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HEARING DATE: September 18, 2024 

 

  

OWNER: Joe Rumsey 

  

APPLICANT/REP: 
Joe Rumsey 

TJ Wellard, PLS 

  

PLANNER: Deb Root, Principal Planner 

  

CASE NUMBER: SD2022-0024 

  

LOCATION: R37877011B 

  
 

EXECUTIVE SUMMARY: 

SD2022-0024: The applicant, Joe Rumsey, is requesting approval of a preliminary plat, irrigation and 
drainage plan for Hornet Cove Subdivision, a seven (7) residential lot development with an average lot 
size of 2.08 acres.  The 16.19 acres, R37877011B, is zoned “RR” (Rural Residential) and is located on 
Monarch Road, 200 feet south of the intersection of Swallowtail and Monarch Roads, Middleton, 
Idaho, and is a portion of Section 07-5N-3W SW B.M; Canyon County, Idaho.   
 
The Planning and Zoning Commission heard this case on October 19, 2023 and forwarded it to the 
Board of County Commissioners with a recommendation of approval as conditioned.  The applicant 
worked with Black Canyon Irrigation District to accurately locate the District’s buried irrigation 
facility and easement on the property and has reflected that on the proposed revised preliminary plat 
dated 3-11-24.  BCID provided an updated review letter on July 19, 2024 for the revised plat (see 
Exhibit I). 
 
The preliminary plat, irrigation and drainage plans (Exhibit B) are in substantial compliance with 
subdivision code §07-17-09 as conditioned.  Specific drainage concerns at the southwest corner of the 
property to be addressed during the construction drawing phase of development prior to approval of the 
Final Plat (Exhibit J).  The Planning and Zoning Commission expressed concerns regarding fire 
suppression and response times as Middleton Fire District had not reviewed the preliminary plat.  
Middleton Fire reviewed the proposed plat February 21, 2024 and provided proposed conditions for the 
development (see Exhibit G).  On February 22, 2024 the applicant provided a written response to the 
Middleton Fire District indicating that each home will be required to install an NFPA-13-D fire 
suppression system and that the roads and driveways will meet the requirements of the fire district 
(Exhibit H).  Staff has not received any public comments nor any additional agency comments 
regarding the proposed development plans for Hornet Cove Subdivision.   
 
The developer continues to have concerns regarding the requirement to pave the proposed private road.  
The property was approved for a straight rezone to rural residential through application RZ2020-0007.  
Each lot, if approved, is eligible for a secondary residence in compliance with county codes providing 
for the potential of fourteen (14) residential dwellings to be constructed within the seven-lot 
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development.  Currently, proposed Condition #9 requires that the developer pave the private road, 
Yellow Jacket Lane, to the minimum standards required by §07-10-03(3)A.  The Board may consider 
restricting the residential development to one single-family residential unit on each parcel either 
through a final plat note on the face of the final plat or through specific deed restrictions.  
Alternatively, proposed Condition #9 could be removed or revised to require paving when the 
development exceeds 100 ADT (at the time the 11th residence is applied for).  The homeowners’ 
association or the individual lot owner would likely bear the burden of cost to bring the road into 
compliance with the zoning code at the time of development of that 11th unit.  Staff also notes that in 
Exhibit G, Middleton Fire District indicates in proposed condition 3.v. “Fire apparatus access roads 
shall have an approved driving surface of asphalt, concrete or other approved driving surface that can 
support the imposed load of fire apparatus weighing at least 75,000 pounds (IFC D102.1).” 

 

COMMENTS: 

 Public:  

- No public comments were received prior to the Staff Report. 

 Agencies:  

- Keller Associates – Engineering Reveiw (3-31-23)– PZ Staff Report Exhibit 4 

- Southwest District Health – PZ Staff Report Exhibit 5 

- Notus Parma Highway District– PZ Staff Report Exhibits 11&12 

- Black Canyon Irrigation District – PZ Staff Report Exhibits 6 & 7 

- Middleton Fire District 2-21-24 – BOCC Addendum Exhibit G&H 

- Black Canyon Irrigation District – BOCC Addendum Exhibit I 

- County Engineer review email dated 4-5-23 and all Keller engineering reviews --BOCC 

Addendum Exhibit J 

 

DECISION OPTIONS: 

 The Board may approve the Preliminary Plat, irrigation and drainage plans as conditioned 

and/or as amended; 

 The Board may deny the Preliminary Plat, irrigation and drainage plans and direct staff to 

provide findings that support the decision; or 

 The Board may continue the discussion and request additional information on specific items. 

 

EXHIBITS: 

Exhibit A: DRAFT BOCC FCOS 

Exhibit B:   Hornet Cove Preliminary Plat, Irrigation & Drainage REV 3-11-24 

Exhibit C:   PZ Recommended Findings, Conclusions and Order 

Exhibit D:   PZ October 19, 2024 meeting minutes 

Exhibit E:   Revised Applicant Letter of Intent dated 11-12-2023 

Exhibit F:   Applicant Deed Restriction (inst. #2023-037216) dated 11-20-2023 

Exhibit G: Middleton Fire District PP review dated 2-21-2024  

Exhibit H: Applicant response 2-22-24 to Middleton Fire District PP review 

Exhibit I: BCID revised agency review dated July 19, 2024 

Exhibit J: Canyon County Engineer and contract engineering reviews 

Exhibit K: PZ STAFF REPORT and Exhibits inclusive of late exhibits 17-20 presented at hearing 

Exhibit 1:  Parcel Tool 
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Exhibit 2:  Draft FCOs  

Exhibit 3:  Hornet Cove Preliminary Plat 

Exhibit 4:  Keller Associates – County Engineer Plat approval letter w/conditions 

Exhibit 5:  SWDH  

Exhibit 6:  Black Canyon Irrigation District (BCID) Initial response 

Exhibit 7:  BCID lateral easement comments to staff 

Exhibit 8:  Bureau of Reclamation Crossing Agreement for north crossing of lateral  

Exhibit 9:  Applicant Irrigation Plan 

Exhibit 10:  Yellow Jacket Lane  

Exhibit 11:  Notus Parma Highway District review 

Exhibit 12:  Storm Drainage proposed 

Exhibit 13:  Small Ortho Aerial 

Exhibit 14:  Slope % Hornet Cove 

Exhibit 15:  Middleton Rural Fire rezone comments 

Exhibit 16:  Rumsey letter 

Exhibit 17:  Revised PP digital Irrigation dated 10-17-23 

Exhibit 17a:  Revised PP digital Irrigation 10-17-23 

Exhibit 18:  Comprehensive Irrigation Plan 10-16-23 

Exhibit 19:  Irrigation Plan and drainage diagram 10-16-23 

Exhibit 20:  Applicant well and septic plan 10-13-23 

Exhibit 21:  Planning and Zoning Staff Presentation 10-19-23 
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Planning and Zoning Commission 
Canyon County Development Services Dept.  

Preliminary Plat: SD2022-0024 
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HEARING DATE: October 19, 2023 

 

  

OWNER: Joe Rumsey 

  

APPLICANT/REP: 
Joe Rumsey 

TJ Wellard, PLS 

  

PLANNER: Deb Root, Principal Planner 

  

CASE NUMBER: SD2022-0024 

  

LOCATION: R37877011B 

  
 

PROJECT DESCRIPTION: 

SD2022-0024: The applicant, Joe Rumsey, is requesting approval of a preliminary plat, irrigation and 
drainage plan for Hornet Cove Subdivision, a seven (7) residential lot development with an average lot 
size of 2.08 acres.  The 16.19 acres, R37877011B, is zoned “RR” (Rural Residential) and is located on 
Monarch Road, 200 feet south of the intersection of Swallowtail and Monarch Roads, Middleton, 
Idaho, and is a portion of Section 07-5N-3W SW B.M; Canyon County, Idaho.  

 

PARCEL INFORMATION: Exhibit 1 (Parcel Tool Info) 
 

PROJECT OVERVIEW 

Hornet Cove Subdivision: 

 The applicant is proposing a gravel private road that contains slopes not to exceed 10% grade.  

Seven lots, each with the potential for a secondary residence, (possible 14 residences total) will 

exceed the 100 ADT potential and therefore the road is required to be paved based upon the “total 

dwellings entitled” within the development. 
o 07-10-03 Note 1.3.    Trip generation per dwelling is 9.52 trips/day per ITE, "Trip Generation 9th Edition", rates 

for single-family detached housing. Total ADT for a private road is the total daily trips for the total dwellings 

entitled on properties using any segment of a private road. 

o 07-17-31 Required Improvements:  (1) Road Improvements:  

While the subdivision code points developers back to code section 07-10-03 for construction standards and 

compliance, 07/17/31 (2) provides for the following: “The commission or hearing examiner may recommend and 

the Board may require improvements in the subdivision, for example curbs, gutters, sidewalks, streetlights, ribbon 

curbing, swales, and stormwater retention and disposal.”  

 (4) “Other Improvements: All other improvements required as conditions of approval shall be completed.” 

 

 Black Canyon Irrigation District (BCID) provided comment on August 17, 2023 on the proposed 

preliminary plat for Hornet Cove Subdivision (Exhibit 6).  At that time BCID noted that the 

preliminary plat did not correctly identify and show the piped lateral (C.G.1.1-4.3-0.2) and 

easement.  This easement affects the proposed residential lots.  A crossing agreement will be 
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required with the Bureau of Reclamation (BOR) for proposed Lot 5, Block 1 to have legal access 

across the BOR easement and buried lateral.  No structures can be placed within this easement. 

 

 The applicant surveyor submitted a revised preliminary plat (10-2-2023) with the lateral easement 

located and graphically shown on the preliminary plat.  Black Canyon Irrigation District (BCID) 

has not provided review comments for the revised plat at the time of the staff report.   

Staff recommends a condition that the preliminary plat not be scheduled for hearing with the 

Board of County Commissioners until BCID has reviewed and approved the revised 

preliminary plat submitted on October 2, 2023 and that the final plat should not be signed until 

a crossing/license agreement for the buried lateral C.G.1.1-4.3-0.2 on proposed Lot 5, Block 

has been approved and recorded. 

 

Hornet Cove Subdivision Preliminary Plat Summary:  (Exhibit 3) 

Zoning: The subject property is zoned “R-R” (Rural Residential) via Case No. RZ2020-0007 Ord. No. 

21-006 recorded as instrument #2021-010607. 
 

Acreage:  16.197 acres 
 

Average residential lot size: 2.08 acres 
 

Number of Residential lots: 7 
 

Comprehensive Plan Alignment: 

The Future Land Use from the 2020 Comprehensive Plan Future Land Use Map is Residential.   
 

Access and Traffic: 

 Access to the public road system will be via Yellow Jacket Lane, a private road taking access to 

Monarch Road (Public). At the time of the Final Plat, a recorded Road User’s Maintenance 

Agreement (RUMA) will be required pursuant to CCZO 07-10-03(1)B3.  

 The development will be served by a private road, Yellow Jacket Lane.  The road name was 

approved by Tony Almeida on 7/15/2022 Case No. RD2022-0024. 

 Notus Parma Highway District (NPHD) approved the proposed approach location.  The applicant 

shall comply with the requirements of NPHD at the time of construction (Exhibit 11). 

 The applicant has applied for and received approval from the Bureau of Reclamation for a crossing 

agreement of the CGE 1.1-4.0-0.2 Lateral (agreement no. 20-07-11-L5347) at the intersection of 

Monarch Road and Yellow Jacket Lane (Exhibit 8). 

 Realignment of the lateral running on the subject property north to south also necessitates the need 

for the property owner/developer to obtain a crossing agreement from Yellow Jacket Lane across 

the buried lateral and easement lying within Lot 5, Block 1.  It must have legal access in order for a 

residential building permit to be available.  NOTE:  Staff recommends a condition requiring the 

crossing agreement be obtained prior to the Board of County Commissioners signing the Final 

Plat. 

 
 

Facilities:  

 The property is not located within an area of city impact. 
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 Individual septic systems are proposed for each lot. Southwest District Health has approved the 

Subdivision Engineering Report.  Sanitary Restrictions will be satisfied when they sign the final 

plat. (Exhibit 5) 

 Individual wells are proposed for each lot.  Notice was given to the Idaho Department of Water 

Resources for this Preliminary Plat, but no comments were received.  

 Surface irrigation water is proposed to be delivered to each lot via an open irrigation ditch 

originating from the head gate on the Black Canyon Lateral near the northwest corner of the 

property (Exhibit 9).  The applicant shall work with Black Canyon Irrigation District to meet the 

required water distribution account per lot set-up including providing line work for the platted lots 

as indicated in Exhibit 6.  Note: A condition should be placed to require the developer to provide a 

scalable irrigation plan that details delivery method, location, easements for the proposed 

irrigation system.  

 
 

Essential Services:  

- All essential services were notified of the proposed subdivision. No comments were received for 

the preliminary plat. 

 

POTENTIAL IMPACTS: 

- The applicant is proposing a private gravel road within this development. If all residences 

entitled (primary and secondary) for the proposed seven (7) lots are considered; the 

development exceeds the 100 average daily trips (ADT) standard and the road should be paved 

per the CCZO 07-10-03 Private Road and Driveway Requirements.  This should not be left to 

the eventual property owner(s) that may trigger the standard through development at a later 

time.  Additionally, this development takes access through an adjacent development, Butterfly 

Ridge, that has paved public roads.  Paving would be consistent with existing development.   

o Staff recommends that the Planning and Zoning Commission Recommend to the 

BOCC to require paving of the private road prior to the signing of the Final Plat for 

Hornet Cove Subdivision.  All entitlements would remain eligible. 

- CCZO Section 07-17-31(2): The commission or hearing examiner may recommend and the 

Board may require improvements in the subdivision, for example, curbs, gutters, sidewalks, 

streetlights, ribbon curbing, swales, and stormwater retention and disposal.  

 

COMMENTS: 

 Public:  

- No public comments were received prior to the Staff Report. 

 Agencies:  

- Keller Associates – County Engineer – Exhibit 4 

- Southwest District Health – Exhibit 5 

- Notus Parma Highway District– Exhibit 11&12 

- Black Canyon Irrigation District – Exhibit 6 & 7 
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RECOMMENDATION: 

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

proposed Preliminary Plat. Staff is recommending approval of the application as conditioned and has 

provided findings of fact and conclusions of law for The Planning and Zoning Commission’s 

consideration found in Exhibit 2. 

 

DECISION OPTIONS: 

- The Planning and Zoning Commission may recommend approval of the Preliminary Plat to the 

Board of County Commissioners as conditions and/or amended; 

- The Planning and Zoning Commission may recommend denial of the Preliminary Plat to the 

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

or 

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

information on specific items. 

 

ATTACHMENTS/EXHIBITS: 

Exhibit 1:  Parcel Tool 

Exhibit 2:  Draft FCOs  

Exhibit 3:  Hornet Cove Preliminary Plat 

Exhibit 4:  Keller Associates – County Engineer Plat approval letter w/conditions 

Exhibit 5:  SWDH  

Exhibit 6:  Black Canyon Irrigation District (BCID) Initial response 

Exhibit 7:  BCID lateral easement comments to staff 

Exhibit 8:  Bureau of Reclamation Crossing Agreement for north crossing of lateral  

Exhibit 9:  Applicant Irrigation Plan 

Exhibit 10:  Yellow Jacket Lane  

Exhibit 11:  Notus Parma Highway District review 

Exhibit 12:  Storm Drainage proposed 

Exhibit 13:  Small Ortho Aerial 

Exhibit 14:  Slope % Hornet Cove 

Exhibit 15:  Middleton Rural Fire rezone comments 

Exhibit 16:  Rumsey letter 

Exhibit 17:  Existing and proposed irrigation plan 101723 page 1 

Exhibit 17a:  Existing and proposed irrigation plan 101723 page 2 

Exhibit 18:  Comprehensive Irrigation Plan 10-16-23 

Exhibit 19:  Irrigation-drainage diagram 10-16-23 

Exhibit 20:  Well and Septic proposal 10-13-23  
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Canyon County Planning & Zoning Commission  
Hornet Cove Subdivision – SD2022-0024 
Development Services Department 

 

 
FINDINGS OF FACT, CONCLUSIONS OF LAW, & ORDER 

Hornet Cove Subdivision - SD2022-0024 
 

Findings  
1. The applicant, Joe Rumsey, is requesting approval of a preliminary plat, irrigation and drainage plans for 

Hornet Cove Subdivision, a seven (7) residential lot development with a 2.08 acre average residential lot 

size on parcel R37877011B containing approximately 16.19 acres.  The property is zoned (RR) Rural 

Residential and is located on Monarch Road, 200 feet south of the intersection of Swallowtail and Monarch 

Roads, Middleton, ID. and is a portion of Section 07-5N-3W SW B.M; Canyon County, Idaho.  

2. The 16.19 acre property is zoned “R-R” (Rural Residential, two acre average lot size; RZ2020-0007). 
 

3. The average residential lot size of 2.08 acres. 
 

4. The property is not located within an area of city impact. 

5. The property has surface irrigation water rights. The developer shall provide irrigation water to each 
residential lot.  The development shall comply with Black Canyon Irrigation District requirements. 

 
6. The development will be served by individual well and septic systems.  

 
7. Subdivision runoff will be maintained within the subdivision. Drainage will be routed through roadside 

swales to proposed stormwater drainage basins and individual property owners shall maintain stormwater 
on each individual lot post development (Note 8, Exhibit 3) 
 

8. Seven lots within the subdivision will be served Yellow Jacket Lane, a private road.  Also, the shared 
access easement requires a road user’s maintenance agreement (CCZO Section 07-10-03(1)B3).  The 
private road is currently proposed to be a gravel lane.  Seven lots with a primary and secondary dwelling 
entitlement exceed the average daily trip threshold and should require a paved private road. 
 

9. Notus-Parma Highway District does not oppose the request subject to conditions of approval (Exhibit 11). 
Notus Parma Highway District is a signatory on the final plat and the developer must comply with 
requirements for right of way dedication, approach location and construction, and drainage requirements. 

 
10. Middleton Rural Fire provided comments during the rezone application process.  Final plat review is 

required to ensure adequate access road design and that each lot can meet minimum fire flow requirements. 
The fire district will allow fire suppression system (NFPA 13D) to be installed to meet the water supply 
standards if the property owner chooses this option (Exhibit 15). 

 
11. The development is not located within a mapped floodplain (Flood Zone X). 

 
12. The record includes all testimony, the staff report, exhibits, and documents in Case File No. SD2022-0024. 

 
13. Notice of the public hearing was provided in accordance with CCZO §07-05-01.  Agency notice was 

provided on July 1, 2020. Newspaper notice was completed on July 22, 2020. Property owners within 300’ 
were notified by mail on July 15, 2020. The property was posted on or before July 28, 2020.  

 

Conclusions of Law 
Section 07-17-09(4)A of the Canyon County Zoning Ordinance (CCZO) states, “The commission or hearing 
examiner shall hold a noticed public hearing on the preliminary plat. The hearing body shall recommend that the 
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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.” 
 

Upon review of the preliminary plat, the Planning and Zoning Commission finds that the plat consistent with the 
following subject to conditions of approval:  
 

- Idaho Code, Sections 67-6509 and 67-6513 (Subdivisions, Hearings, Decisions);  
- Idaho Code, Sections 50-1301 through 50-1329 (Platting);  
- Idaho Code, Section 31-3805 (Irrigation); and 
- Canyon County Zoning Ordinance, Chapter 7, Article 17 (Subdivision Regulations). 
 

The preliminary plat was found to be consistent with the standards of review as conditioned (Exhibit 3). 
 

Conditions of Approval 
1. All subdivision improvements (roads, shared access, irrigation and drainage swales/basins) and amenities shall 

be bonded or completed prior to the Board of County Commissioner’s signature on the final plat. 
 

a. Prior to installation of improvements, a construction, irrigation and drainage plan must be reviewed and 
approved by the County engineer.  

 

 

2. Historic irrigation lateral, drain, and ditch flow patterns shall be maintained and protected. Modification shall 
be approved in writing by Black Canyon Irrigation District and Bureau of Reclamation. The development shall 
comply with Black Canyon Irrigation District requirements. Evidence of approval shall be a letter from Black 
Canyon Irrigation District. Evidence shall be submitted prior to final plat approval. 
 

3. A crossing agreement with the Bureau of Reclamation for the crossing of the CGE 1.1-4.0-0.2 irrigation lateral 
that bisects Lot 5, Block 1, Hornet Cove must be provided to Development Services prior to the BOCC signing 
the final plat. 

 

4. Finish grades at subdivision boundaries shall match existing finish grades. Storm water runoff shall be 
maintained on the subject property (Exhibit 4). 

 

5. The development shall comply with Southwest District Health requirements (Exhibit 5) 
 

6. The development shall comply with Middleton Rural Fire requirements (Exhibit 15). Evidence of approval 
shall be a letter from Middleton Rural Fire District. Evidence shall be submitted prior to final plat approval. 

 

7. The development shall comply with requirements of the Notus-Parma Highway District. 
 

 

8. The applicant shall clearly delineate the boundaries of the no-build area where slopes exceeding 15% on the 
preliminary and final plat. No structures shall be allowed within the no-build area. 
 

9. The developer shall pave the private road, Yellow Jacket Lane to the minimum standards required by 07-10-
03(3)A. Table 1.  The development as proposed in the rural residential zone is entitled to a primary and 
secondary residence per development lot equating to fourteen (14) residential units estimated to serve more 
than 100 ADT.  

 

10. In accordance with irrigation plan requirements the developer shall provide a scalable irrigation plan that 
details delivery method, location, and easements for the proposed irrigation system.   

 

11. Each lot access shall not disrupt the proposed open irrigation ditch delivery system.  Culverts shall be 
appropriately sized and installed not to affect downstream water users.   
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Order 
Based upon the Findings of Fact, Conclusions of Law contained herein for Case No. SD2022-0024, the Planning & 
Zoning Commission recommends approval of the Preliminary Plat Hornet Cove Subdivision to the Board of 
County Commissioners subject to the Conditions of Approval as enumerated herein. 
 

 
 
RECOMMENDED FOR APPROVAL on 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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GROWING  POSSIBILITIES 

100 E Bower Street, Suite 110 
Meridian, ID 83642 

(208) 288-1992 

 
 
 

213060-272 

March 31, 2023 

 

 

Mr. Devin Krasowski 
Associate Engineer 

Development Services Department 

111 North 11th Ave. #140 

Caldwell, Idaho 83605 

 
Re: Hornet Cove Subdivision Preliminary Plat Application 

 

Dear Mr. Krasowski, 

 

Keller Associates, Inc. has reviewed the Preliminary Plat for the Hornet Cove Subdivision dated March 

21, 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. In the legend, “slopes greater than 15%” should be labeled as “No Build Zones” to be more 

concise. Additionally, the slopes greater than 15% hatching is hard to see on the plat with 

the other linework. We recommend making the hatching bolder to be more visible. 

2. Provide more detail about erosion control measures on the borrow ditches. We recommend 

including rock dams as part of the measures to slow down velocities.  

3. Unless otherwise approved by Canyon County, the maximum grade for a private road is 

10% slope.  

4. Historic irrigation lateral, drain, and ditch flow patterns shall be maintained unless approved 

in writing by the local irrigation district or ditch company. 

5. Finish grades at subdivision boundaries shall match existing finish grades. Runoff shall be 

maintained on subdivision property unless otherwise approved. 

6. Plat shall comply with requirements of the local highway district.  

7. Plat shall comply with irrigation district requirements. 

8. Plat shall comply with Southwest District Health requirements.  

We recommend that the Preliminary Plat 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 Preliminary Plat, when 

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

Engineer of those responsibilities.  
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213060-272 

If you have any questions, please do not hesitate to call Keller Associates at (208) 244-5065. 

 

Sincerely,  

KELLER ASSOCIATES, INC. 

  

 

Justin Walker, P.E. 

County Engineer 

 

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

 

 

 

 

 

 

 

 

 

August 17, 2023 

 

Canyon County Development Services Department 

111 North 11th Ave. Suite 140 

Caldwell, ID  83605 

(208) 454-7458 

 

RE:  Preliminary Plat. Parcel R37877011B 

Case No.  SD2022-0024 – Hornet Cover Subdivision 

Applicant:  Joe Rumsey, TJ Wellard 

Planner: Debbie Root 

 

The parcel is located approximately 1250 feet north of Goodson Road and just west of I-84.  The development abuts 

the Butterfly Ridge No. 2 Subdivision in unincorporated Canyon County, Idaho. 

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

preliminary plat.  The District requests that all District requirements be met prior to rezone approval, preliminary 

plat approval, construction drawing approval and final plat approval.  

 

Site Specific Comments: 

• The proponent will be required to fill out and submit a Development Intake Sheet found on our website 

(https://blackcanyonirrigation.com/development) prior to receiving the District’s approval of this pre-plat 

document.  

• According to District records, there is a piped lateral (C.G.1.1-4.3-0.2) that is located on this parcel, 

centered in the District’s easement.  The lateral runs west to east across the top of the parcel and also north 

to south for the complete length of the parcel (vaguely similar to what is depicted on the applicant’s sketch, 

PDF page 10).   The pipeline is shown on District mapping to continue south off the proponent’s parcel and 

delivers water to additional acreage to the south (this is not depicted on the applicants sketched map.)   

The signed pre-plat survey attached to this application does not depict this infrastructure correctly. The 

District is requesting that the applicant resubmit the pre-plat survey for District review with the 

infrastructure and easements shown correctly.  The infrastructure will likely affect parcel building locations 

and required offsets.   

• Assuming that the Developer wants to relocate or make changes to the existing pipeline, the District and 

Bureau of Reclamation (Bureau) will require a signed agreement be in place prior to any changes being 

made, or work being performed, to the sections of the C.G.1.1-4.3-0.2 or within its easement, and any 

appurtenant irrigation facilities that are affected by the proposed plat not listed in this letter.  

• Separate irrigation accounts will be set-up for each new parcel developed.  An accounting of the irrigation 

water for each lot will be available for the developer to review.  The Developer will be required to provide 

electronic line-work of the proposed pre-plat for assisting in setting these accounts up with the District. 

Fees for historical water accounting will be required by the District based on number of lots created.  

Current fees can be found on the District’s website.  

 

• The District/Bureau easement(s) will need to be recorded separately from the plat. The new easement(s) 

will require a legal exhibit and description signed by a licensed surveyor in the state of Idaho. Any new 

relocated pipelines or District’s irrigation facilities must be within the easement, including all access roads. 
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• Fencing per District policy will need to be constructed prior to the District approval of final plat. 

 

• District access roads will be required to be installed per District policy prior to the District’s approval of 

final plat.  

 

• The District/Bureau will require a crossing agreement to be in place prior to approval of construction plans 

for crossing the current pipeline easement with both Yellow Jacket Lane and the drainage catch ditch as 

depicted in the Developer’s sketch. 

• The District will require piping to be upgraded to meet District standards for all newly created travelled-

ways. Depth of pipe and pipe material are specifically of concern that will need to be addressed.  

• The current sketch shows a sublateral on the west side of Yellow Jacket way.  This sublateral will require 

an additional delivery including weir box to be installed and will be privately maintained.  Layout of the 

irrigation system will need to be reviewed and approved during construction drawing review. 

General Comments: 

• 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. 

• 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. 

 

All of the above requirements shall be met, including any others that arise during future review. The District’s 

website has additional information on Development review process, District’s design standards and resolutions.  

Thank You, 

 

Donald Popoff 
 

Donald Popoff P.E. 

District Engineer 

Black Canyon Irrigation District 
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EMAIL:  Black Canyon Irrigation  8/29/23 

Hi Deb – Following up further on Hornet’s Cove Sub. 

 

I have reviewed the easement language provided and see that the attached easement language does look like it 

covers the pipeline for Hornet’s Cove.   

 

Quickly paraphrasing – please see below. 

 Item #3 - This easement doc does not appear to provide or describe a specific width rather a sufficient 
width that is necessary for ingress and egress, for construcfion, maintenance etc etc).   The District’s 
interpretafion would be at least the same width minimum as which the District had prior. 

 Item #5 – The Grantor shall not construct or permit to be constructed any house, structure, or obstrucfion 
on or over or interfering with the construcfion, maintenance, or operafion of any pipeline or 
appurtenance constructed pursuant to the agreement.   This is prefty clear.  

 Item #7 - This easement document does say it vacates the exisfing easement.  However, the original 
easement is a Bureau easement, so vacafion of the Bureau’s easement would typically have to be done 
through the Bureau’s process (likely need the District’s aftorney / Bureau to weigh in, as there is state law 
on this).  This may or may not have formally been completed with the Bureau, we did not find record of 
this. 

 

I think the best path forward, as mentioned to the proponent in the August 17th comments, is to have the 

proponent get this pipeline located and surveyed, then regroup on how they want to address.   

I’m not a lawyer, but the language on this easement seems pretty clear to me, that no houses can be permitted on, 

over, or interfering with the pipeline operations. 

Gets us back to square one to locate the pipeline. 

 

I will bring this up with District Manager and District Attorney next time I connect with them.   

My recommendation to the District is still to get this resolved now (per comments on August 17th), prior to moving 

forward with District concurrence on pre-plat.    

 

Thanks 

Don 

District Engineer 

Black Canyon Irrigation District 

 

 

 
Donald Popoff PE 

Nampa Office Manager | RH2 Engineering, Inc. 

16150 N. High Desert Street 

Suite 201 

Nampa, Idaho 83687 

C: 208.807.0015 

O: 208.563.2280 

dpopoff@rh2.com 

www.rh2.com 

 

mailto:dpopoff@rh2.com
http://www.rh2.com/
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From the Office of Deputy Chief Victor Islas   

Middleton Rural Fire District         Station (208) 585-6650 
302 E. Main Street               Fax (208) 585-6340 
Middleton, Idaho 83644                                                                                                          www.middletonfire.org  

 
May 21, 2020 
 
 
Canyon County 
Development Services Department  
111 N. 11th Avenue, Suite 140 
Caldwell, Idaho 83605 
 
Re: Case # RZ2020-0007 
 
 
To Whom It May Concern: 
 
The Middleton Rural Fire District had reviewed the document sent via email by Canyon County 
Developmental Services dated 5/1/2020 for caseRZ2020-007. Below you will find our response to the 
questions about Emergency Services.  
 

1. Will essential services be provided to accommodate said use?  
a. The Middleton Rural Fire District will provide Fire and EMS services to residents in this 

area.  
  

1. Will services be negatively impacted by such use or require additional public funding in order to 
meet the needs created by the requested use?  

a. Services will not be negatively impacted by this request.  
  

1. What is the estimated response time to the subject property? Is the response time adequate for life 
safety concerns?  

a. Utilizing Google Maps, this property will be 10.2 miles away from Middleton Fire 
Station 1, located at 302 E. Main Street in Middleton, Idaho.  

b. The response time from Middleton Fire Station 1 under normal driving conditions is 14 
minutes.  

c. Please note that weather conditions, traffic congestions, and construction in the route of 
travel can affect response times. We strive to respond to all incidents in the safest and 
quickest manner utilizing our Mobile Date Computers and GPS Mapping with updated 
GIS data provided by Canyon County.  

 
Additional Comments:  
 
Any future building on these properties shall require Fire Department review for Access and Water 
Supply to each home. Fire District fees will apply. Requirements are set forth by the 2015 edition of the 
International Fire Code and the Authority Having Justification.  
 
Access roads shall be provided and maintained following Appendix D and Section 503 of the 2015 
International Fire Code. This shall include adequate roadway widths, signage, turnarounds, and turning 
radius for emergency apparatus.  
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From the Office of Deputy Chief Victor Islas   

Middleton Rural Fire District         Station (208) 585-6650 
302 E. Main Street               Fax (208) 585-6340 
Middleton, Idaho 83644                                                                                                          www.middletonfire.org  

 
Additional Comments for RZ2020-0007 Continued:  
 
The minimum fire flow and duration for one-and two-family dwellings shall be specified in Appendix B 
and Section 507 of the 2015 International Fire Code.  
 
The Fire District will allow fire suppression system (NFPA 13D) to be installed to meet the water supply 
standards if the property owner chooses this option.   
 
 
If you have any questions or would like to discuss this letter in detail, please feel free to contact me at 
(208) 585-6650.  
 
Sincerely,  
 
 
 
Victor E. Islas  
Deputy Chief  
visals@middletonfire.org  
 

Victor Islas
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Hornet Cove Subdivision (SD2022-0024) 

Parcel # R37877011B Secfion 7-5N-3W SW B.M: Canyon County, ID 

 

We are requesfing approval of the preliminary plat for a seven-lot subdivision called Hornet Cove 

Subdivision.  The land is on the terminal end of Monarch Road, east of Swallowtail Road in the 

Middleton School and Fire District.  The land has Black Canyon water rights; however, it is not farmable 

on a commercial level due to the slope and soil condifion making irrigafion nearly impossible. 

The seven lots of the subdivision will have access by a single private road which will interface with the 

end of Monarch Road.  The Bureau of Reclamafion currently has an easement on Hornet Cove land for 

an irrigafion pipe along the north side of the property.  The Bureau has granted an easement for a 

private road to cross said easement.  The approach is engineered to the specificafions of the Notus-

Parma Highway District. 

These will be single family homes that will be comparable and a confinuafion of the homes in Bufterfly 

Ridge subdivision on the North side of Monarch Road. Each lot will have its own driveway, well and 

sepfic system.  All lots will be approximately 2.08 acres and will have the 2.31 acre water rights.  

Irrigafion water will come from an exisfing ditch that originates from a head gate in the northwest corner 

of the property.   All irrigafion drainage will be directed from each individual lot to the historical Conway 

Gulch drainage system.  In the twelve years I have owned and farmed the land, the dry, sandy nature of 

the soil has not allowed for any wastewater run-off.  This type of soil is not conducive to commercial 

farming. 

Southwest District Health has reviewed the Subdivision Engineering report and has approved the SER for 

Hornet Cove Subdivision.  

 

Joe Rumsey 

Canyon County Hearing 09.07.23 
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SD2022-0024

HORNET COVE SUBDIVISION:  

Request for Preliminary Plat Approval
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SD2022-0024 Overview:

HORNET COVE SUBDIVISION:

 Zoning:  Rural Residential (RZ2020-0007)

 Acreage:  16.19 acres

 Average lot size:  2.08 acres

 Proposed Gravity Irrigation

 Proposed Private Road

 Access from Monarch Road (public)

 Black Canyon Irrigation District lateral 
(C.G.1.1-4.3-0.2) borders much of the 
property and bisects proposed Lot 5, 
Block 1.  A crossing agreement must be 
obtained for Lot 5, Block 1 prior to the 
BOCC signing the Final Plat.



SD2022-0024 Preliminary Plat:

 Notus Parma Hwy District approved of the access 
location for the proposed private road, Yellow Jacket 
Lane to Monarch Road.  Monarch Road serves the 
adjacent development, Butterfly Ridge.

 Yellow Jacket Lane is proposed to be a private gravel 
road.  Seven lots have entitlements for 14 total 
residences under the current zoning code and 
exceeding the potential 100 ADT.  Yellow Jacket Lane 
should be paved.  A condition has been 
recommended (#9)

 The County Engineer indicated that the drainage plan 
for the roadside swales should provide for erosion 
control details with rock dams as part of the measure 
to slow velocities.  

 A crossing agreement is required for Lot 5, Block 1 to 
access the portion of the lot south and east of the 
buried lateral-CGE 1.1-4.3-0.2 .  This agreement should 
be obtained prior to the 



SD2022-0024:  Irrigation Plan
IRRGATION PLAN: Title 31-3805 Delivery of Water

The property is located within BCID boundaries and surface water rights are 
available to the property.  The rights have not been forfeited or 
transferred in accordance with state statute requirements.

Title 31-3805(iii) For proposed subdivisions located outside an 
area of city impact in counties with a zoning ordinance, 
the delivery system must be approved by the appropriate 
county zoning authority, and the county commission with 
the advice of the irrigation entity charged with the 
delivery of water to said lands.

The provided irrigation plan is not a scalable drawing and it lacks specific 
delivery details per lot.  A condition has been placed for the 
applicant to provide a scalable plan that details delivery method, 
location, easements, for the irrigation plan on the proposed 
preliminary plat.  Plan must comply with BCID requirements. 

The applicant provided additional written detail (10-16-23) and pointed out 
irrigation details that are included on the construction drawings for 
Yellow Jacket Lane.

The plan should also address the irrigation delivery system and lot access 
(culvert crossings) from Yellow Jacket Lane.(#10 and #11).  Vehicles 
must cross borrow ditch and then the separate irrigation ditch 
requiring the placement of two culverts to ensure storm drainage is 
separate from irrigation waters.



 The irrigation system is briefly indicated on this road 
construction plan (irrig. by others)

 The road plan notes do not call out any irrigation 
construction or details.

 The line triple dot with arrows are assumed to show 
surface irrigation ditch and irrigation tail water /drain 
catch ditch

 Double line is a buried irrigation pipe at road crossings 
and where surface irrigation crosses storm drainage 
(underground)—no clean outs indicated at intersections 
of underground piping

SD2022-0024:  Irrigation Plan



SD2022-0024 Current Conditions: :

 Upon review of the preliminary plat, the Planning and Zoning Commission finds that the 

plat is consistent with the following subject to conditions of approval: 

 Idaho Code, Sections 67-6509 and 67-6513 (Subdivisions, Hearings, Decisions); 

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

- Idaho Code, Section 31-3805 (Irrigation); does not currently comply and should be 

conditioned to meet all state, local and irrigation entity requirements and

- If late exhibits are accepted describing and provided on separate irrigation plan with conditions 

for WUMA and separate culvert crossing for irrigation ditch from swale culverts as well as 

complying with Black Canyon Irrigation requirements as conditioned

- Canyon County Zoning Ordinance, Chapter 7, Article 17 (Subdivision Regulations).



SD2022-0024  COMMISSION REVIEW
HORNET COVE SUBDIVISION

 CCZO §07-17-09 (4) Preliminary Plat Commission Review:

A. 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.

B. Upon recommendation by the commission, the preliminary plat, together with the 
commission's recommendation, shall be transmitted to the board. (Ord. 15-009, 4-23-
2015)



Hornet Cove conditions:
 Conditions of Approval

1. All subdivision improvements (roads, shared access, irrigation and drainage swales/basins) 
and amenities shall be bonded or completed prior to the Board of County Commissioner’s 
signature on the final plat.

a. Prior to installation of improvements, a construction, irrigation and drainage plan must be 
reviewed and approved by the County engineer. 

2. Historic irrigation lateral, drain, and ditch flow patterns shall be maintained and protected. 
Modification shall be approved in writing by Black Canyon Irrigation District and Bureau of 
Reclamation. The development shall comply with Black Canyon Irrigation District 
requirements. Evidence of approval shall be a letter from Black Canyon Irrigation District. 
Evidence shall be submitted prior to final plat approval.

3. A crossing agreement with the Bureau of Reclamation for the crossing of the CGE 1.1-4.3-
0.2 irrigation lateral that bisects Lot 5, Block 1, Hornet Cove must be provided to 
Development Services prior to the BOCC signing the final plat.

4. Finish grades at subdivision boundaries shall match existing finish grades. Storm water runoff 
shall be maintained on the subject property (Exhibit 4).



Hornet Cove conditions:

5. The development shall comply with Southwest District Health requirements (Exhibit 5)

6. The development shall comply with Middleton Rural Fire District requirements (Exhibit 15). 
Evidence of approval shall be a letter from Middleton Rural Fire District. Evidence shall be 
submitted prior to final plat approval.

7. The development shall comply with requirements of the Notus-Parma Highway District.

8. The applicant shall clearly delineate the boundaries of the no-build area where slopes 
exceeding 15% on the preliminary and final plat. No structures shall be allowed within the no-
build area.

9. The developer shall pave the private road, Yellow Jacket Lane, to the minimum standards 
required by 07-10-03(3)A. Table 1.  The development as proposed in the rural residential zone 
is entitled to a primary and secondary residence per development lot equating to fourteen 
(14) residential units estimated to serve more than 100 ADT. 

Staff recommends that an additional condition be place to require a road users’ maintenance 
agreement (RUMA) for Yellow Jacket Lane.  The RUMA shall be reviewed by staff and recorded 
by the developer prior to the Board of County Commissioners signing the final plat.



Hornet Cove conditions:
10. In accordance with irrigation plan requirements the developer shall provide 

a scalable irrigation plan that details delivery method, location, and 
easements for the proposed irrigation system.  

Staff Note:  Late Exhibits ______ provides scalable plan as separate preliminary 
plat irrigation plan sheet as requested by staff.  The plan is more clear and 
indicates easements, direction of flow, supply and drainage.  The plan has not 
been reviewed and approved by BCID.  In the original BCID response there is 
indication that an additional weir will be required for the new supply ditch that 
is located west of Yellow Jacket Lane.  The development is conditioned to 
comply with BCID requirements in Condition #2.  

Staff recommends that a separate Water User’s Maintenance Agreement 
(WUMA) be submitted for review by staff for compliance with BCID conditions 
and irrigation plan compliance.  The WUMA shall be recorded by the 
developer for Hornet Cove Subdivision.  This should be a separate condition for 
this development.  There are concerns (BCID and staff) about how water is 
checked-up and conveyed to each property.



Hornet Cove conditions:
11.Each lot access shall not disrupt the proposed open irrigation ditch delivery 

and waste system.  Culverts shall be appropriately sized and installed not to 
affect downstream water users.  

Staff Note:  The irrigation ditch on the west side of Yellow Jacket Lane is 
proposed in an open irrigation ditch (does not currently exist) the ditch is 
located to the west of the roadside swale (where stormwater will be conveyed 
to the storm drainage area).  

Staff recommends that a condition be placed or revised requiring each lot at 
the time of residential development to place separate culverts (crossings) 
inclusive of one  for the roadside swale and stormwater conveyance and an 
additional culvert for the irrigation system supply on the west side of the road 
and the “tail water” or “waste” ditch located on the east side of Yellow Jacket 
Lane.  The culverts shall be appropriately sized to ensure that the stormwater 
and the irrigation waters can be conveyed downstream without disruption.



SD2022-0024 Recommendation

 The Planning and Zoning Commission may recommend approval of SD2022-0024 Hornet 
Cove Subdivision with recommended and or amended conditions to the Board of 
County Commissioners.

 The Planning and Zoning Commission may recommend denial of the request of SD2022-
0024 Hornet Cove Subdivision to the Board of County Commissioners and request staff to 
revise findings to reflect the decision of the Commission and cite what actions, if any, 
the applicant could take to gain approval of the proposed subdivision.

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