
Board of Canyon County Commissioners 
Hearing Date: October 29, 2024 
Canyon County Development Services Department 

 

Case #: SD2022-0005F – Bad River Subdivision                1 | P a g e  

BOCC Hearing: October 29, 2024 

 

 

SD2022-0005 / BAD RIVER SUBDIVION 
 
APPLICANT/REPRESENTATIVE:   William Mason 
PROPERTY OWNER:   Tammy/Mark Satterwhite 
 
REQUEST: Preliminary Plat (4 Residential Lots & 2 Road Lots) 
 
LOCATION:    1484 Hill Rd, Melba Idaho 
 
ANALYST:     Jay A Gibbons 
REVIEWED BY:    Carl Anderson 
 

P&Z RECOMMENDATION:   Approval with Conditions  

 

SUMMARY:   

The applicant requests a preliminary plat for Bad River Subdivision on a parcel zoned Conditionally 

Rezoned to CR-RR (Residential Rural). The application was submitted by Tammy & Mark Satterwhite and 

the applicant’s representative is William Mason, Mason & Associates. The Planning & Zoning Commission 

heard the case at a public hearing held on August 1, 2024. After deliberation the Planning & Zoning 

Commission recommended Approval with Conditions of the proposed development (Exhibit I & II).  

 

The Staff report packet dated October 22, 2024, and all supporting material are contained in Exhibit III. 

Any additional agency & public comments received for the subject public hearing, or received as a late 

exhibit at the previous public hearing may be found in Exhibits IV & V. A draft version of the Board’s 

Findings of Fact, Conclusions of Law & Order (FCO) may be found in Exhibit VI. Any Additional supporting 

documentation provided by the applicant to considered by the Planning & Zoning Commission May be 

found in Exhibit VII.   

 

EXHIBITS:  

I. Planning & Zoning Commission FCOs Dated: August 15, 2024 

II. Planning & Zoning Commission Minutes Dated: August 1, 2024 

III. Staff Report Packet Dated: August 1, 2024 

IV. Agency Comments Received by: October 19, 2024 

a. Boise Project Board of Control; Received: September 18, 2024 

V. Public Comments Received by: October 19, 2024 

a. None received 

VI. DRAFT – BOCC Findings of Fact, Conclusions of Law & Order (FCOs) 

VII. Application Materials Received by: October 19, 2024 

a. Enlarged Bad River Subdivision Plat notes 

b. Murrell Subdivision Plat – Inst. No. 2016-044443 

c. Recorded Road Users Agreement thru subject property, Inst. No. 2022-015097 
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Planning and Zoning Commission 
Canyon County Development Services Dept.  

Preliminary Plat: SD2022-0005 
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HEARING DATE: August 01, 2024 
  

OWNER: Tammy/Mark Satterwhite 

  

APPLICANT/REP: William Mason and Associates 

  

PLANNER: Dalia Alnajjar, Engineering Supervisor  

  

CASE NUMBER: SD2022-0005 

  

LOCATION: R28608103 

  
 

PROJECT DESCRIPTION: 

The applicant, William Mason, is requesting approval of a preliminary plat, irrigation and drainage 
plans for Bad River Subdivision, which is a replat of Lot 4 Block 1 of the Murrell Subdivision. The 
preliminary plat consists of 6 lots on parcel R28608103, being 49.82 acres.  Three (3) new residential 
lots, lot 4 contains an existing residence and shop/accessory building, the majority of which will 
remain in agricultural and 2 private roads lots.  Each of the three (3) new residential lots will in excess 
of 7 acres in size and will include building envelopes to insure continued agriculture. Residential Lots 
1,2 & 3, will have one (1) acre building envelopes. The property is zoned CR-RR zoned and is located 
on 1484 Hill Rd Melba, ID in a part of the N ½ SE ¼ and a part of the S ½ NE ¼, section 27, T1N 
R2W BM, Canyon County, Idaho.  

 

PARCEL INFORMATION: Exhibit 1 (Parcel Tool Info) 

 

 

 

The subject parcel R28608103, is zoned “R-R” (Rural Residential, Seven-acres average minimum lot 
size). The parcel was rezoned to “R-R” in 2020 (CR2020-0010, Exhibit 5a).  The conditional rezone was 
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approved with four (4) conditions as indicated in Exhibit 2b, page 8.  The proposed preliminary plat 
complies with each of these conditions.  It should be noted that condition 2b prohibits secondary dwelling 
units on each of the new residential building lots. 

 

PROJECT OVERVIEW 

Pursuant to CCZO §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. 

Bad River Subdivision (Exhibit 2) 

 Acreage: 49.49 acres 

 Average residential lot size: 7.0 acres  

 Zoning: “R-R” (Rural Residential) 

 Residential Lots: 4 lots 

 Road Lots: 2 

 Roads/Access:  Access to the public road system will be via Coyote Trail Lane, a private road 
taking access to Hill 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, Coyote Trail Ln and Bad river Ln. The road 
names were approved by Tony Almeida on 5/7/2024 Case No. RD2024-0008 (Exhibit 2h). 

 Nampa Highway District 1: approved the proposed approach location.  The applicant shall 
comply with the requirements of NPHD at the time of construction (Exhibit 2c). 

 Area of City Impact: The property is not located within an area of city impact. 

 Fire: Melba Fire District did not comment. The proposed private is over 150’. Therefore, 
access review is required by the Melba Fire District before final plat approval. 

 Individual Septic wells are proposed for each lot.   

 Irrigation Water is proposed to be the owner of each lot within the property is aware of the 

bound by the irrigation water management terms of the agreement. (Exhibit 2j).   

 Drainage: Subdivision runoff will be maintained within the subdivision (Plat Note 13, Exhibit 
2g). 

Standard of Review for Subdivision Plat: 
 Idaho Code §67-6513 (Subdivisions); 
 Idaho Code §50-1301 through 50-1329 (Platting); 
 Idaho Code § 22-4503 (Right-to-Farm Act, Plat note #9); 
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 Idaho Code, §31-3805 (Irrigation), plat note #6&15; 
 Canyon County Zoning Ordinance, Chapter 7, Article 17 (Subdivision Regulations); and 

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

(Exhibit 2g). 

 The applicant is proposing a private gravel road within this development, Bad River Lane. 

Should properties taking access on Coyote Trail Lane are divided in the future, including the 

existing residence on parcel R28608010A & vacant parcel R28608010G in addition to the 

three (3) Bad River residential lots; the development may exceed the 100 average daily trips 

(ADT) standard and the road requiring Coyote Trial Lane to be upgraded, improved and 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, Hill 

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

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

BOCC to require paving of the Coyote Trail Lane from Hill Road to a point where it 

leaves subject property parcel R28608103 prior to the signing of the Final Plat for Bad 

River 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: 

Notice of the public hearing was provided in accordance with CCZO §07-05-01.  Agency notice was 
provided on July 22, 2024. The newspaper notice was published on June 27, 2024. Property owners 
were sent a notice on June 28, 2024.  

See Exhibit 4 for all agency comments received. 
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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 6. 

 

DECISION OPTIONS: 

The Planning and Zoning Commission may: 

 Recommend approval of SD2022-0005 with conditions of approval (as presented or as modified); 

 Recommend denial of SD2022-0005 and direct staff to return with amended FCOs supporting the 
decision; or 

 Continue the hearing of SD2022-0005 and request additional information to be submitted. 

ATTACHMENTS/EXHIBITS: 

 

1. Parcel Information Report – R28608103 
2. Application 

a. Master Application/ Letter of Intent/Subdivision Worksheet 
b. Development Agreement 21-007 
c. NHD Approach Permit 
d. Storm Drainage Master 
e. Engineering Report 
f. Final Plat 
g. Preliminary Plat 
h. Privat Road Application 
i. DSD Review and Emails 

j. Water Agreements  

k. Narrative Support of Bad River Subdivision  

3. Maps 
a. Aerial 
b. Vicinity 

4. Comments 
a. Keller Associates 
b. Nampa Highway District 

c. IDT comments 

5. Cases 

a. CR2020-0010 

 

6. Draft FCOs w/attachment 
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Canyon County, 111 North 11th Avenue, #310, Caldwell, ID  83605 

 Engineering Division  
 

Preliminary Plat Check-List 
 

Applicant:  Mason and Associates Case Number:  SD2022-0005 

Subdivision Name:  Bad River Subdivision Plat Date (Review #):   6-6-2023 

 

CANYON COUNTY CODE OF ORDINANCES 07-17-09 

The information hereinafter required as part of the preliminary plat submitted shall be shown 

graphically or by note on plans, and may comprise several sheets showing various elements or 

required data. Italicized items are supplemental to CCZO 07-17-09. 

 

GENERAL REVIEW ITEMS Meets Code / Comments 

 

1. Complete initial review of all information given graphically and by 

note on the plat  

  

2. Check for compliance with FCOs and/or Development Agreement 

from entitlement process if applicable 

 

3. Check for compliance with CCO Chapter 9 - Areas of City Impact. 

Chapter 9 lists requirements unless waived.   

 

4. Check for applicable agency comment. These comments could have 

been made at the entitlement stage or after.  

 

5. Make note of agencies that should be noticed if not typically included 

on the notice list and pass information along to planner  

 

Items A through E below are directly from CCZO 07-17-09. Italicized items are checklist items related to 

requirements found in ordinance and may not be strictly required.  

A. FORM OF PRESENTATION 

 

Meets Code / Comments 

 

1. Scale of Drawing (No more than 1”=100’ unless approved by DSD 

prior to submission) 

 

1” = 200’ possibly approved by Keller 

2. Size of Drawing (No larger than 24’ x 36”) 

 Obtain electronic version of all submittals 

meets 

B. IDENTIFICATION AND DESCRIPTIVE DATA Meets Code / Comments 

 

1. Proposed name of subdivision and its location by section, township, 

and range 

meets 
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C. EXISTING CONDITIONS DATA Meets Code / Comments 

 

1. 2 Foot Contours shown unless otherwise approved; show all areas in 

excess of 15% slope  

 Yes 

2. Location of water wells, streams, canals, irrigation laterals, private 

ditches, washes, lakes or other water features; direction of flow; location 

and extent of known areas subject to inundation.  

Well on lot 4 

3. Location, widths and names of all platted streets, railroads, utility 

rights of way of public record, public areas, permanent structures to 

remain including water wells and municipal corporation lines within or 

adjacent to the tract  

 Future use of remaining wells, if applicable 

Show House and accessory structures on 

Lot 4 

4. Name, book and page numbers of any recorded adjacent 

subdivisions having a common boundary with the tract  

Yes 

5. Existing zoning classification, by note  

 Proposed zoning, by note, if new zoning is being proposed 

concurrently with pre-plat application  

 CR RR/yes 

6. Approximate acreage of the tract, by note  #4 yes 

7. Boundary dimensions of the tract  Yes 

8. Names and addresses of adjoining property owners within three 

hundred (300) feet of the exterior boundary of the tract  

Yes 

 Name of sub needs to be reserved through DSD GIS 

2. Reference by dimension and bearing to a section corner or quarter 

section corner 

Yes 

 

3. Name, address and phone number of developer  

 

yes 

 

4. Name address and phone number of the person preparing the plat Yes 

5. North arrow  

 

yes 

6. Date of preparation 4/4/22 revised 

7. Revision block showing dates if any revisions subsequent to the 

original preparation date. The revision block shall be part of the title 

block which shall be placed along the right edge of the drawing sheet. 

 Yes 

8. Vicinity map drawn to scale, clearly showing proposed subdivision 

location in relationship to adjacent subdivisions, main arterial routes, 

collector streets, etc. 

 Check for consistency between pre-plat and vicinity map 

 Yes—why so large 



 

D. PROPOSED CONDITIONS DATA Meets Code / Comments 

 

1. Road layout, including location, width and proposed names of roads, 

alleys, pathways, easements, and roadway connections, if any, to an 

adjoining platted tract 

 Confirmation that highway district will allow proposed access if 

new access is on an arterial 

 Check alignment of stub streets with adjacent developments, if 

applicable 

 Private roads shall not have direct access to arterials or local 

roads within a platted subdivision (ACCHD 2020.040) 

 Private road names need to be reserved through DSD GIS. 

Private roads require a separate application.  

 Public road names must be checked for availability with DSD GIS  

 If typical sections are shown make sure they are consistent with 

what will be required  

Private Road application? 

Need detail of Road Lots 

Why road lot to AG portion of lot 4 

versus an Agricultural easement 

 

Provide road detail—Coyote Trail 

(Private)  

2. Typical lot dimensions including curvilinear data to scale; each lot 

numbered individually; total number of lots by type and grand total. A 

private road must be a lot.  

 Curve table is present and matches data shown graphically 

 Minimum lot size 

 Average lot size (calculated as total residential area divided by 

the number of residential lots) 

 Check block numbering 

 Consider any phasing shown 

Provide bearings on internal lot lines 

3. Location, width and use of easements 

 Provide documentation of or reference to any existing easements, 

especially access easements for existing parcels that are part of 

the plat.   

 Show easements for all shared infrastructure 

 Provide a clear detail of intersection of 

Bad River Road (private) Coyote Trail 

(private) and the 30 foot existing 

drainage easement  

4. Designation of all land to be dedicated or reserved for public use 

with use indicated  

Yes 

5. If plat includes land for which multi-family, commercial, or industrial 

use is proposed, such areas shall be clearly designated together with 

existing zoning classification and status of zoning change, if any  

Na 

6. If the proposed subdivision is part of a larger area intended for 

development, a development master plan of the entire area shall be 

provided  

 Na 

7. Appropriate information that sufficiently details the proposed 

development within any special development area such as hillside, PUD, 

flood plain, cemetery, manufactured home, large scale development, 

hazardous and unique areas of development  

 Check mapping layers for above special development items. 

Include wetland and natural drainage ways.  

 Consider recommended conditions related to special development 

areas and related reports 

 

yes 



 

8. All roads must be labeled as either “private” or “public” behind or 

beneath the road name  

yes  

E. PROPOSED UTILITY METHODS Meets Code / Comments 

 

1. Sewage: A statement as to the type of proposed sanitary sewage 

facilities  

 Preliminary location/layout of proposed sewage facilities 

 Nutrient-Pathogen study if required by SWDH  

 If sewage facilities will be shared, provide preliminary 

arrangements for future operation and maintenance of the 

facilities, including financial arrangements. Also include 

preliminary sewer plan. DSD should complete high level feasibility 

review of shared utilities 

Note #11 

2. Water Supply: A statement as to the type of proposed water supply 

facilities  

 Preliminary location/layout of proposed potable water facilities 

 If potable water facilities will be shared, provide preliminary 

arrangements for future operation and maintenance of the 

facilities, including financial arrangements. Also include 

preliminary potable water plan. DSD should complete high level 

feasibility review of shared utilities 

Note #10 

3. Storm Water Disposal: A statement as to the type of storm water 

disposal facilities which may include evidence as may be required 

relative to the design and operation of proposed storm water system  

 Include statement that all storm water shall be retained on site, if 

appropriate 

 Consider any required protection for roadside swales during home 

construction and/or long-term protection from landscaping, 

roadside parking, regrading/filling swale, ect 

 Maintenance easements for storm drain facilities treating 

drainage from public roads should be in place  

Note #13 & 18 

4. Irrigation System: A statement as to the proposed irrigation system, 

which may include evidence as may be required relative to the design 

and operation of any proposed irrigation system  

 Irrigation Supply And Distribution Systems: The developer shall 

disclose, pursuant to Idaho Code section 31-3805, and file as 

part of the preliminary plat with DSD, evidence that an adequate 

irrigation supply and distribution system to serve the land within 

the plat to be recorded will be provided and must include 

consideration of using existing water rights that go with the land 

being platted. Such evidence shall include, but not be limited to, 

the following: 

- Copies of the plans of the proposed distribution system for 

the lots and areas to be served in the proposed 

development; and 

- Copies of the community association's or similar 

organization's documents which may be required precedent 

Note #6 & 15  

Plan page 2A of 2 



 

to the establishment of an irrigation distribution system 

within the proposed development. 

5. Utility Easement: The utility easement width shall be a minimum of 

ten (10) feet from the exterior boundaries and five (5) feet from the 

interior boundaries. Utility easements shall be shown graphically on the 

plat. 

yes  

GENERAL RECOMMENDED CONDITIONS 

 

1. Finish grades at subdivision boundaries shall match existing finish grades. Runoff shall be maintained on 

subdivision property unless otherwise approved. 

2. Development shall comply with requirements of the local highway district. Evidence shall include written 

correspondence from the highway district prior to the first public hearing held for the preliminary plat and 

highway district signature on the final plat. 

3. Development shall comply with irrigation district requirements. Evidence shall include written correspondence 

from the irrigation district prior to the first public hearing held for the preliminary plat and prior to Board of 

County Commissioner’s signature on the final plat. 

4. Development shall comply with Southwest District Health requirements. Evidence shall include written 

correspondence from the Southwest District Health prior to the first public hearing held for the preliminary plat 

and Southwest District Health signature on the final plat. 

5. Development shall comply with Fire District requirements. Evidence shall include written correspondence from 

the Fire District prior to the first public hearing held for the preliminary plat and prior to Board of County 

Commissioner’s signature on the final plat. 

6. After preliminary plat approval applicant shall provide GIS data containing georeferenced lot line and roadway 

linework to be included in Development Services GIS mapping. (Solo pre-plats only) 

 



 

 

FOR DEVELOPMENT SERVICES INTERNAL USE ONLY 
  

 

 

 

Date Reviewed                 Reviewer                COMPLIANCE WITH CONDITIONS OF APPROVAL: 

6-6-23 DL, DR, IK, MV, Stephanie 

8-3-22 Keller review completed-

letter in file 

  

  

  

  

  

  

    

Pink Planning 

Blue Planning & Engineering 

Green Engineering 

 

  

 

 



BAD RIVER SUBDIVISION WATER USERS ASSOCIATION AGREEMENT - 1 

RECORDING REQUESTED BY AND 

WHEN RECORDED RETURN TO: 

 

 

Mark and Tammy Satterwhite 

     

     

 
        (Space Above For Recorder’s Use) 

 

 

BAD RIVER SUBDIVISION 

 WATER USER AGREEMENT 

 

  This Agreement and Declaration is made effective as of January ____, 2024, by Mark 

and Tammy Satterwhite, individuals ("Declarant"), as current owners of the subject real property.  

The real property subject to this Agreement, includes, but is not limited to, the real property 

identified and described on Exhibit A, attached and incorporated by this reference ("Bad River 

Subdivision" or "Property").  Additional real property may be annexed into the Property. 

 

AGREEMENT 

 

1. Purpose. The purpose of this Agreement is to ensure that each Owner of a lot within the 

Property is aware of and bound by the irrigation water management terms of the 

Agreement and the Agricultural Preservation and Irrigation Plan attached as Exhibit B, 

and incorporated by this reference. 

 

2. Run with the Land. These terms shall run with the land and lots constituting the 

Property, and shall be binding upon every lot, parcel, or portion of the Property and any 

interest therein.  These terms shall inure to the benefit of and be binding upon Declarant, 

Declarant’s successors in interest, and each Owner, and such Owner’s respective 

successors in interest. 

 

3. Owner Compliance. Declarant and each subsequent Owner shall be bound by the terms 

and conditions outlined in this Agreement and by the terms of the Agricultural Preservation 

and Irrigation Plan.  

 

4. Compliance with Regulations. All Users shall comply with local, state, and federal 

regulations pertaining to water use, conservation, and any other applicable laws. 

 

5. Enforcement. This Agreement may be enforced by the Declarant, Declarant’s successors, 

or any Owner of real property described in Exhibit A through legal proceedings. 

 

6. Recording with County Recorder: The Declarant agrees to promptly record this 

Agreement with the office of the County Recorder of Canyon County, Idaho. 

 

IN WITNESS WHEREOF, the Declarant has executed this Agreement effective as of this 

_____ day of ________, 2024. 
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BAD RIVER SUBDIVISION WATER USERS ASSOCIATION AGREEMENT - 2 

      

Mark Satterwhite, Declarant 

 

      

Tammy Satterwhite, Declarant 

 

 

STATE OF IDAHO   } 

   } 

COUNTY OF CANYON   } 

On this _____________ day of __________________, 2024, before me, 

____________________, a Notary Public, personally appeared MARK SATTERWHITE, 

known or identified to me to be the person whose name is subscribed to the within instrument, 

and acknowledged to me that he executed the same. 

(Seal) 

 

___________________________ 

Notary Public 

Printed Name: ____________________ 

Commission Expires:__________________ 

  

STATE OF IDAHO   } 

   } 

COUNTY OF CANYON   } 

On this _____________ day of __________________, 2024, before me, 

____________________, a Notary Public, personally appeared TAMMY SATTERWHITE, 

known or identified to me to be the person whose name is subscribed to the within instrument, 

and acknowledged to me that he executed the same. 

(Seal) 

 

___________________________ 

Notary Public 

Printed Name: ____________________ 

Commission Expires:__________________  



BAD RIVER SUBDIVISION WATER USERS ASSOCIATION AGREEMENT - 3 

EXHIBIT A 

 

LEGAL DESCRIPTION – R28608103 

 

Lot 4 in Block 1 of Murrell Subdivision, according to the official play thereof, filed in Book 45 of 

plats at Page(s) 32, records of Canyon County, Idaho (Instrument #2016-044443). 

 

 
  



BAD RIVER SUBDIVISION WATER USERS ASSOCIATION AGREEMENT - 4 

EXHIBIT B 

 

BAD RIVER SUBDIVISION AGRICULTURAL PRESERVATION PLAN & IRRIGATION 

AND DRAINAGE PLAN 

 

 
 
 

jmj/W:\Work\S\Satterwhite, Mark & Tammy  26427\Conditional Rezone  .000\2024.02.08 Bad River Subdivision Water Users Agreement.docx 



NARRATIVE IN SUPPORT OF  

BAD RIVER SUBDIVISION 

 

 Bad River Subdivision has applied for a straightforward four-lot split.  The details are 

provided in the Application materials. 

 Accompanying this Narrative is a draft Water Users Agreement, inclusive of an exhibit 

for an Agricultural Preservation Plan and Irrigation & Drainage Plan (“Plans”).  This Water 

Users Agreement and Plans are intended to evidence satisfaction of Condition of Approval 2(f) 

of the Development Agreement applicable to this property (Canyon County Development 

Agreement # 21-007).  This Narrative and Water Users Agreement were requested by Canyon 

County Development staff to support the Application.  These documents would be recorded upon 

approval. 

 The Plans provide a graphical depiction of the provision and preservation of irrigation 

access on the properties in a manner sufficient to support the broad range of potential agricultural 

uses.  The Plans were prepared by licensed engineers with Mason & Associates.  No specific 

types of agricultural usage are necessitated or required by the Development Agreement or 

Canyon County Code.   

 In addition, the Plans provides a series of Narrative Notes that further provide details and 

conditions on how the irrigation and drainage design provide for agricultural preservation, as 

well as how they work in conjunction with the attached Water Users Agreement to ensure non-

disturbance of neighboring irrigation uses.  These Narrative Notes are incorporated into the 

Water Users Agreement by its reference to the Plans and requirement that the water users comply 

with the Plans. 

 This Narrative, and accompanying documents, further evidence the desired purpose of 

Bad River Subdivision to provide for a level of reasonable development, while also continuing 

and preserving opportunity for accompanying agricultural usage and protection of the rural 

nature of the area.  These are in accord with the subdivision standards of Canyon County, and 

comply with all requirements of the Development Agreement.  Therefore, Applicant renews its 

request for timely processing and approval of the Application. 

 

 

     Submitted by:  

 

     Matthew A. Johnson 

     WHITE PETERSON 

     As attorney for Applicants Mark and Tammy Satterwhite 
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GROWING  POSSIBILITIES 

100 Bower Street, Suite 110 
Meridian, ID 83642 

(208) 288-1992 

 
 
 
August 3, 2022 

 

 

Mr. Devin Krasowski 
Associate Engineer 

Development Services Department 

111 North 11th Ave. #140 

Caldwell, ID 83605 

 
Re: Bad River Subdivision Final Plat Application
 

Dear Mr. Krasowski, 

 

Keller Associates, Inc. has reviewed the Bad River Subdivision Final Plat dated April 18, 2022. We 

reviewed the applicant’s package for conformance with the Canyon County Code Ordinance Article 17. 

We have the following comments in order to satisfy County requirements: 

1. Typical Maximum Scale is 1” =100’, is 1”=200’ acceptable with County Development Services? 

Please also notify applicant if revisions are needed.  

2. Add the Surveyor’s Narrative. 

3. In Detail D, add “RM” at the northeast end on Line L25. 

4. Change Note 2 to the following: “No permanent structures shall be located closer than seventy 
feet to any section line unless the highway district waives the seventy feet setback requirement.” 

5. It appears “Nampa, Caldwell” in the second paragraph of the Owners Certificate should be 

deleted. 

6. Certification of Canyon County Planning and Zoning is not usually required.  Is the certification 

required? Please also notify applicant if required.   

The conditions listed above must be addressed along with any other comments from the 

County Surveyor prior to the County Surveyors signature of the Final Plat Mylar. 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 Plat, 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) 244-5065. 

 

Sincerely,  

KELLER ASSOCIATES, INC. 

 

 

Justin Walker, P.E. 

County Engineer 
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GROWING  POSSIBILITIES 

100 E Bower Street, Suite 110 
Meridian, ID 83642 

(208) 288-1992 

 
 
 

213060-250/20-125 

August 3, 2022 

 

 

Mr. Devin Krasowski 
Associate Engineer 

Development Services Department 

111 North 11th Ave. #140 

Caldwell, Idaho 83605 

 
Re: Bad River Subdivision Preliminary Plat Application 

 

Dear Mr. Krasowski, 

 

Keller Associates, Inc. has reviewed the Preliminary Plat for the Bad River Subdivision dated April 18, 

2022. We reviewed the applicant’s package for conformance with the Canyon County Code Ordinance 

Article 17.   

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

2. Plat shall comply with irrigation district requirements. 

3. Plat shall comply with Southwest District Health requirements.  

 

We recommend that the Final Plat be APPROVED with the conditions 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.  

 

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 
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NAMPA HIGHWAY DISTRICT NO. 1 
 

 
 

      
        4507 12th Avenue Road, Nampa, ID  83686                                                             Phone  (208) 467-6576    Fax  (208) 467-9916  

 
 

 
February 16, 2023 
 
 
Mason & Associates 
C/O William Mason 
924 3rd St. South 
Nampa, ID. 83651 
 
 
RE:  Bad River Subdivision Preliminary and Final Plat Second Review 
 
 
Dear Will, 

 
As requested, we have completed a second review of the Preliminary and Final Plat of the 
Bad River Subdivision. The following comments relating to this development are based 
on the Highway Standards & Development Procedures for the Association of Canyon 
County Highway Districts and Nampa Highway Dist. #1 Supplementals: 
 
 

Sec. 2120.040 – An existing fence is within the 65’ public ROW along Hill Rd 
that will need to be relocated or a License Agreement approved by the Highway 
District Commissioners. This item is on the Commissioner meeting agenda for 
2/23/2023 for a License Agreement. 

 
Sec. 3061.070 – No access shall be allowed to lots in a platted subdivision 
including those created by land division other than to internal subdivision streets 
or as otherwise shown on the plat. Include a note on the final plat stating this. We 
realize Note 13 & 14 address access but we still want the note, as written, on the 
final plat. 
 

 
We recommend this comment be addressed prior to approval of the plat. If you have any 
questions or need additional information, please give us a call. 

 
  Sincerely, 
 
 
 
 
  Eddy Thiel 
  Right-of-Way Tech  
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Dalia Alnajjar

From: Amber Lewter

Sent: Tuesday, July 2, 2024 9:16 AM

To: Dalia Alnajjar

Subject: FW: [External]  RE: Agency Notification SD2022-0005 Bad River Subdivision

Follow Up Flag: Follow up

Flag Status: Flagged

From: D3 Development Services <D3Development.Services@itd.idaho.gov>  
Sent: Tuesday, July 2, 2024 9:16 AM 
To: Amber Lewter <Amber.Lewter@canyoncounty.id.gov> 
Subject: [External] RE: Agency Notification SD2022-0005 Bad River Subdivision 

Hello, 

After careful review of the transmittal submitted to ITD on June 28, 2024 regarding SD2022-0005 Bad River Subdivision, 
the Department has no comments or concerns to make at this time.  

Thank you 

Mila Kinakh 
D3 Planning and Development 

From: Amber Lewter <Amber.Lewter@canyoncounty.id.gov>  
Sent: Friday, June 28, 2024 9:43 AM 
To: Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>; 'sadams@melbaschools.org' <sadams@melbaschools.org>; 
'brian.mccormack@melbafire.id.gov' <brian.mccormack@melbafire.id.gov>; 'kenny.hoagland@melbafire.id.gov' 
<kenny.hoagland@melbafire.id.gov>; 'knute.sandahl@doi.idaho.gov' <knute.sandahl@doi.idaho.gov>; 'Eddy Thiel' 
<eddy@nampahighway1.com>; 'aflavel.bkirrdist@gmail.com' <aflavel.bkirrdist@gmail.com>; 
'mitch.kiester@phd3.idaho.gov' <mitch.kiester@phd3.idaho.gov>; 'anthony.lee@phd3.idaho.gov' 
<anthony.lee@phd3.idaho.gov>; D3 Development Services <D3Development.Services@itd.idaho.gov>; Niki Benyakhlef 
<Niki.Benyakhlef@itd.idaho.gov>; Brian Crawforth <Brian.Crawforth@canyoncounty.id.gov>; Christine Wendelsdorf 
<Christine.Wendelsdorf@canyoncounty.id.gov>; Michael Stowell <mstowell@ccparamedics.com>; Dan Lister 
<Daniel.Lister@canyoncounty.id.gov>; Tom Crosby <Tom.Crosby@canyoncounty.id.gov>; Cassie Lamb 
<Cassie.Lamb@canyoncounty.id.gov>; Eric Arthur <Eric.Arthur@canyoncounty.id.gov>; Kathy Husted 
<Kathleen.Husted@canyoncounty.id.gov> 
Subject: Agency Notification SD2022-0005 Bad River Subdivision 

CAUTION: This email originated outside the State of Idaho network. Verify links and attachments BEFORE you click or open, even 
if you recognize and/or trust the sender. Contact your agency service desk with any concerns. 
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Dear Agencies, 

Please see the attached agency notice regarding the scheduled Planning and Zoning Commission hearing on this project. 
We had previously requested your agency provide comments for the noticed land use application and if any agency 
comments were received, they were included in the Staff report. No response is required unless there is an update to 
your original comments. 

This is the notification that a hearing date of August 1, 2024 at 6:30 pm has been set for this case along with a final 

deadline of July 22, 2024 for agency comments. If the comment deadline is on a weekend or holiday, it will move to 
close of business 5pm the next business day. 

Please direct your comments or questions to Planner Dalia Alnajjar at dalia.alnajjar@canyoncounty.id.gov

Thank you, 

Amber Lewter 
Hearing Specialist

Canyon County Development Services Department

111 N. 11th Ave., #310, Caldwell, ID  83605

Direct Line:  208-454-6631        

Fax:  208-454-6633 

Email:  amber.lewter@canyoncounty.id.gov

Website:  www.canyoncounty.id.gov

Development Services Department (DSD) 

NEW public office hours 

Effective Jan. 3, 2023 

Monday, Tuesday, Thursday and Friday 

8am – 5pm 

Wednesday 

1pm – 5pm 

**We will not be closed during lunch hour ** 

PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email system may be a public 
record and may be subject to disclosure under the Idaho Public Records Act and as such may be copied and 
reproduced by members of the public. 
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Bad River Subdivision – SD2022-0005 Page 1 of 3 

Canyon County Planning & Zoning Commission  
Bad River Subdivision – SD2022-0005 
Development Services Department 

 

 
FINDINGS OF FACT, CONCLUSIONS OF LAW, & ORDER 

Bad River Subdivision - SD2022-0005 
 

Findings  
The applicant, William Mason, is requesting approval of a preliminary plat, irrigation and drainage plans for 

Bad River Subdivision, which is a replat of Lot 4 Block 1 of the Murrell Subdivision. The preliminary plat 

consists of 6 lots on parcel R28608103, being 49.82 acres.  Three (3) new residential lots, lot 4 contains an 

existing residence and shop/accessory building, the majority of which will remain in agricultural and 2 private 

roads lots.  Each of the three (3) new residential lots will in excess of 7 acres in size and will include building 

envelopes to insure continued agriculture. Residential Lots 1,2 & 3, will have one (1) acre building envelopes. 

The property is zoned CR-RR zoned and is located on 1484 Hill Rd Melba, ID in a part of the N ½ SE ¼ and a 

part of the S ½ NE ¼, section 27, T1N R2W BM, Canyon County, Idaho.  

 

1. The 49.82-acre property is zoned “R-R” (Rural Residential, seven-acre average lot size; CR2020-0010). 

 
2. The minimum residential lot size of 7.00 acres. 

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

4. 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. 

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

 
6. Subdivision runoff will be maintained within the subdivision (Plat Note 13, Exhibit 2g). 

 
 

7. The development will be served by 2 private roads, Coyote Trail Ln and Bad river Ln. The road names 
were approved by Tony Almeida on 5/7/2024 Case No. RD2024-0008 (Exhibit 2h). 
 

8. Nampa Highway District 1: approved the proposed approach location.  The applicant shall comply with the 

requirements of NPHD at the time of construction (Exhibit 2c). 

 
9. Melba Rural Fire did not provide any comments during the rezone application process. 

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

 
11. The record includes all testimony, the staff report, exhibits, and documents in Case File No. SD2022-0005. 

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

provided on July 22, 2024. The newspaper notice was published on June 27, 2024. Property owners were 
sent a notice on June 28, 2024.  
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Bad River Subdivision – SD2022-0005 Page 2 of 3 

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 consistent with the 
following subject to conditions of approval:  
 

- Idaho Code §67-6513 (Subdivisions); 

- Idaho Code §50-1301 through 50-1329 (Platting); 

- Idaho Code § 22-4503 (Right-to-Farm Act, Plat note #9); 

- Idaho Code, §31-3805 (Irrigation), plat note #6&15; 

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

The preliminary plat was found to be consistent with the standards of review subject to conditions (Exhibit 2g). 
 
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. 
 

 

2. Historic irrigation lateral, drain and ditch flow patterns shall be maintained and protected. Modification shall be 
approved in writing by Boise-Kuna Irrigation District, Boise Project Board of Control and Bureau of 
Reclamation. 
 

3. Irrigation Water is proposed to be the owner of each lot within the property is aware of the bound by the 

irrigation water management terms of the agreement. (Exhibit 2j).   

 

4. Finish grades at subdivision boundaries shall match existing finish grades. Storm water runoff shall be 
maintained on the subject property (Exhibit 2g). 

 

5. The development shall comply with Southwest District Health requirements. 
 

6. The development shall comply with Melba Fire District requirements. 
 

7. The development shall comply with requirements of the Nampa Highway District 1. 
 

8. The applicant shall improve & asphalt pave Coyote Trail Lane from Hill Road to a point where it leaves subject 

property parcel R28608103 prior to the signing of the Final Plat for Bad River Subdivision per CCZO Section 

07-17-31(2) and in accord with CCZO 07-10-03 Table 1. 

 

9. Irrigation Water is proposed to be the owner of each lot within the property is aware of the bound by the 

irrigation water management terms of the agreement. (Exhibit 2j).   
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Order 
Based upon the Findings of Fact, Conclusions of Law contained herein for Case No. SD2022-0005, the Planning & 
Zoning Commission recommends approval of the Preliminary Plat, irrigation and drainage plans for Bad River 
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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Bad River Subdivision – SD2022-0005 Page 1 of 3 

Canyon County Board of County Commissioners  
Bad River Subdivision – SD2022-0005 
Development Services Department 

 

 
FINDINGS OF FACT, CONCLUSIONS OF LAW, & ORDER 

Bad River Subdivision - SD2022-0005 
 

Findings  
The applicant, William Mason, is requesting approval of a preliminary plat, irrigation and drainage plans for Bad 

River Subdivision, which is a replat of Lot 4 Block 1 of the Murrell Subdivision. The preliminary plat consists of 6 

lots on parcel R28608103, being 49.82 acres.  Three (3) new residential lots, lot 4 contains an existing residence 

and shop/accessory building, the majority of which will remain in agricultural and 2 private roads lots.  Each of the 

three (3) new residential lots will in excess of 7 acres in size and will include building envelopes to insure 

continued agriculture. The property is zoned CR-RR zoned and is located on 1484 Hill Rd Melba, ID in a part of 

the N ½ SE ¼ and a part of the S ½ NE ¼, section 27, T1N R2W BM, Canyon County, Idaho.  

 

1. The 49.82-acre property is zoned “CR-R-R” (Rural Residential, seven-acre minimum lot size; CR2020-

0010). 

 
2. The minimum residential lot size is 7.00 acres. 

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

4. The property has surface irrigation water rights. The developer shall provide irrigation water to each 
residential lot.  The development shall comply with Boise-Kuna Irrigation District and Boise Project Board 
of Control requirements. 

 
5. The development will be served by individual wells and individual septic systems.  

 
6. Subdivision runoff will be maintained within the subdivision (Plat Note 13, P&Z Staff Report, Exhibit 2g). 

 
7. The development will be served by 2 private roads, Coyote Trail Ln and Bad river Ln. The road names 

were approved by DSD on 5/7/2024 Case No. RD2024-0008 (P&Z Staff Report, Exhibit 2h). 
 

8. Nampa Highway District 1: approved the proposed approach location.  The applicant shall comply with the 

requirements of NPHD at the time of construction (P&Z Staff Report,Exhibit 2c). 

 
9. Melba Rural Fire did not provide any comments during the rezone, nor the preliminary plat application 

process. 
 

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

11. The record includes all testimony, the staff report, exhibits, and documents in Case File No. SD2022-0005. 
 

12. Notice of the public hearing was provided in accordance with CCZO §07-05-01.  Agency notice was 
provided on September 11, 2024. Property owners were sent a notice on September 9, 2024.  Subject 
property was posted on September 27, 2024. 
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Bad River Subdivision – SD2022-0005 Page 2 of 3 

Conclusions of Law 
Section 07-17-09(5)A/B of the Canyon County Zoning Ordinance (CCZO) states, “The board shall consider the 
commission's recommendation at a noticed public hearing.  The Board shall base its findings upon the evidence 
presented at the board's public hearing, and within thirty (30) calendar days declare its findings. It may sustain, 
modify or reject the recommendations of the commission and make such findings as are consistent with the 
provisions of this chapter and the Idaho Code. The findings shall specify: 
         1.    The ordinance and standards used in evaluating the application; 

         2.    The reasons for approval or denial; and 

         3.    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 Board of Canyon County Commissioners finds that the plat is consistent 
with the following subject to conditions of approval:  
 

- Idaho Code §67-6513 (Subdivisions); 

- Idaho Code §50-1301 through 50-1329 (Platting); 

- Idaho Code § 22-4503 (Right-to-Farm Act, Plat note #9); 

- Idaho Code, §31-3805 (Irrigation), plat note #6 & #15; 

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

The preliminary plat was found to be consistent with the standards of review subject to conditions (Exhibit 2g). 
 
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. 
 

 

2. Historic irrigation lateral, drain and ditch flow patterns shall be maintained and protected. Modification shall be 
approved in writing by Boise-Kuna Irrigation District, Boise Project Board of Control and Bureau of 
Reclamation. 
 

3. All lot owners shall adhere and be bound to the recorded Bad River Subdivision Water Users Agreement. (P&Z 

Staff Report, Exhibit 2j).   
 

4. Finish grades at subdivision boundaries shall match existing finish grades. Storm water runoff shall be 
maintained on the subject property (P&Z Staff Report, Exhibit 2g). 

 

5. The development shall comply with Southwest District Health requirements. 
 

6. The development shall comply with Melba Fire District requirements. 
 

7. The development shall comply with requirements of the Nampa Highway District 1. 
 

8. The developer acknowledges that Coyote Trail Lane provides access to, or will at the signing of the Final Plat 

for Bad River Subdivision, a number of building lots with or without secondary dwelling units as allowed by 

Murrel Subdivision and Bad River Subdivision.   As of this date, the total Average Daily Trips (ADT) will not 

exceed 100 ADT requiring widening & paving as per CCZO 07-10-03 Table 1.  Should any future development 

adding dwelling units or development of other properties currently taking access on Coyote Trail Lane push 

total ADT above Canyon County Code requirements referenced above, paving will be required. 

 

9. Road lots #5 and #6 shall be under common ownership. 

 

 



Bad River Subdivision – SD2022-0005 Page 3 of 3 

 

 

Order 
Based upon the Findings of Fact, Conclusions of Law contained herein for Case No. SD2022-0005, the Board of 
Canyon County Commissioners approves the Preliminary Plat, irrigation and drainage plans for Bad River 
Subdivision subject to the Conditions of Approval as enumerated herein. 
 

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

 

BOARD OF CANYON COUNTY COMMISSIONERS 
CANYON COUNTY, IDAHO 

 
 
 

                                                                          
              Brad Holton, 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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