
























































PLANNING AND ZONING COMMISSION 

DEVELOPMENT SERVICES DEPARTMENT 

STAFF REPORT – ZONING AND SUBDIVISION CASE 

Staff: Elizabeth Allen, Planner III, elizabeth.allen@canyoncounty.id.gov Date:  August 25, 2022 

Case Number and Name Application/Property Owner 

CR2021-0012 & SD2021-0057 Edenbrook Estates Ryan and Heidi Walker 

Public Hearing Date Submittal Date Representative 

September 1, 2022 October 28, 2021 Subdivision Maker, LLC 

Brief Summary of Request Property Address/Location 

The applicant Subdivision Maker, LLC representing the 

property owners, Ryan and Heidi Walker, are 

requesting a Conditional Rezone and Development 

Agreement for approximately 14.906-acres, to change 

the zoning district form “A” (Agricultural) to “CR-RR” 

(Conditional Rezone – Rural Residential). The request 

includes a Short Plat for Edenbrook Estates 

Subdivision. The proposed plat contains three five-acre 

single-family lots and one private road lot. 

The subject property, parcel no. R37921011 is located 

approximately 600-feet south of Goodson Road and 

approximately 1,000-feet east of the Goodson Road/Wagner  

Road intersection, Caldwell. 

Background 

The subject property was utilized for farmland in past. 

In 2021, the original parcel was approved for an 

Administrative Land Division which created the subject 

parcel (R37921011) 14.906 acres as agricultural only, 

and the parcels to the north, parcel R37921010 5.011 

acres with a residential building permit available, and 

parcel R37921 5.013 acres with a residential building 

permit available.  

Existing 

Zoning 

Existing 

Land Use 

Future Land 

Use 

Area Average 

Minimum Lot Size 
Size of Property AOCI 

“A” 

(Agricultural) 
Farmland Agriculture 10.89 acres 14.91 acres None 

STAFF RECOMMENDATION 

Staff is recommending APPROVAL of the Conditional Rezone with Development Agreement and Short Plat. 

COMPATIBILITY with the COMPREHENSIVE PLAN 

The proposal is generally consistent with goals and policies in 

the 2020 Canyon County Comprehensive Plan. The future 

land use map designates the property as Agriculture. 

Properties to the north and west are designated as Residential. 

COMPATIBLITY with the EXISTING AREA 

The proposal is compatible with the existing area. The 

immediate area is characterized by residential and 

agricultural uses. Ten subdivision have been approved since 

1972 within one mile of the site with an average platted lot 

size of 4.84 acres. As conditioned, development of the site 

will be consistent with the character of the area.  
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Notifications: 

Agency: May 26, 2022 

Full Political: May 26, 2022 

Radius Notice: August 15, 2022 

Newspaper: August 14, 2022 

Posting: August 23, 2022 

Exhibits: 

1. FCO’s (CR2021-0012)

2. FCO’s (SD2021-0057) with

Attachment A Short Plat,

Attachment B Keller Approval

3. Application Documents

4. Agency Letters

a. BCID

b. Notus-Parma Highway

District No. 2

5. Maps

a. Small Air Photo

b. Vicinity

c. Zoning

d. Subdivision and Lot Report

e. Case Map and Report

f. Soils and Farmland Report

g. Dairy, Feedlot, & Gravel Pit

Map

h. Lot Classification

i. Nitrate Priority & Well Map

j. Future Land Use

k. TAZ

l. Contour Map
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 CRITERIA CHAPTER 7 ARTICLE 6 AND 17 CANYON COUNTY CODE 

07-06-07 CONDITIONAL REZONE

A. Standards of Evaluation: The presiding party shall review the particular facts and

circumstances of the proposed conditional rezone. The presiding party shall apply

the following standards when evaluating the proposed conditional rezone.

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

Plan;

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

more appropriate than the current zoning designation;

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

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

What measures will be implemented to mitigate impacts?

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

and utilities be provided to accommodate proposed conditional rezone;

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

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

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

taken to mitigate traffic impacts?

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

exist at time of development; and

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

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

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

B. Conditions Must Be Met: If the Commission recommends and the board approves

such order of preliminary rezoning, the order shall include any conditions,

stipulations, restrictions or limitations which the Commission recommends and the

board finds are necessary to the public health, safety and welfare. Such conditions,

stipulations, restrictions or limitations must be met before the "order of intent to

rezone" is issued. The development agreement must be signed and recorded before

final approval is given.

Short Plat 

Standard of Review for Subdivision Plats: 

A. Idaho Code, Sections 67-6512, 6509 and 6535 (Subdivisions, Hearings,

Decisions);

B. Idaho Code, Sections 50-1301 through 50-1329 (Platting); and

C. Canyon County Zoning Ordinance (CCZO), Article 17 (Subdivision Regulations).

Pursuant to CCZO §07-17-09, the “Planning and Zoning Commission shall hold a 

noticed public hearing regarding the preliminary plat. The Commission shall 
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recommend that the Board of County Commissioners approve, approve conditionally, 

modify, or deny the preliminary plat. “The reasons for action taken shall specify: 

1. The ordinance and standards used in evaluating the application;

2. Recommendations for conditions of approval that would minimize adverse

conditions, if any;

3. The reasons for recommending the approval, conditional approval, modification, or

denial; and

4. If denied, the actions, if any, that the applicant could take to gain approval of the

proposed subdivision.”

A. PROJECT AND SITE INFORMATION

BACKGROUND

• Assessor records indicate the original parcel was utilized as agricultural land for grazing (30 – 40 head of beef cattle),

pasture, and hay production before it was split.

• In March of 2021, an application for an Administrative Land Division was approved for the original parcel (AD2021-

0010, Exhibit 3). The parcel was divided as follows:

Parcel 1 (R37921) 5.013 ± acres with a residential building permit available. 

Parcel 2 (R37921010) 5.011 ± acres with a residential building permit available. 

Parcel 3 (R37921011) 14.906 ± acres agricultural only with no building permit available. 

PROPOSAL/SUMMARY 

The applicant, Subdivision Maker, LLC representing the property owners, Ryan and Heidi Walker, are requesting a 

Conditional Rezone and Development Agreement for approximately 14.906-acres to change the zoning district form “A” 

(Agricultural) to “CR-RR” (Conditional Rezone – Rural Residential). The request includes a Short Plat for Edenbrook 

Estates Subdivision. The proposed plat contains three five-acre single-family lots and one private road lot. 

Edenbrook Estates Subdivision – Preliminary Plat and Site Data 

Site Data 

- The site is currently undeveloped.

- Size: The parcel is approximately 14.906 acres

- Zone: A Conditional Rezone Rural Residential (CR-R-R) is proposed in conjunction with the Short Plat request.

- Lots: The applicant proposes three (3) residential lots and one (1) private road lot.

Access and Roads 

- Access: The applicant proposes a 60’ingress/egress onto Goodson Road via an existing 60’ ingress/egress

easement.

- Roads: A private road is proposed to serve the lots.

Facilities and Services 

- Potable Water: Individual domestic wells are proposed in compliance with Southwest District Health

requirements (Preliminary Plat Note. 2)

- Sewage Disposal: Individual septic systems are proposed in compliance with Southwest District Health

requirements (Preliminary Plat Note. 3)

- Irrigation: Surface irrigation water is delivered by Black Canyon Irrigation District via Lateral Conway Gulch

through an existing 6” pipe to the property's north boundary.

- Drainage: Stormwater run-off is proposed to be contained on-site and will be the responsibility of each lot owner

(Preliminary Plat Note. 8)
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- Power: The area is served by Idaho Power. 

- School District: Middleton School District. 

- Fire District: Middleton Rural Fire District. 

 

CHARACTER OF SURROUNDING AREA 

Purpose of Zones (§07-10-25)  

The property is zoned “A” (Agricultural). The purpose of the zone is to: 

A. “Promote the public health, safety, and welfare of the people of the County by encouraging the protection of viable 

farmland and farming operations; 

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

C. Protect fish, wildlife, and recreation resources, consistent with the purposes of the "Local Land Use Planning Act", 

Idaho Code title 67, chapter 65; 

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

impacts from development; and 

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

comprehensive Plan.” 

 

The applicant requests approval for a Conditional Rezone “R-R” (Rural Residential). The purpose of the zone is to: 

“encourage and guide growth in areas where a rural lifestyle may be determined to be suitable.” 

The following site photos were taken by staff on August 12, 2022.   

 

 

 

 
Image 1. Looking south into the site.  Image 2. Looking south into the site. 
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Image 3. Looking southeast from the north side of the site. The 

image shows the site and property to the east. 

Image 4. Looking northeast.  

  
Image 5. In the site looking north. Image 6. In the site looking north northeast. 

  
Image 7. In the site looking northwest.  Image 8. North of the site looking southwest.  
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Image 9. North of the site looking east southeast. Image 10. West of the site on Wagner Road looking east.  

  
Image 11. West of the site on Wagner Road looking north 

northeast. 

Image 12. West of site on Wagner looking north northeast.  

 

 Existing Conditions within one (1) mile Zoning 

NW 
Overview Acres Subdivision, Stadium Subdivision, Kimber Ridge Subdivision, and 

productive farmland.  
A, CR-RR, R-R 

N Goodson Subdivision, productive farmland. A 

NE Residential development and I-84.  A, R-R 

E Productive farmland, residential development, I-84.  A, CR-RR 

SE Productive farmland.  A 

S Productive farmland and sporadic homesites.   A 

SW Productive farmland and sporadic homesites. A 

W Productive farmland, Elm Crest Subdivision, and residential developments.  A, CR-RR, R-R 

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). 
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The property immediately to the east (R37922010) was conditionally rezoned to “R-R” (Conditionally Rezone Rural 

Residential, CR2019-0011) with a Development Agreement in 2019. The development of the 35 acres was restricted to no 

more than three (3) parcels, limited to one single-family dwelling per parcel, and no future development without amending 

the Comprehensive Plan Future Land Use Map. The residential to the west was created through the Administrative Land 

Division process and plats prior to 1979.  

Subdivisions in the Area 

Within one (1) mile of the site, there are ten (10) platted subdivisions and two (2) subdivisions in the public hearing process 

for a total of 289 lots (Exhibit 5d). The average platted lot size for subdivisions within one (1) mile is 4.84 acres. Within 

the notification radius of 600 feet, the median parcel size is 2.15 acres, and the average is 10.89 acres.  

Subdivision Acres Number of Lots Average lot size Year Platted 

Butterfly Ridge No. 1 52.14 13 4.01 2002 

Butterfly Ridge No. 2 86.75 20 4.34 2006 

Coombes Sub No. 1 25.10 16 1.57 1972 

Elm Crest Sub 35.23 41 0.86 1973 

Goodson Sub 13.79 3 4.60 1996 

Kimber Ridge Sub No. 1 16.11 5 3.22 2021 

Kimber Ridge Sub No. 2 32.37 9 3.60 2022 

Overview Acres Sub 11.19 4 2.80 2005 

Silver Sage Estates No. 1 28.79 20 1.44 2006 

The Stadium Subdivision 357.41 5 71.48 2018 

Hornet Cove Sub 16.19 14 1.16 In process 

Stadium Sub No. 2 221.86 136 1.63 In process 

 

AGRICULTURE 

Soil and Farmland 

As shown in Exhibit 5f, the property consists of the following soil capability classes:  

- Class 3 Moderately Suited Soil: 3.08 acres (20.66%) 

- Class 4 Moderately Suited Soil: 1.91 acres (12.80%) 

- Class 6 Least Suited Soil: 9.92 acres (66.54%) 

The farmland report identified the following farmland type: 

- Not prime farmland: 9.92 acres (66.54%) 

- Prime farmland if irrigated: 3.08 acres (20.66%) 

- Farmland of statewide importance, if irrigated: 1.91 acres (12.80%) 

Dairies and Feedlots   

One feedlot is located over one (1) mile from the subject property. No dairies were identified within two (1) of the subject 

property (Exhibit 5g). 

 

FACILITIES 

Domestic Water, Sanitary Sewer, and Stormwater 

The subject property is not located within an Area of City Impact. Potable water in the area consists of domestic private 

wells, and sanitary sewer consists of individual septic systems. The applicant is proposing individual private wells to serve 

the lots. Individual septic systems are proposed to serve the lots. Stormwater is proposed to be maintained on-site.  
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Irrigation 

The subject property has surface water rights and is served by Black Canyon Irrigation District. Development of the site 

will be required to protect irrigation maintenance road right-of-ways, lateral right-of-ways, and drainage right-of-ways. 

Based on a letter from Black Canyon Irrigation District, any laterals affected by the development will be required to be 

piped and structures built to ensure the continuation of irrigation water delivery. (Exhibit 4a) 

 

Access and Traffic  

The northern properties have approximately 819 feet of frontage 

along Goodson Road, which is maintained by Notus Parma 

Highway District No. 2. The proposed lots will have access onto 

Goodson Road via a private road. Image 14 shows Goodson Road 

is a non-striped two-lane rural road. The 2030 Functional 

Classification map identifies the roadway as a Collector.  

 

The parcel is located within the COMPASS Traffic Analysis Zone 

2036 (Exhibit 5k). The TAZ is utilized for tabulating traffic-

related data and provides future population, households, and jobs 

forecasts. The TAZ 2701 identifies a household growth of -4 – 50 

between 2020 and 2040.  

 

SERVICES 

On May 26, 2022, all affected essential services agencies were 

notified. No comments were received.  

Emergency Services  

The area is served by Middleton Fire District and Canyon County 

Sheriff. The closest fire station is Middleton Rural Fire District 

Station No. 2, located approximately 4.6 miles east of the site.  

Schools 

The site is within Middleton School District.  

HAZARDS 

Nitrate Priority Area 

The site is located outside of a nitrate priority area. The Maximum Contaminant Level (MCL) is the maximum permissible 

level of a contaminant that is delivered in a water system. The Environmental Protection Agency MCL for nitrates is ten 

parts per million (10 mg/L (milligrams per liter)). Nitrates above 10mg/Lis are expected to cause significant health problems. 

Wells in the area have nitrate levels ranging from 0.005 – 2.00 milligrams per liter. (Exhibit 5i) 

 

COMPREHENSIVE PLAN 

The subject property and surrounding area are designated as Agriculture on the 2020 Canyon County Comprehensive Plan 

Future Land Use map (Exhibit 5j). The table below identifies goals and policies in the Plan that align (green) and do not 

align (red) with the project, as proposed.  

Chapter 2. Population 

Goal 1. Consider population growth trends when making land use decisions. 

Chapter 5. Land Use 

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

compatible with the surrounding area. 

Goal 3. Use appropriate techniques to mitigate incompatible land uses. 

Goal 5. Achieve a land use balance, which recognizes that existing agricultural uses and non-agricultural development 

may occur in the same area. 

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

Image 14. Looking west down Goodson Road. 



 

Edenbrook Estates | Staff Report 

CR2021-0012 & SD2021-0057 

 

9 

Chapter 8. Public Services, Facilities and Utilities Component 

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

district. 

Chapter 11. Housing 

Goal 1. Encourage opportunities for a diversity of housing choices in Canyon County. 

Chapter 4. Economic Development 

Goal 2. To support the agriculture industries by encouraging the maintenance of continued agricultural land uses and 

related agricultural activities. 

Chapter 5. Land Use 

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

Chapter 6. Natural Resources 

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

Chapter 13. Agriculture 

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

Policy 1. Preserve agricultural lands and zoning classifications. 

 

 

B. COUNTY CODE REQUIREMENTS 

Chapter 7 Article 10 Section 3 Private Road and Driveway Requirements 

Development of the site will be required to meet private road requirements. A private road application will be required to 

be administratively approved before the case goes before the Board of County Commissioners.  

 

Chapter 7 Article 10 Section 21 Setbacks; Minimum Parcel or Lot Size; Height Regulations 

Should the request be approved, any structures on the property will be required to have a 20’ front, 10’ side, and 20’ rear 

setback from the property lines and maximum building heights of 35’.  

 

Chapter 7 Article 13 Section 3 Number of Space Required 

Two parking spaces will be required for each dwelling unit built on the site.  

 

Chapter 7 Article 17 Subdivisions 

As outlined in the staff analysis of section D of this staff report, the development of the site shall meet the requirements of 

Article 17. 

 

C.  COMMENTS 

Agency Comments 

Affected agencies were notified on May 26, 2022. The following agencies responded: 

 

- Black Canyon Irrigation District (Exhibit 4a): Provided comment requiring the protection of maintenance road right-

of-ways, lateral right-of-ways, and drainage right-of-ways, piped laterals, adequate overflow, and a signed agreement 

with the District and Reclamation.  

 

- Notus Parma Highway District No. 2 (Exhibit 4b): Provided comment with requirements.  

 

Public Comments 

Property owners within 600 feet of the subject property were notified on August 15, 2022. No comments were received. 

D. STAFF ANALYSIS 

Conditional Rezone with Development Agreement Staff Analysis 

As a zoning case Planning staff has reviewed the case relative to the required criteria in Canyon County Zoning Ordinance 

Chapter 7 Article 7 Section 7 and is recommending approval of the Conditional Rezone with Development Agreement.  
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Conformance to the Comprehensive Plan  

The proposed conditional rezone is generally consistent with the 2020 Canyon County Comprehensive Plan goals and 

policies. Although the Future Land Use for the site is Agriculture, the area has changed.  

 

Character of the Area  

Residential and agricultural uses characterize the immediate surrounding area. Since 1972 ten (10) subdivisions have been 

approved within one mile of the site with an average platted lot size of 4.84 acres. The proposal is for three residential lots 

with an average lot size of approximately five acres. The proposed lot sizes will be consistent with the character of the area, 

compatible with the surrounding uses, and will provide an opportunity for hobby farm uses. Conditions have been added to 

ensure that the site develops as proposed.  

 

Infrastructure and Services 

As conditioned, development of the site will be required to meet Highway District requirements for any improvements that 

may be needed on Goodson Road. A private road will serve the proposed lots with legal access onto Goodson Road.  

As proposed and conditioned, facilities and services will be provided to serve the use, including individual domestic wells, 

individual septic systems, drainage, and irrigation. No evidence has been provided that the proposal would impact schools, 

police, fire, and emergency services. Conditions have been added to address public health, safety, and welfare. 

 

Preliminary Plat Staff Analysis 

Upon review, the preliminary plat meets the minimum requirements within CCZO Chapter 7, Article 17 (Subdivision 

Regulations) subject to conditions (Exhibit 2). A breakdown of the requirements is shown in the table below.   

 

CCZO Standard For Required 
Conformance 
Y N N/A 

07-17-09 Preliminary Plat 

07-17-09(1)(A) 
Form of 

Presentation 
Scale and drawing size ☒ ☐ ☐ 

07-17-09(1)(B) 
Identification and 

Descriptive Data 

Subdivision name, location, developer information, 

surveyor/engineer information, north arrow, date, revision block, 

vicinity map. 

☒ ☐ ☐ 

07-17-09(1)(C) 
Existing 

Conditions Data 

Topography, location of water features and direction of flow, 

location/dimension/names of all right-of-ways, public areas, 

permanent structures to remain, and existing wells, adjacent 

recording subdivisions, zoning, acreage, boundaries, property 

owners within 300’. 

☒ ☐ ☐ 

07-17-09(1)(D) 
Proposed 

Conditions Data 

Road layout, typical lot dimensions, private road lot, easements, 

public use, zoning, unique areas of development (hillside, etc.), 

labeled private or public roads. 

A private road application shall be required to be approved 

administratively before the case goes to the BOCC 

☒ ☐ ☐ 

07-17-09(1)(E) 
Proposed Utility 

Methods 

Sewage, Water Supply, Stormwater Disposal, Irrigation System, 

Utility Easement. 
☒ ☐ ☐ 

07-17-09(2) Acknowledgment DSD acknowledgment of acceptance of the application. ☒ ☐ ☐ 

07-17-09(3) Agency Review 

07-17-

09(3)(A)(B) 

Transmission and 

Written Reply 

One copy of the preliminary plat provided to agencies. No 

comments from agency will be considered approval. 
☒ ☐ ☐ 

07-17-09(4) Commission Review 

07-17-09(4)(A) 
P&Z or HE 

Public Hearing 

Noticed public hearing on the preliminary plat with a 

recommendation. 

Scheduled for September 1, 2022 

☒ ☐ ☐ 
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07-17-09(5) Board Action 

07-17-09(5)(A) 
Board 

consideration 

Board consideration of the Commission’s recommendation at a 

noticed public hearing. 

Board consideration will occur after the Planning and Zoning 

Hearing  

☐ ☐ ☒ 

07-17-17 Combining Preliminary and Final Plats 

07-17-

17(1)(A)(B)(C) 

Developer 

request 

Proposal does not exceed 14 lots; no major special development 

consideration; all required preliminary and final plat information 

is complete. 
☒ ☐ ☐ 

E. DECISION OPTIONS AND STAFF RECOMMENDATION

Decision Options

• The Planning and Zoning Commission may recommend approval of the conditional rezone/development agreement

and preliminary plat;

• The Planning and Zoning Commission may recommend denial of the conditional rezone/development agreement and

preliminary plat; or

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

items.

Recommendation 

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

rezone/development agreement and the preliminary plat. 

Staff is recommending approval of the Conditional Rezone (CR2021-0012) and Short Plat (SD2021-0057). Staff has 

provided the following findings for the Planning and Zoning Commission’s consideration:  

1) Findings of Fact, Conclusions of Law and Order for Case No. CR2021-0012 (Conditional Rezone/Development

Agreement).

2) Findings of Fact, Conclusions of Law & Order for Case No. SD2021-057 (Short Plat).



PLANNING AND ZONING COMMISSION 

Edenbrook Estates – Conditional Rezone CR2021-0012 

Findings of Fact, Conclusions of Law, and Order 

Findings of Fact 

1. The applicant Subdivision Maker, LLC representing the property owners, Ryan and Heidi Walker, are requesting a

Conditional Rezone and Development Agreement for approximately 14.906-acres, to change the zoning district form

“A” (Agricultural) to “CR-RR” (Conditional Rezone – Rural Residential).

2. The subject property, parcel no. R37921011 is located approximately 600-feet south of Goodson Road and

approximately 1,000-feet east of the Goodson Road/Wagner Road intersection, Caldwell; also referenced as a portion

of the NW ¼ of Section 20, T5N, R3W, BM, Canyon County, Idaho.

3. The request is being heard concurrently with a Short Plat for Edenbrook Estates Subdivision (SD2021-0057). The

proposed plat contains three five-acre single-family lots and one private road lot.

4. The property is currently zoned “A” (Agriculture).

5. The subject property is designated as Agriculture on the 2020 Canyon County Comprehensive Plan Future Land Use

Map.

6. The subject property is not located in an Area of City Impact.

7. The subject property is located within Notus-Parma Highway District, Middleton Fire District, and Black Canyon

Irrigation District.

8. A neighborhood meeting was held on May 13, 2021 pursuant to CCZO §07-01-15.

9. Notice of the Planning and Zoning Commission public hearing was provided in accordance with CCZO §07-05-01.

Agency notice was provided on May 26, 2022. Newspaper notice was published on August 14, 2022. Property owners

within 600’ were notified by mail on August 15, 2022, and the property was posted on or before August 23, 2022.

10. The record includes all testimony received at the Planning and Zoning Commission public hearing held on September

1, 2022, the staff report, exhibits, and all documents contained in Case File No. CR2021-0012.

Conclusions of Law 

For case file CR2021-0012, the Planning and Zoning Commission finds and concludes the following regarding the Standards 

of Review for a Conditional Rezone CCZO §07-06-07. 

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

Conclusion: The proposed conditional rezone from “A” (Agricultural) to “Conditional Rezone Rural Residential” 

as conditioned is generally consistent with goals and policies in 2020 Comprehensive Plan and is not 

consistent with the Future Land Use Map.  

Finding: The proposed conditional rezone is not consistent with the 2020 Comprehensive Plan Future Land 

Use Map designation of Agriculture. The proposed conditional rezone as conditioned is generally 

consistent with goals and policies of the 2020 Comprehensive Plan as shown below:  

Chapter 2. Population 

Goal 1. Consider population growth trends when making land use decisions. 

Chapter 5. Land Use 

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

the county that is compatible with the surrounding area. 

Goal 3. Use appropriate techniques to mitigate incompatible land uses. 

Goal 5. Achieve a land use balance, which recognizes that existing agricultural uses and non-

agricultural development may occur in the same area. 

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

EXHIBIT 1
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Chapter 8. Public Services, Facilities and Utilities Component 

Policy 3. Encourage the establishment of new development to be located within the boundaries of 

a rural fire protection district. 

Chapter 11. Housing 

Goal 1. Encourage opportunities for a diversity of housing choices in Canyon County. 

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

current zoning designation?

Conclusion: The proposed conditional rezone as conditioned is compatible with surrounding land uses. 

Finding: The proposed conditional rezone is compatible with the surrounding area which is characterized by 

residential and agricultural uses. As conditioned development would be limited to the three 

residential lots with an average minimum lot size of 4.96 acres.  

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

Conclusion: The proposed conditional rezone as conditioned is compatible with the surrounding uses. 

Finding: There is rural residential development adjacent to the east, as well as further to the northwest, and 

north. The surrounding area consists of residential and agricultural uses. As conditioned 

development of the site is limited to three residentials lots with an average minimum lots size of 

4.96 acres. To remain compatible with the surrounding land use, each residential lot will be entitled 

to one single family dwelling. (Condition 4) 

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

implemented to mitigate impacts?

Conclusion: The proposed conditional rezone as conditioned will not negatively affect the character of the area. 

Measures will be implemented to mitigate impacts. 

Finding: The proposed conditional rezone as conditioned will not negatively affect the character of the area. 

Uses surrounding the site include agricultural and residential uses. As conditioned the development 

of the site will be restricted to three (3) residential lots and one (1) road lot. No secondary dwelling 

units shall be permitted and no additional splits will be available. (Condition 2 and 4) 

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

accommodate proposed conditional rezone?

Conclusion: Adequate facilities and services will be provided to accommodate the proposed conditional 

rezone. 

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

parcel. Development will adhere to Southwest District Health and Idaho Department of 

Environmental Quality regulations and standards for new wells and septic systems. (Condition 1) 

The property has water rights from Black Canyon Irrigation District. As conditioned historic 

irrigation laterals, drain and ditch flow patterns shall be maintained unless approved in writing by 

the local irrigation district or ditch company. (Condition 1 and 3) 

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

to and from the subject property to minimize undue interference with existing or future traffic patterns? What

measures have been taken to mitigate traffic impacts?
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Conclusion: The proposed conditional rezone will not require public street improvements in order to provide 

access to and from the subject property.  

Finding: The development will have access onto Goodson Road via an existing 60’ ingress/egress and a 

private road is proposed to serve the lots. A condition has been added to ensure the site develops in 

accordance with Notus-Parma Highway District No. 2 standards. (Condition 1) 

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

Conclusion:  The site has existing legal access onto Goodson Road. 

Finding: The site has existing legal access onto Goodson Road via an existing 60’ ingress/egress. The 

proposed residential lots will be served by a private road lot.  

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

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

Conclusion: Essential services will be provided to accommodate the use. No mitigation is proposed at this time. 

Finding:  No evidence has been provided to indicated that the proposed use will require additional public 

funding to meet the needs created by the requested use and police, fire, and emergency medical 

services will be provided to the property. A condition has been added to ensure development of the 

site will meet Middleton Rural Fire District Standards (Condition 1) 

§07-06-07B: Conditions be met: The development agreement must be signed and recorded before final approval is given.

§07-06-07C: Conditions Incorporated into Document: Any conditions, stipulations, restrictions or limitations imposed

pursuant to this section shall be incorporated as part of any site plan, plat, document of title of conveyance, and building

permit relating to the restricted land.

CONDITIONS OF APPROVAL 

1. The development shall comply with all applicable federal, state, and county laws, ordinances, rules and regulations

that pertain to the property, including but not limited to,

a. Notus Parma Highway District No. 2

b. Idaho Department of Environmental Quality (DEQ)

c. Southwest District Health

d. Middleton Rural Fire District

e. Black Canyon Irrigation District.

2. The subject property, R37921011, containing approximately 14.91 acres shall be developed into no more than three

lots, as described in Exhibit “A” and depicted in Exhibit “C”. No additional splits are available. Development of more

than three (3) residential lots are prohibited unless approved by subsequent comprehensive plan amendment, rezone,

and platting applications.

3. Historic irrigation lateral, drain and ditch flow pattern shall be maintained and protected.

4. The new residential lots shall be entitled to one single-family dwelling per lot and all other uses provided for in the

Rural Residential zone per CCZO 07-10-27 with the exception that there shall be no secondary dwelling units allowed.
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5. The developer shall comply with CCZO §07-06-07(4) Time Requirements: “All conditional rezones for a land use

shall commence within two (2) years of the approval of the board.”

6. Commencement shall be the approval of a final plat.

Order 

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

approval of Case No. CR2021-0012, a Conditional Rezone from a “A” (Agricultural) to “CR-R-R” (Conditional Rezone 

Rural Residential) for Parcel No. R37921011, subject to conditions of the Development Agreement (Attachment A). 

APPROVED this  day of September, 2022. 

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 2022, 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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EXHIBIT A 

LEGAL DESCRIPTION 
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EXHIBIT B 

SITE PLAN 



PLANNING AND ZONING COMMISSION 

Edenbrook Estates – Short Plat SD2021-0057 

FINDINGS, CONCLUSIONS LAW, AND ORDER 

Findings of Fact 

1. The applicant Subdivision Maker, LLC representing the property owners Ryan and Heidi Walker, are requesting a Short

Plat for Edenbrook Estates Subdivision. The proposal contains three five-acre single-family lots and one private road

lot.

2. The request is being heard concurrently with a Conditional Rezone with Development Agreement for parcel R37921011

to change the designation of the property from “A” (Agricultural) to “CR-RR” (Conditional Rezone – Rural

Residential).

3. The subdivision contains three (3) residential lots with in an average lot size of 4.95 acres.

4. Lot 4 is a private road lot that will provide the residential lots access to Goodson Road. Existing access consists of 60’

ingress/egress.

5. The property has surface irrigation rights. Irrigation will be provided via pressurized irrigation. (Attachment A,

Irrigation Summary Note 1 and 3).

6. Storm water run-off shall be maintained on site by swales, ditches, and similar retention methods on-site by each lot

owner (Attachment A, Plat Note 8 and 9).

7. Water and sanitary services will be provided via individual wells and individual septic systems (Attachment A, Plat

Note 2 and 3).

8. Notice of the Planning and Zoning Commission public hearing was provided in accordance with CCZO §07-05-01.

Agency notice was provided on May 26, 2022. Newspaper notice was published on August 14, 2022. Property owners

within 600’ were notified by mail on August 15, 2022, and the property was posted on or before August 23, 2022.

9. The record includes all testimony received at the Planning and Zoning Commission public hearing held on September

1, 2022, the staff report, exhibits, and all documents contained in Case File No. SD2021-0057.

Conclusions of Law 

Pursuant to CCZO §07-17-09(4): “The commission or hearing examiner shall hold a noticed public hearing on the 

preliminary plat. The hearing body shall recommend that the board approve, approve conditionally, modify, or deny the 

preliminary plat. The reasons for such action will be shown in the Commission's minutes. The reasons for action taken shall 

specify: 

1. The ordinance and standards used in evaluating the application;

2. Recommendations for conditions of approval that would minimize adverse conditions, if any;

3. The reasons for recommending the approval, conditional approval, modification, or denial; and

4. If denied, the actions, if any, that the applicant could take to gain approval of the proposed subdivision.”

Standard of Review for Subdivision Plat: 

A. Idaho Code, Sections 67-6512, 6509 and 6535 (Subdivisions, Hearings, Decisions);

B. Idaho Code, Sections 50-1301 through 50-1329 (Platting);

C. Canyon County Zoning Ordinance (CCZO), Article 17 (Subdivision Regulations)

The preliminary plat with irrigation and drainage plan are in conformance with CCZO Article 17, Idaho Code, Sections 67-

6512, 6509 and 6535 (Subdivisions, Hearings, Decisions), Idaho Code, Sections 50-1301 through 50-1329 (Platting), Idaho 

Code, Section 31-3805 (Irrigation) and Canyon County Code Chapter 7, Article 17 (Subdivisions). The short plat 

(preliminary and final plat) were found to be complete by Keller Associates (Attachment B) subject to conditions of 

approval. 

EXHIBIT 2
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Conditions of Approval 

1. All subdivision improvements and amenities shall be bonded or completed prior to the Board of County Commissioner’s 

signature on the final plat. 

 

2. Historic irrigation lateral, drain, ditch flow patterns, and easements shall be maintained unless approved in writing by 

the local irrigation of ditch company (Attachment B). 

 

3. Plat shall comply with Black Canyon Irrigation District requirements (Attachment B). 

 

4. Finish grades at subdivision boundaries shall match existing finish grades. Run-off shall be maintained on subdivision 

property unless otherwise approved (Attachment B). 

 

5. Plat shall comply with the requirements of Notus Parma Highway District No. 2 (Attachment B). Evidence of 

compliance shall by Notus Parma Highway District No. 2 signature on the final plat.  

 

6. The development shall comply with Southwest District Health requirements (Attachment B). Evidence of compliance 

shall be Southwest District Health’s signature on the final plat.  

 

7. Private road shall adhere to private road requirements of section 07-10-03 of Canyon County Code. (Attachment B). A 

private road application shall be required to be approved through an Administrative Decision before construction begins 

on the roadway.  

 

Order 

Based upon the Findings of Fact, Conclusions of Law contained herein for Case No. SD2021-0057, the Planning & Zoning 

Commission recommends approval of the preliminary plat for Edenbrook Estates Subdivision subject to conditions of 

approval as enumerated herein. 

 

RECOMMENDED FOR APPROVAL on this _________ day of _____________________, 2022. 

 

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 2022, 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  

PRELIMINARY PLAT 
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ATTACHMENT B 

KELLER APPROVAL 



Subdivision Maker LLC 
1434 New York Street, Middleton, Idaho 83644 

Development Services Department 

111 N. 11th Avenue 

Caldwell, Idaho 83605 

October 28, 2021 

208-899-9556

dadn,tayl.o.r@s_ubdivisionmaker.rom 

Re: Application - Conditional Rezone and Short Plat Canyon 

County Assessor's Parcel No.: 37921011 

Development Services Department: 

Subdivision Maker LLC, on behalf of landowner Ryan and Heidi Walker, is applying to 

conditionally rezone approximately 14.906 acres from A (Agricultural) to R-R (Rural Residential), 

and for preliminary and final plat approval of Edenbrook Estates Subdivision consisting of three, 

approximately 5-acre residential lots located about 600 feet south of Goodsoon Road about 1,000 feet 

east of the Goodson Road/Wagner Road intersection in Canyon County, Idaho. 

I reserved the subdivision and road names previously so there should not be a conflict. The 

subject property is shown on the Canyon County Future Land Use Map adjacent to the Residential 

area on the north side of Goodson Road. On March 5, 2021, the county-approved administrative land 

division was recorded as Instrument Number 2021-016393, which created the two, approximately 

five-acre parcels situated between the subject property and Goodson Road. A road users' agreement 

was recorded at that time for the shared approach to Goodson Road as required by the highway 

district. Also, CC&Rs were recorded to use and maintain the common irrigation system. 

The subject property is bordered on west, north and east by rural residential parcels, Interstate 

84 on the east, and a farm field on the south. Black Canyon Irrigation District provides surface water 

irrigation to, and drainage from, the subject property via Conway Gulch. 

A neighborhood meeting was held May 13, 2021 and eight people attended. Each liked the 

plan for larger lot sizes and continued hobby-farms lifestyles. 

Enclosed is the Master Application, this letter describing the request, Subdivision Worksheet, 

Irrigation Plan Application, neighborhood meeting sign-up sheet (required for rezone), copy of the 

recorded Road Users' Agreement, copy of the recorded Declaration of Covenants, Conditions, 

♦ SUBDIVISION AND LAND USE PLANNING ♦

EXHIBIT 3





Subdivision Maker LLC 
1434 New York Street, Middleton, Idaho 83644 

Development Services Department 

111 N. 11th Avenue 

Caldwell, Idaho 83605 

October 28, 2021 

208-899-9556

darin.ta..yJfil@subdiyjsionmaker.com 

Re: Application - Conditional Rezone and Short Plat Canyon 

County Assessor's Parcel No.: 37921011

Development Services Department: 

Subdivision Maker LLC, on behalf of landowner Ryan and Heidi Walker, is applying to 

conditionally rezone approximately 14.906 acres from A (Agricultural) to R-R (Rural Residential), 

and for preliminary and final plat approval of Edenbrook Estates Subdivision consisting of three 

approximately 5-acre residential lots located about 600 feet south of Goodsoon Road about 1,000 feet 

east of the Goodson Road/Wagner Road intersection in Canyon County, Idaho. 

I reserved the subdivision and road names previously so there should not be a conflict. The 

subject property is shown on the Canyon County Future Land Use Map adjacent to the Residential 

area on the north side of Goodson Road. On March 5, 2021, the county-approved administrative land 

division was recorded as Instrument Number 2021-016393, which created the two, approximately 

five-acre parcels situated between the subject property and Goodson Road. A road users' agreement 

was recorded at that time for the shared approach to Goodson Road as required by the highway 

district. Also, CC&Rs were recorded to use and maintain the common irrigation system. 

The subject property is bordered on west, north and east by rural residential parcels, Interstate 

84 on the east, and a farm field on the south. Black Canyon Irrigation District provides surface water 

irrigation to, and drainage from, the subject property via Conway Gulch. 

A neighborhood meeting was held May 13, 2021 and eight people attended. Each liked the 

plan for larger lot sizes and continued hobby-farms lifestyles. 

Enclosed is the Master Application, this letter describing the request, Subdivision Worksheet 

Irrigation Plan Application, neighborhood meeting sign-up sheet (required for rezone), copy of the 

recorded Road Users' Agreement, copy of the recorded Declaration of Covenants, Conditions, 

♦ SUBDIVISION AND LAND USE PLANNING♦









IRRIGATION PLAN APPLICATION 

CANYON COUNTY DEVELOPMENT SERVICES DEPARTMENT 

111 North 11th Avenue, #140, Caldwell, ID 83605 
www.canyonco.org/dsd.aspx Phone: 208-454-7458 Fax: 208-454-6633 

Applicant(s) 

Ryan and Heidi Walker 208-936-0646

Name Daytime Telephone Number 
10629 Valley Hi Road, Middleton, ID 83644 

Street Address City, State 

Darin Taylor, Subdivision Maker LLC 208-899-9556

Zip 

Representative Name Daytime Telephone Number/ E-mail Address 
1434 New York Street, Middleton, ID 83644 

Street Address City, State Zip 

Location of Subject Property: 1,000 feet east Goodson Road/Wagner Road intersection, 557 feet south of Goodson Rd.

Two Nearest Cross Streets or Property Address City 

Assessor's Account Number(s): R 37921011 
-----------

Section� Township� Range� 

This land: 

� Has water rights available to it. 

□ Is dry and has no water rights available to it. If dry, please sign this document and
return to the Development Services Department representative from whom you received it.

Idaho Code 31-3805 states that when all or part of a subdivision is "located within the boundaries of an 
existing irrigation district or canal company, ditch association, or like irrigation water delivery entity ... no 

subdivision plat or amendment to a subdivision plat or any other plat or may recognized by the city or 

county for the division of land will be accepted, approved, and recorded unless:" 

a. The appropriate water rights and assessment of those water rights have been transferred from said lands or
excluded from an irrigation entity by the owner; or

b. The owner, person, firm, or corporation filing the subdivision plat or amendment to a subdivision plat or
map has provided underground tile or conduit for lots of one (1) acre or less, or a suitable system for lots of
more than one (1) acre which will deliver water to those land owners within the subdivision who are also
within the irrigation entity with the appropriate approvals:

1. For proposed subdivisions located within negotiated area of city impact, both city and county zoning
authorities must approve such irrigation system in accordance with Idaho Code Section 50-1306. In
addition, the irrigation entity charged with the delivery of water to said lands must be advised
regarding the irrigation system.

Revised 1/7/2021 









474 Elgin St. – P.O. Box 226 – Notus, ID 83656 – 208-459-4141 – Fax 208-459-3428 

June 14, 2022 

Canyon County Development Services Department 

111 North 11th Ave. Suite 140 

Caldwell, ID  83605 

(208) 454-7458

RE:  Conditional Rezone and Development Agreement. Parcel R37921011 

Case No.  CR2021-0012, SD2021-0057 

Applicant:  Subdivision Maker LLC 

Planner:  Elizabeth Allen 

The property is located approximately 600-feet south of Goodson Road and approximately 1000-feet east of the 

Goodson Road and Wagner Road intersection, City of Caldwell, Idaho. 

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

change. 

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

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

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

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

District or the Reclamation. 

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

to ensure the delivery of irrigation water to our patrons. 

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

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

receive irrigation water.   

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

adversely affected by the proposed land use changes. 

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

sections of the Conway Gulch Drain, C.G. 1.1-4.3-0.8 and any appurtenant irrigation facilities that are affected by 

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

section be piped meeting all District and Reclamation standards.  Furthermore, the District and Reclamation may 

require additional modifications to ensure irrigation water is made available to patrons as this proposed project 

proceeds. 

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

attached District Project Application form. It is recommended that the proponent apply using the attached form for 

their proposed project to help identify any additional project requirements. 

Thank You, 

Donald Popoff 

Donald Popoff P.E. 

District Engineer 

Black Canyon Irrigation District 

EXHIBIT 4a
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Black Canyon Irrigation District FOR INTERNAL USE ONLY: 
Phone: (208) 459-4141 Received by: 
474 Elgin Street, Notus, Idaho 83656  Date Received: 
Mailing address: P.O. Box 226, Notus, ID 83656 BCID Application 

No.:  
Payment Amount / 
Check Number: 
Scheduled Intake 
Meeting Date: 

NEW PROJECT APPLICATION FORM: 
Applicant is responsible for any fees plus reimbursement of costs incurred. The intake fee is NON-REFUNDABLE. 

APPLICANT NAME: 

MAILING ADDRESS: 

PHONE: EMAIL: 

PROJECT LOCATION: (ALL INFORMATION REQUIRED) 

ADDRESS: 

PARCEL NUMBER(S):_________________________________ COUNTY: _____________ 

SECTION: _____    TOWNSHIP: _________   RANGE:_____________ 

Check all that apply: Non-Refundable Intake Fee: 

☐ New Development – Parcel Change (Subdivision / Short Plat / other)
$1000 + (additional costs incurred) 

☐ Infrastructure Relocation
☐ Building Permit Review / Single Lot Split (Single Family not New Development) $300 + (additional costs incurred) 
☐ New Turnout Request Cost of infrastructure + Admin. 
☐ Irrigation Water Allotment Transfer (Permanent) $200 + (additional costs incurred) 
☐ Irrigation Water Allotment Transfer (Temporary) $200 + (additional costs incurred) 
☐ Crossing of Facilities (Driveway, etc) $250 + (additional costs incurred) 
☐ Utility Service Crossing (water, irrigation, sanitary sewer, fiber) $250 + (additional costs incurred) 
☐ Other Work (fence, gate, pump station, water modeling, engineering, etc.) Costs incurred + Admin. 
Note: The fees for the top two items are not cumulative ($1000 + incurred cost max.) if both checked.

NEW PROJECT DESCRIPTION BY APPLICANT 
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A COMPLETE APPLICATION, INCLUDING ALL APPLICABLE FEES PAID IN FULL IS REQUIRED PRIOR TO ACCEPTANCE. 

The following information is required for your application to be considered complete: 
 Fill out all Name, Location, and project information on Page 1.
 In the space provided on Page 1,  provide written description of the proposed project (describe the type

of system, structures, or facility to be installed, to be constructed; physical specifications; when the
construction is proposed to occur; duration of the project; etc.).  Attach additional sheets as necessary.

 Attach a separate map/plan view drawing of the proposed project(s) showing locations of proposed
construction and installation.  Include the existing District’s facilities and right of way (if known); include
all proposed crossings, new facility locations, fences, gates, structures, etc.

Minimum map requirements include

o Section, Township, Range
o North Arrow
o Closest cross streets
o Parcel Number of Affected Property
o Property or Properties of affected project clearly identified (outlined parcel)
o Map shall be submitted in a legible typical scale.

*If map does not meet the above minimum requirements, the application will not be processed.

 Provide any additional detailed drawings, sketches, and materials to be used, and any other relevant
project information. Include dimensions of structures, pipe sizes, locations, etc.

 Provide Non-refundable Fee - Paid in Full.  Intake fees cover the following items: One (1), 1-hour intake
review meeting with District staff and engineers, One (1) site visit, One (1) Development Intake
Quotation (DIQ), and administrative processing costs.

UPON ACCEPTANCE OF THIS NEW PROJECT APPLICATION THE FOLLOWING STEPS WILL OCCUR: 

1. A project intake meeting will be scheduled with the District (Typically scheduled at time of application
submittal).  Development Review meetings are generally scheduled to take place on Mondays, with four (4)
one-hour slots reserved from 1PM to 4PM on a first come, first serve basis.

2. A site visit will be schedule after the project intake meeting has occurred.
3. A Development Intake Quotation (DIQ) will be provided to the applicant to estimate review fees for the

project.
4. Development Standards will be provided to the applicant explaining the review process, requirements, and

progression of the review process.

APPLICANT’S SIGNATURE DATE 

Please return completed applications to the District’s office or mail to the address shown above. Completed 
applications can also be emailed to developmentreview@blackcanyonirrigation.com. If you have any questions, please 
contact the District’s office at (208) 459-4141.  No action will be performed by District staff until all application fees 
have been paid in full. 



a  2760 W Excursion Ln, Ste 400, Meridian, ID 83642     p  208-376-7330    w  www.jub.com 

May 18, 2022 

Canyon County Development Services Department 

Attn: Elizabeth Allen 

eallen@canyonco.org 

111 North 11th Ave., Ste. 140 

Caldwell, ID  83605 

RE: EDENBROOKE ESTATES SUBDIVISION 

To whom it may concern: 

On behalf of the Notus Parma Highway District No. 2 (NPHD), J-U-B Engineers, Inc. has reviewed the 

Preliminary Plat application for the Edenbrooke Estates Subdivision dated March 1, 2022.  Parcel is 

located on the south side of Goodson Rd., approximately 0.4 miles east of the intersection of Wagner 

Rd. & Goodson Rd., a portion of the W 1/2 NW 1/4 of Section 20, Township 5 North, Range 3 West, 

Canyon County, Idaho and submitted to NPHD on April 20, 2022.   

1. Application requirements shall meet 2022 ACCHD Standards.

2. Application must meet the requirements outlined in ACCHD Section 3030 Right of Way.

a. Cul-de-sacs shall have a minimum right-of-way of a 65’ radius with additional right-of-

way as needed

b. 80 to 100-ft of R/W may be required in extreme cut and fill locations and is subject to

catch limits.

3. Roadway design shall meet ACCHD Section 3040 Alignment.

a. The following roadway information will need to be included in order to verify

compliance with the AASHTO green book:

i. Horizontal Alignments

1. Stationing

2. PC/PT’s

3. Tangent Lengths & Bearings

4. Curve Information

ii. Vertical Alignments (Profiles)

1. Grades

2. Vertical Curves

3. Intersection Stations

b. Intersection Site Distance shall meet Standard Drawing ACCHD-107A & 107B.

c. Local Road intersections shall have a minimum 30-foot radius curve connecting

intersection right-of-way lines.

d. Local Roads at cul-de-sac bulbs shall have a minimum 20-foot radius curve.

e. Maximum length of a cul-de-sac on a rural roadway is 1,320-feet, servicing no more

than 20 lots.

EXHIBIT 4b



EDENBROOKE ESTATES PRELIMINARY PLAT 

May 18, 2022 | Page 2 

www.jub.com J-U-B ENGINEERS, Inc.

4. Rural Roadway Spacing shall be per ACCHD Section 3061 Intersection and Approach Policy per

the intended use.

5. Cul-de-sac at the terminal ends of all public streets designed in accordance with Standard

Drawing ACCHD-104.

6. Two Lane Rural Road Section shall meet Standard Drawing ACCHD-101.

7. Drainage design will be required per ACCHD Section 3070.

a. All drainage features for the development shall be designed by an Idaho Registered

Professional Engineer and approved by the NPHD in conjunction with the roadway

plans.

b. Drainage easements shall be sized in accordance with an approved drainage report. The

drainage report will need to address the following:

i. Design Storm

ii. Conveyance Systems (Ditches, Pipes, Inlets, Curb & Gutter, and other facilities)

iii. Secondary Conveyance Systems

iv. Detention Basins

v. Retention Basins / Subsurface Disposal Systems

c. The Homeowner’s Association, underlying property owner or adjacent property owner

is responsible for all storm drainage facilities outside the public right-of-way, including

all routine and heavy maintenance.

8. Detention/Retention Facilities shall be sized in accordance with ACCHD Section 3070.

a. Design infiltration rates shall be based on percolation tests conducted by the Applicant’s

Engineer at the location of the proposed subsurface drainage facility, but in no case shall

a rate exceeding eight (8) inches/hour be used.

NPHD reserves the right to provide amended comments/conditions of approval in the event of 

application revision or when additional information becomes available. 

NPHD requests Canyon County Development Services incorporate these comments into proposed 

Conditions of Approval for consideration/approval by the Planning & Zoning Commission and the 

Canyon County Commissioners prior to approval of the preliminary plat. 

Respectfully, 

J-U-B ENGINEERS, Inc.

Timothy Blair, P.E. (ID, OR) 
Transportation Services Group  

Regional Lead - Oregon/Southern Idaho 

Attached: ACCHD, Preliminary Plat Plan Review Checklist 

Cc: Lynn Troxel, NPHD#2 Director of Highways 
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DEVELOPERS PLAN REVIEW CHECKLIST FOR 

CONDITIONAL USE, REZONE, PRELIMINARY PLAT 

Subdivision:      Date:  

Project Location:  

Developer:   

Phone:  e-mail:

Engineer:   

Phone:  e-mail:

Developer’s Engineer is to Complete This Form and Submit with the Appropriate Plans. 

Reference the Highway Standards and Development Procedures for the Canyon County 

Highway Districts when completing the Conditional Use, Rezone and/or  

Preliminary Plat Plans and this Checklist. 

Mark Whether or Not Your Plans 

Include the Following: 

INCLUDED 
NOT 

APPLICABLE 
SUBMITTAL ITEM 

RIGHT-OF-WAY 

Roadway and cul-de-sac right-of-way meet standards 

All obstructions and right-of-way encroachments are shown to be removed 

Out parcels and associated right-of-way dedication are properly addressed 

Intersection of right-of-way lines have minimum required radii 

Sufficient right-of-way is provided for extreme cut and fill locations 

Stub streets are included as required by the District 

Utility, drainage and other required easements are shown 

Parallel frontage roads are included where required by the District adjacent to collector 

and arterial roadways 

Roadway alignment (curve radii, tangent lengths) meet standards 

INTERSECTIONS AND APPROACHES 

Roadway intersections and approaches meet the minimum spacing requirements 

Access to adjacent properties is available with no landlocked or intervening strip parcels 

Approaches and intersections have adequate sight distance 

Turn lane requirements have been analyzed 

Multiple access points to a single parcel have been pre-approved and meet the applicable 

spacing requirements 
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INCLUDED 
NOT 

APPLICABLE 
SUBMITTAL ITEM 

Commercial approaches and approaches serving three or more parcels are paved 

No direct access to adjacent collector and arterial roadways 

ROADWAY 

Roadway design meets District and AASHTO standards including but not limited to 

intersection geometry, horizontal alignment, profile, cross section and roadside grading 

Special considerations (i.e. curb and gutter) are included for development within the area 

of city impact 

The limits of pavement repair for existing roadways extends to the lane line or centerline 

TRAFFIC IMPACT STUDIES 

A traffic impact study is included based on the established criteria or requirement of the 

District 

Parameters and requirements of the traffic impact study have been discussed with the 

District 

Traffic impact mitigation measures are identified 

The traffic impact study is stamped by an Idaho Registered Professional Engineer 

DRAINAGE 

An area outside the public right-of-way and within an easement is provided for storm 

drainage disposal facilities 

The Homeowners Association, underlying property owner or adjacent property owner is 

responsible for all storm drainage facilities outside the public right-of-way, including all 

routine and heavy maintenance 
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NUMBER OF SUBS ACRES IN SUB NUMBER OF LOTS AVERAGE LOT SIZE

10 658.87 136 4.84

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

3 252.74 153 1.65

NUMBER OF LOTS NOTIFIED AVERAGE MEDIAN MINIMUM MAXIMUM

23 10.89 2.15 0.89 78.95

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

1 5N3W17 52.14 13 4.01 COUNTY (Canyon) 2002

2 5N3W17 86.75 20 4.34 COUNTY (Canyon) 2006

3 5N3W19 25.10 16 1.57 COUNTY (Canyon) 1972

4 5N3W19 35.23 41 0.86 COUNTY (Canyon) 1973

5 5N3W17 13.79 3 4.60 COUNTY (Canyon) 1996

6 5N3W18 16.11 5 3.22 CANYON COUNTY 2021

7 5N3W18 32.37 9 3.60 CANYON COUNTY 2022

8 5N3W18 11.19 4 2.80 COUNTY (Canyon) 2005

9 5N3W18 28.79 20 1.44 COUNTY (Canyon) 2006

10 5N3W18 357.41 5 71.48 COUNTY (CANYON) 2018

ACRES NO. OF LOTS AVERAGE LOT SIZE

16.19 14 1.16

14.91 3 4.97

221.86 136 1.63

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

SUBDIVISION & LOT REPORT

GOODSON SUB

KIMBER RIDGE SUBDIVISION NO. 1

BUTTERFLY RIDGE #1

BUTTERFLY RIDGE #2

COOMBES SUB #1

ELM CREST SUB

SUBDIVISIONS IN PLATTING

KIMBER RIDGE SUBDIVISION NO. 2

OVERVIEW ACRES SUB

THE STADIUM SUBDIVISION

SUBDIVISION NAME

SUBDIVISION NAME

PLATTED SUBDIVISIONS

Stadium Sub No.2

Edenbrook Estates

MOBILE HOME & RV PARKS

Hornet Cove Sub

SILVER SAGE ESTATES #1

SUBDIVISION NAME
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ID CASENUM REQUEST CASENAME FINALDECIS

1 RZ2018-0020 AG TO RR JONES, TRACIE & DENNIS APPROVED

2 PH2017-79 Special events facility Serenity Hill Ranch DENIED

3 CR2019-0011 ReZone AG to CR-RR Troncale APPROVED

4 SD-PH2018-02 The Stadium Subdivision The Stadium Subdivision APPROVED

5 SD2019-0042 Kimber Ridge Sub Kimber Ridge Sub APPROVED

6 RZ2020-0007 Rezone AG to RR Rumsey APPROVED

7 SD2020-0027 Prelim Plat - Stadium Sub 2 Stadium Sub 2 APPROVE

CASE SUMMARY
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SOIL INFORMATION IS DERIVED FROM THE USDA'S CANYON COUNTY SOIL SURVEY OF 2018
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SOIL CAPABILITY CLASS SOIL CAPABILITY SQUARE FOOTAGE ACREAGE PERCENTAGE

3 MODERATELY SUITED SOIL 134164.80 3.08 20.66%

6 LEAST SUITED SOIL 432158.76 9.92 66.54%

4 MODERATELY SUITED SOIL 83112.48 1.91 12.80%

649436.04 14.91 100%

SOIL NAME FARMLAND TYPE SQUARE FOOTAGE ACREAGE PERCENTAGE

EsB Prime farmland if irrigated 134164.80 3.08 20.66%

LkD Not prime farmland 432158.76 9.92 66.54%

LkC Farmland of statewide importance, if irrigated 83112.48 1.91 12.80%

649436.04 14.91 100%

SOIL REPORT

FARMLAND REPORT

SOIL INFORMATION IS DERIVED FROM THE USDA's CANYON COUNTY SOIL SURVEY OF 2018
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STA: 11+06.43, 10.00'R
TA 2438.48

STA: 1+00.00, 10.00'L
TA 2454.10

STA: 1+00.00, 10.00'R
TA 2454.50STA: 0+43.56, 10.00'R

TA 2454.82

STA: 0+48.32, 10.00'L
TA 2454.35ME 2455.5±

ME 2455.5±

STA: 11+48.55, 56.96'L
TA 2435.09

STA: 11+65.87, 46.96'L
TA 2435.09

STA: 11+65.87, 46.96'R
TA 2438.66STA: 11+48.55, 56.96'R

TA 2439.06

All rights reserved.  Reproduction or use in any form
or by any means without written permission of

Breckon Land Design, Inc. is unlawful and subject to
criminal prosecution.
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GROWING  POSSIBILITIES 

100 E Bower Street, Suite 110 
Meridian, ID 83642 

(208) 288-1992 

 
 
 

213060-238 

June 26, 2023 

 

 

Ms. Stephanie Hailey 
Engineering Coordinator 

Development Services Department 

111 North 11th Ave. #140 

Caldwell, Idaho 83605 

 
Re: Edenbrook Estates Construction Drawings
 

Dear Ms. Hailey,  
 

Keller Associates, Inc. has reviewed the construction drawings for the Edenbrook Estates dated June 

16, 2023. We reviewed the applicant’s package for conformance with the Canyon County Code 

Ordinance Article 17.  We have the following comments in order for the applicant to satisfy the County's 

requirements: 

1. Provide Black Canyon Irrigation District approval when available.  

2. Potential lot buyers shall be informed that all roadways are private and that roadways are 

maintained by the homeowner’s association or a similar entity. It is recommended that 

information be included in the Subdivision CC&Rs or similar notification system.   

3. Applicant shall provide certified record drawings and specifications for any improvements 

(road, irrigation, etc.) prior to final plat approval unless bonded.  

 

We recommend that the Construction Drawings be APPROVED with the conditions listed 

above. Any variance or waivers to the Canyon County standards, ordinances, or policies must be 

specifically approved in writing by the County. Approval of the above-referenced construction 

drawings, when granted, does not relieve the Registered Professional Land Surveyor or the 

Registered Professional Engineer of those responsibilities. 

If you have any questions, please do not hesitate to call Keller Associates at (208) 288-1992. 

 

Sincerely,  

KELLER ASSOCIATES, INC. 

 

  

Justin Walker, P.E. 

County Engineer 

 

       

 

DocuSign Envelope ID: BFCF9B85-0917-411C-B839-EAF497D83656
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Michelle Barron

From: Stephanie Hailey

Sent: Monday, March 4, 2024 1:46 PM

To: Michelle Barron

Cc: Dalia Alnajjar

Subject: Edenbrook Estates/Private Road

Follow Up Flag: Follow up

Flag Status: Flagged

Michelle,  

I completed the site visit out at Edenbrook Estates.  The pics are stored in the O-Drive folder. 

I measured 3 different spots of the road, there are portions of the driving surface that are not 26 inches wide.  North, 
closer to the approach off Goodson, halfway the length of the road, and then south closest to the cul-de-sac.  

Driving down the road heading north towards Goodson, you can visibly see that the driving surface become more 
narrow about halfway down the road. The south portion towards the cul-de-sac has a driving surface greater than 26 
inches. 

Let me know if you have questions about the pics. 

Best, 

Stephanie Hailey, CFM 

Engineering Coordinator 

Floodplain Manager 

Canyon County Development Services 

P(208) 454-7254 

stephanie.hailey@canyoncounty.id.gov
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Michelle Barron

From: Darin Taylor <darin.taylor@subdivisionmaker.com>

Sent: Tuesday, April 16, 2024 2:43 PM

To: Michelle Barron

Subject: Re: [External]  RE: CR2021-0012 Walker and SD2021-0057 Edenbrook Estates

Follow Up Flag: Follow up

Flag Status: Flagged

Thank you so much. Yes, the turnaround is constructed at the end of the road and partly on Lot 2. The ball is in my court 
to prepare an easement document to record consecutively after the final plat. I can provide a copy of it to you. We do 
not want the turnaround to burden the property independent of the final plat, which is why I intend to record it 
consecutively after the final plat. 

Darin Taylor J.D., AICP 
Subdivision Maker, LLC 
208-899-9556
www.subdivisionmaker.com

This message may contain confidential information. If you are not the designated recipient, please notify me 

immediately and delete the original and any copies. Any use of the message by anyone other than the 

intended recipient is prohibited. Thank you.

From: Michelle Barron <Michelle.Barron@canyoncounty.id.gov> 
Sent: Tuesday, April 16, 2024 12:50 PM 
To: Darin Taylor <darin.taylor@subdivisionmaker.com> 
Subject: RE: [External] RE: CR2021-0012 Walker and SD2021-0057 Edenbrook Estates  

Hello Darin,

I have been doing my due diligence to make sure this is ready to go and able to gain approval for the final plat 
when we have a date scheduled.  I have been digging into the file and I see that there is no documented turn 
around for the private road.  Is that how it is built out?  The only place that I see a turn around shown is on the 
construction drawings. I don’t see a version of the plat that shows that turn around.  Just want to make sure 
that we have all our bases covered.

Thanks,

Michelle Barron
Principal Planner
Canyon County Development Services Department
111 N. 11th Ave., #310, Caldwell, ID  83605
Direct Line:  208-455-6033       
DSD Office Phone:  208-454-7458
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Email:  Michelle.Barron@canyoncounty.id.gov
Website:  www.canyoncounty.id.gov

From: Darin Taylor <darin.taylor@subdivisionmaker.com>  
Sent: Tuesday, April 16, 2024 10:49 AM 
To: Michelle Barron <Michelle.Barron@canyoncounty.id.gov> 
Subject: [External] RE: CR2021-0012 Walker and SD2021-0057 Edenbrook Estates 

Good morning Michelle, 

I’m checking in to see if a hearing date has been scheduled? 

Darin Taylor, J.D., AICP

Subdivision Maker LLC  208-899-9556
darin.taylor@subdivisionmaker.com

CONFIDENTIALITY.  This message and any attachments are confidential and may be privileged or otherwise protected 
from disclosure. If this message has been received by mistake, please let us know by reply and then delete it from your 
system without copying, saving, storing, reading, using, distributing, or disclosing its contents.

From: Darin Taylor  
Sent: Monday, April 1, 2024 6:36 PM 
To: Michelle Barron <Michelle.Barron@canyoncounty.id.gov> 
Subject: RE: CR2021-0012 Walker and SD2021-0057 Edenbrook Estates 

Thank you. 

Darin Taylor, J.D., AICP

Subdivision Maker LLC  208-899-9556
darin.taylor@subdivisionmaker.com

CONFIDENTIALITY.  This message, including any attachments, is for the sole use of the intended recipient and may 
contain confidential and privileged information.  Any unauthorized review, use, disclosure, distribution, duplication or 
storage of this message, including any attachments, is prohibited.  If you are not the designated recipient, please notify 
me immediately. Thank you. 

From: Michelle Barron <Michelle.Barron@canyoncounty.id.gov>  
Sent: Monday, April 1, 2024 5:07 PM 
To: Darin Taylor <darin.taylor@subdivisionmaker.com> 
Subject: CR2021-0012 Walker and SD2021-0057 Edenbrook Estates 
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Good Afternoon Darin,

Thank you for your continued patience. I am currently working on a Staff Report for a case that I have 
a public hearing for in a few weeks.  As soon as I finish this, I will work on scheduling the above-
mentioned cases. 

I will update you again as soon as I request a hearing date.

Thanks,  

Michelle Barron
Principal Planner
Canyon County Development Services Department
111 N. 11th Ave., #310, Caldwell, ID  83605
Direct Line:  208-455-6033       
DSD Office Phone:  208-454-7458
Email:  Michelle.Barron@canyoncounty.id.gov
Website:  www.canyoncounty.id.gov
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Michelle Barron

From: Joe Dodson <jdodson@cityofcaldwell.org>

Sent: Wednesday, July 17, 2024 9:20 AM

To: Michelle Barron

Cc: Morgan Bessaw

Subject: [External]  RE: SD2021-0039 - City of Caldwell Response Letter

Attachments: SD2021-0039 Prelim Plat_R35590 - July 2024.pdf

Good morning, 

Please see the attached agency response letter from the City of Caldwell for the above referenced application. 

Thank you! 

**Please	be	aware	we	have	of icially	moved	from	621	Cleveland	Blvd.	and	are	now	located	at	205	
S.	6th	Ave.	You	can	 ind	us	on	the	2nd	 loor.**



 

 

July 17, 2024 
 
Michelle Barron 
Staff Planner 
Canyon County Development Services Dept.  
111 North 11th Ave. Ste. 340 
Caldwell, Idaho 83605 
  
 
Re: CU2020-0004-RFE 
 SD2021-0039 
 R35590 
 Caldwell, Idaho  
 
 
Dear Ms. Barron, 
 
Our office received a notification regarding a Preliminary Plat (SD2021-0039) for 
Elwin Butler, PE on behalf of Cory Swain, CS2 LLC consisting of 18 residential lots on 
40.84 acres. Our records do not indicate that the City of Caldwell has submitted 
comments on this application previously. 
 
This parcel is located at the western edge of the City of Caldwell’s Area of City 
Impact and is approximately 1-mile west from City of Caldwell’s incorporated limits. 
 

 
Map Legend:  

 
Light Brown = Residential Estates 

                                 No Color = Unincorporated County Land 
 
 
 
 
 
 

 
The subject parcel is currently designated as Residential Estates in the City of 
Caldwell’s Comprehensive Plan. However, the City of Caldwell is in the process of 
updating its comprehensive plan and future land use map and the anticipated 
designation for this property may change to Neighborhood 1 which is equivalent to 
Low Density Residential/Residential Estates.  

 



Therefore, the City finds the proposed preliminary plat with an average lot size of 2 acres to be 
consistent with the existing and proposed future land use designations. In order to ensure 
consistent development patterns along classified roadways, the City requests that a landscape 
street buffer be installed along Linden in accordance with the City of Caldwell landscaping 
ordinances. This would include a minimum 15’ foot wide landscape buffer located outside of the 
right-of-way along the Linden Road (collector street) frontage. The buffer should include a 
minimum of seventy percent (70%) grass sod, 2” caliper trees every thirty-five linear feet, and one 
shrub for every seven linear feet of buffer area.  
 
Sincerely, 
 
Joseph Dodson 
Senior Planner 
City of Caldwell Planning and Community Development Department  




