
Planning and Zoning Commission 
Canyon County Development Services Dept.  

  Case No. SD2023-0011
  

HEARING DATE September 19, 2024 

 

  

OWNER/APPLICANT Blue Terra Development 
  

PLANNER: Deb Root, Principal Planner 
  

CASE NUMBER: SD2023-0011 
  

LOCATION: 0 Old Hwy 30, Caldwell; Parcel R34542 and R34535 
 

PROJECT DESCRIPTION 
The subject property is located on Old Highway 30 
approximately 854 feet north of the intersection of 
State Highway 44 and Old Highway 30.  The subject 
property is comprised of two parcels including R34542 
and R34535 containing for approximately 20.9 acres. 
The property is zoned “C1” (Neighborhood 
Commercial) via case file RZ2018-0040 (Ord. 19-043).  
The proposed development is approved through a 
conditional use permit for a Planned Unit Development 
as conditioned in case file CU2021-0009-APL (Exhibit 
B2). 
 
The application for a preliminary plat, irrigation and 
drainage plan and condominium plan for Sage Gate 
Subdivision was submitted on 5-3-2023.  Agencies 
were noticed on 03-20-2024.  Highway District 4 
requires 50 foot right-of-way dedication for future road 
improvements as shown on preliminary plat. Also 
required is a development agreement between Highway 
District 4 and developer for roadway improvements 
(Exhibits D2-D4.1).  Per the current traffic generation 
memo provided by the developer, ITD is not requiring 
any recommend mitigations on the state facilities at this 
time (Exhibit D5 7-12-24 email). Black Canyon 
Irrigation District (Exhibit D6 & D6.1) and Middleton 
Fire (Exhibit D9) also reviewed and commented on the 
proposed preliminary plat and revisions.  Joe Canning of Centurion Engineers (County contract 
engineer) reviewed the preliminary plat (Exhibit B3 & B3.1) and recommended approval as revised. 
 

Case No. SD2023-0011; Sage Gate Subdivision Preliminary Plat: The applicant, Blue Terra 
Development, represented by Focus Engineering, is requesting approval of a preliminary plat, irrigation 
and drainage plan on approximately 20.9 acres of “C1” (Neighborhood Commercial) zoned property. 
The subject properties, parcels R34535 and R34542, are located on the west side of Old Highway 30 
approximately 865 feet north of State Hwy 44, Caldwell, ID in a portion of the SE quarter of Section 
04, T4N, R3W, BM, Canyon County, Idaho.  The development is proposed for 89 storage 
condominiums, a 428 unit mini-storage facility, and five lot business park with a community water 
system and individual septic systems and subject to conditional use permit CU2021-0009-APL 
conditions of approval (Exhibit B2). 
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PROJECT INFORMATION (See Exhibit 1 for Parcel Information) 

Pursuant to CCZO Section 07-17-09(4) – Commission Review: 

 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: 

 The ordinance and standards used in evaluating the application; 

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

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

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

Sage Gate Subdivision Preliminary Plat (Exhibit A1) 
 

Total Acreage:  20.9± acres 
Type of Lot # of Lots Lot Area Acreage 

Business Park 5 Avg. 42,486 square feet 4.88 acres (23.4%) 

Storage 
Condominium Lot 

1 
253,657 square feet 

≈ 89 condominium units 
5.82 acres (27.8%) 

Mini-Storage Lot 1 

332,386 square feet 

≈ 428 mini-storage units & 56 
boat/RV parking stalls 

7.63 acres (36.5%) 

Road Lot 1 Private road lot plus ROW dedication 2.58 acres (12.3%) 

 
Zoning:  “C1” (Neighborhood Commercial).  
 
Roads/Access:  The development will take access via a single approach to Old Hwy 30, a major 
collector roadway.  Highway District #4 requires a 50’ wide public right-of-way dedication along 
Old Hwy 30, a major collector road. The highway district requires a plat note prohibiting direct lot 
access onto Old Hwy 30, dedication(s) and additional improvements per HD4 (Exhibits D2-D4.1).  
The internal roads are proposed to be private roads.  The road names, Burnish Lane, Brasslock 
Lane and Titanium Lane are approved through RD2023-0004.  The private roads are located within 
a 60 foot wide road lot. 
 
Fire: Middleton Fire District provided review comments July 27, 2023 (Exhibit D9).  The 
preliminary plat shall be conditioned to comply with the 2018 International Fire Code as 
administered by Middleton Fire District.  Evidence of compliance shall be written letter of 
approval provided to DSD from Middleton Fire District for each phase of development prior to the 
Board signing the Final Plat. 
 
Area of City Impact: The property is located in the Middleton Impact Area. Per CCCO Section 09-
09-13, County subdivision requirements apply in the impact area. The City of Middleton was 
noticed per CCCO Section 09-09-17.  No comments were received from the City of Middleton.  
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Water:  All lots will be serviced by a single well via a public drinking water system (General Plat 
Note #8) 
 
Sewage Disposal:  All lots will have individual septic tank and drain fields (General Plat Note #9).  
 
Irrigation: Irrigation water will be provided to each lot through a pressurized irrigation system 
owned and maintained by developer or subsequent community association or similar organization 
(Exhibits A2, A4 and Plat Note 19, page C2.2). The proposed irrigation plan and installation of 
facilities shall comply with Black Canyon Irrigation District (Exhibit D6) as evidenced by a written 
letter of approval from Black Canyon Irrigation District being provided to DSD prior to the BOCC 
signing the final plat for each phase of the development. As a condition of approval, Black Canyon 
Irrigation District shall review the final plat and provide comment; and a water user’s maintenance 
agreement for the subdivision shall be recorded and provided to DSD prior to the Board signing the 
final plat for phase 1 of the development. 
 
Drainage: Subdivision runoff and common area storm drainage facilities will be maintained by the 
property owners’ association.  Each property owner is responsible to maintain stormwater runoff 
on each lot (Exhibit A1 Plat note 9). 
 
Standard of Review for Subdivision Plat: 
Idaho Code Section 67-6513 (Subdivisions); 
Idaho Code Sections 50-1301 through 50-1329 (Platting); 
Idaho Code Section 22-4503 (Right-to-Farm Act, Plat Note #6); 
Idaho Code, Sections 31-3805 & 42-111 (Irrigation); 
Canyon County Zoning Ordinance, Chapter 7, Article 17 (Subdivision Regulations); and 
City of Middleton – Area of City Impact Agreement (CCCO Section 09-09-17) 

 

 The preliminary plat for Sage Gate Subdivision (Exhibit A1) was found to be consistent with 
the standards of review subject to conditions. 

 

COMMENTS 

Agency notice was sent to affected agencies and the City of Middleton (per CCCO Section 09-09-17) 
on March 20, 2024. 

The following agency comments were received: 

- Highway District #4 (Exhibits D2-D4.1& D10) 
- Black Canyon Irrigation District (Exhibits D6 & D6.1) 
- Idaho Transportation Department (Exhibit D5, D5.1 and D5.2) 
- Dept. of Environmental Quality (Exhibit D8)-Public Water System 

RECOMMENDATION 

As conditioned, the plat meets all applicable ordinances and standards. Recommended conditions of 
approval ensure development meets County and affected agency requirements and standards so the 
development does not create adverse impacts. Therefore, staff recommends approval of the request. 
Draft Findings of Facts, Conclusions of Law and Order (FCOs) are included for the Commission’s 
consideration (Exhibit F). 
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DECISION OPTIONS 

The Planning and Zoning Commission may: 

- Recommend approval of SD2022-0056 with conditions of approval (as presented or as modified); 

- Recommend denial of SD2022-0056 and direct staff to return with amended FCOs supporting the 
decision; or 

- Continue the hearing of SD2022-0056 and request additional information to be submitted. 

7. EXHIBITS 

A. Application Packet & Supporting Materials  
1. Sage Gate Preliminary Plat 8-16-24 
2. Master Application 
3. Letter of Intent  
4. Irrigation Plan Application 
5. Subdivision Worksheet 

B. Supplemental Documents 
1. Parcel Tools 
2. CU2021-0009-APL PUD Conditions of Approval 
3. Engineering Review-Canning 

3.1. Canning questions & staff reply 
4. Case Maps:  

4.1. Small Aerial Map 
4.2. Zoning and Classification Map 

C. Site Visit Photos:  October 2023 Google Street View 
1. Slide 1 

D. Agency Comments Received by:  September 10, 2024 
1. Idaho Power Co.; Received:  March 26, 2022 

1.1. Idaho Power Co. OHP deeded easements 
2. Highway District 4 (HD4); Received:  April (9&10), 2024 
3. Highway District 4 review; Received December 7, 2024 
4. Highway District 4 additional review and follow-up; Received:  June 13, 2024 

4.1. HD4 Memorandum 12-22-2021 
5. Idaho Transportation Department 

5.1. Traffic Generation Memo; Received May 20, 2024 
5.2. Traffic Impact Study; dated March 14, 2022 

6. Black Canyon Irrigation District (BCID) 1st Review dated July 7, 2023 
6.1. BCID review comments dated August 22, 2024 
6.2. BCID review dated September 9, 2024 

7. SWDH Review Comments dated March 22, 2024 
8. DEQ Public Water System dated August 2, 2023 
9. Middleton Fire District review dated July 27, 2023 
10. Highway District 4 September 5, 2024 

E. Public Comments Received by:  September 9, 2024 
1. NO Comments received from the public 

F. Draft—Findings of Fact, Conclusions of Law & Order (FCOs) 

 



 

 

 

 

 

 

 

 

 

 

EXHIBIT A 

Application Packet & Supporting Materials 

Planning & Zoning Commission 

Case#:  SD2023-0011 

Hearing date:  September 19, 2024 
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EXHIBIT B 

Supplemental Documents 

Planning & Zoning Commission 

Case#:  SD2023-0011 

Hearing date:  September 19, 2024 
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Case#:  SD2023-0011 

Hearing date:  September 19, 2024 

 

EXHIBIT C 

Site Visit Photos: OCTOBER 2023 

 Planning & Zoning Commission 



Old Hwy 30 at northeast corner of 
property facing south—residential 
properties to the left , subject property 
on the right

Old Hwy 30 at northeast corner of 
property facing south—looking across 
subject property to the southwest

Google Earth street view image capture
October 2023

Old Hwy 30 at southeast corner of 
property facing northwest

Old Hwy 30 at southeast corner of property 
facing south towards Hwy 44/Old Hwy 30 
intersection.  Church on right.
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EXHIBIT D 

Agency Comments Received by: Sept. 9, 2024 

 Planning & Zoning Commission 



droot
Text Box
EXHIBITD1





droot
Text Box
EXHIBITD1.1





droot
Text Box
EXHIBIT D2









droot
Text Box
EXHIBITD3





droot
Text Box
EXHIBITD4





droot
Text Box
EXHIBITD4.1





















droot
Text Box
EXHIBITD5















droot
Text Box
EXHIBITD5.1

























droot
Text Box
EXHIBITD5.2





















droot
Text Box
EXHIBITD6























droot
Text Box
EXHIBITD.6.2.



droot
Text Box
EXHIBITD7





droot
Text Box
EXHIBITD8























droot
Text Box
EXHIBITD9











droot
Text Box
EXHIBITD.10.















 

 

 

 

 

 

 

 

 

 

Case#:   SD2023-0011 

Hearing date:  September 19, 2024 

 

EXHIBIT E 

Public Comments Received by: Sept. 9, 2024 

 Planning & Zoning Commission 



 

 

 

 

 

 

 

 

 

 

EXHIBIT F 

DRAFT – Findings of Faction, Conclusions of Law & Order (FCOs) 

Planning & Zoning Commission 

Case#:  SD2023-0011 

Hearing date:  September 19, 2024 
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Planning & Zoning Commission  
Sage Gate Storage - SD2023-0011 
Development Services Department 

 

 
DRAFT FINDINGS OF FACT, CONCLUSIONS OF LAW, & ORDER 

 

Findings  
1. The applicants, Blue Terra Development, requests approval for Sage Gate Subdivision Preliminary Plat, 

Irrigation, Drainage Plan, and Storage Condominium Plan for a seven-lot multi-use subdivision served by a 
private road lot (Attachment A).  The subject property is located at 0 Old Hwy 30, approximately 854 feet 
north of the intersection of State Highway 44 and Old Highway 30, Caldwell; also referenced as a portion of 
the SE ¼ of Section 04, T4N, R3W, BM, Canyon County, Idaho. 

2. The subject properties, R34535 and R34542, containing approximately 20.9-acres are zoned “C1” 
(Neighborhood Commercial) and are subject to conditions of a PUD conditional use permit (CU2021-0009-
APL) (Exhibit B2 of the staff report).  

3. The Sage Gate Storage and Business Park is subject to compliance with CU2021-0009-APL conditions of 
approval (Exhibit B2 of staff report). 

4. Water will be provided to each lot by a single community well located on Lot 104 (Attachment A, Plat Note 8).  

5. Each lot will be served by individual septic systems (Attachment A, Plat Note 7). 

6. Middleton Fire District provided comment (see staff report Exhibit D9). Fire district review and approval of the 
access and turnaround is required per CCZO Section 07-10-03(2).  

7. The property is located in the Middleton Impact Area. Per CCCO Section 09-09-13, County subdivision 
requirements apply in the impact area. The City of Middleton was noticed per CCCO Section 09-09-17. No 
comments were received from the City of Middleton.  

8. Irrigation water will be provided to each lot through a pressurized irrigation system.  Black Canyon Irrigation 
District requirements shall be addressed before the final plat signature (see staff report BCID comments 
Exhibits D6-D6.2) .  

9. Subdivision runoff and storm drainage facilities will be maintained by the business owners’ association and/or 
each lot owner. 

10. Access will be provided by a single access to Old Hwy 30.  The private road is located within a 60 foot road lot 
identified as Lot 108 on the preliminary plat.  The road names have been approved by addressing and 
application RD2023-0004. 

11. The development must comply with HD4 requirements prior to the Board’s approval of the final plat(s). See 
Condition No. 6.  Highway District #4 requires a number of conditions to be met inclusive of dedication of right 
of way to achieve a 50 foot public right-of-way along Old Hwy 30, a principal arterial road.  The development 
also requires right of way dedication for a right hand turn lane for southbound Old Hwy 30 at the site access.  
The highway district requires a plat note prohibiting direct lot access onto Old Hwy 30 and no direct access to 
Interstate 84 (see Preliminary Plat Note #13).  

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

13. The record includes all testimony, the staff report, exhibits, and documents in Case File No. SD2023-0011. 

14. Notice of the public hearing was provided in accordance with CCZO §07-05-01.  Agency notice was provided 
on March 20, 2024, and August 20, 2024. JEPA notice was sent to the City of Middleton on March 20, 2024.  
The newspaper notice was published on August 20, 2024. Property owners were sent a notice on August 20, 
2024. The property was posted on August 23, 2024.  

  



 

SD2023-0011 Sage Gate Subdivision Preliminary Plat  DRAFT FCOs Page 2 of 18 

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 
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 is consistent with the 
following subject to conditions of approval:  
 

A. Idaho Code Section 67-6513 (Subdivisions); 
B. Idaho Code Sections 50-1301 through 50-1329 (Platting); 
C. Idaho Code Section 22-4503 (Right-to-Farm Act, Plat note #6 page C2.0); 
D. Idaho Code, Sections 31-3805 & 42-111 (Irrigation);  
E. Canyon County Zoning Ordinance, Chapter 7, Article 17 (Subdivision Regulations); and 
F. City of Middleton – Area of City Impact Agreement (CCCO Section 09-09-17). 

The preliminary plat was found to be consistent with the standards of review subject to conditions. 

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

regulations that pertain to the subject properties and proposed uses. 

2. All subdivision improvements (public 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. 

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

a. Black Canyon Irrigation District shall review the final plat to ensure all concerns in their comment letters 
(Staff report exhibits D6, D6.1 and D6.2) are addressed. Evidence of compliance from BCID shall be 
submitted to DSD prior to the Board's signature on the final plat.  

4. Finish grades at subdivision boundaries shall match existing finish grades. Stormwater runoff shall be 
maintained on the subject property. 

5. The development shall comply with Southwest District Health (SWHD) requirements. Evidence shall be 
SWDH’s signature on the final plat. 

6. The development shall comply with the requirements of the Highway District #4 (Staff report exhibits D2-D4.1 
and D10). Evidence shall be the Highway District’s signature on the final plat. 

7. The private roads throughout the development shall have a recorded road user’s maintenance agreement in 
accordance with CCZO Section 07-10-03(1)B3. The agreement with the instrument number shall be added as a 
plat note on the final plat.  

8. A water user’s maintenance agreement for the irrigation serving all lots shall be recorded. The agreement 
with the instrument number shall be added as a plat note on the final plat.  

9. Compliance with the international fire code and Fire district review of the access and turnaround is required. 
Evidence of compliance shall be submitted to DSD prior to the Board's signature on the final plat. 

10. The development shall be served by a public drinking water system. 



 

SD2023-0011 Sage Gate Subdivision Preliminary Plat  DRAFT FCOs Page 3 of 18 

11. The development shall comply with the following conditions of approval for CU2021-0009-APL: 

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

regulations that pertain to the subject properties and proposed uses. 
 

2. The development of the site shall be in general conformance with the applicant's letter of intent and site 
plan (Attachment A). 
 
a. Storage units shall only be used for storage, and no other uses shall be permitted to operate within 

the storage units. Warehousing shall not be permitted in any structures within the development.  
 

3. The site's development shall be required to plat under Canyon County Code Zoning Ordinance Article 17 
Subdivision and meet the requirements of Canyon County Code 07-17-33(2) Condominium and Planned 
Unit Developments. 
 

4. Prior to preliminary plat approval, evidence shall be provided to DSD demonstrating approval by 
Southwest District Health, Idaho Division of Water Resources, Canyon Highway District #4, and Middleton 
Fire District. Any improvements shall be installed or bonded prior to final plat approval. 
 

5. Development of the site must commence within three (3) years of the conditional use permit approval 
and be completed within five (5) years as per CCZO §07-07-23 Time Limitations.  
 

Access, Traffic and Internal Circulation 
6. Prior to preliminary plat approval, the applicant shall meet the requirements of Canyon Highway District 

No. 4 and Idaho transportation Department. All roadway improvements as outlined in Attachment B and 
any other requirements/mitigation identified by the District and Idaho Transportation Department shall 
be completed prior to final plat approval.  
 

7. Off-street parking shall be provided in accordance with article 13 of this chapter (CCZO §07-13-01 & 03).  
 

Fire  
8. Prior to preliminary plat approval, the applicant shall have an agreement with Middleton Rural Fire 

District regarding the requirements and standards that shall be applied to the development and the 
applicant shall provide the agreement to DSD.  
 

Utilities 
9. Development of the site shall meet all requirements of the respective utility providers (i.e., Idaho Power, 

telephone providers, etc.). 
 

Domestic Water 
10. Water shall not be made available to the public unless the applicant applied for and is approved for a 

community water system from Southwest District Health. 
 

Signage  
11. Signage shall comply with §07-10-13 of the Canyon County Zoning Ordinance. In addition, where signs are 

located in close proximity to a residential area, the sign should be designed and located so they have little 
or no impact on adjacent residential neighborhoods. Signage along Old Hwy 30 shall be restricted to 
monument signs.   
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Light Mitigation 
12. All exterior lighting shall be shielded downward and directed away from adjacent properties. A 

photometric plan shall be provided at the time of platting.  
 

Irrigation 
13. Development of the shall not disrupt any irrigation canals, laterals, or ditches as per Idaho State Law, Title 

18 Chapter 43 Irrigation Works. 
 

14. Stormwater and drainage shall be retained on site and shall not be directed into existing canals/drainages 
and waterways.  
 

15. The applicant shall comply with Black Canyon Irrigation District with regards to the installation of fencing, 
irrigation facilities, drainage, and stormwater run-off into any irrigation facility.  
 

Landscaping 
16. A sight-obscuring fence and landscape buffer shall be provided on the northern, eastern, and southern 

boundaries of the site. A fencing and landscaping plan shall be submitted to DSD with the preliminary plat 
application. The site shall be landscaped using a mix of xeriscape and green landscaping techniques  
 

Building Design and Review 
17. Site and development design plans shall be submitted to DSD with the preliminary plat application and 

shall be in substantial conformance with CU2021-0009-APL-Attachment C. 
 

Order 
Based upon the Findings of Fact, Conclusions of Law contained herein for Case No. SD2023-0011, the Planning and 
Zoning Commission recommends approval of the Preliminary Plat, Irrigation, Drainage Plan, and Storage 
Condominium Plan for Sage Gate Subdivision to the Board of County Commissioners subject to the Conditions of 
Approval as enumerated herein. 
 

 
RECOMMENDED FOR APPROVAL on this _________ day of _____________________, 2024. 

 

 
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 2024, 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 
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