Looking 
north from 
Peckham 
Road 

Looking northeasterly across 
the subject property from 
Peckham Road.

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



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

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



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

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

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

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

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

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

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



AK Feeders:

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

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

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

stock water.

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



AK FEEDERS:  CAFO Siting Advisory Team Report

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

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

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

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

Mitigation:  Any possible mitigation of the environmental risks.



AK FEEDERS:  CAFO Siting Advisory Team Report

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

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

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

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



AK FEEDERS:  Risk Evaluation Score Sheet (Exhibit 9)



AK FEEDERS:  Siting Team Map

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

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



AK FEEDERS:  Potential Impacts

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

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

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

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

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



AK FEEDERS:  Potential Impacts

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

• Noise, dust, flies, odor

• Lighting

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

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

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

• Viewshed and changing the character of the area

• Interference with Wildlife including the migratory snow geese

• And decrease in property value



AK FEEDERS:  Public Comments –

• Opposition Letters:  Exhibits #47 - #61D 

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

• Andy Bishop property history:  Exhibit 6



AK Feeders:  Agency Comments

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

• Oregon Department of Transportation (Exhibit 17)

• Canyon Soil and Conservation District (Exhibit 19)

• Idaho Department of Environmental Quality (Exhibit 20)

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



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

and/or amended; 

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

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

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

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



Recommendation

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

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

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



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

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

a. Compliance with Idaho State Department of Agriculture

b.   Compliance with Idaho Department of Environmental Quality

c.   Compliance with Idaho Environmental Protection Agency

d. Compliance with Idaho Department of Water Resources

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

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

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

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

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

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

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



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

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

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

specifications as required by those regulatory agencies with CAFO oversight.

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

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

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

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

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

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

the other owner gives written consent to a shorter distance.

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

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

composting.

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

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

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

CONDITIONS CONTINUED



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

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

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

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

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

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

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

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

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

CONDITIONS CONTINUED



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

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

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

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

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

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

cell light(s) typical for residential/farm/barnyard lighting may remain on throughout the night.  Existing lighting must be 

shielded to direct the light down and inside the property.

9. The feedlot, waste systems, and support facility (barnyard) shall be kept weed free and/or maintained in compliance with 

CCCO Chapter 2 Article 1: Public Nuisances.  

10. The applicant shall not impede or disrupt existing irrigation structures, i.e. drains, laterals, supply ditches, on and adjacent

to the subject property.

CONDITIONS CONTINUED



11. The applicant shall not discharge CAFO process water or stormwater from the feedlot and/or settling lagoons to the Allen 

Drain.  Comply with ISDA rules and regulations.

12. The operator shall process and dispose of waste in a manner consistent with the requirements of the Nutrient Management 

Plan for AK Feeders as approved and regulated by the Idaho State Department of Agriculture.

13. The operator shall not land apply nutrients within 300 feet of parcel R37348 (two acres) at site address 31252 Peckham 

Road, Wilder, Idaho.

14. The operator shall not place a composting facility or stage/stockpile nutrients within 500 feet of any existing residential 

parcel [R37351, R37351011, R37351010, R37350] along/near the southern boundary (Peckham Road) of subject property 

R37348010 (163.23 acres) inclusive of residential parcel R37348.

15. The CAFO shall comply with the odor, waste, dust, and pest best management practices in compliance with the approved 

nutrient management plan and shall be consistent with Idaho Department of Environmental Quality (DEQ) and Idaho State 

Department of Agriculture (ISDA) requirements.

CONDITIONS CONTINUED



16. Signage shall meet CCZO §07-10-13 requirements, and shall not exceed 32 sq. feet as proposed by the applicant 

unless an additional sign permit is applied for and approved by the Director. 

17. The feedlot operation shall not exceed the maximum 3700 head of cattle at any given point in time within the feedlot 
facility without applying for and receiving approval through an amended or new conditional use permit.

18. The CAFO shall comply with the nutrient management plan as approved by the Idaho State Department of 
Agriculture.

19. Dust shall be controlled per applicable federal, state, and county laws, ordinances, rules, and regulations that pertain 
to operations including but not limited to nuisance regulations (CCCO Chapter 2 Article 1: Public Nuisances) and 
shall be consistent with Idaho Department of Environmental Quality (DEQ) and Idaho State Department of 
Agriculture (ISDA) requirements

20. The CAFO shall also comply with Idaho State Department of Agriculture rules regarding dead animal disposal.

21. The facility shall comply with the recommendations in the Mitigation section of the CAFO Siting Team report, to 
minimize potential water source contamination (Exhibit 8 and attached hereto as Attachment B).

CONDITIONS CONTINUED



22. The CAFO shall comply with stock water and/or commercial water right requirements (Idaho Department of Water 

Resources).

23. All employee, delivery-including cattle trucks, facility-related parking of vehicles shall be onsite--not in the public right-

of-way and/or along the shoulders of State Line Road in the vicinity of the facility.

24. Comply with all Fire District requirements by State adopted IFC and as evidenced by review and approval documentation

prior to issuance of a certificate of occupancy.

25. The Applicant shall submit a copy of the annual inspection report provided by the Idaho State Department of Agriculture 

to the Development Services Department (DSD) commencing December 31, 2023. Each annual inspection report shall be 

submitted to DSD no later than December 31st of each calendar year unless the report is received by the Applicant after 

that date in which case the report shall be submitted to DSD within ten business days of its receipt.

CONDITIONS CONTINUED



CCZO §07-06-05– Conditional Use Criteria
1. Is the proposed use permitted in the zone by conditional use permit?

2. What is the nature of the request?

3. Is the proposed use consistent with the comprehensive plan?

4. Will the proposed use be injurious to other property in the immediate vicinity and/or 
negatively change the essential character of the area?

5. Will adequate water, sewer, irrigation, drainage and stormwater drainage facilities, and utility 
systems be provided to accommodate the use?

6. Does legal access to the subject property for the development exist or will it exist at the time 
of development?

7. Will there be undue interference with existing or future traffic patterns?

8. Will essential services be provided to accommodate the use including, but not limited to, 
school facilities, police and fire protection, emergency medical services, irrigation facilities, 
and will the services be negatively impacted by such use or require additional public funding 
in order to meet the needs created by the requested use? (Ord. 16-001, 1-8-2016)



AK FEEDERS:  CAFO CRITERIA 
08-01-11: CRITERIA FOR APPROVAL AND DEVELOPMENT STANDARDS FOR NEW FACILITIES:

(1) Prior to approval of a CAFO siting permit for a new CAFO, and after public hearing, the 
commission shall find that the proposed new CAFO meets the following requirements:

A. General Requirements:
1. The new CAFO shall be within an area zoned A (agricultural), M-1 (light industrial), M-2 (heavy 

industrial) or IP (industrial park), where appropriate.
2. The new CAFO shall comply with and not be in violation of any federal, state or local laws or regulatory 

requirements.
3. An applicant shall not begin construction of a new CAFO prior to approval of the CAFO siting permit.
4. A new CAFO shall comply with IDAPA rules governing dead animal disposal.

B. Animal Waste:  (Regulated by ISDA, IDEQ, IDWR)
1. The new CAFO shall comply with the terms of its nutrient management plan for land application.
2. The new CAFO shall be in compliance with all applicable environmental regulations and requirements.
3. All new lagoons shall be constructed in accordance with state and federal regulations.



AK FEEDERS:  Criteria

C. Site Setbacks: An expansion of an existing CAFO, other than a simple expansion of the number of animals, 

shall comply with the following site setbacks. If the expansion requires a change in only one or more of the 
following, the particular item shall comply with the particular setback listed below. The site shall not be 
required to meet new setback requirements unless the requested expansion requires a change in that particular 
item. For example, if there is no change in the size or location of the ensilage process, an operator need not 
bring that particular use into conformance with the requirements of subsection C2 of this section regarding 
setback from an existing residence.

1. The locating of animal waste systems, corrals, wells and septic systems shall conform to all applicable rules, 
regulations and specifications as required by those regulatory agencies with CAFO oversight.

2. Any feed product resulting from the ensilage process shall be located at least three hundred fifty feet (350') 
from any existing residence not belonging to the owner or operator of the CAFO, unless the other owner 
gives written consent to a shorter distance.

3. All agricultural buildings, feed bunks, feed racks, corrals, feed storage areas, or other improvements shall be
set back a minimum of fifty feet (50') from the public rights of way.

4. Lights shall be placed and shielded to direct the light source down and inside the property lines of the new 
CAFO. All direct glare from the CAFO lights shall be contained within the CAFO facility area.



AK FEEDERS:  Criteria
Section C continued

5. No new CAFO shall be approved unless the following questions are answered to the satisfaction of the 
commission or board:
(A) Whether the proposed facility will be injurious to or negatively change the essential character of the 

vicinity.
(B) Whether the proposed facility would cause adverse damage, hazard and nuisance to persons or 

property within the vicinity.
(C) Whether studies should be ordered at the CAFO applicant's expense to aid the commission/board in 

determining what additional conditions should be imposed as a condition of approval to mitigate 
adverse damage, hazard and nuisance effects.

6. The animal waste system shall not be located or operated closer than five hundred feet (500') from an 
existing residence belonging to someone other than the applicant, or be located and/or operated closer 
than one hundred feet (100') from the property lines, unless the other owner gives written consent to a 
shorter distance.

7. No animal waste system shall be located and/or operated closer than one hundred feet (100') from a 
domestic or irrigation well.

8. No animal waste system shall be located closer than one hundred feet (100') from a public right of way.
9. The setbacks contained herein shall not apply to land application.

D. Exemption To Subsection (1)C Site Setbacks: Certain land parcels may not be conducive to setback 
requirements due to unique locations, demographics and technology. Where appropriate, the commission 
may grant an applicant a variance to setback requirements pursuant to section 07-08-01 (variance) of this 
code. If this setback includes animal waste systems, the systems shall meet all state and federal regulations 
and be approved by the regulatory agency exercising authority. (Ord. 07-002, 1-18-2007)

https://codelibrary.amlegal.com/codes/canyoncountyid/latest/canyoncounty_id/0-0-0-2861#JD_07-08-01


AK FEEDERS:  
08-01-14: GRANT OR DENIAL OF CAFO SITING PERMIT:

(1) If the commission finds that the applicant has carried the burden of persuasion that the 
proposed expanding or new CAFO complies with the criteria set forth in this article, the 
commission shall grant the CAFO siting permit requested. The CAFO siting permit shall be in 
the form of findings of fact, conclusions of law and order. If the commission does not find that 
the applicant has shown that the proposed expanding or new CAFO meets the criteria set 
forth herein, the commission shall deny the CAFO siting permit in writing setting forth reasons 
for the denial and the relevant law relied upon and action that may be taken by the applicant 
to attempt to obtain a conditional use permit. In making such decision, the commission may 
use information and consider recommendations received from the state of Idaho CAFO 
advisory team or any other similar group.

(2) Construction of the new or expanding CAFO must commence within three (3) years of the 
issuance of the CAFO siting permit and be completed within five (5) years of the same date. 
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