
 

Commissioners Minutes 

June 2, 2022 – 1:36 p.m. to 3:56 p.m.  

PUBLIC HEARING TO CONSIDER A REQUEST BY MASON ASSOCIATES INC., REPRESENTING VAN 

SLYKE FARMS LLC, FOR A COMPREHENSIVE PLAN MAP AMENDMENT AND ZONING MAP 

AMENDMENT, CASE NO. OR2021-0012/RZ2021-0027 

Commissioners Keri Smith and Leslie Van Beek 

DSD Planning Official Dan Lister, DSD Planner Cassie Lamb, Angie Cuellar, Phyllis Indart, William 

Mason, Richard Zehr, Jan Van Slyke, Tristan Van Slyke, Melanie Stone, Corey Blaine, Nathan 

Piercey, Deputy PA Zach Wesley arrived at 3:30 p.m. 

 

Deputy Clerk Monica Reeves __________________________ 

 

PUBLIC HEARING TO CONSIDER A REQUEST BY MASON ASSOCIATES INC., REPRESENTING VAN 

SLYKE FARMS LLC FOR A COMPREHENSIVE PLAN MAP AMENDMENT AND ZONING MAP 

AMENDMENT, CASE NO. OR2021-0012/RZ2021-0027 

The Board met today at 1:36 p.m. to conduct a public hearing in the matter of a request by Mason 

Associates Inc., representing Van Slyke Farms LLC, for a comprehensive plan map amendment 

(Case No. OR2021-0012) from an “agricultural” designation to a “residential” designation, and a 

zoning map amendment (Case No. RZ2021-0027) to rezone a portion of the subject parcels from 

an “A” (Agricultural) Zone to an “R-1” (Single Family Residential) Zone.  Present were:  

Commissioners Keri Smith and Leslie Van Beek, DSD Planning Official Dan Lister, DSD Planner 

Cassie Lamb, Angie Cuellar, Phyllis Indart, William Mason, Richard Zehr, Jan Van Slyke, Tristan 

Van Slyke, Melanie Stone, Corey Blaine, Nathan Piercey, and Deputy Clerk Monica Reeves.  

Deputy PA Zach Wesley arrived at 3:30 p.m.  Commissioner Smith disclosed she is very familiar 

with the area.    

 

Dan Lister gave the oral staff report.  The request is for a comprehensive plan map amendment 

to amend a 5.44-acre portion from an agricultural designation to a residential designation, and a 

zoning map amendment of 26.2 acres of 111 acres from an “A” Agricultural Zone to an “R-1” 

(Single Family Residential) Zone.  The applicant has submitted a subdivision plat with one-acre 

lot sizes, but it’s not before the Board today because they are still working through some issues.  

The parcels are located at 17553 Van Slyke Road in Wilder.  Mr. Lister reported on the property 

history as well as the uses in the area.  The property is in a high nitrate priority area.  The applicant 

is proposing individual septic systems and wells and domestic wells will be used for irrigation; 

they are working with SWDH on the nutrient pathogen study.  There was a review of comments 

received and potential impacts to the area.  On October 7, 2021, the P&Z Commission 

recommended approval of this request.  Staff recommends the Board consider a conditional 

rezone with conditions similar to the adjacent property which is a rural residential zone including 



landscaping, dedication of open space, and exterior lighting provisions.  Staff is recommending 

denial; however, the P&Z Commission recommend approval so the FCO’s reflect their 

recommendation.  Following his testimony, Mr. Lister responded to questions from the Board. 

  

The following people testified in support of the application: 

Tristan Van Slyke, the President of Van Slyke Farms, testified they have not been able to make 

any money off the ground and it’s cost them more in taxes and to keep the weeds down.  Because 

it’s not viable farm ground and it’s not doing anything for the property owner other than being a 

“time suck and financial suck”, he thinks it will contribute to the environment and the micro 

climate being an extension of the residential development of Garrett Ranch Way that’s already 

there.  He doesn’t think the Williamson conditional rezone will be entirely developed because 

they have said they have no plans in the near future to do any development there, they did that 

years ago to protect their right to be able to sell for their retirement plan.  The other 

developments in the area are much larger in overall total acreage and are denser than one-acre 

lots.  Van Slyke Farms are trying to do a responsible development and it’s not fair that future-

planned irresponsible developments are being held against their application as a reason to deny.  

Mr. Van Slyke said his proposal should not be treated as a “guinea pig” for some new approaches 

to development and planning in the region.  He testified about the road, wells, and the septic 

system.  Following his testimony, Mr. Van Slyke responded to questions from the Board.    

Angie Cuellar testified she tried to get in contact with the City of Greenleaf regarding their letter, 

but they would not respond until now.  The Homedale Fire District will provide service to this 

subdivision and does not object to the plan as long as it complies with the requirements of the 

highway district.  The highway district has also approved the proposal.  The property is in close 

proximity to residential areas.  Over half of the property is identified in the comprehensive plan 

as residential and the Van Slyke’s are doing their best to preserve agricultural ground.  Ms. Cuellar 

testified the County does not have a requirement for a landscaping plan.  The health department 

has said the applicants can have 19 lots on the property, but the proposal is for 17 lots.  Regarding 

water, Ms. Cuellar said we sit upon the largest aquifer in the northern half of the United States – 

one of the three largest aquifers in the world – and there are layers that separate the waters in 

different places.  Shifting layers of the ground will affect wells.  There is water.  IDWR has 

standards and if you’re in a high nitrate area or any area where well drillers have concerns you 

have to take your water to the health district and have it tested once a year.  According to Ms. 

Cuellar, the Snake River Treasure Valley Aquifer has as much water in it as Lake Michigan.  There 

are areas that shift and change but it’s one of the reasons why community wells and city wells go 

deep. She spoke of the conditions of approval for the property north of the subject property.   

William Mason, the project engineer, testified that on the 2020 comprehensive plan this area is 

a residential zone and is near the conditional rezone of the Williamson property that allowed for 

one-acre lots.  Had they known this would be an issue they may have asked their client to rezone 



everything in the square instead of using the area that is nonviable farm ground to the west and 

keep the development to the north of the canal where the slopes are at.    

Corey Blaine testified he represents the Christensens who applied for a comprehensive plan map 

amendment and R-2 rezone for the 222 acres surrounding this property.  He and the partners 

own the acres touching this property and they support the Van Slykes request.  He supports 

property rights and the ability to develop the land.  Mr. Blaine testified he is planning to do a 

community sewer and water system for his project.  He’s installed complex systems in nitrate 

priority areas and the average cost is $15,000 up to $25,000.   They are more expensive the 

traditional system, but his experience with what’s being built on one acre is upward of $1M, and 

the $15,000 to $25,000 doesn’t really matter.     

Testimony in opposition was as follows: 

Nathan Piercey is a hobby farmer and he is opposed to the request.  He said the case should be 

dismissed due to the misconduct of P&Z Commissioner Brock who violated the rules of the 

meeting and perjured himself, and so if you throw out his vote it goes to a two-to-two vote.  

Commissioner Brock prompted a person to nonverbally answer a question about hillside 

development after public comment had been closed and when Mr. Piercy said that wasn’t fair, 

he denied doing it.  Mr. Piercy said Commissioner recused himself however, the rest of the 

commission was “pretty cozy with him”.  If this gets turned down it could possibly affect the 

conditional rezone the Williamsons have.  He believes the Commission rushed through and went 

straight to approval.  As far as water rights, there was a person there who testified that two 

neighbors in Garrett Ranch had to re-drill their wells.   Mr. Piercey has lived in the area for seven 

years and he has watched them farm alfalfa off it.  Concerns include:  negative impacts to 

irrigation water, wells, water quality, water quantity, and road and traffic safety.   Development 

should not impact the existing residents in the area.  At what cost does development come and 

when do we pay attention to the comprehensive plan.  Following his testimony, he responded to 

questions from the Board.   

Deputy PA Zach Wesley arrived at 3:30 p.m. at which time Commissioner Smith asked him about 

the concern raised by Nathan Piercey.   Mr. Wesley said we are starting from scratch and not 

relying on the record the P&Z Commission has made and so any potential error at the P&Z 

Commission hearing would be cured by the Board’s hearing.  

Rebuttal testimony was offered by William Mason.  He addressed the individual septic systems 

versus community water systems and said there is a diminishing return on when that would work, 

if there is not a breakeven point for the number of lots a community system would not pencil 

out, they wouldn’t feasibly be able to pay for it.  This project is standalone, the topography 

doesn’t allow them to connect to anything else so the it’s intended to use individual wells and 

septics.  Commissioner Smith asked about the possibility of re-noticing this case as a conditional 

rezone.   Mr. Wesley said if it’s changed from a straight rezone to a conditional rezone it would 

need a second hearing but it does not need to go back to the P&Z Commission.  Mr. Mason said 



his clients are okay with noticing it for a conditional rezone, and he will provide information on 

water quantity in the area.  Upon the motion of Commissioner Van Beek and the second by 

Commissioner Smith, the Board voted unanimously to close public testimony.  Commissioner Van 

Beek said the applicant has demonstrated a willingness to restrict it to the nonviable portion and 

preserve the rest for farming; the impact of homes doesn’t appear to be a big factor on services 

and it appears  to be commensurate with what’s happening around it.  There doesn’t appear to 

be a future traffic pattern conflict.  There is enough evidence the Board can move forward.  

Commissioner Smith said if a sewer system is approved then you could have 19 lots.  If you rely 

on the letter from DEQ, they recommend cities and counties develop and use a comprehensive 

land use management plan which addresses the present and future needs for the area for 

adequate, safe and sustainable drinking water.  We don’t have that.  There has been testimony 

across the County about water concerns, but there is no evidence in front of the Board about 

water but what we do have is testimony from two residents that their wells went dry and the 

City of Greenleaf has anecdotal knowledge of water issues. This proposal deserves more time 

and it would allow the Board to look at conditions of approval.  The City of Greenleaf felt this was 

a basic subdivision and community planning was important including possible pathways or open 

space and Commissioner Smith thinks that idea should be explored.  Mitigation conditions could 

be imposed and a conditional rural residential zone would be more appropriate.  She concurs 

with staff’s findings, and she encouraged the applicant to look at setbacks for the agricultural 

uses in the area.  There was further discussion regarding which zoning is appropriate.  

Commissioners Smith and Van Beek are open to a conditional rezone for R-1 zoning potentially.   

Deputy PA Wesley said if the Board makes a substantially materially different decision than the 

P&Z Commission recommendation that is when there will be a second hearing requirement and 

it we’ll have to have an idea of what we’re looking at to have it noticed as  conditional rezone or 

straight approval to facilitate public testimony, but ultimately the Board can approve, deny, or 

impose conditions.  Commissioner Smith said the Board is not guaranteeing the approval of a 

conditional rezone.  Upon the motion of Commissioner Van Beek and the second by 

Commissioner Smith, the Board voted unanimously to approve the comprehensive plan map 

amendment to residential and recommend the applicant move forward with a conditional 

rezone.  The hearing concluded at 3:56 p.m.  An audio recording is on file in the Commissioners’ 

Office.    









































































Near crest of hill on Van Slyke near NE corner of parcel facing South.  The shop in the 
view on the right is on the subject property and will require removal if rezone and plat is 
approved.

EAST

WEST

SOUTH

SOUTHEAST

From Van Slyke Road facing WEST near NE corner of property

From near crest of hill on Van Slyke near NE corner of parcel facing East. From near crest of hill on Van Slyke near NE corner of parcel facing Southeast. 



From Everrose Road looking northward toward 
subject property.  Property in the foreground is 
part of parcel R33211.  Only the identified 26 
acres to the north is to be rezoned and platted 
inclusive of one residential parcel beside the 
stand of trees on the right (where a residence 
was formerly located).

From Everrose Road looking westward—Garrett 
Ranch Ridge development in the distance.  
Indart Feedlot on the right adjacent to the 
subject property and a small administrative land 
division development on the left of Everrose.



2011

2012

Google Earth Pro Aerial Review
The subject property 26+ acres lying north of the 
canal was in irrigated agricultural production to 
and through the 2018 season.



April 2015

August 2018

Property had been in crop 
production with ground water 
rights.  Irrigated with sprinkler 
irrigation –hand lines since 
2010.



August 2021 the 
property was left 
fallow and remains 
that way to date



 

Canyon County, 111 North 11th Avenue, #310, Caldwell, ID  83605 

 Engineering Division  
 

Preliminary Plat Check-List 
 

Applicant: Van Slyke Farms, LLC Case Number: SD2021-0016 and RZ2021-0027 

Subdivision Name: Van Slyke Farms Ridge  Plat Date (Review #): 7/27/2023 (3) 

 

Review included sheets titled Preliminary Plat, 

Irrigation & Drainage Plan, and Hillside 

Development Plan. But we also had Preliminary 

Road Profiles on file.  

 

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  

OK 

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

from entitlement process if applicable 

OK. Conditions from Conditional Rezone 

pending.  

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

Chapter 9 lists requirements unless waived.   

Note 17 references waiver granted by 

City of Greenleaf 

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

been made at the entitlement stage or after.  

OK  
 

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

on the notice list and pass information along to planner  

N/A 

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) 

 

Meets Code 

 



 

 

 

C. EXISTING CONDITIONS DATA Meets Code / Comments 

 

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

excess of 15% slope  

Meets Code 

 

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.  

Meets Code 

 

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 

Meets Code 

 

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

subdivisions having a common boundary with the tract  

Meets Code 

 

5. Existing zoning classification, by note  

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

concurrently with pre-plat application  

Meets Code 

 

6. Approximate acreage of the tract, by note  Meets Code 

 

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

 Obtain electronic version of all submittals 

Meets Code 

 

B. IDENTIFICATION AND DESCRIPTIVE DATA Meets Code / Comments 

 

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

and range 

 Name of sub needs to be reserved through DSD GIS 

Meets Code 

 

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

section corner 

Meets Code 

 

3. Name, address and phone number of developer  

 

Meets Code 

 

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

 

5. North arrow  

 

Meets Code 

 

6. Date of preparation Meets Code 

 

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. 

Meets Code 

 

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 

Meets Code 

 



 

7. Boundary dimensions of the tract  Meets Code 

 

8. Names and addresses of adjoining property owners within three 

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

Meets Code 

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. 

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

what will be required  

Meets Code 

As long as lot 11 has a separate driveway 

onto AP Rd the proposed driveway for 

lots 12 and 13 can remain an unnamed 

driveway as apposed to a private road. 

 

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 

Meets Code 

 

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 

Meets Code 

 

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

with use indicated  

Meets Code 

 

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  

N/A 

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  

Meets Code 

 

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  

Meets Code 

 



 

 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 

 

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

beneath the road name  

Meets Code 

 

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 

Meets Code 

 

Just a note that, to my knowledge, there 

is currently no effective regulatory 

mechanism to ensure proper 

operation/maintenance of nitrate 

reducing septic systems. However, it 

seems like the proposed lots are now 

bigger than evaluated in the NP study 

addendum. So, regular septic systems 

may be all that is required by SWDH 

after all.  

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 

Meets Code 

 

Please consider providing some sort of 

disclosure for future residents related to 

nearby elevated arsenic levels.   

 

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  

Meets Code 

 

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 

Meets Code 

 

 

https://maps.idwr.idaho.gov/agol/GroundwaterQuality/


 

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 

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. 

Meets Code 

 

CURRNET COUNTY ENGINEER RECOMMENDED CONDITIONS 

 

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

subdivision property unless otherwise approved. 

2. Surface runoff shall remain on individual lots. Final plat shall include a note requiring engineered grading and 

drainage plans to be submitted with building permit applications. Plan will show adequate drainage for the 

developed area and will be reviewed and approved by the County Engineer prior to issuance of building permit. 

Engineer certification that construction substantially complies with the approved plans will be submitted to DSD 

prior to Certificate of Occupancy or Completion. 

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

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

highway district signature on the final plat. 

4. Development shall comply with irrigation entity requirements. Evidence shall include written correspondence 

from the irrigation entity prior to the next public hearing held for the preliminary plat and prior to Board of 

County Commissioner’s signature on the final plat.  

a) Prior to Board of County Commissioner’s signature on the final plat provide evidence of approvals from the 

Boise Project Board of Control, Wilder Irrigation District, and the City of Greenleaf to satisfy IC 31-3805.  

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

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

Southwest District Health signature on the final plat, and approved subsurface sewage disposal applications 

provided with building permit applications when applicable. 

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

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

Commissioner’s signature on the final plat. 

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

linework to be included in DSD GIS mapping. 

8. It is recommended that the Development Agreement have a condition requiring a public drinking water system 

for potable water supply if original development includes 15 or more residences.  

9. Areas shown with slopes greater than 15% shall be labeled as no-development areas and fully located on the 

final plat. 



 

10. A water user’s maintenance agreement for the pressurized irrigation system shall be provided with application 

for final plat and recorded concurrently with the final plat.  

 

 

PRELIMINARY PLAT REVIEWED ON:   COMPLIANCE WITH CONDITIONS OF APPROVAL: 

     

 

                   

 

 

 

 

 

             PLAT REVIEWED BY: 

 

Aug 8 – Aug 15  

RZ2021-0027, converted to a conditional 

rezone is running concurrent with this 

application.  

Devin Krasowski 

After County Engineer review is complete, schedule a meeting with assigned planner to do “hand off” 

meeting and explain review and any recommended conditions of approval.  

 



WQ: Arsenic and Nitrate pretty prevalent  

1. 03N 04W 05AAB1  

a. Perfed from 140 to 260 

b. Arsenic > 58 micrograms/L 

c. 0ne uranium sample in 2020 at 27 micrograms/L 

d. Nitrates Ranging from 7 to 11 mg/L with one close to zero. Samples from 1994 through 

2020 

2. 03N 05W 02DDA1 

a. Drilled to 230 open hole I think 

b. Arsenic from 14 to 15 micrograms/L between 1996a and 2018 

c. Nitrates very low 

3. 04N 04W 33CDC3 

a. Drilled to 270 with open hole 

b. Arsenic > 28 micrograms/L between 1992 and 2019 

c. Nitrates very low 

4. 03N 04W 04BDA1 

a. Drilled to 92 with open hole 

b. Arsenic > 25 micrograms/L with samples from 2001 through 2020 

c. Uranium around 11  

d. Nitrates between 6 and 8 mg/L from 2001-2020 

5. See Nitrate Priority map for other Nitrate data. Ground Water quality Monitoring and Protection 

map also shows the arsenic in those wells.  

Water Levels: 

Not much representative data easily available.  





















Board of County Commissioners – Staff Report 
Van Slyke Farms – OR2021-0012 & RZ2021-0027 

Hearing Date: June 2, 2022                                          Development Services Department 

 

 

Owner: Van Slyke Farms LLC   
 

Applicant/Representative:  
Mason & Associates 
 

Staff:  Dan Lister, Planning Official 
 

Tax ID: R33211 & R33212 (approx. 
111 acres) 
 

Current Zone :"A" (Agricultural) 
 

2020 Comprehensive Plan Future 
Land Use Designation: Agricultural 
 

Impact Area: Greenleaf Future 
Land Use Designation: 
Agricultural 
 

Applicable Zoning Land Use 
Regulations: CCZO §07-06-03 & 
§07-06-05  
 

Notification 
4/27/2022    Agencies/JEPA  
5/10/2022    600’ Radius Notice 
8/16/2021    Full Political 
5/15/2022    Newspaper 
5/24/2022    Posting  
 

Exhibits: 
1. OR2021-0012 FCOs 
2. RZ2021-0027 FCOs 
3. Letter of Intent/submittal 

information including preliminary 
plat 

4. Mason & Associates P&Z 
Presentation 

5. Neighborhood Meeting 
6. Maps 

a. Aerial 
b. Vicinity 
c. Zoning 
d. Future Land Use 
e. Future Land Use - Greenleaf 
f. Subdivisions w/Report 
g. Soils and Prime Farmland 

w/Report 
h. TAZ Household  
i. Nitrates and Wells 
j. Dairy, Feedlot & Gravel Pit 
k. Functional Classification 

7. Agency Comments 
a. Notus-Parma HWY District 
b. DEQ 
c. Wilder Irrigation Dist. 
d. Boise Project BOC 
e. City of Greenleaf 

8. Public Comments 
a. Gregory Parker (Opposed) 
b. Joe and Jeanne Masar (Opposed) 
c. John Williamson 

Request  
The applicant, Mason & Associates representing Van Slyke Farms LLC, is 
requesting a comprehensive plan map amendment (Case No. OR2021-0012) 
to amend a 26.2-acre portion consisting of a portion of parcels R33211 and 
R33212 from an "agricultural" designation to a "residential" designation. The 
request includes a zoning map amendment (Case No. RZ2021-0027) to rezone 
a 26.2-acre portion of the subject parcels from an "A" (Agricultural) Zone to an 
"R-1" (Single Family Residential) Zone). The parcels are located at 17553 Van 
Slyke Road, Wilder; also referenced as a portion of the NE' 4 of Section 6, T3N, 
R4W, Canyon County, Idaho 
 

The request includes a preliminary plat with irrigation and drainage plat for 
Van Slyke Farms Ridge Subdivision (Case No. SD2021-0016), an 18 
residential-lot subdivision with one (1) common lot. However, the plat requires 
more information; and therefore, cannot be heard at this time. 

 

Background 
Parcel R33212, 50.01 acres, does not have any building permits or land division 
available. The parcel is the remnant of the division approved in 2001 (CU2003-
267) creating a portion of Garrett Ranch Ridge (SD2003-91). All development 
rights were transferred to R33211 (LS2003-369). 
 

Parcel R33211, 61 acres, was approved for a land division with building permit 
relocation creating four parcels in 2003 (LS2003-369, see below). Therefore, 
there are no additional land divisions available. 
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Text Box
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II.
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9. CPR2008-2: Development 
Agreement Conditions 

10. P&Z Minutes and FCOs 
11. DSD Staff’s P&Z Presentation 

Applicable Standards and Regulations 
 

Comprehensive Plan Amendment (CCZO §07-06-03) 
The applicant is requesting a Comprehensive Plan Map Amendment to change 
the designation of 5.44 acre portion of the subject parcels from Agricultural to 
Residential. The amendment is required to meet the following criteria: 
 

A. Is the requested type of growth generally in conformance with the 
comprehensive Plan? 

 

B. When considering the surrounding land uses, is the proposed land use 
more appropriate than the current comprehensive plan designation? 

 

C. Is the proposed comprehensive plan amendment compatible with 
surrounding land uses? 

 

D. Do development trends in the general area indicate that the current 
designation and circumstances have changed since the comprehensive Plan 
was adopted? 

 

E. Will the proposed comprehensive plan amendment impact public services 
and facilities? What measures will be implemented to mitigate impacts? 

 

Zoning Amendment (CCZO §07-06-05) 
In conjunction with the comprehensive plan amendment request, the applicant 
is requesting to rezone a 26.2 acre portion of the subject parcels from "A" 
(Agricultural) to "R-1" (Single Family Residential). The amendment is required 
to meet the following criteria: 
 

1. Is the proposed zone change generally consistent with the Comprehensive 
Plan? 
 

2. When considering the surrounding land uses, is the proposed zone change 
more appropriate than the current zoning designation? 
 

3. Is the proposed zoning map amendment compatible with surrounding land 
uses? 

 

4. Will the proposed zoning map amendment negatively affect the character of 
the area? What measures will be implemented to mitigate impacts? 
 

5. Will adequate facilities and services including sewer, water, drainage, 
irrigation and utilities be provided to accommodate the proposed zoning 
map amendment? 
 

6. Does legal access to the subject property for the zoning map amendment 
exist of will it exist at the time of development? 

 

7. Does the proposed zoning map amendment require public street 
improvements in order to provide adequate access to and from the subject 
property to minimize undue interference with existing or future patterns 
created by the proposed development? What measures have been taken to 
mitigate road improvements or traffic impacts? 
 

8. Will the proposed zoning map amendment impact essential public services 
and facilities, such as schools, police, fire and emergency medical services? 
What measures will be implemented to mitigate impacts? 
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Analysis 
Pursuant to CCZO Section 07-10-25(1), the purposes of the "A" (Agricultural) Zone are to:  
 

A. Promote the public health, safety, and welfare of the people of the County by encouraging the 
protection of viable farmland and farming operations; 
 

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

C. Protect fish, wildlife, and recreation resources, consistent with the purposes of the "Local Land Use 
Planning Act", Idaho Code title 67, chapter 65; 

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

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

 

Pursuant to CCZO Section 07-10-25(3), the purpose of the "R-1" (Single Family Residential) zone is to 
promote and enhance predominantly single-family living areas at a low-density standard. 
 

Comprehensive Plan  
The Canyon County Comprehensive Plan designates the subject parcels as "Agriculture" and 
"Residential" (Exhibit 6d). Most of the subject property is located within the Greenleaf area of city 
impact. Greenleaf's future land use plan designates the area as "Agricultural" (Exhibit 6e). The 
subject property is approximately 2.9 miles south of Greenleaf city limits. 
 

Surrounding Land Use/Character 
  

Existing Conditions within approximate vicinity 
Primary 

Zone 
Other 
Zones  

NW R33224 (76.3 acres) appears to be an original parcel.  A - 

N 
R33209 (41.2 acres) appears to be original and contains a feedlot. R33208 
(42.8 acres) is currently in agricultural use. The property is part of an 
approval for a CR-R-R zone (CPR2008-2). 

A CR-R-R 

NE 
R33202 (87.1 acres) is currently in agricultural use. The property is part of 
an approval for CR-R-R (CPR2008-2). 

A CR-R-R 

E 
Land Division/Permit Relocation creating Parcels R33206013, 
R33206014B, R33206, R33206014B, R33206014A (4.56-acre average lot 
size) 

A - 

SE 
R33206014 (2.02 acres); R33205 (61.72) in agricultural use; R33206010, 
R33206012 and R33206011 (3.71-acre average lot size, LS2002-593). 

A - 

S 

A portion of R33211 was approved for land division/permit relocation 
creating four parcels with a 1.08-acre average lot size (LS2003-369); 
R33213, R33213010, R33213010A, C, D F and G (AD2014-62) with a 
3.83-acre average lot size. 

A - 

SW Large agricultural parcels: R33212 (50 acres), R33221012/12B (43 acres). A - 
W Garret Ranch Ridge Subdivision (2006). A - 

A (Agricultural), R-R (Rural Residential), R-1 (Single-Family Residential), & CR (Conditional Rezone).  
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Site Visit Photos (Exhibit 11) 

 
South view of the property and Van Slyke Road near the existing wireless facility site located on the 

north-east corner of the property.  
 

 
West to south view of the property from Van Slyke Road near the existing wireless facility site located on 

the north-east corner of the property. 

  
North to north-west view from the south-east boundary of the subject property. 

 

 
North-east to north view from the center of Parcel R33211 near the Mora Canal. 

 

  
West view from the west boundary of Parcel R33211 near of the Mora Canal of dwellings within Garrett 

Ranch Ridge Sub. (2006). 
 

Recent Land Use Cases  
There are no recent similar land use decisions within the vicinity. The only similar residential zone in the 
vicinity is the following: 
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 CPR2008-1 & 2: Comprehensive Plan Amendment to "Residential" and Conditional Rezone to a 
"R-R" (Rural Residential) Zone of 311 acres approved in 2008. Although 311 acres was 
conditionally zoned "R-R", the 311 acres remains in agricultural use. The development agreement 
(Exhibit 9) included landscaping, exterior lighting, open space, potentially community sanitary 
system, pressurized irrigation and other subdivision requirements which have not been met and 
could be considered abandoned. 

 

Platted Subdivisions (Exhibit 6f) 
The subject property is located within a one-mile radius of five (5) residential subdivisions with a 
total average lot size of 2.12 acres. The following are within close proximity to the request: 
 

- Garret Ranch Ridge Subdivision: In 2006, 29.3 acres were subdivided via conditional use 
permit approval into 21 lots with a 1.4-acre average lot size. 
 

- Summerwind of Orchard Hills 1 & 2: In 2007, 246 acres was subdivided via conditional use 
permit approval into 104 lots, 2.36-acre average lot size due to the open space created by the 
golf course and is served by a community water system. 

 

Soil and Farmland   
The subject parcel is zoned "A" (Agricultural), (see Exhibit 6c). Properties within the immediate 
vicinity (Exhibit 6b) are predominantly zoned "A" with an average lot size of 17.6 acres with a median 
lot size of 4.07 acres. The property consists of moderately-suited soils and that are not considered 
prime farmland (Exhibit 6g). However, USDA cropland report identifies the property and surrounding 
properties used for sugarbeets and alfalfa (CDL USDA 2009) and appears to be actively farmed south 
of the Mora Canal. The property is located within an active agricultural area including the Indart 
feedlot to the north (approximately 80 acres) and Williamson Orchards to the east.  
 

Adequate Facilities  
- Sewer: Future development will require individual septic systems. The applicant has provided 

comments from Southwest District Health regarding the nutrient pathogen study and limits 
development to no more than 19 residential lots based on preliminary review (Exhibit 3).    
 

- Water: Future development will require individual wells. The property is located within a 
nitrate priority area where wells in the area show signs of nitrate contamination (Exhibit 6i). 
Within the nitrate pathogen study provided by the applicant (Exhibit 3), well reports within the 
area demonstrate average to high nitrate contamination rates. DSD staff recommends that 
compliance with DEQ's public drinking water requirements be required to serve the future 
development which will ensure nitrates contaminants to serve the development are adequately 
addressed. However, the applicant does not include a development agreement; and therefore, 
cannot be conditioned. 

 

- Irrigation: The property does not have surface water rights from Wider Irrigation District 
(Exhibit 7d), but has water right from IDWR (Exhibit 3). Pursuant to comments from Boise 
Project Board of Control (Exhibit 7d), the property is bisected by the Mora Canal. Therefore, 
protective measures such as irrigation easements and development restrictions, such as 
maintaining runoff on-site and no fences or landscaping in the irrigation easement, are 
required to ensure the protection of the canal. 

 

Access & Traffic  
The property has frontage on Van Slyke Road. Notus-Parma Highway District requires future 
development to meet their access, approach and subdivision requirements which include preliminary 
plat revisions and corrections (Exhibit 7a). A traffic impact study is not required by Notus-Parma 
Highway District. 
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As questioned in Notus-Parma Highway District's comment letter (Exhibit 7a), the applicant is 
requesting a waiver of sidewalk, curb, gutter and landscaping requirements. Pursuant to the Area of City 
Impact agreement, County Code §09-03-09, the City of Greenleaf s subdivision ordinance within the 
area of city impact. The City of Greenleaf provided a letter waiving the required subdivision 
improvements on May 19, 2022 (Exhibit 7e).  
 

Essential Services  
The area is supported by Homedale Fire (over 5 miles from the subject property), County Sheriff, County 
Ambulance and Homedale School District. Comments received from affected agencies did not address 
essential services. The applicant does not address how future development will be accommodated by 
essential services.  
 

Potential Impacts 
The area predominantly consists of large agricultural properties and agricultural uses. The only 
residential zone in the area is a “CR-R-R" Zone that appears to be abandoned or expired. The existing 
residential subdivisions in the area were approved under a different ordinance and comprehensive plan; 
and therefore, do not reflect current goals and policies of the Comprehensive Plan. 
 

The property and surrounding area are not within planned growth areas. The parcel is located 
within a 1,980-acre TAZ (Traffic Analysis Zone #2,555, Exhibit 6h). COMPASS (Community 
Planning Association of Southwest Idaho) maintains and uses the data as part of the Communities 
in Motion Regional Transportation Plan which uses future population, households and jobs 
forecasts to determine future transportation needs for the Treasure Valley. COMPASS forecasts do 
not indicate a population or household growth in the area due to existing large farmlands, 
agricultural uses and lack of infrastructures and amenities necessary to support residential growth. 
 

Although the applicant is proposing development within a non-viable (less viable as it was in 
production of forage crops until 2018) portion of the property, the requested “R-1” Zone 
promotes low density single family residential development in an area predominantly supported 
by agricultural uses and zone. The request sets a precedence and supports the area for low-density 
residential growth without any community planning. 
 

A letter from City of Greenleaf was received (Exhibit 7e) granting a waiver of subdivision 
improvements, but concludes with recommendations and concerns demonstrating the request and future 
residential requests in the area should be planned to consider the primary uses of the area (agricultural) 
and potential residential impacts to the existing agricultural use and character. 
 

The following options should be considered instead: 
 

1. Interested owners within the vicinity should apply for a comprehensive plan map and text 
amendment to create a specific plan for a planned residential node. The plan should include 
reasons why a residential node is necessary in that location, types of development allowed 
and how development transitions at the boundaries of the planned area, studies such as traffic, 
water, nitrate, geology, soils, hydrology to ensure the planned area can support the 
development appropriately, mitigation measures to address impacts to traffic, facilities, 
schools, and emergency services, and address potential impact to the City of Greenleaf where 
residential growth is planned. 

 

o This option should be considered after the 2030 Comprehensive Plan is adopted which 
supports considerations of planned sub-areas and supports advisory committees to 
consider these types of applications that help assess potential short and long-term impacts 
to the County and community. 
 

2. Consider a conditional rezone to “R-R” and request lot sizes similar to the existing properties 
in the area to the east and south, 3-4-acre lot sizes. Per CCZO Section 07-06-07(3), the “CR” 
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Designation shall not constitute "spot" zoning and shall not be presumptive proof that the 
zoning of other property adjacent to or in the vicinity of the conditionally rezoned property 
should be rezoned the same. It does not set a precedence and does not guarantee surrounding 
owners the same approval. It also limits the approval to two-years which expires if the 
approval is abandoned or not completed. 
 

o Although this option would have a development agreement with specific development 
limitations associated with the development of the subject property, it does not promote 
orderly planning for the area which is not a growth area and may still create unknown 
short and long-term impacts to the overall community. 

 

The requested comprehensive plan amendment is inconsistent with, but not limited to, the 
following goals and policies of the 2020 Canyon County Comprehensive Plan: 
 

- Property Rights Policy #8: "Promote orderly development that benefits the public good and 
protects the individual with a minimum of conflict." 
 

- Population Goal No. 1: "Consider population growth trends when making land use 
decisions." 

 

- Population Policy No. 3: "Encourage future population to locate in areas that are 
conducive for residential living and do not pose an incompatible land use to other land 
uses." 

 

- Land Use Goal No. 2: "To provide for the orderly growth and accompanying development 
of the resources within the County that is compatible with their surrounding area." 

 

- Land Use Policy No. 2: "Encourage orderly development of subdivisions and individual 
land parcels, and require development agreements when appropriate." 

 

- Land Use Residential Policy #2: "Encourage residential development in areas where 
agricultural uses are not viable." 

 

- Agricultural Policy #1: "Preserve agricultural lands and zoning classifications." 
 

- Agricultural Policy #3: "Protect agricultural operations and facilities from land use 
conflicts or undue interference created by existing or proposed residential, commercial or 
industrial development." 

 

- Natural Resources Goals #1: "To support the agricultural industry and preservation.  
 

Planning and Zoning Commission 
On October 7, 2021, the Planning and Zoning Commission (Exhibit 10) found the requests consistent 
with existing development in the area and that the request is generally consistent with the following 
Comprehensive Plan goal and policies: 
 

 Property Rights Policy No. 1: “No person shall be deprived of private property without due process 
of law.” 
 

 Land Use Goal No. 5: “Achieve a land use balance which recognizes that existing agricultural uses 
and non-agricultural development may occur in the same area.” 
 

 Housing Policy #1: “Encourage a variety of housing choices that meet the needs of families, various 
age groups and incomes.” 

 

If the Board agrees with the Planning and Zoning Commissioners (Exhibit 10), staff recommends the 
Board at least consider a conditional rezone with conditions similar to CPR2008-2 (Exhibit 9) which 
includes landscaping, 10% dedicated for open space and exterior lighting provisions. 
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Comments 
Public Comments 
- Gregory Parker (Exhibit 8a): The letter expresses that the request is unplanned and is proposed 

during a drought year where impacts to water are uncertain. 
 

- Joe and Jeanne Masar (Exhibit 8b): Questions with concerns about the development and 
impacts to Garret Ranch Ridge, and the request potentially setting a precedence that allows 
residential zoning to remove agricultural uses existing in the area. 

 

- John Williamson (Exhibit 8c): Not opposed, but believes the development should have similar 
conditions to CPR2008-2 (Exhibit 9). Also concerned that the request may trigger the 
expiration/termination of the existing development agreement approved by CPR2008-2. 

 

Agency Comments 
- See Exhibit 7 for agency comments. 
 

Decision Options: 
 The Board of County Commissioners may approve the comprehensive plan amendment and zoning 

map amendment; or 
 

 The Board of County Commissioners may deny the comprehensive plan amendment and zoning map 
amendment and direct staff to make findings of fact to support this decision; or 

 

 The Board of County Commissioners may continue the discussion and request additional 
information on specific. 

 

Recommendation 
Staff recommends the Board of County Commissioners open a public hearing and discuss Case No. 
OR2021-0012 & RZ2021-0027. 
 

DSD Staff recommends denial of the request. However, the Planning and Zoning Commission 
recommends approval of the request (Exhibit 10). Therefore, the Findings of Fact and Conclusions of 
Laws provided for the Board’s consideration are based on the Planning and Zoning Commission’s FCOs 
for OR2021-0012 & RZ2021-0027. 
 



Board of County Commissioners 
Van Slyke Farms LLC — Comprehensive Plan Amendment —I9R2021-0012 

Development Services Department 

FINDINGS, CONCLUSIONS, & ORDER 
Comprehensive Plan Map Amendment - OR2020-0012 

Findings of Fact 
1. The applicant, Mason Associates Inc. representing Van Slyke Farms LLC, is requesting a comprehensive plan 

map amendment to amend a portion (consisting of approximately 5.44 acres) of parcels 833211 and R33212 
from an "agricultural" designation to a "residential" designation". The parcels are located at 17553 Van Slyke 
Road, Wilder; also referenced as a portion of the NEVI of Section 6, T3N, R4W, Canyon County, Idaho. 

2. The subject property is designated as "Agricultural" and "Residential" on the future land use map within the 
2020 Canyon County Comprehensive Plan. 

3. The property is located within the Greenleaf Area of City Impact. Greenleaf designates the subject parcel as 
"agricultural" within the City's Comprehensive Plan. 

4. The subject property is located within Golden Gate Highway District, Homedale Fire District, Homedale 
School District, and Wilder Irrigation District. 

5. The neighborhood meeting was held on February 5, 2021 in accordance with CCZO §07-01-15. 

6. On October 7, 2021, the Planning and Zoning Commission recommended approval of this request. 

7. On Notice of the public hearing was provided in accordance with CCZO §07-05-01. Agency and City of 
Greenleaf notice was provided on April 27, 2022. A full political notice was provided on August 16, 2021, 
Newspaper notice was published on May 15, 2022. Property owners within 600' were notified by mail on May 
10, 2022. The property was posted on May 24, 2022. 

8. The record herein consists of exhibits provided as part of the public hearing staff report, exhibits submitted 
during the public hearing on June 2, 2022 and all information in case file OR2021-0012/RZ2021-0027. 

Conclusions of Law 
For Case File OR2021-0012, the Board of County Commissioners finds and concludes the following regarding the 
Standards of Review for a Comprehensive Plan Amendment (§07-06-03 CCZO): 

A. Is the requested type of growth generally in conformance with the comprehensive plan? 

Conclusion: The proposed use is in conformance with the comprehensive plan. 

Finding: The request is consistent with, but not limited to, the following goals and policies of the 2020 
Canyon County Comprehensive Plan: 

• Property Rights Policy No. 1: "No person shall be deprived of private property without due 
process of law." 

• Land Use Goal No. 5: "Achieve a land use balance which recognizes that existing agricultural 
uses and non-agricultural development may occur in the same area." 

• Housing Policy #1: "Encourage a variety of housing choices that meet the needs offamilies, 
various age groups and incomes." 

The request is located adjacent to existing areas designated residential on the 2020 Canyon County 
Comprehensive Plan future land use plan. 

Van Slyke Fanns LLC - OR2021-0012 
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B. When considering the surrounding land uses, is the proposed land use more appropriate than the 
current comprehensive plan designation? 

Conclusion: The proposed designation change is more appropriate than the current comprehensive plan 
designation. 

Finding: The request area is found to be non-viable. The request allows area outside the requested location 
to be retained as viable farm ground for continued agricultural operations. 

The request is located near similar residential designations, uses and residential approvals such as: 

• CPR2008-2: Comprehensive Plan Amendment to "residential" and conditional rezone of 311 
acres to a "R-R" (Rural Residential) Zone; 

• Garrett Ranch Ridge Subdivision approved in 2006; and 
• Summerwind at Orchard Hills 1 & 2 approved in 2007. 

C. Is the proposed comprehensive plan amendment compatible with surrounding land uses? 

Conclusion: The proposed comprehensive plan amendment is compatible with surrounding land uses. 

Finding: The request is located near similar residential designations, uses and residential approvals such as: 

• CPR2008-2: Comprehensive Plan Amendment to "residential" and conditional rezone of 311 
acres to a "R-R" (Rural Residential) Zone; 

• Garrett Ranch Ridge Subdivision approved in 2006; and 
• Summerwind at Orchard Hills 1 & 2 approved in 2007. 

D. Do development trends in the general area indicate that the current designation and circumstances have 
changed since the comprehensive plan was adopted? 

Conclusion: The development trends in the general area support residential uses. 

Finding: The request is located near existing residential designations, uses and residential approvals such as: 

• CPR2008-2: Comprehensive Plan Amendment to "residential" and conditional rezone of 311 
acres to a "R-R" (Rural Residential) Zone; 

• Garrett Ranch Ridge Subdivision approved in 2006; and 
• Summerwind at Orchard Hills 1 & 2 approved in 2007. 

E. Will the proposed comprehensive plan amendment impact public services and facilities? What measures 
will be implemented to mitigate impacts? 

Conclusion: The proposed comprehensive plan amendment will not impact public services or facilities. 

Finding: There has been no evidence received that the proposed comprehensive plan amendment would have 
an undue impact on public services and facilities. All comments received from affect agencies did not find the 
amendment to impact public services or traffic. Conditions of approval regarding traffic, access, irrigation, 
water and sanitary services can be addressed at the time of future development. 

F. Idaho Statutes: Title 67 Chapter 65 §67-6537 USE OF SURFACE AND GROUNDWATER: (4) "When 
considering amending, repealing, or adopting a comprehensive plan, the local governing board shall 
consider the effect the proposed amendment, repeal, or adoption of the comprehensive plan would have 
on the source, quantity, and quality of groundwater in the area." 

The property is located within a nitrate priority area. According to the nutrient pathogen study prepared for the 
subject property, up to 19 residential lot can be supported. Future development must comply with all applicable 
federal, state, and local laws with regard to water quantity and quality. 
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Order 
Based upon the Findings of Fact, Conclusions of Law contained herein, the Board of County Commissioners approve 
Case No. OR2021-0012, a Comprehensive Plan Map Amendment of a 5.44-acre portion of parcels R33211 and 
R33212 from "agricultural" to "commercial" 

APPROVED this  day of    , 2022. 
Did Not 

Yes No Vote 

Commissioner Leslie Van Beek 

Commissioner Keri Smith 

Commissioner Pamela White 

Attest: Chris Yamamoto, Clerk 

By: 
Deputy 

Date: 
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Board of County Commissioners 
Van Slyke Farms LLC —Rezone — RZ2021-0027 

Development Services Department 

FINDINGS, CONCLUSIONS, & ORDER 
Rezone - RZ2021-0027 

Findings of Fact 
1. The applicant, applicant, Mason Associates Inc. representing Van Slyke Farms LLC, is requesting a zoning 

map amendment to rezone a 26.2-acre portion of parcels R33211 and R33212 from an "A" (Agricultural) 
Zone to an "R-1" (Single Family Residential) Zone. The parcels are located at 17553 Van Slyke Road, Wilder; 
also referenced as a portion of the NE' of Section 6, T3N, R4W, Canyon County, Idaho. 

2. The subject property is designated as "Agricultural" and 'Residential" on the future land use map within the 
2020 Canyon County Comprehensive Plan. The rezone request is being considered concurrently with a 
comprehensive plan map amendment (Case No. OR2021-0012) and preliminary plat regarding 18 residential 
lot subdivision with a 1.05-acre average lot size (Case SD2021-0016). 

3. The property is located within the Greenleaf Area of City Impact. Greenleaf designates the subject parcels as 
"agricultural" within the City's Comprehensive Plan. 

4. The subject property is located within Golden Gate Highway District, Homedale Fire District, Homedale 
School District, and Wilder Irrigation District. 

5. The neighborhood meeting was held on February 5, 2021 in accordance with CCZO §07-01-15. 

6. On October 7, 2021, the Planning and Zoning Commission recommended approval of this request. 

7. On Notice of the public hearing was provided in accordance with CCZO §07-05-01. Agency and City of 
Greenleaf notice was provided on April 27, 2022. A full political notice was provided on August 16, 2021, 
Newspaper notice was published on May 15, 2022. Property owners within 600' were notified by mail on May 
10, 2022. The property was posted on May 24, 2022. 

8. The record herein consists of exhibits provided as part of the public hearing staff report, exhibits submitted 
during the public hearing on June 2, 2022 and all information in case file OR2021-0012/RZ2021-0027. 

Conclusions of Law 
For this request, the Board of County Commissioners finds and concludes the following regarding the Standards of 
Review for a Zoning Amendment (§07-06-05): 

A. Is the proposed zone change generally consistent with the comprehensive plan? 

Conclusion: The proposed zone change is consistent with the 2020 Canyon County Comprehensive Plan. 

Finding: The request is consistent with multiple goals and policies of the 2020 Canyon County 
Comprehensive Plan including but not limited to: 

• Property Rights Policy No. 1: "No person shall be deprived of private property without due 
process of law." 

• Land Use Goal No. 5: "Achieve a land use balance which recognizes that existing 
agricultural uses and non-agricultural development may occur in the same area." 

• Housing Policy #1: "Encourage a variety of housing choices that meet the needs offamilies, 
various age groups and incomes." 

The request is located adjacent to existing areas designated residential on the 2020 Canyon 
County Comprehensive Plan future land use map. 
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B. When considering the surrounding land uses, is the proposed zone change more appropriate than the 
current zoning designation? 

Conclusion: The proposed rezone is more appropriate than the current zoning designation. 

Finding: The requested portion of property is found to be non-viable. The request allows area outside the 
requested location to be retained as viable farm ground for continued agricultural operations. 

The request is located existing similar residential designations, uses and residential approvals such 
as: 

• CPR2008-2: Comprehensive Plan Amendment to "residential" and conditional rezone of 311 
acres to a "R-R" (Rural Residential) Zone; 

• Garrett Ranch Ridge Subdivision approved in 2006; and 
• Summerwind at Orchard Hills 1 & 2 approved in 2007. 

C. Is the proposed zoning map amendment compatible with surrounding land uses? 

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

Finding: The request is located existing similar residential designations, uses and residential approvals 
such as: 

• CPR2008-2: Comprehensive Plan Amendment to "residential" and conditional rezone of 311 
acres to a "R-R" (Rural Residential) Zone; 

• Garrett Ranch Ridge Subdivision approved in 2006; and 
• Summerwind at Orchard Hills 1 & 2 approved in 2007. 

D. Will the proposed zoning map amendment negatively affect the character of the area? What measures 
will be implemented to mitigate impacts? 

Conclusion: The proposed zoning map amendment will not negatively affect the character of the area. 

Finding: The request is located existing similar residential designations, uses and residential approvals 
such as: 

• CPR2008-2: Comprehensive Plan Amendment to "residential" and conditional rezone of 311 
acres to a "R-R" (Rural Residential) Zone; 

• Garrett Ranch Ridge Subdivision approved in 2006; and 
• Summerwind at Orchard Hills 1 & 2 approved in 2007. 

E. Will adequate facilities and services including sewer, water, drainage, irrigation and utilities be provided 
to accommodate the proposed conditional rezone? 

Conclusion: Adequate sewer, drainage, irrigation, and storm water drainage facilities and utility systems will 
be provided to accommodate the proposed zoning map amendment at the time of development. 

Finding: Sewer: Future development will require individual septic systems. The applicant has provided 
comments from Southwest District Health regarding the nutrient pathogen study and limits 
development to no more than 19 residential lot based on preliminary review. 

Water: Future development will require individual wells. 

Irrigation: The property does not have surface water rights from Wider Irrigation District, but has 
water right from IDWR. Pursuant to comments from Boise Project Board of Control, the property 
is bisected by the Mora Canal. Therefore, protective measures such as irrigation easements and 
development restrictions, such as maintaining runoff on-site and no fences or landscaping in the 
irrigation easement, are required to ensure the protection of the canal. 
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F. Does legal access to the subject property for the zoning map amendment exist or will it exist at the time 
of development? 

Conclusion: The property has frontage along Van Slyke Road, a public road. 

Finding: The property has frontage on Van Slyke Road. Golden Gate Highway District requires future 
development to meet their access, approach and subdivision requirements which include 
preliminary plat revisions/corrections. 

As questioned in Golden Gate Highway District's comment letter, the applicant is requesting a 
waiver of sidewalk, curb, gutter and landscaping requirements. Pursuant to the Area of City 
Impact agreement, County Code §09-03-09, the City of Greenleaf's subdivision ordinance 
within the area of city impact. 

G. Does the proposed zoning map amendment require public street improvements in order to provide 
adequate access to and from the subject property to minimize undue interference with existing or future 
traffic patterns created by the proposed development? What measures have been taken to mitigate road 
improvements or traffic impacts? 

Conclusion: The conditional rezone of the subject property will not cause undue interference with existing or 
future traffic patterns as proposed. 

Finding: The request to an "R-1" Zone has the potential to create approximately 247 average daily trips. 
Notus-Parma Highway District does not require a traffic impact study. Future mitigation includes 
subdivision improvements and public right-of-way dedication. 

H. Will the proposed zoning map amendment impact essential public services and facilities, such as schools, 
police, fire and emergency medical services? What measures will be implemented to mitigate impacts? 

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

Finding: Based on comments received, the request is not anticipated to impact essential services or 
facilities. 

Order 
Based upon the Findings of Fact, Conclusions of Law, and the reasons contained herein, the Board of County 
Commissioners approve Case #RZ2021-0027, a zoning map amendment of a 26.2-acre portion of parcels R33211 
and R33212 from an "A" (Agricultural) Zone to an "R-1" (Single Family Residential) Zone. 

APPROVED this day of , 2022. 
Did Not 

Yes No Vote 

Commissioner Leslie Van Beek 

Commissioner Keri Smith 

Commissioner Pamela White 

Attest: Chris Yamamoto, Clerk 

By: 
Deputy 

Date: 

Van Slyke Fanns LLC - RZ2021-0027 I Page 3 



Mason & 
Assocla te5 Inc. 

Professional Engineers, Land Surveyors and Planners 

924 34 St. So. Ste B Nampa, ID 83651 
Ph (208) 454-0256 Fax (208) 467-4130 

Email wmason@masonandassociates.us 

LETTER OF EXPLANATION 
REZONE AND COMPREHENSIVE MAP CHANGE 

PRELIMINARY PLAT 

This is a request to rezone a portion of parcel number R33211 and a comprehensive map change 
and rezone for a small portion of parcel R33212. Please see the site drawing to further clarify. 
These properties are located west of Van Slyke Road and south of Ustick Road. The request to 
rezone to residential (R-1) is for portions of both parcels R33211 and R33212. 

Both properties are currently zoned agricultural in Canyon County. A large portion of parcel 
R33211 is in the County's future land use as residential. 

The desire is to combine the property north of the Mora Canal Extension, along with the existing 
residence south of the Canal, to create residential property for a future subdivision, saving the 
larger portion of both parcels for continued farm use. Combining the narrow portion of the 
property north of the Canal with the larger future residential portion keeps residential use out of the 
prime farm ground. 

The request for R-1 zone allows for large enough parcels to maintain a country feel while utilizing 
the land to its greatest potential. 

Portions of the property have grades that are steeper than 15%. These areas are clearly marked on 
the plat and the property owner can choose not to build in the steepest areas. 

The majority of the property to be rezoned is in the City of Greenleaf s impact area. 

A waiver of sidewalk, curb, gutter and landscaping has been requested and sent to the City of 
Greenleaf. 

= EXHIBIT 
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Mason & 
A5.5c)ciate 

Professional Engineers, Land Surveyors and Planners 

924 ad St. So. Ste B, Nampa, ID 83651 
Ph (208) 454-0256 Fax (208) 467-4130 

Email wmason@masonandassociates us 

EASEMENT AND ROAD REDUCTION REQUEST 
DIRECTORS DECISION 

This request is being submitted with the comprehensive map change, rezone and preliminary plat 
requests for Van Slyke Farms Ridge Subdivision. 

The request is for an easement reduction for two ingress/egress easements that are shown on the 
preliminary plat as 28 feet in width. These two ingress/egresses will each serve two lots. The 28-
foot easements will provide adequate access to the two parcels along the north border and the two 
parcels to the west without harming the public interest. 

Please consider this request. 



SUBDIVISION WORKSHEET 
CANYON COUNTY DEVELOPMENT SERVICES DEPARTMENT 
111 North 11th Avenue, #140, Caldwell, ID 83605 
www.canvonco.org/dsd.asox Phone: 208-454-7458 Fax: 208-454-6633 

GENERAL 

1. HOW MANY LOTS ARE YOU PROPOSING? 
Residential  I S  Non-buildable  Common 

2. AVERAGE LOT SIZE OF THE RESIDENTIAL PARCELS 
I 0   ACRES 

IRRIGATION 

1. IRRIGATION WATER IS PROVIDED VIA: 
[S] Irrigation Well ['Surface Water 

2. WHAT PERCENTAGE OF THE PROPERTY HAS WATER?  % 
3. HOW MANY INCHES OF WATER ARE AVAILABLE TO PROPERTY?  '1(. s- A P 
4. HOW DO YOU PLAN TO RETAIN STORM AND EXCESS WATER ON EACH LOT? 

inIAL'licIAA-4-1  E ofs w:(1

511)vivl 

C01/14ett tA-  /es 

S. HOW DO YOU PLAN TO PROCESS STORM WATER / EXCESS IRRIGATION WATER PRIOR TO IT ENTERING THE 
ESTABLISHED DRAINAGE SYSTEM? 

11̀t- etiftWewN L.o f 310<,(4._ a w k 11 c oiN4A tr-, sh)f-4-1 
Arc., ;1/4 rc1(v\# t>el sae-

ROADS 

1. ROADS WITHIN THE DEVELOPMENT WILL BE: 
73, Public ❑ Private ❑ N/A 

* Private Road names must be approved by the County and the private road application submitted with the Preliminary 
Plat* 

HILLSIDE DEVELOPMENT 

1. OF THE TOTAL LOTS REQUESTED, HOW MANY OF THE LOTS WILL CONTAIN SLOPES GREATER THAN 1596? 
Residential  11  Non-Buildable  Common  "er 

2. WILL THE PROPOSED ROAD (S) BE LOCATED WITHIN ANY AREA THAT HAS SLOPES GREATER THAN 15%? 
El YES is3 NO 

if YES, a grading plan is required. 

Revised 1/7/2021 



SUBDIVISION WORKSHEET 
CANYON COUNTY DEVELOPMENT SERVICES DEPARTMENT 
111 North 11th Avenue, #140, Caldwell, ID 83605 
www.canvonco.oreidsd.aspx Phone: 208-454-7458 Fax: 208-454 6633 

SUBDIVISIONS WITHIN AN AREA OF CITY IMPACT 

1. WILL YOU BE REQUESTING WAIVERS OF SUBDIVISION IMPROVEMENT REQUIREMENTS FROM THE CITY? 
YESO NO 

2. IF YES, WHICH WAIVERS WILL YOU BE REQUESTING? 
CURBS Ei GUTTERS IN SIDEWALKS STREETLIGHTS ( I LANDSCAPING 

reDU.e erNA-- +o b P- (T',. (ec,c--

Revised 1/7/2021 
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SOUTHWEST 
DISTRICT HEALTH 

October 5, 2020 

Van Slyke Farms 
PO Box 39 
Wilder Id 83676 

RE: Van Slyke Farms Ridge Subdivision Nutrient Pathogen Study 

Attn: Mr. Van Slyke 

Southwest District Health (SWDH) and the Idaho Department of Environmental Quality (IDEQ) received 
your Level 1 Nutrient-Pathogen study, from July, 2020 for Van Slyke Farms Ridge Subdivision, Canyon 
County, Idaho. The Nutrient-Pathogen evaluation provides information that 19 single-family 
residential lots, on 25.98 acres utilizing advanced treatment sewage disposal systems capable of 
achieving an effluent nitrate concentration of 27 mg/I, would cause minimal impact to groundwater 
quality. The study maintains the parameters required to meet the Level 1 Nutrient Pathogen study, at 
19 lots, utilizing the above mentioned advanced treatment sewage disposal systems. 

Van Slyke Farms Ridge Subdivision can now move forward to the next stage by meeting the 
requirements of SWDH's Subdivision Engineering Report (SER). The SER and subsurface sewage 
disposal design must incorporate the findings of the Nutrient-Pathogen study. For lot design care 
should be taken to locate drainfields so potential impacts to downgradient wells are minimized. Once 
an SER is submitted to our office, SWDH can lift sanitary restrictions and issue subsurface sewage 
permits. 

If you have questions, please call our office at 208-455-5400. 
Sincerely, 

Chris Ellis, REHS/RS 
Land Development Senior 

c 

File copy 

Healthier Together 
13307 Mlaml Lane • Caldwell, ID 83607 • (208) 465-5400 • FAX (208) 455-5405 



MEMORANDUM 

Date: July 30, 2020 

To: Chris Ellis, Southwest District Health Department 

( --‘____ 
From: Fritz Durham, Department of Environmental Quality 2

Subject: Level One Nutrient Pathogen Study, Van Slyke Farms Ridge Subdivision, 
Van Slyke Road Southwest of Ustick Road, Wilder, Idaho 

On July 6, 2020, the Idaho Department of Environmental Quality (DEQ) received Level 
One Nutrient Pathogen Study, Van Slyke Farms Ridge Subdivision (NP Study). The 
proposed Van Slyke Farms Ridge Subdivision is located in Canyon County, Idaho, north 
of Purple Sage Road, west of Lansing Lane, and east of Duff Lane. The NP Study was 
prepared by Materials Testing and Inspection (MTI) of Boise, Idaho for Subdivision 
Maker, Inc. of Middleton, Idaho. 

The Van Slyke Farms Ridge Subdivision is reported to be an approximate 26-acre area of 
agricultural land. Proposed development of the Subdivision includes 19 single-family 
residences with individual wastewater disposal systems and individual wells. DEQ's 
review of the NP Study indicates the required elements for a Level 1 nutrient pathogen 
evaluation, as presented in Nutrient Pathogen Evaluation Program for On-Site 
Wastewater Treatment Systems (DEQ, 2002), were generally included. 

The attached template includes our comments on the NP Study. Laboratory analyses of 
groundwater samples collected by MTI for use in the NP Study, and relatively recent 
groundwater sample data obtained from the Idaho Department of Water Resources 
EDMS database, indicate nitrate concentrations in shallow groundwater in the area of the 
proposed Van Slyke Farms Ridge Subdivision are near or may exceed the maximum 
contaminant level for nitrate of 10 milligrams per liter (mg/L). Because of the uncertainty 
of nitrate concentrations in shallow groundwater in the area of the proposed subdivision, 
DEQ cannot approve the NP Study. If nitrate concentrations in upgradient groundwater 
exceed the MCL, or are at a concentration that nitrate in wastewater discharges from a 
subdivision lot results in the MCL being exceeded at the downgradient boundary of the 
lot, DEQ cannot approve the proposed subdivision. We request that additional 
groundwater samples be collected from wells completed at shallow to intermediate 
depths to better assess nitrate concentrations in the area of the proposed subdivision. 
Please present this additional data in an addendum to the NP Study. As needed, DEQ is 
available to assist MTI or the subdivision owner/developer in obtaining permission to 
sample the requested wells. 

If you have any questions, or would like to discuss DEQ's evaluation of the nutrient 
pathogen study, please contact me by phone at 208-373-0183 or by e-mail at 
Fritz.Durham@deq.idaho.gov. 



Nutnent Pathogen Study Review 
Van Slyke Farms Ridge Subdivision 
July 30, 2020 

Title 

Date Received 

Location 

Consultant 

Project 
Overview 

Level 1 Nutrient Pathogen Study, Van Slyke Farms Ridge Subdivision, Van Slyke Road 
southwest of Ustick Road, Wilder, Idaho 

July 6, 2020 

The proposed Van Slyke Farms Ridge Subdivision (Property) is located in Canyon County, 
Idaho, south of Ustick Road and west of Van Slyke Road. The Property is located in the 
northeast quarter of Section 6, Township 3 North, Range 4 West of the Boise meridian. 

Materials Testing and Inspection (MTI), Boise, Idaho. 

Level 1 Nutrient Pathogen Study, Van Slyke Farms Ridge Subdivision (NP Study) reports the 
Property consists of approximately 26 acres of agricultural land, with proposed development of 
19 single-family residential lots, with individual water wells and septic systems for each lot. 
Land use surrounding the Property appears to be agricultural. Nearby land use includes an 
established residential development to the west and the Timberstone golf course to the 
northeast. 

Proposed wastewater flow for individual lots was established at 300 gallons per day. The 
locations of individual lot's drainfields are not identified in the NP Study. The drainfield 
locations for each lot will need to be approved by Southwest District Health (SWDH). Based 
on the layout of the lots, care should be taken to locate drainfields at lots located in the eastern 

i portion of the proposed subdivision to minimize potential impacts to downgradient water wells. 



Nutrient Pathogen Study Review 
Van Slyke Farms Ridge Subdivision 
July 30, 2020 

, 
Required Data Approved 

Needs

Revised 

I 
Comments 

Well Driller's 
Reports 

X 

The NP Study included 50 numbered Idaho Department of Water 
Resources (IDWR) Well Driller's Reports (Appendix D). Plate 3 
of shows the individual well numbers corresponding to the 
Driller's Reports for the wells. DEQ reviewed selected well 
locations shown on Plate 3 and their corresponding Driller's 
Report with the well locations and associated Driller's Reports 
found on IDWR's EDMS database. DEQ's review indicated the 
numbered wells on Plate 3 generally correspond with the well 
locations/Well Reports shown on the EDMS database. 

Maps X 

The NP Study included the following maps: a topographic map 
showing the Property and surrounding area (Plate 1); a Site Map 
showing the proposed subdivision lots and lot acreage (Plate 2); a 
geologic map (Appendix B; Idaho Geologic Survey, 1992); a soil 
map (Appendix C; USDA Natural Resources Conservation 
Service); a map showing the reported locations of water wells in 
the area surrounding the Property (Plate 3); a map showing IDWR 
groundwater contour elevations nearby subdivisions that had 
previously submitted nutrient pathogen evaluations to DEQ (Plate 
4); a Site map showing the widths of individual subdivision lots 
perpendicular to the reported groundwater flow direction (Plate 5); 
and a map showing reported locations of three wells sampled by 
MTI collected in May 2020 for nitrate analyses (Plate 6). 

Groundwater 
Hydraulic 

Conductivity 
X 

The NP Study presented an estimated hydraulic conductivity of 35 
feet per day for groundwater at the Property. This estimated value 
was based on hydraulic conductivity data from pump tests 
conducted by the well drillers and reported on the Well Driller's 
Report for four wells in the Property area. This value is the same 
as was used in the NP Evaluation of the Highpointe Estates 
subdivision, located approximately one-half mile north of the 
Property. Based on the values calculated from the pump test data, 
the value used at the nearby subdivision, and our review of the 
lithology of the near surface aquifer, the proposed hydraulic 
conductivity value of 35 feet per day is acceptable. 

2 



Nutrient Pathogen Study Review 
Van Slyke Farms Ridge Subdivision 
July 30, 2020 

Required Data 

Groundwater 
Gradient 

Approved 

Soils 
Information 

Geologic 
Information 

X 

X 

NeWs 
Revised 

X 

Comments 

The NP Study included an estimated gradient for the groundwater 
aquifer at the Property of 0.019 feet per feet in a southwest 
direction (220 degrees Azimuth). The gradient and flow direction 
were calculated from groundwater elevations generated by IDWR, 
and shown on the subdivision map (Plate 4) sent to MTI by DEQ 
as part of a public records request. The calculated gradient and 
flow direction are acceptable. 

A soil map and soil resource report for the Property and immediate 
Property area, generated from the USDA National Resource 
Conservation Service, is included in the NP Study. Soil 
descriptions from test pit excavations at the Property were not 
included. Acceptable drainfield soil texture/classification for the 
individual subdivision lots will need to be confirmed and approved 
by SWDH. 

A summary of the regional geology of the Property area was 
included in the NP Study. A summary of local geology, based on a 
review of IDWR Well Driller's Reports, was also included. The 
local summary included general groundwater depths and depths to 
first identified groundwater; aquifer lithology was not discussed. 

DEQ reviewed IDWR Well Driller's Reports for fourteen 
domestic water wells located at or adjacent to the Property as 
reported on IDWR's EDMS database. Our review of the Driller's 
Reports identified well depths ranging from 181 to 487 feet 
(average of 282 feet) and static water levels ranging from 75 feet 
to 205 feet below ground surface (average of 80 feet). Water-
bearing zones/aquifers noted in the Driller's Reports at the base of 
the wells generally consisted of sand or clay with sand layers. 
These aquifers were generally overlain by interbedded layers of 
clay, clay with sand layers, and sand. 

3 



Nutrient Pathogen Study Review 
Van Slyke Farms Ridge Subdivision 
July 30, 2020 

Required Data Approved Needs 
Revised 

Water quality 
information 

X 

Comments 

A concentration of 9.28 milligrams per liter (mg/L) was presented 
as a background/upgradient nitrate concentration. The proposed 
value was calculated by averaging nitrate concentrations from nine 
samples collected by MTI at three wells located in a subdivision 
adjacent to and west of the Property; three duplicate samples were 
collected from each well. 

The NP Study identified the sampled wells by well address, and 
included IDWR Driller's Reports for the wells, identified as well 
logs #25, #26, and #29 in Appendix D. A summary of the wells' 
construction from the IDWR Well Driller's Reports, and the 
nitrate concentrations follows. 

Well 25 is 285 feet deep, screened from 225 to 285 feet, static 
water level of 159 feet, installed in 2019. The average nitrate 
concentration of the three samples collected from the well is 
6.5 mg/L. 

Well 26 is 212 feet deep, screened from 207 to 212 feet, static 
water level of 119 feet, installed in 2013. The average nitrate 
concentration of the three samples collected from the well is 
14.0 mg/L. 

Well 29 is 260 feet deep, screened from 240 to 260 feet, static 
water level of 145 feet, installed in 2018. The average nitrate 
concentration of the three samples collected from the well is 
8.6 mg/L. 

The water quality data indicate elevated concentrations of nitrate 
are present in shallow groundwater downgradient of the Property. 
DEQ reviewed IDWR's EDMS database to investigate nitrate 
concentrations detected in the analyses of groundwater samples 
collected by DEQ, IDWR, or the Idaho State Department of 
Agriculture from wells located within an approximate one 
mile radius of the Property. Our review identified one well that 
had been sampled by IDWR in 2015 (well 855), and two wells 
(wells 2061 and 2081) sampled by DEQ in 2017; the wells are 
identified by the state agency well number shown on the EDMS 
database. A summary of the wells and the nitrate concentrations 
detected in the samples follows. 

Well 855 is 325 feet deep, with perforated casing from 270 to 
325 feet, static water level of 150 feet, installed in 1957. The 
well is located approximately one mile east of the Property. 
The nitrate concentration detected in the sample collected in 
2015 was 11 mg/L. 

4 



Nutrient Pathogen Study Review 
Van Slyke Farms Ridge Subdivision 
July 30, 2020 

• Well 2061 is 72 feet deep, cased to 50 feet (no screen), static 
water level of 50 feet, installed in 1996. The well is located 
approximately one mile north of the Property. The nitrate 
concentration detected in a sample collected in 2017 was 29 
mg/L. 

• Well 2081 is 160 feet deep, cased to 157 feet (no screen), 
static water level of 95 feet, installed in 2002. The well is 
located in the same subdivision as the three wells sampled for 
the NP Study. The nitrate concentration detected in a sample 
collected in 2017 was 17 mg/L. 

The above-listed detections of nitrate in samples collected by ' 
IDWR and DEQ from wells surrounding the Property are at 
concentrations exceeding the maximum concentration limit (MCL) 
of 10 mg/L. The analytical data from samples collected at these 
wells and from well No. 26 sampled for the NP Study indicate 
nitrate concentrations in shallow groundwater surrounding and 
adjacent to the Property are likely near or potentially exceeding 
the MCL. If nitrate concentrations in upgradient groundwater 
exceed the MCL, DEQ cannot approve the subdivision. 

To better assess present nitrate concentrations in shallow 
groundwater surrounding and adjacent to the Property, DEQ 
requests that additional characterization of groundwater be 
performed. This characterization can be completed by either 
sampling additional wells in the Property area that obtain water 
from relatively shallow depths (100 to 150 feet), or installing a 
monitoring well in the northeast area of the Property for sample 
collection. Potential upgradient wells that obtain water from 
relatively shallow depths, as located on the IDWR's EDMS 
database, include the Van Slyke Farms well (No. 48 in Appendix 
D ); Begalado well (No. S in Appendix D); and Warntjes well (No. 
36 in Appendix D). A potential cross-gradient shallow well is the 
above-listed well 2061 (Rosencrantz well, IDWR Drilling Permit 
No. 63-96-W-0449-000). Potential downgradient wells that obtain 
water from relatively shallow depths that are located in the 
subdivision west of the property include: the above-listed well 
2081 (Taggart well, No. 31 in Appendix D; and Grave well (No. 
27 in Appendix D). 

5 



Nutrient Pathogen Study Review 
Van Slyke Farms Ridge Subdivision 
July 30, 2020 

Required Data Approved 
Needs 

Revised Comments 

The NP study included 19 mass balance spreadsheets (MB 
Spreadsheets; DEQ, May 2000), one for each lot in the proposed 
subdivision. The MB spreadsheets were prepared using a 45 mg/L 
nitrate (untreated) in the wastewater discharge for 18 of the lots, 
and 27 mg/L (extended treatment) for lot 15.. 

Default values used in the MB Spreadsheets included: mixing 
zone thickness (15 feet); septic tank effluent volume for an 
individual home (300 gallons per day); denitrification rate (0), and 
nitrate in natural recharge (0.3 mg/L). 

Acceptable site-specific values entered into the MB Spreadsheets 
included: hydraulic conductivity (35 feet per day); hydraulic 
gradient (0.019 feet per feet); aquifer width perpendicular to flow 
(variable, lot-specific); parcel area (variable, lot-specific); percent 
of parcel that is impervious (5%); and a septic tank wastewater 
nitrate concentration of 45 mg/L for 18 lots, and a nitrate 
concentration of 27 mg/L for lot 15 that assumes installation of an 

DEQ mass- extended treatment system that can provide a 40% nitrate 
balance X reduction. The upgradient concentration of nitrate in groundwater 

spreadsheet is pending additional sampling. 

DEQ's reviewed of the MB Spreadsheets using a proposed 
concentration of 9.3 mg/L nitrate in upgradient groundwater. The 
modeled nitrate concentration in groundwater at the downgradient 
boundaries of the 19 lots ranged from 9.7 to 10.4 mg/L. Modeled 
concentrations equal to or greater than 10 mg/L are unacceptable, 
and extended treatment would be required. DEQ requests that the 
MB Spreadsheets be modified and resubmitted when additional 
data for upgradient nitrate concentrations are acquired. 

6 



IRRIGATION PLAN APPLICATION 
CANYON COUNTY DEVELOPMENT SERVICES DEPARTMENT 
111 North 11th Avenue, #140, Caldwell, ID 83605 
www.canvonco.oriddsd.asox Phone: 208-454-7458 Fax: 208-454-6633 

Applicant(s) 

Representative Name 

litAvksly .CA,  ,r1S cg 12) 3.3-C2  ZZ 
Na me 

(3. O. BO< .3./ uuLtoter _Lb 
Daytime Telephone Number 

8.3C, (p
Street Address City, State zip 

p 

S Soc i'lzule 5 .s-ri&_  Czoii) SISN 01SZ0 wrvusscklegraaci4akAgts-sau:k • Daytime Telephone Number / E-mail Address us
3"4 Si've e+ Akovi 1:2) 8- 3( 

Street Address City, State Zip 

Location of Subject Property: Vaal ci,ke Rot  u5h.cc 
Two Nearest Cross Streets or Property Address City 

Assessor's Account Number(s): R  332j i  Q33  Section Township 314/Range  q60 
This land: 

g Has water rights available to it. 

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

Idaho Code 31-3805 states that when all or part of a subdivision is "located within the boundaries of an 
existing irrigation district or canal company, ditch association, or like irrigation water delivery entity ... no 
subdivision plat or amendment to a subdivision plat or any other plat or may recognized by the city or 
county for the division of land will be accepted, approved, and recorded unless:" 

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

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

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

Revised 1/7/2021 



2. For proposed sk 'visions outside of negotiated areas of ci 'mpact, the delivery system must be 
approved by the r la nning and Zoning Commission and the Board of County Commissioners with the 
advice of the irrigation entity charged with the delivery of water to said lands. 

To better understand your irrigation request, we need to ask you a few questions. A list of the map requirements 
follows the short questionnaire. Any information missing information may result in the delay of your request before 
the Planning and Zoning Commission and ultimately the approval of your Irrigation plan by the Boarfi of County 
Commissioners. II

1. Are you within an area of negotiated City Impact?  K  Yes  No 
If yes, please include a copy of approvals by the City Planning & Zoning Commission and City Council of your 
Irrigation Plan. 

2. What is the name of the irrigation and drainage entities servicing the property? 

Irrigation:  131•‘..., it-, LOc‘Irt, Y okt (.0 3 - 3 (-4 9 

Drainage: 

3. How many acres is the property being subdivided?  

4. What percentage of this property has water? Te) 

5. How many inches of water are available to the property?  (N. 5- A 

6. How is the land currently, irrigated? 173 Surface 

0 Sprinkler ❑ Above Ground Pipe 

7. How is the land to be irrigated after it is subdivided? 0 Surface 

Sprinkler 0 Above Ground Pipe 

Irrigation Well 

Underground Pipe 

Irrigation Well 

Underground Pipe 

8. Please describe how the head gate/pump connects to the canal and irrigated land and where ditches and/or 
pipes go. 

9. Are there irrigation easement(s) on the property? ClYes 0No 

10. How do you plan to retain storm and excess water on each lot? 

04 Lc) -C -fo 4-zt.1 shy-

11. How do you plan to remove the storm water /excess irrigation water prior to it entering the established drainage 
system? (i.e. oil, grease, contaminated aggregates) 

C..q.efolOn 1 11 8 La Lk- Coil la u el a 540rtVi drac 
ALA...ft—Or 5t-prm  Zszl 

Revised 1/7/2021 



I Ration Plan Map Requirerne s 

The irrigation plan must be on a scalable map and show all of the irrigation system including all supply and drainage 
structures and easements. Please include the following information on you map: 

1EYA11 canals, ditches, and laterals with their respective names. 

2WHead gate location and/or point if delivery of water to the property by the irrigation entity. 

30 Rise locations and types, if any. 

4ErEasements of all private ditches that supply adjacent properties (i.e. supply ditches and drainage ways). 

501"-SIOpe of the property in various locations. 

60"birection of water flow (use short arrows 4 on your map to indicate water flow direction). 

7(913jr-ection of wastewater flow (use long arrows 4 on you map to indicate wastewater direction). 

se" Location of drainage ponds or swales, anywhere wastewater will be retained on the property. 

90 Other information:  

Also, provide the following documentation: 

Copy of any water users' association / agreement (s) that are currently in effect, which outlines water 
schedules and maintenance responsibilities. - (W'\ oat +14 s 4-1 r 

Revised 2/7/2021 



.r.:-.=========== =========- Applicant Acknowledgement  ="============7:1== 

I, the undersigned, agrep that prior to the Development Services Department acceptink this application I am responsible 
to have all of the required information and site plans. 

I further acknowledge that the irrigation system, as approved by the Planning and Zoning Commission and ultimately 
the Board of County Commissioners, must be bonded and/or installed prior the Board's signature on the final plat. 

Signed': 

Signed:  L
Property ner 

Applicant/Representative (if not property owner) (Application Submitted) 

Accepted By:  Date: 
Director / Staff 

Date:  03_/ 30 port. 
(Application Submitted) 

60W  Date:  3  J  30 1,210?_1 

Revised 1/7/2021 



State of Idaho 
DEPARTMENT OF WATER RESOURCES 
Western Region, 2735 Airport Way - Boise, Idaho 83705.5082 

Phone: (208) 334-2190 • Fax: (208) 334.2348 • Web Site: www.Idwr.Idabo.gov 

C. L. "BUTCH" OTTER 
Gramm 

GARY SPACEMAN 
Interim Director 

July 20, 2012 

VAN SLYKE FARMS INC 
17605 VAN SLYKE RD 
PO BOX 39 
WILDER ID 83676 

RE: License No. 63.32569 

Issuance of License 

Dear Water Right Holder(s): 

The Department of Water Resources has Issued the enclosed Water Right License 
confirming that a water right has been established in accordance with your permit. 
Please be sure to thoroughly review the conditions of approval and remarks listed on 
your license. 

The license is a PRELIMINARY ORDER issued by the Department pursuant to section 
67-5243, Idaho Code. It can and will become a final order without further action by the 
Department unless a party petitions for reconsideration or files an exception and/or 
brief within fourteen (14) days of the service date as described in the enclosed 
information sheet. 

Please note that water right owners are required to report any change of water right 
ownership and/or mailing address to the Department within 120 days of the change. 
Failure to report these changes could result in a $100 late filing fee. Contact any office 
of the Department or visit the Department's homepage on the Internet to obtain the 
proper forms and instructions. 

If you have any questions, please contact me at 208-334-2190. 

Sinceas,

Por 
John Westra 
Western Regional Manager 

Enclosure(s) 



CERTIFICATE OF SERVICE 

I hereby certify that on July 20, 2012 I mailed a true and correct copy, postage 
prepaid, of the foregoing PRELIMINARY ORDER(Approved License) to the 
person(s) listed below: 

RE: WATER RIGHT NO. 63-32569 

VAN SLYKE FARMS INC 
17605 VAN SLYKE RD 
PO BOX 39 
WILDER ID 83676 

Mandi Pearson 
Office Specialist II 



State of Idaho 
Department of Water Resources 

APPLICATION FOR AMENDMENT 
(For Licensing Purposes) 

WATER RIGHT NO. 63-32569 

Date of Priority: November 14, 2006 Maximum Diversion Rale 
Maximum Diversion Volume 

RECEIVED 

JUL 19 2012 
WATER RESOURCES 
WESTERN REGION 

0.42 CFS 
94.5 AF 

Comes now VAN SLYKE FARMS INC 
17605 VAN SLYKE RD 
PO BOX 39 
WILDER ID 83676 and represents to the Director of the Idaho Department 

of Water Resources that he is the owner and holder of Permit to Appropriate the Public Waters of the 
State of Idaho No. 63-32569, and requests that the permit be changed as follows.

Source: GROUND WATER 

HENEFICIAL_USE PERIOD OF USE RATE OF DIVERSION ANNUAL VOLUME 
IRRIGATION 03/01 to 11/15 0 42 CFS 94.5 AF 

I-OCATION OF POINT OF DIVERSION: 
GROUND WATER SW1/4NE1/4 Sec. 6, Twp 03N, Rge 04W, B M , CANYON County 

PLACE OF USE; IRRIGATION 

Twp Rge Sec I NE I NW I SW I SE
IREINCLIMIMIligIMIIMIAIIHEIMIStilLEIELIMILVIRI IWO 03N 04W 8 I 4.0 16.01 , 0 1 1 I 21 0 
1 I I I I 

Total Acres: 21 

/
Permit holder asserts that no one will be (rimed by such change  that such change will be made at 
permit holder's own risk Signed this  /  day of  2012. 

lau..q14-‘.-
(Signature) 



Page 2 State of Idaho 
Department of Water Resources 

APPLICATION FOR AMENDMENT 
(For Licensing Purposes) 

WATER RIGHT NO. 63.32569 

&HI 

FOR DEPARTMENT USE ONLY 

Preliminary check by.WFeeJ  106  Receipted by VA  #  Wes/o141. Date 

ACTION OF THE DEPARTMENT OF WATER RESOURCES 

1- ki--) I. 

I, JOHN WESTRA, of the Department of Water Resources hereby approve the 
above Application for Amendment for Permit No. 63-32569 with the following: 

CONDITIONS OF APPROVAL. 
1 This right when combined with all other rights shall provide no more than 0.02 cfs per acre nor more 

than 4.5 afa per acre at the field headgate for irrigation of the place of use 

2. After specific notification by the Department, the right holder shall install a suitable measuring 
device or shall enter into an agreement with the Department to use power records to determine the 
amount of water diverted and shall annually report the Information to the Department. 

3. The following rights are diverted through point of diversion described above: 63.2857 & 63-32569 

4. This right does not grant any right-of-way or easement across the land of another 

5. When ordered by the Director, the right holder shall provide mitigation acceptable to the Director to 
offset depletion of lower Snake River flows needed for migrating anadromous fish. The amount of 
water required for mitigation, which is to be released Into the Snake River or a tributary for this 
purpose, will be determined by the Director based upon the reduction in flow caused by the use of 
water pursuant to this right. Any order of the Director issued in accordance with this paragraph shall 
be in conformance with applicable rules allowing the right holder due process as the need for 
mitigation and the amount of mitigation are determined. 

,„. 4A. 
Witness my hand this _ .( Q  day of  3..it. ,2072. 

JOEiIV WESTRA 
Western Regional Manager 



State of Idaho 
Department of Water Resources 

Water Right License 
WATER RIGHT NO. 83-32569 

Priority: November 14, 2006 Maximum Diversion Rate• 
Maximum Diversion Volume 

0.42 CFS 
94.5 AF 

It is hereby certified that VAN SLYKE FARMS INC 
17605 VAN SLYKE RD 
PO BOX 39 
WILDER ID 83876 has complied with the terms and conditions of the 

permit, issued pursuant to Application for Permit dated November 14, 2006, and has submitted Proof of 
Beneficial Use on November 08. 2010 An examination confirms water is diverted from 

SOURCE 
GROUND WATER 

and a water right has been established as follows: 

BENEFICIAL USE 
IRRIGATION 

ANNUAL 
PERIOD OF USE piveRsioN RATE DIVERSION VOLUME 
03/01 to 11115 0 42 CFS 94 5 AF 

LOCATION OF POINT OF DIVERSION: 
GROUND WATER SW1/4NE1/4 Sec. 6, Twp 03N, Rge 04W, B.M , CANYON County 

PLACE OF USE., IRRIGATION 

Twp Rae Sec I NE I NW I SW 1 SE 
IREILIVI 1 ILI flEthifflIgt/IMItitIMILWIMIREII:fttlittlill Data 

03N 04W 6 1 4.0 16.01 1 0 I I I 21 

Total Acres: 21 

CONDITIONS OF APPROVAL 

1. This right when combined with all other rights shall provide no more than 0 02 cfs per acre nor more 
than 4.5 afa per acre at the field headgate for irrigation of the place of use 

2. After specific notification by the Department, the right holder shall install a suitable measuring 
device or shall enter into an agreement with the Department to use power records to determine the 
amount of water diverted and shall annually report the information to the Department 

3. The following rights are diverted through point of diversion described above: 63-2857 & 63 32569 

4. This right does not grant any right-of-way or easement across the land of another 



Page 2 State of Idaho 
Department of Water Resources 

Water Right License 
WATER RIGHT NO. 63-32569 

5 When ordered by the Director, the right holder shall provide mitigation acceptable to the Director to 
offset depletion of lower Snake River flows needed for migrating anadromous fish. The amount of 
water required for mitigation, vin ch is to be released Into the Snake River or a tributary for this 
purpose, will be determined by the Director based upon the reduction in flow caused by the use of 
water pursuant to this right Any order of the Director issued in accordance with this paragraph shall 
be in conformance with applicable rules allowing the right holder due process es the need for 
mitigation and the amount of mittgat on are determined 

This license is issued pursuant to the provisions of Section 42-219, Idaho Code. The water right 
confirmed by this license Is sublect to all prior water rights and shall be used in accordance with Idaho 
law and applicable rules of the Department of Water Resources. 

Signed this  "(0 day of  Dly  2012. 

J N WESTRA 
Western Regional Manager 



Van Slyke Farms, Inc. 17553 Van Slyke Rezone 
Comprehensive Plan Map Amendment 

• Planning & Zoning Commission — Staff Report 

• 0R2021-0012, RZ2021-0027 & SD2021-0016 



Van Slyke Farms, Inc. 17553 Van Slyke Rezone -7 t 

Comprehensive Plan Map Amendment 2

Comprehensive Plan Amendment (CCZO §07-06-03): 

Item E: 

• Will the proposed comprehensive plan amendment impact public services and facilities? What measures will 
be implemented to mitigate impacts? 

Extended Treatment Package Systems as addressed in SWDH approval letter. 

Preliminary Plat CCZO §07-17-09(4)A: 

Van Slyke Farms Subdivision 

• Served by public road (road names have not been approved). Notus-Parma Highway District has revisions/ 
corrections required (Exhibit 7a). Lots 12, 11, 10, 16 & 17 are served by a shared access easement. The 28' 
easement has not been approved per CCZO §07-10-03(1)D. The shared easements are over 150 feet long 
which requires fire district review. This review has not been completed. Therefore, the plat is incomplete. 

+ Application has been made for an administrative decision. Determination of this application has 
not been received. 

• Lots 4, 5, 6 & 17 have slopes over 15%. The applicant did not submit geology, soils or hydrology reports as 
required by the Hillside Development requirements (CCZO §07-17-33). Therefore, the plat is incomplete. 

• Pages 5-7 of MTI Report outline geology, soils & hydrology of the site. 



Van Slyke Farms, Inc. 17553 Van Slyke Rezone 
Comprehensive Plan Map Amendment 

Canyon County Future Land Use 2020 
Legend 

taxparcels_Public 

Canyon County Current Zoning 

Single Family Residential - RI 

Medium Density Residential - R2 

Rural Residential - RR 

Conditional Rezone • Single Family Residential - CR-RI 

Conditional ReZone Rural Residential - CR-RR 

Commercial - C 

Neighborhood Commercial • CI 

Community Commercial • C2 

Conditional Rezone - Community Commercial - CR-C2 

Conditional Rezone - Neighborhood Commercial - CR-Cl 

Light industrial - MI 

Rib Heavy Industrial - 1.12 

hi  Conditional Rezone - Light Industrial - CR-MI 

Canyon County Future Land Use 

Residential 

Industrial 

lb Commercial 

agricultural 

I 

1 Total Area: +/- 26.20 

Isolated Area: +/- 5.44 (163' x 1315') 

t", c-Zize, 

3 



Van Slyke Farms, Inc. 17553 Van Slyke Rezone 
Comprehensive Plan Map Amendment 

28 Lots: - 1 Acre Average 
Isolated Land Region 

Positioned North of Mora Canal Extension 

Subdivision: GARRETT RANCH RIDGE 

c-7 - 3 T:c- • 

4 

See Appendix D for additional Subdivision Details 

18 Lots: Min Lot Size 1 Acre 
Isolated Land Region 

Positioned North of Mora Canal Extension 

Subdivision: Van Slyke Farms Ridge 
17553 VAN SLYKE RD (Proposed) 



Van Slyke Farms, Inc. 17553 Van Slyke Rezone 
Current Canyon County, Zoning Land Use Map 5 



6 

Van Slyke Farms, Inc. 17553 Van Slyke Rezone 
Current Canyon County, Zoning & Future Land Use Map (2020) 

Conditional Rezone Rural Residential - CR-RR 

Canyon County Future Land Use — Residential 



Van Slyke Farms, Inc. 17553 Van Slyke Rezone 
Existing Close Proximity Residential Area 

A • -I, 
zti .. 

7 

Conditional Rezone Rural Residential - CR-RR 
+ 

Canyon County Future Land Use — Residential
+ 

Existing Close Proximity Residential Area 



Van Slyke Farms, Inc. 17553 Van Slyke Rezone 
Comprehensive Plan Map Amendment 

Analysis: Surrounding Land Use/Character 

• The subject parcel is zoned "A" (Agricultural, Exhibit 6c). Properties within the immediate vicinity (Exhibit 6b) are 
predominantly zoned "A" with an average lot size of 17.6 acres. The property consists of moderately-suited soils and 
that are not considered prime farmland (Exhibit 6g). However, USDA cropland report identifies the property and 
surrounding properties used for sugarbeets and alfalfa (CDL USDA 2009). North of the property is the Indart feedlot 
(approximately 80 acres). 

❖ Property has not been farmed since 2018 due to poor ground conditions; Potential lease holders are 
concerned with labor intensity for hand pipe irrigation due to parcel perimeter and natural ground slopes. 

❖ Land is not suitable for sugarbeets or similar row crops due to slopes and irrigation issues. 
❖ USDA NRCS Farmland Classification map indicates only 8% of this area can be considered Prime 

Farmland due to slopes. (Slopes range from 7.5% to 21% across 92% of the total acreage). 

M. t.

..-t 

Per USDA Natural Resources Conservation Service: Per USDA NRCS Definition 

• Farmland Classification — Appendix A 
• Soil Classification — Appendix B 
• Prime & Important Farmlands Descriptions — Appendix C 

USDA NRCS - Prime Farmland Requirements: 
• Dependable Water Supply 
• Slope Ranges Mainly From 0 to 6 Percent 

Prime Farmland Area = "' 8% 

Non-Prime Farmland Area = 92% 
Slopes > 6% (7.5 to 21%) 

8 



Van Slyke Farms, Inc. 17553 Van Slyke Rezone 
Comprehensive Plan Map Amendment 

Analysis: Surrounding Land Use/Character - Continued 

The subject property is located within a one-mile radius of five residential subdivisions with a total 
average lot size of 2.12 acres (Exhibit 6f). The closest subdivision is Garrett Ranch Ridge approved in 
2006 via conditional use permit. The request includes a preliminary plat requesting 18 residential lots and 
one common lot which is commensurate with Garrett Ranch Ridge which consists of a 1.4-acre average lot 
size. (Exhibit 3). 

+Closest Subdivision is Garret Ranch which is adjacent to west boundary. East & SE 
administrative lot splits have occurred. 

Water: Future development will require individual wells. The property is located within a nitrate priority area 
where wells in the area show signs of nitrate contamination (Exhibit 6i). Within the nitrate pathogen study 
provided by the applicant (Exhibit 4), well reports within the area demonstrate average to high nitrate 
contamination rates. DSD staff recommends that compliance with DEQ's public drinking water requirements be 
required to serve the future development which will ensure nitrates contaminants to serve the development are 
adequately addressed. However, the applicant does not include a development agreement; and therefore, cannot 
be conditioned. 

Nitrate contaminates will be treated by IDEQ & SWDH using approved septic systems. 

.T-S t") 

4= 1. 1...4 
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Van Slyke Farms, Inc. 17553 Van Slyke Rezone 
Comprehensive Plan Map Amendment 

Potential Impacts: 
The area predominantly consists of large agricultural properties and agricultural uses. The only residential zone 
in the area is "R-R" Zone and its unknown if the conditional rezone that was approved is vested or expired. The 
existing residential subdivisions in the area were approved under a different ordinance and comprehensive plan; 
and therefore, does not reflect current goals and policies. 

❖ We believe the adjacent property owners to the North have residential zone designation. 

Existing residential subdivisions are established and present. 

The property and surrounding area are not growth areas. The parcel is located within a 1,980-acre TAZ (Traffic 
Analysis Zone #2,555, Exhibit 6h). COMPASS (Community Planning Association of Southwest Idaho) 
maintains and uses the data as part of the Communities in Motion Regional Transportation Plan which uses 
future population, households and jobs forecasts to determine future transportation needs for the Treasure Valley. 
COMPASS forecasts do not indicate a population or household growth in the area due to existing large 
farmlands and agricultural uses and lack of infrastructures and amenities necessary to support residential growth. 

• Forecast is an estimate not an impact. 



Van Slyke Farms, Inc. 17553 Van Slyke Rezone 
Comprehensive Plan Map Amendment 

Potential Impacts: Continued 
The requested comprehensive plan amendment is inconsistent with, but not limited to, the following goals and 
policies of the 2020 Canyon County Comprehensive Plan: 

• Population Goal No. 1: "Consider population growth trends when making land use decisions." 
•:• Growth Trends are moving out of the city with work from home professions. 

❖ One acre lots are easier to maintain and beautify. 

• Land Use — Residential Policy #2: "Encourage residential development in areas where agricultural uses are 
not viable." 

❖ As shown, per USDA Natural Resources Conservation Service; agriculture use for this site 
location has not been efficiently viable for agriculture row crops due to natural ground slopes and 
bounding perimeter configuration. 



Van Slyke Farms, Inc. 17553 Van Slyke Rezone 
Comprehensive Plan Map Amendment 

Appendix 
• A — USDA NRCS Farmland Classification 
• B — USDA NRCS Soil Map 
• C — USDA NRCS Important Farmlands Descriptions 
• D — Subdivision Layout 
• E — City Waiver Email Request 

12 
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Van Slyke Farms, Inc. 17553 Van Slyke Rezone 
Comprehensive Plan Map Amendment 

Appendix A — Farmland Classification 
Farmland Massneaeon—Canyon Area. Idaho 
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Van Slyke Farms, Inc. 17553 Van Slyke Rezone 
Comprehensive Plan Map Amendment 

Appendix A — Farmland Classification 
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Van Slyke Farms, Inc. 17553 Van Slyke Rezone 
Comprehensive Plan Map Amendment 

Appendix A — Farmland Classification 
Farr/IMO ClaSattleatIOCI—Carryon Area. ItlatO 
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Van Slyke Farms, Inc. 17553 Van Slyke Rezone 
Comprehensive Plan Map Amendment 

Appendix A — Farmland Classification 
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Farmland Classalcallon—Canyon Area. clan° 
(Van Slyke Ridge Farms 
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Prime and Other Important Farmlands Descriptions 

A/I.' 

I. .4 

• This table lists the map units in the survey area that are considered important farmlands. Important farmlands consist of prime 
farmland, unique farmland, and farmland of statewide or local importance. This list does not constitute a recommendation for a 
particular land use. 

• In an effort to identify the extent and location of important farmlands, the Natural Resources Conservation Service, in cooperation 
with other interested Federal, State, and local government organizations, has inventoried land that can be used for the production of 
the Nation's food supply. 

• Prime farmland is of major importance in meeting the Nation's short- and long-range needs for food and fiber. Because the supply 
of high-quality farmland is limited, the U.S. Department of Agriculture recognizes that responsible levels of government, as well as 
individuals, should encourage and facilitate the wise use of our Nation's prime farmland 

• Prime farmland, as defined by the U.S. Department of Agriculture, is land that has the best combination of physical and chemical 
characteristics for producing food, feed, forage, fiber, and oilseed crops and is available for these uses. It could be cultivated land, 
pastureland, forestland, or other land, but it is not urban or built-up land or water areas. The soil quality, growing season, and 
moisture supply are those needed for the soil to economically produce sustained high yields of crops when proper management, 
including water management, and acceptable farming methods are applied. In general, prime farmland has an adequate and 
dependable supply of moisture from precipitation or irrigation, a favorable temperature and growing season, acceptable acidity or 
alkalinity, an acceptable salt and sodium content, and few or no rocks. The water supply is dependable and of adequate quality. 
Prime farmland is permeable to water and air. It is not excessively erodible or saturated with water for long periods, and it either is 
not frequently flooded during the growing season or is protected from flooding. Slope ranges mainly from 0 to 6 percent. More 
detailed information about the criteria for prime farmland is available at the local office of the Natural Resources Conservation 
Service. 

• For some of the soils identified in the table as prime farmland, measures that overcome a hazard or limitation, such as flooding, 
wetness, and droughtiness, are needed. Onsite evaluation is needed to determine whether or not the hazard or limitation has been 
overcome by corrective measures. 
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Prime and Other Important Farmlands Descriptions 

l") 
4-7.c-- ...c=1.J 

• A recent trend in land use in some areas has been the loss of some prime farmland to industrial and urban uses. The loss of prime 
farmland to other uses puts pressure on marginal lands, which generally are more erodible, droughty, and less productive and cannot 
be easily cultivated. 

• Unique farmland is land other than prime farmland that is used for the production of specific high-value food and fiber crops, such 
as citrus, tree nuts, olives, cranberries, and other fruits and vegetables. It has the special combination of soil quality, growing season, 
moisture supply, temperature, humidity, air drainage, elevation, and aspect needed for the soil to economically produce sustainable 
high yields of these crops when properly managed. The water supply is dependable and of adequate quality. Nearness to markets is 
an additional consideration. Unique farmland is not based on national criteria. It commonly is in areas where there is a special 
microclimate, such as the wine country in California. 

• In some areas, land that does not meet the criteria for prime or unique farmland is considered to be farmland of statewide 
importance for the production of food, feed, fiber, forage, and oilseed crops. The criteria for defining and delineating farmland of 
statewide importance are determined by the appropriate State agencies. Generally, this land includes areas of soils that nearly meet 
the requirements for prime farmland and that economically produce high yields of crops when treated and managed according to 
acceptable farming methods. Some areas may produce as high a yield as prime farmland if conditions are favorable. Farmland of 
statewide importance may include tracts of land that have been designated for agriculture by State law. 

• In some areas that are not identified as having national or statewide importance, land is considered to be farmland of local 
importance for the production of food, feed, fiber, forage, and oilseed crops. This farmland is identified by the appropriate local 
agencies. Farmland of local importance may include tracts of land that have been designated for agriculture by local ordinance. 
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Appendix D — Subdivision Layout 
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Appendix D - Subdivision Layout OWNERS' CERTIFICATE 

We, Cornett Ranches Poceing e partnership. arid Von Sly. Farms, me. on 
Moho corporation. being first duly sworn depose and soy we ore the owners of 
GARRETT RANCH RIDGE SUEICOWS/ON. Deng more porticulany descnoedOr 
the wool description luta, sta. IDOL ow intention to mawm sold 
property WI this subdinsion Mot, and 1.1 we do for aurae... ow M., 
transferee.. successors and assigns, ea hereay dedkate. donota and convey 
to Ma public forever the pubite streets sham on this PIM 
the easements LIOWI on this Mal ore inlended fox Ins root 
and purpose sat (000 and na Structure. other than those for Orono, 
and irrigation purposes ore to be erected .(thin lirn.ts of the easements Also. 

hereoy certify tnot this suttontslon et compliance wi. Paagrain 
section 50-1334 of Me Moho Cope - the ilarodual of. described to thit plat 
Nl not be served by any dater OW., Canna. 10 One ;1) Or mere ble :ots. 
but will be served by ondividval wells 

In,, parcel .0 0 portion of the SE 1/4 NW 1/4 and a pat.. of 
Government tel S of Section6. rom.61 3 Nat.. Rona. 4 Nest 
of Ow Bois* Waldron, Canyon County, dope and a more particular y 
deecribed as follows. 

COMMENCING at the northwest corner of sold Government Lot S. 

thence South 00' 27' 09' West Mang the out boundary of sad 
Gowernmont Lot 5 o distance of 2087, Net to the TRUE 7000. OF 
BEGINNING. 

Blanco South 89' 28' 45' Coll oohs., with the north boundary 
of sold Government Let 5 o distance of 208.71 feel. 

thence North 00' 27' 09' East parrael with the west boundary 
of sold Government Lot 5 o astnace of 208 71 feet too point on 
Me north boundary of sold Government Lot 5. 

thence South 89' 28' 45" Cost along said mem boundary a 
distnoce of 573.58 feet 

thence South Or or 72' West a distance of 247.39 feet. 

thence Sou. 89' 28' 29' Cost o distonce of 149.09 feet 

thence South 00' 31' .31' West a distance of 89.22 feel 

tnence North 77' 07' 29' East a Winona, at 282 65 feet 

thence North 01' 47' it Cost a distance of 248.37 Net. 

thence North 89' 37' 19" Cost None said north baundary 0 distOnCri 
of 113058 feet. 

thence South Or 06' It' Wtts1 o distance of 193.35 feet to a point on Ina 
centerline of the More Conte os It now exists: 

Mena* traversing sold centerline as follows, 

South 76' 38' 20' West a distance of 493.92 feet: 

South 73' 59' 15' Oat o distance of 209.09 feel: 

Mango aurae lo the loll having o cent. entre of 20' 53'
Main Of 377.09 feet. on orb Warn of 13746 feat and o Wag 

Chard tatgch boas 5.15 63. Si' 10 West o astance or 136 70 feet' 

Sou. 53' 06' 36' Wall a dISIOnCe of 23661 feet. 

South IT 46' 38' West o datorWe of 233.99 64.41, 

olong o curve to the right noting o entral angle of 37 30' 567, 
a radius of (59.87 last on arc length of 105.05 feet ono 0 10119 
Chard which boors South 66' 36' 04" lent is aistonce of 103.17 feet, 

South 85' 25' 30' West a distonc. of 68.22 feet 

olong o curve la the left nonmg a contra mole of 30' 44' 44; 0 10000 
of 96. 75 feet, an arc length of 51 92 het and o long chord vont. hems 
South 70' 03' 09' West e e.t.a. of 51 30 feet. 

South 54' 40' 48' West es olstonce cf 130 85 feet. 

South 53' 00' 00' Neat a Aston. 01 366.20 km. 

Garrett Ranch Ridge Subdivision 

CERTIFICATE OF COUNTY TREASURER 

Trope Lloyd. County NORMS' in and for the County of Canyon. 
Stole of Idaho. pm the nessoroments of tC50-1308. do hereby cert-
ify that any and all amen( and/or delinguont County Properly  Toon 
for the ProPortelnaluced. Me proposed 00000.500 hove been path 
In full 
This certlecate a voIld for the nest thirty (301 days only 

724"  (X-101dTreasurer9?" 
County Treasurer Date 

/0- 05"-- Zoou 

SURVEYOR'S CERTIFICATE 

Fritz Brown.. P.L.S. do here0y certify that 10m a profesevonai 
land surveyor 10..10 by the Siole 0( 10090. and that Inia plot. 
as described n the certlficote of owners and the attached 
Mat was drawn Porn an octval survey mod. an M. ground under 
my 0.01 super.lon and accurately represents the pants plotted 
thereon In COnlanaity withlaw Stole of Idaho codes relohng to 
plata Surveys ond the corner perdietvolfon and Mln9 ea Idaho 
Co. 55-160/ through 55-1612 

South 64' 38' 19' West o distance of 36 68 feet. 

South 76' 31' 33' West a distance of 118.54 feet. 

all  a curve to the left hanng central angle 34' 52 55' a rodna 
of 97.62 feet. an arc length of 59 58 feet 1:100 0 ong chord i..Ch Dear. 
South 59' 02' 38" West a aleton. of 58 66 feet 

South or 33 43' West 0 ebston. of 8.3.79 feed. 

dong a curve f0 the None having 
0.0.01,0

 angle of sr 48' 06'. 0 1000s 
IV 06.35 feet, an aro length of 7365 est and long chord we,ch bears 

Soth 61' 27 48" West o 4410400 of 72.40 feet 

South or 21' 52' West o thstonee 0108(7110(1 

South 84' It' West o distance of 160.59 fast too point on the 
ent boundory of said Government Lot 5: 

thence North 00' 27' 09' East along sad west boundary a distance of 
68.53 feet; 

[nonce North 84' 11' I.- Eaat Co distnoce of 11.3.47 feet, 

!nonce along a curve to the /.11 having a cmiter/ angle of 32' 411' 
a roams of 255.00 feet, on ore length ot 146.00 awl and o long 
Mord wench boors North ar 47 05 Cost o chstonme of 141 02 feet 

thence Moron St' 22' 55' Coal • distance of 3769 feet 

Mena. Nat( 00. 27' 09' Cos polo//, .39 the west boundary of 
sold Government Lot 5 a &star ce of 3.33.66 Net 

thence Sou. 09' 19' CV West a aistonce of 20 00 feet 

thence Nor. 00' 27' 09' East parotid Mtn the west boundary of 
sold Government 10? 5 a distance of 369.65 feel; 

then.. Sou. 89* 19' 09' West 0 astonce of 255.00 feet to 
pool on the west boundary of sad Geromment LOI 

thence North 00' 27' OV Last °long sold west boundary a 
astonoy of 201.06 feet to the TRUE PONT OF BEGINNING 
contahlnuocrea more or 
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CER TIFICA DON AND APPROVAL OF COUNTY SURVEYOR 

the undersigned. Suf.', in and for Carly. County. idCWO 
Do hereby Certify that I 00. checked Inr. plOt and that It 
cathodes .IN the Slot* of Won* CO* malting to plate and nocedons. 

€70/psrsie.w.sc. rwiLs ze.4" 
CERTIFICATION AND APPROVAL OF GOLDEN GATE HWY. DISTRICT 

The (00.9009
t;17 Mr!: 

 Ine 
widenr_____"'"2"Wr 

geoc14 '
[frogman 

 vi 
APPROVAL OF CANYON COUNTY PLANNING AND ZONING COMMISSION 

Accepted and approved this aLla day of 200%. by 
by the Canyon County Planning and Zoning Commission. 
Cony. County. Idaho. 

06141- 14LEASO-
Channon 

APPROVAL OF CANYON COUNTY COMMISSIONERS 

Accepted and ritawCiaal Ina _L_ troy or eadOist. . 204 by 
the Con yes Count Co Canyon Comfit Mahe 

BLAU ,-411418;0JY ntr's.bep,et13 
Cno anon Cent 

STATE OF !DAM 

COUNTY OF CANYON 

ACKNOWLEDGEMENT 
Be it remembered that on MIS_g_t'  cloy 01. 01 .1A01 ... 200/
perxmaity, appeared Howard A. van Sty. Prescient Von St • Farms Inc 
one 00,  y Garrett, Partner. Garrett Rona., POCIiing. Imo aro 
*nom to me to ere foe owners at Garrett Rona. Ridge Subdivision 
one awl executed the 000. instrument 

in WM., berreoVave hereunto ffl none end r,01 
y /0•1 r ozzl ik uu194._

Reading of _ _ 
Commosston crow. _ 

noolyefy 

BK. PG. 110 
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Appendix D — Subdivision Layout .Non-Build Area/Hillside Development {Slopes > 150hr 
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Appendix E — City Waiver Email 

City Waiver Request: March 23, 2021 

Waiver Request for curb, gutter, sidewalk 
and landscaping. Surrounding homes and 
adjacent subdivisions do not have curb 
gutter or sidewalk. 

From: 
To: 
Subject: 
Date: 
Attachments: 

Angie Cuellar 
areenleafatvOcableone.net 
Van Slyke Farms Ridge Subdivision-request for waivers 
Tuesday, March 23, 2021 1:46:00 PM 
NVn220PP.orlf 

• I - I 

28 

There will be a request for a residential subdivision through Canyon County. It is also in the City of 

Greenleaf's impact area. The name of the subdivision is Van Slyke Farms Ridge Subdivision. It is 

located on the west side of Van Slyke Road. There is a review copy of the preliminary plat attached 
for the City's review. The County has not received the application for preliminary plat. The County 

recommends getting permission to waive requirements the City may have prior to submission. 

We are requesting a waiver of Curb, Gutter, Sidewalk and Landscaping. The homes surrounding 
this potential subdivision do not have curb, gutter, sidewalk. The lots in the subdivision will be at 

least 1 acre. Storm water will be retained on property via swales. There will be storm drain 

detention area to collect the storm water that runs off the road. 
If there is a form that the City has that is required to request a waiver of curb, gutter, sidewalk and 

landscaping, please attach and I will make sure it gets filled out on behalf of the owners. 
Thank you for your help. 

Angie Cuellar, Planner 

ason 
A55oci3te5 Inc. 

Professional Engineers, Land Surveyors and Planners 
924 3rd St So Suite B, Nampa ID 83651 
Ph (208i 454-0256 Faxi208I 467-4130 
e•mai : acuellarPmasonandassociates.us 



Mason & 
Associate., 

Professional Engineers, Land Surveyors and Planners 

924 3 d̀ St. So Suite B, Nampa, ID 83651 
Ph (208) 454-0256 Fax (208) 467L4130 

NEIGBORHOOD MEETING CONCERNS 
VAN SLYKE FARMS RIDGE SUBDIVISION 

February 5, 2021 

Neighbors were concerned about the following issues: 

1. How close to the property line from the north would the homes be allowed to build? 

2. There was surprise expressed that a large portion of the Van Slyke property was in the County's 
future land use plan as residential. Two of the neighbors were asking when this happened and how 
come they were not advised that this had happened. That this would have been fought in order to 
protect their future subdivision scenic views. 

3. A concern was raised that development might impact the farm to the north. Someone said that 
the EPA requires houses to stay out of the application exclusion zone, which they stated was 150 
feet. The request that any homes built would be 150 feet from the north boundary. It was discussed 
that even though the property to the north was slated to be a future subdivision it is now being 
currently farmed. 

4. One of the Williamsons stated, "Our Patrick will see things will run smooth for us." In reference 
to the 150-foot required EPA application exclusion zone. 

5. There was concern that homes built would block the scenic views of the future subdivision to 
the north. There were two requests for any future buildings to be less than 20 feet in height and 
more than 100 feet from the north boundary in order to protect the future subdivision that had been 
granted to Mr. Williamson in the 1990's when he said he was involved with the County. 

6. There was a request that any preliminary plat would contain building envelopes so that the 
homeowners would not build next to the north boundary and ruin their future subdivisions views. 

7. There was a request to have the existing cell tower removed to protect future views of the future 
subdivision to the north. 

EXHIBIT 

1 



M ason 
4.55c)ciates5 Inc

January 26, 2021 

Dear Property Owner and Neighbor, 

Professional Engineers, Land Surveyors and Planners 

924 31d St. So. Suite B, Nampa, ID 83651 
Ph (208) 454-0256 Fix (208) 467-4130 

You recently received an invitation to participate in a neighborhood comment period for the below 
described land use change and preliminary plat. We will also be offering an opportunity to visit 
onsite. 

The onsite neighborhood meeting will take place in the large open area north of the canal at the 
address of 17553 Van Slyke Road. The meeting will take place on Friday, February 5th, 2021 
between 3:00 and 3:30 pm. If you can not attend or do not feel comfortable attending due to the 
COVID 19 please use the one of the contacts below to ask questions or leave comments. 

The location of this land use change is located west of Van Slyke Road and south of Ustick Road. 
See the attached exhibit. A comprehensive map change and rezone to residential land use is being 
requested for the area marked in orange. A residential land use rezone is being requested for the 
remaining property that is outlined in red. The area in orange is in the County's future plan as 
agricultural. The remaining area inside the red boundary line is in the County's future plan as 
residential. Van Slyke Farms is requesting amendment to the County's future land use plan to 
include the portion of the property north of the canal (in orange) be zoned residential along with the 
property outlined in red. In addition, a request for a preliminary plat will go before the County to 
place residential homes on the property. 

Contact information: 

Mail: 

Mason & Associates, Inc. 
Attn: Angie Cuellar 
924 3"I Street South, Ste. B 
Nampa, ID 83651 

Thank you, 

tAA 

Angie Cuellar, Planner 
Mason & Associates, Inc. 

Email: 

acuellar@masonandassociates.us 

Phone: 

(208) 454-0256 
Ask for Angie 
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VAN SLYKE FARMS RIDGE 

NEIGHBORHOOD MEETING 

SIGN UP SHEET 

Name: M4 1z 
Address:292-g W' tl

Name:_lpj  4 /1 aik/ 
Address: °IWO_ /At Coato tO 1 I S3 60

Name: 

Address: 

Goy( !
Name:  Xi cha,./ 

Address: 2V  S  W s  Le v( 

Name: 

Address: 

Name:  

Address: 



Williamson Properties LIC 
21986 Hoskins Rd 
Caldwell, ID 83607 

Phyllis Indart Trust 
23441 Ustick Road 
Wilder, ID 83676 

Majestic Lands Beautiful View LLC 
5916 N. Maximus Way 

Meridian, ID 83646 

Jeanne and Joseph Masar 
2928 W. Torana Drive 
Meridian, ID 83646 

Emily and Jonathan Waterland 
39650 State Highway 78 

Bruneau, ID 83604 

Anne and Wayne Wierenga Trust 
5911 W. 126th PI 
Alsip, IL 60803 

Kade and Tiffany Conger 
23728 Garrett Ranch Way 

Wilder, ID 83676 

Arley and Dixie Armstrong 
3151 Gully Road 

Homedale, ID 83628 

Rhonda and Peter Beuschlein 
3716 Parkridge Drive 

Nampa, ID 83687 

Marcia and William Hoshaw 
23764 Garrett Ranch Way 

Wilder, ID 83676 

Tarah and Darren Uranga 
23802 Garrett Ranch Way 

Wilder, ID 83676 

Valerie and Dennis Dines 
3769 Pioneer Road 

Homedale, ID 83628 

Constance arid John Bucy 
23876 Applewood Way 

Wilder, ID 83676 

Karen Kurver 
23863 Applewood Way 

Wilder, ID 83676 

TC Grove Family Trust 
23848 Garrett Ranch Way 

Wilder, ID 83676 

Nicholas James and Bethann Demeter 
23883 Applewood Way 

Wilder, ID 83676 

Janet and Don Ford 
23909 Applewood Way 

Wilder, ID 83676 

Keri and Kasey Garrett 
23872 Garrett Ranch Way 

Wilder, ID 83676 

Syme Family Trust 
17498 Allendale Road 

Wilder, ID 83676 

Van Slyke Farms, Inc. 
P.O. Box 39 

Wilder, ID 83676 

Mitchell White 
23512 Homedale Rd 

Wilder, ID 83676 

Melenie and Antonio Stone 
P.O. Box 427 

Homedale, ID 83628 

Kristin and Steve Mesker 
23263 Everrose Road 

Wilder, ID 83676 

Nathan Piercey 
23171 Everrose Road 

Wilder, ID 83676 

Jay Easterday 
23101 Everrose Road 

Wilder, ID 83676 

Sharon and William Hansen 
23063 Everrose Road 

Wilder, ID 83676 

Geraldine and Gregory Parker 
5571 Cuba Cir. 

Buena Park, CA 90620 

Kristen And Carlos Montenegro 
17376 Van Slyke Rd 

Wilder, ID 83676 

Aimee and Jared Hall 
17474 Van Slyke Rd 

Wilder, ID 83676 

Frank Delacruz 
17530 Van Slyke Rd 

Wilder, ID 83676 



Rose Cottage LLC 
2273 Ribier Dr 

Meridian, ID 83642 

Canyon County 
1115 Albany Street 
Caldwell, ID 83605 

Rebekka and Joe Gammel 
22920 Stardust Ridge Way 

Wilder, ID 83676 

Betty and Herbert Mitchell 
22938 AP Rd. 

Wilder, ID 83676 

Amy and Mike Tenhulzen 
17754 Van Slyke Rd 

Wilder, ID 83676 

Sandra and Sidney Griffiths 
22956 A P Rd 

Wilder, ID 83676 



Mason & Associates, Inc. 
Attn: Angie Cuellar 
924 3 rd Street South, Ste. B 
Nampa, ID 83651 

We are Roger and Susan Williamson 21986 Hoskins Rd. Caldwell, Idaho. 
John and Eileen Williamson 19500 Eat A Bite Lane Caldwell, Idaho and 
Williamson Properties L.L.C. 
We have farm ground next to the Van Slyke Property. 

We would like to request the Van Slyke Family when they are requesting 
their rezone to include with the rezone a recorded copy of the Idaho Statute "Right 
to Farm" with the county. As property is sold each new owner must be informed 
and given a copy of our Right to Farm. We are most concerned that our ability to 
farm will be diminished. All of the duties necessary to farm will be restricted due to 
proximity of new homes or land owners who have no idea what's involved with 
raising a crop, specially since we were here before the new subdivision and have 
been farming a long time. 

We also would like consideration of placement of homes to the distances 
from our property to meet required safe zones so that applying chemicals by land or 
air would continue. 

Our adjacent property to the north of the Van Slyke ground has been Zoned 
Rural Residential years ago; the density of the ground cannot go below one-acre 
plots. Although we are still using the ground as farmland, we want to keep our 
neighborhood atmosphere as "rural" and not to impact on any agricultural practices 
in our area. We are hoping they are going to do the same for their place. Since our 
property has seniority in Development rights we feel that new development should 
not negatively impact the views and desirability of our property. We request that 
the new homes and landscape not impact the views of our ground. The view from 
our "rim property" is what makes the value for our place. The cell tower put in years 
ago and that is in close proximity to us, has affected the value of some our nearby 
ground. 

Our last concern we have is how will the new homeowners have access to 
their property? We would like consideration of not putting a road on the northern 
edge of the subject property. 

We hope this helps with all the planning you need to do and we are willing to 
be available for further discussion. 

Roger Williamson 
Susan Williamson 
Eileen Williamson 
John Williamson 
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Van Slyke Farms Ridge 
Small Vicinity Map 
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NUMBER OF. SUBS ACRES IN SUB 

SUBDIVISION & LOT REPORT 
NUMBER OF LOTS. AVERAGE LOT .512E._._,_._._ - __ 

294.895  139 2.12 

35 I 17.64 I 4.07 I 1.00 I 87.16 

NUMBER OF MOBILE HOME PARKS ACRES IN IMP NUMBER OF SITES AVG HOMES PER ACRE MAXIMUM 
1 I I -1-

PLATTED SUBDIVISIONS 
SUBDIVISION NAME Label -LOCATION- ACRES NO. OF LOTS AVERAGE LOT SIZE CITY OF... Year 

GARRETT RANCH RIDGE 1 3N4W06 29.36 21 1.40 ;OUNTY Canyon) 2006 
2011 H1GHPOINTE ESTATES 2 4N4W32 11.76 9 1.31 :OUNTY Canyon) 

JAHN ESTATES SUBDIVISION 3 3N4W05 6.31 5 1.26 ;OUNTY (Canyon) 2006 
20074
2007 

SUMMERWIND AT ORCHARD HILLS PHASE 1 4 3N4W06 146.85 56 2.62 ;OUNTY (Canyon) 
SUMMERW/NO AT ORCHARD HILLS PHASE 2 S 3N4W05 100.62 48 2.10 ;AUNTY (Canyon 

SUBDIVISIONS IN PLATTING 
SUBDIVISION NAME ACRES NO. OF LOTS AVERAGE LOT SIZE 

—L.

MOBILE HOME.eRV PARKS 

I SUBDMSION NAME SITE ADDRESS ACRES NO. OF SPACES UNITS PER ACRE CITY OF... i 
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SOIL REPORT 
SQUARE FOOTAGE ACREAGE SOIL CAPABIUTY CLASS SOIL CAPABILITY PERCENTAGE 

6 LEAST SUITED SOIL I 197675.28 
.._ 

4.54 4 4.05% 
4 MODERATELY SUITED SOIL 11630.52 0.27 0.24% 
4 MODERATELY SUITED SOIL 587624.40 13.49 12.03% 
8 LEAST SUITED SOIL 12458.16 0.29 0.26% 
4 MODERATELY SUITED SOIL 2746850.04 63.06 

. 

. 56.24% 
4 MODERATELY SUITED SOIL ' 1285804.08 29.52 26.33% 
3 MODERATELY SUITED SOIL 42253.20 

- 
0.97 

. 
s 

0.87% 
. 

1 - 4884295.68 112.13 100% 

SOIL NAME FARMLAND TYPE SQUARE FOOTAGE ACREAGE PERCENTAGE 
TuE Not prime farmland , 197675.28 4.54 4.05% 
LsB Not prime farmland 11630.52 0.27 0.24% 
FeD Not prime farmland 

• 
587624.40 13.49 12.03% 

Gp Not prune farmland 12458.16 0.29 0.26% 
FeC Not prime farmland 2746850.04 63.06 56.24% 
FeB Not prime farmland 1285804.08 29.52 26.33% 
Cu Prime farmland if irrigated 42253.20 0,97 0.87% 

I 1 4884295.68 1 112.13 100% 

SOIL INFORMATION IS DERIVED FROM THE USDA% CANYON COUNTY SOIL SURVEY OF 2008 
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NITRXii1PRIORIVANDLWELIIINFORP414TION4S DERIVED FROM THE IDAHO DEO, 
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June 17, 2021 
 
Canyon County Development Services Department (DSD) 
Attn: Dan Lister, Planner III 
111 N. 11th Ave, Room 140 
Caldwell, ID 83605 
Phone: (208)455-5959 
Email: dlister@canyonco.org 
 
RE: Case No. SD2021-0016, Van Slyke Farms Ridge Subdivision – Preliminary Plat Review 
 
Mr. Lister: 
 
On behalf of the Golden Gate Highway District No. 3 (GGHD), J-U-B Engineers, Inc. has reviewed the 
subject Preliminary Plat submitted by Canyon County DSD to GGHD in an email dated June 11, 2021. The 
subject subdivision is located approximately 2,400 feet south of the intersection of Van Slyke Road and 
Ustick Road in portions of the SW1/4NE1/4 & SE1/4NE1/4, Section 6, T3N, R4W, BM.  
 
The following comments need to be addressed prior to approval of the Preliminary Plat; 
 

1. General 
a. Preliminary Plat shall meet the requirements of the 2017 Edition of the Association of 

Canyon County Highway Districts (ACCHD) Highway Standards and Development 
Procedures, including the Preliminary Plat Checklist located in the Appendix.  

b. Obtain waiver of sidewalk, curb, gutter, and landscaping from the City of Greenleaf. 

c. Provide proposed roadway profiles. 
 

2. Preliminary Plat Sheet 1 of 1 
a. ACCHD Standards Section 3030.030 states, “The maximum length of a cul-de-sac on a 

rural roadway is 1,320 feet, servicing no more than 20 lots.” A.P. Road exceeds the 
maximum length by a significant amount. In addition, the ingress-egress easement for 
Lots 16 & 17 add length beyond the cul-de-sac to the west. 

i. A variance request for the cul-de-sac length and ingress-egress easement will 
need to be submitted for consideration by the GGHD board to exceed the 
maximum cul-de-sac length. 

ii. A letter of approval from the fire department/chief in support of the cul-de-
sac length and ingress/egress easement is also required.  

b. Project Narrative – add note, “The Homeowner’s Association, underlying property owner 
or adjacent property owner is responsible for all storm drainage facilities outside the 
public right-of-way, including routine and heavy maintenance.”. 

c. Typical Interior Roadway Section 
i. Add horizontal dimension for left ditch (15’) 

ii. Label ditch foreslope and backslope, both sides 
iii. Continue shoulder at 2% before hinge point for ditch, both sides 
iv. Add horizontal ditch dimensions, both sides 

droot
Text Box
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7A
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www.jub.com                                                                                                                                                            J-U-B ENGINEERS, Inc. 

d. Curves C5 & C6 do not meet minimum radius requirement of 198 feet for 25 mph low 
volume local road.  

e. Label the bearing and distance of the tangent between curves C3 & C4 and verify it 
meets the minimum tangent length of 50 feet. 

f. Label all existing features within project area “to remain” or “to be removed”. 

g. Show existing silos and associated structures within the proposed Van Slyke Road right-
of-way located northwest of A.P. Road/Van Slyke Road intersection being removed. 

h. Show existing house and any other structures or features within the proposed Van Slyke 
Road right-of-way south of the Mora Canal being removed. 

i. Lot 2, Block 2 Common Lot Area is shown as ±0.28 acres. Check this area and verify 
there is enough area to accommodate a retention basin for the expected storm water 
volume. 

j. There appears to be a ditch or hole that does not show up on the existing ground 
topography north of the Mora Canal south of the east side of proposed Lot 14 (see area 
circled in blue below).  

 

 
 
Once a revised Preliminary Plat and comment response letter/matrix is submitted, the Preliminary Plat 
will be added to the next available Board Meeting Agenda. 
 
GGHD reserves the right to provide amended comments/conditions of approval in the event of 
application revision or when additional information becomes available. 
 
GGHD requests Canyon County Development Services incorporate these comments into proposed 
Conditions of Approval for consideration/approval by Canyon County. 
 
Respectfully,  
 
 
 
Christopher S Pettigrew, P.E.    
Transportation Services Group, Project Manager/Engineer 

 
CC: Bob Watkins, GGHD Director of Highways 

droot
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STATE OF IDAHO 
DEPARTMENT OF 
ENVIRONMENTAL QUALITY 

1445 N Orchard Street, Boise,IID 83706 Brad Little, Governor 
(208) 373-0550 less Byrne, Director 

June 18, 2021 

By e-mail: dlister@canvonco•ore

Canyon County Development Services 
111 North 11th Ave, Ste. 140 
Caldwell, Idaho 83605 

Subject: Van Slyke Farms Ridge Subdivision, OR2021-0012/R22021-0027502021 0016 

Dear Mr. Lister: 

Thank you for the opportunity to respond to your request for comment. While DEQ does not review 
projects on a project-specific basis, we attempt to provide the best review of the information provided. 
DEQ encourages agencies to review and utilize the Idaho Environmental Guide to assist in addressing 
project-specific conditions that may apply. This guide can be found at: 
https://www.deo.idaho.eov/public-information/assistance and-resources/outreach and-education/. 

The following information does not cover every aspect of this project; however, we have the following 
general comments to use as appropriate: 

1. AIR QUALITY 

• Please review IDAPA 58.01.01 for all rules on Air Quality, especially those regarding fugitive 
dust (58.01.01.651), trade waste burning (58.01.01.600-617), and odor control plans 
(58.01.01.776). 

• All property owners, developers, and their contractor(s) must ensure that reasonable controls 
to prevent fugitive dust from becoming airborne are utilized during all phases of construction 
activities per IDAPA 58.01.01.651. 

• DEQ recommends the city/county require the development and submittal of a dust prevention 
and control plan for all construction projects prior to final plat approval. Dust prevention and 
control plans incorporate appropriate best management practices to control fugitive dust that 
may be generated at sites. 

• Citizen complaints received by DEQ regarding fugitive dust from development and 
construction activities approved by cities or counties will be referred to the city/county to 
address under their ordinances. 

r 
EXHIBIT 

74 



Response to Request for Comment 
June 18, 2021 
Page 2 

• Pcr IDAPA 58.01.01.600-617, the open burning of any construction waste is prohibited. The 
Ooperty owner, developer, and their contractor(s) are responsible for ensuring no prohibited 
open burning occurs during construction. 

• For questions, contact David Luft, Air Quality Manager, at (208) 373-0550. 

2. WASTEWATER AND RECYCLED WATER 

• DEQ recommends verifying that there is adequate sewer to serve this project prior to 
approval. Please contact the sewer provider for a capacity statement, declining balance 
report, and willingness to serve this project. 

• IDAPA 58.01.16 and IDAPA 58.01.17 are the sections of Idaho rules regarding wastewater and 
recycled water. Please review these rules to determine whether this or future projects will 
require DEQ approval. IDAPA 58.01.03 is the section of Idaho rules regarding subsurface 
disposal of wastewater. Please review this rule to determine whether this or future projects 
will require permitting by the district health department. 

• All projects for construction or modification of wastewater systems require preconstruction 
approval. Recycled water projects and subsurface disposal projects require separate permits 
as well. 

• DEQ recommends that projects be served by existing approved wastewater collection systems 
or a centralized community wastewater system whenever possible. Please contact DEQ to 
discuss potential for development of a community treatment system along with best 
management practices for communities to protect ground water. 

• DEQ recommends that cities and counties develop and use a comprehensive land use 
management plan, which includes the impacts of present and future wastewater management 
in this area. Please schedule a meeting with DEQ for further discussion and recommendations 
for plan development and implementation. 

For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-0550. 

3. DRINKING WATER 

• DEQ recommends verifying that there is adequate water to serve this project prior to approval. 
Please contact the water provider for a capacity statement, declining balance report, and 
willingness to serve this project. 

• IDAPA 58.01.08 is the section of Idaho rules regarding public drinking water systems. Please 
review these rules to determine whether this or future projects will require DEQ approval. 

• All projects for construction or modification of public drinking water systems require 
preconstruction approval. 

• DEQ recommends verifying if the current and/or proposed drinking water system is a 
regulated public drinking water system (refer to the DEQ website at: deq.idaho.gov/water 
quality/drinking-water.aspx). For non-regulated systems, DEQ recommends annual testing for 
total coliform bacteria, nitrate, and nitrite. 
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• If any private wells will be included in this project, we recommend that they be tested for total 
coliform bacteria, nitrate, and nitrite prior to use and retested annually thereafter. 

• DEQ recommends using an existing drinking water system whenever possible or construction 
of a new community drinking water system. Please contact DEQ to discuss this project and to 
explore options to both best serve the future residents of this development and provide for 
protection of ground water resources. 

• DEQ recommends cities and counties develop and use a comprehensive land use management 
plan which addresses the present and future needs of this area for adequate, safe, and 
sustainable drinking water. Please schedule a meeting with DEQ for further discussion and 
recommendations for plan development and implementation. 

For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-0550. 

4. SURFACE WATER 

• Please contact DEQ to determine whether this project will require a National Pollution 
Discharge Elimination System (NPDES) Permit. A Construction General Permit from EPA may be 
required if this project will disturb one or more acres of land, or will disturb less than one acre 
of land but are part of a common plan of development or sale that will ultimately disturb one 
or more acres of land. 

• If this project is near a source of surface water, DEQ requests that projects incorporate 
construction best management practices (BMPs) to assist in the protection of Idaho's water 
resources. Additionally, please contact DEQ to identify BMP alternatives and to determine 
whether this project is in an area with Total Maximum Daily Load stormwater permit 
conditions. 

• The Idaho Stream Channel Protection Act requires a permit for most stream channel 
alterations. Please contact the Idaho Department of Water Resources (IDWR), Western 
Regional Office, at 2735 Airport Way, Boise, or call (208) 334-2190 for more information. 
Information is also available on the IDWR website at: https://idwridahogovistreams/stream-
channel-alteration  permits.html 

• The Federal Clean Water Act requires a permit for filling or dredging in waters of the United 
States. Please contact the US Army Corps of Engineers, Boise Field Office, at 10095 Emerald 
Street, Boise, or call 208-345-2155 for more information regarding permits. 

For questions, contact Lance Holloway, Surface Water Manager, at (208) 373-0550. 

5. SOLID WASTE, HAZARDOUS WASTE AND GROUND WATER CONTAMINATION 

• Solid Waste. No trash or other solid waste shall be buried, burned, or otherwise disposed of at 
the project site. These disposal methods are regulated by various state regulations including 
Idaho's Solid Waste Management Regulations and Standards (IDAPA 58.01.06), Rules and 
Regulations for Hazardous Waste (IDAPA 58.01.05), and Rules and Regulations for the 
Prevention of Air Pollution (IDAPA 58.01.01). Inert and other approved materials are also 
defined in the Solid Waste Management Regulations and Standards 
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• Hazardous Waste. The types and number of requirements that must be complied with under 
the federal Resource Conservations and Recovery Act (RCRA) and the Idaho Rules and Standards 
for Hazardous Waste (IDAPA 58.01.05) are based on the quantity and type of waste generated. 
Every business in Idaho is required to track the volume of waste generated, determine whether 
each type of waste is hazardous, and ensure that all wastes are properly disposed of according 
to federal, state, and local requirements. 

• Water Quality Standards. Site activities must comply with the Idaho Water Quality Standards 
(IDAPA 58.01.02) regarding hazardous and deleterious-materials storage, disposal, or 
accumulation adjacent to or in the immediate vicinity of state waters (IDAPA 58.01.02.800); and 
the cleanup and reporting of oil-filled electrical equipment (IDAPA 58.01.02.849); hazardous 
materials (IDAPA 58.01.02.850); and used-oil and petroleum releases (IDAPA 58.01.02.851 and 
852). Petroleum releases must be reported to DEQ in accordance with IDAPA 58.01.02.851.01 
and 04. Hazardous material releases to state waters, or to land such that there is likelihood that 
it will enter state waters, must be reported to DEQ in accordance with IDAPA 58.01.02.850. 

• Ground Water Contamination. DEQ requests that this project comply with Idaho's Ground 
Water Quality Rules (IDAPA 58.01.11), which states that "No person shall cause or allow the 
release, spilling, leaking, emission, discharge, escape, leaching, or disposal of a contaminant into 
the environment in a manner that causes a ground water quality standard to be exceeded, 
injures a beneficial use of ground water, or is not in accordance with a permit, consent order or 
applicable best management practice, best available method or best practical method." 

For questions, contact Albert Crawshaw, Waste & Remediation Manager, at (208) 373-0550. 

6. ADDITIONAL NOTES 

• If an underground storage tank (UST) or an aboveground storage tank (AST) is identified at the 
site, the site should be evaluated to determine whether the UST is regulated by DEQ. EPA 
regulates ASTs. UST and AST sites should be assessed to determine whether there is potential 
soil and ground water contamination. Please call DEQ at (208) 373-0550, or visit the DEQ 
website https://www.deo.idaho.gov/waste-management and-remediationistorage-
tanks/leaking-underground storage-tanks-in-idaho/ for assistance. 

• If applicable to this project, DEQ recommends that BMPs be implemented for any of the 
following conditions: wash water from cleaning vehicles, fertilizers and pesticides, animal 
facilities, composted waste, and ponds. Please contact DEQ for more information on any of 
these conditions. 
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We look forward to working with you in a proactive manner to address potential environmental impacts 
that may be within our regulatory authority. If you have any questions, please contact me, or any 6f our 
technical staff at (208) 373-0550. 

Sincerely, 

}4,1A1Y-)S-46 
Aaron Scheff 
Regional Administrator 
DEQ-Boise Regional Office 

EDMS#: 2021AEK116 



Dan Lister 

From: Wilder Irrigation <wilderirrigation1@hotmail.com> 
Sent: Friday, July 16, 2021 9:35 AM 
To: Dan Lister 
Subject: Case No.: OR2021-0012 & RZ20121-0027, SD 2021-0016 

In regards to the Van Slyke Farms Ridge Subdivision case numbers OR2021-0012 & RZ20121-0027, SD 2021-0016. There 
is no water right available. 

Thank you, 

Erica Slayton 

Wader It-riot:a-Eon/ Diarizt-
Phone,- 208 -459 -3421 

Froce 208 -459-6407 
Ernaib- tvaderieregattondOhotmas4" corn, 
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TALE MASLONKA 
HA RMAN f THE BOARD 
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E CHAIRMAN OF THE BOARD 
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SECRETARY-TREASURER 
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ASSISTANT SECRETARY. 
TREASURER 

BOISE PROJECT BOARD OF CONTROL 

Canyon County Development Services 
111 North Il th Ave., Ste. 140 
Caldwell, Idaho 83605 

YRMERLY BOISE U.S. RECLAMATION PR. . / 

RE: Van Slyke Farms LLC 
17553 Van Slyke Rd 
Wilder Irrigation District 
Mora Canal 2818 ° 60, 284060 
Sec. 06, T3N, R4W, BM. 

Richelle Kiyabu: 

2465 OVERLAND ROAD 
BOISE. IDAHO 83705-3155 

OPERATING AGENCY FOR 167,000 
ACRES FOR THE FOLLOWING 

IRRIGATION DISTRICTS 

20 August 2021 
k EV ER'

ifyt

AUG 2 "'" 
I )

1
' 

NAMPA.MERIDIAN DISTRICT 
BOISE.KUNA DISTRICT 

WILDER DISTRICT 
NEW YORK DISTRICT 
BIG BEND DISTR CT 

TEL (208) 344.1141 
FAX: (208) 344.1437 

0R2021-0012, id- 2021-0027, SD2021-0016 

W-311, 312 

The United States' Mora Canal lies within the boundary of the above-mentioned location. The easement 
for this lateral is held in the name of the United States through the Bureau of Reclamation under the 
authority of the Act of August 30, 1890. (26 Stat. 391; 43 U.S.C. 945) 

The Boise Project Board of Control is contracted to operate and maintain this lateral. We assert this federal 
easement of 25 feet from the upper most shoulder (water's edge) north and 20 feet out and parallel south of 
the lower toe of the embankment of this canal. Whereas this area is for the operation and maintenance of 
our facility, no activity should hinder our ability to do so. 

Whereas this property lies within Wilder Irrigation District it is important that representatives of 
this development contact the WID office as soon as possible to discuss a pressure system prior to 
any costly design work. If applicable, the irrigation system will have to be built to specific 
specifications as set by the District Project. 

Boise Project Board of Control must receive a written response from the Wilder Irrigation District 
as to who will own and operate the pressure irrigation system prior to review and approval of an 
irrigation plan by Boise Project Board of Control. 

The Boise Project does not approve landscaping including trees and/or shrubs (other than grass or 
gravel) within its easements, as this will certainly increase our cost of maintenance. All 
fences/pathways must be just off the edge of all Boise Project easements. Easements must be 
left a flat drivable surface. 

Parking lots, curbing, light poles, signs, etc. and the placing of asphalt and/or cement over Project facility 
easements must be located outside of these easements or get the proper consent to use agreement through 
the Bureau of Reclamation and Boise Project prior to any construction being done within said easement. 
All work within the easement must take place between October 15th and March 15th (the non-irrigation 
season). 



Utilities planning to cross any project facility must do so in accordance with the master policies now held 
between the Bureau of Reclamation and most of the utilities. In any case no work shall take place within 
the easement before proper crossing agreements have been secured through both the Bureau of Reclamation 
and the Boise Project Board of Control. 

Local irrigation/drainage ditches that cross this property, in order to serve neighboring properties, must 
remain unobstructed and protected by an appropriate easement. 

This development is subject to Idaho Code 31-3805, in accordance, this office is requesting a copy of the 
irrigation and drainage plans. 

Wording on the preliminary and final recorded plat needs to state that any proposed and/or future usage of 
the Boise Project Board of Control facilities are subject to Idaho Statues, Title 42-1209. 

We request a copy of the recorded final plat and/or record of survey (to include instrument, book and page 
numbers) be sent to the Boise Project Board of Control so we may track this project to closure. 

Whereas this development is in its preliminary stages, Boise Project Board of Control reserves the right to 
review plans and require changes when our easements and/or facilities are affected by unknown factors. 

Storm drainage and/or street runoff must be retained on site. 

If you have any further questions or comments regarding this matter, please do not hesitate to contact me 
at (208) 344-1141. 

Sine 

ho as Ritthaler 
Assistant Project Manager BPBC 

tbr/tr 
cc: Duane Casey 

Diane Paulsen 
File 

Watermaster, Div. 4, BPBC 
Secretary Treasurer, WID 
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CITY OF GREENLEAF 
20523 North Whittier Drive 

Greenleaf, Idaho 83626 
www.greenleaf-idaho.us 

Dan Lister 
Canyon County Development Services Department 
in North 11th Avenue, Suite #310 
Caldwell, ID 83605 

via U.S.P.S. and email: dan.lister@canyoncounty.id.gov 
19 May 2022 

RE: SD2o21-0016 VAN SLYKE 

Dear Dan, 

Please accept my apologies for this tardy response to request for comment on SD2021-
0016. The press of the urgent, coupled with the unexpected complexity of the request, 
resulted in delay of response regarding this application in the city's impact area. 

BACKGROUND 

The question of applicability of the SD2o21-0016 application to Canyon County Code 
§09-03-09 (Application of Greenleaf Subdivision Ordinance) and the Joint Powers 
Agreement dated 14 January 1998 is more complicated than appears at first glance. 
The joint powers agreement section 8.2B states in part, regarding Subdivision Plat 
Applications, that, "The city shall then act on the application in accordance with its 
zoning and subdivision ordinances in all respects concerning development standards 
but shall not reconsider the issue of land use or minimum lot size,(if applicable)." 

The City's zoning code had major revision with City Ordinance #205 in 2006. With 
this revision, application for subdivision of five lots or more requires a planned unit 
development (PUD) application and accompanying development agreement (DA). In 
effect, Ordinance 205 made the stand-alone subdivision an infill tool for development 
of up to four lots. This makes for an apples-to-bananas consideration rather than an 
oranges-to-oranges comparison, as the SD2021-0016 subdivision application would 
only be processed as a PUD if presented to the city. 

The City's PUD requirements include twenty percent (20%) green space (this can be 
reduced by the City Council to ten percent (10%) at the Council's discretion) and 
review process contemplating required amenities, such as parks and pathways. There 
are also several opportunities for density bonus if the design meets specified best-
practice design amenity criteria in the city code. The city is also a 'dark sky' 
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community, with requirement that outdoor lighting be pointed down and not out or 
up, to avoid light pollution and help preserve visibility of the night sky. 

DISCUSSION 

The SD2o2i-ow.6 application to the County appears to meet only the County's most 
basic subdivision standards. There are no meaningful open space or amenities 
provided, only large residential lots surrounded (for now) by agriculture, orphaned for 
future haphazard re-development. 

Taking the long view, the proposed subdivision can be expected to have future 
requests, perhaps decades from now, for lot splits to add more single family 
residences, then for duplex, four-plex or row-houses, then to apartments — if utility 
infrastructure including water, sewer, and roads extend to support such density 
increases. Manhatten island was once primarily farms. 

If developed in the city, city staff would be open to PUD DA negotiation with an 
applicant for waiver or adjustment of standard curb, gutter, sidewalk and landscaping 
amenities - but such discussion would include context of the other amenities such as 
pathways and open space in the design. By code, the minimum open space the City 
Council would be able to approve is ten percent. 

Is the SD2o2i-om6 property prime agricultural land that has it's highest and best use 
in remaining agricultural? Probably not, based on topography and irrigation canal 
location — but subdivision to the most minimal standard is also not optimal for the 
surrounding agricultural land and presents little hope for orderly and planned 
consideration in the inevitable long-term future residential re-development to 
increased density expected once the land has been transitioned from agricultural to 
residential use. 

COMMENTS / RECOMMENDATIONS 

The city understands that, per joint powers agreement, the decisions for County 
comprehensive plan amendment and re-zoning are the County's alone, and the city 
therefore does not presume to inappropriately offer formal comment or 
recommendation at this late date on these completely County decisions. 

Without setting precedence for any future requests for comment, in recognition that 
all land use applications are unique to the features and location of the specific land, 
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and the specific timing of application to regulation then in place and the needs of the 
surrounding greater community at that point in time, the city grants a waiver to 
SD2o2i-om.6 from city subdivision and PUD standard requirements, including curb, 
gutter, sidewalk, landscaping, open space, parks, pathways and amenities, with the 
following recommendations as applicable to the County and the applicant: 

• Consideration of recording Canyon County's "The Code of the West" with all 
properties created and distribution of such as widely as possible as a mitigation 
to preserve surrounding agriculture for as long as possible. City staff is aware of 
recent instance in the city's impact area where complaints and threats of 
litigation from a new large-lot County resident to a local crop-duster lost the 
adjacent farmer his crop-duster service. 

• The County should consider any pre-planning that would be prudent now to 
identify or establish future road and/or utility easements to support future lot 
split requests and water / wastewater / irrigation infrastructure needs as the 
property continues under County jurisdiction until city annexation is requested. 

• Consideration of adding a walking path amenity to the proposed subdivision. 
Such feature would be an additional selling point for the property. Such feature 
would also allow the development to blend better with city development upon 
future annexation into the city. 

• The City is very concerned regarding the addition of multiple individual wells. 
For both protection of aquifer layers and as a safeguard for drinking water 
provided, the City highly recommends a community potable water system which 
would have a licensed operator and regularly scheduled testing under active 
oversight of the Idaho Department of Environmental Quality. The city believes 
that this location is either in or very close to the border of an identified high 
nitrate priority area, indicating that wells in the area have tested with higher 
levels of nitrates with shallow wells being particularly susceptible. Anecdotal 
knowledge of well-drilling in the region is that water quality (high mineral 
content) can be worse south and east of Greenleaf, and that some have failed to 
find water under their property. 
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Respectfully submitted, 

Lee C. Belt 
City Clerk / Assistant Zoning Official 
City of Greenleaf 

enc Canyon County Code §9-3 
Joint Powers Agreement 
Application Information 

cc Mayor 
City Attorney 
City Public Services Director 
City Treasurer 
City Zoning Official 
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ARTICLE 3 

GREENLEAF 

SECTION: 

09-03-01: Title 

09-03-03: Scope 

09-03-05: Annexation Limited 

09-03-07: Application Of Comprehensive Plan And Zoning Ordinance 

09-03-09: Application Of Greenleaf Subdivision Ordinance 

09-03-11: Impact Area Map 

09-03-13: Availability Of Ordinances 

09-03-01: TITLE: 
This Article shall be known as the GREENLEAF AREA OF CITY IMPACT (PLANS AND 
ORDINANCES) ORDINANCE. (Ord. 94-013, 12-23-94) 

09-03-03: SCOPE: 
(1) The Idaho Legislature duly enacted Idaho Code section 67-6526(a) which provides that by 

separate ordinance the County of Canyon and City of Greenleaf shall provide for application of plans 
and ordinances for the area of city impact; and 

(2) The City of Greenleaf and the County have adopted a map identifying the City of Greenleaf 
impact area within the unincorporated area of the County by the adoption of Ordinance No. 99 duly 
passed by the City of Greenleaf on October 26, 1994, and by Ordinance No. 94-005 duly passed by 
Canyon County on October 27, 1994 i ; and 

(3) Idaho Code section 67-6526(a) requires that the City of Greenleaf and the County of Canyon 
provide by ordinance for the application of plans and ordinances for the area of city impact of the City 
of Greenleaf within the unincorporated area of the County no later than January 1, 1995; and 

(4) The City of Greenleaf and the County shall enter into a joint exercise of power agreement for 
the impact area of the City of Greenleaf, which agreement shall provide for and facilitate the legal 
duties of the parties and their responsibilities and authority as required under the Local Planning Act of 
1975, and including any duties appertaining to the area of City impact subsequently required by the 
Idaho Legislature. (Ord. 94-013, 12-23-94) 

Notes 

1 1. See Section 09-03-11: of this Article. 

09-03-05: ANNEXATION LIMITED: 
(1) Lands Within Area Of Impact: Effective January 1, 1995, annexation by the City of Greenleaf 

shall be limited to lands lying within the area of impact, unless the owner of the land requests the tract 
of land be annexed by the City, and the land is contiguous to the boundaries of the City of Greenleaf. 
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(2) Application Of Provisions Upon Annexation: Upon annexation, the provisions of this Article shall 
no longer apply to the annexed area. (Ord. 94-013, 12-23-94) 

09-03-07: APPLICATION OF COMPREHENSIVE PLAN AND ZONING ORDINANCE: 
There is hereby adopted for the purposes of complying with Idaho Code section 67-6526(a) the 
Ordinance codified in this Article, which provides for the application of the latest edition of the Canyon 
County Comprehensive Plan as duly enacted and adopted and amended by the County 
Commissioners, and Chapter 7 of this Code, to the area of impact of the City of Greenleaf within the 
unincorporated area of the County, until a new comprehensive plan and/or zoning ordinance has been 
duly adopted in accordance with the provisions of a joint exercise of power agreement impact area 
City of Greenleaf/County of Canyon. Until the joint exercise of power agreement is adopted and 
operational, the County shall direct copies of all applications coming before it, pursuant to the Local 
Planning Act of 1975 and Chapter 7 of this Code concerning property located in the area of City 
impact of Greenleaf, for the City of Greenleafs input on the application and shall give such input due 
consideration; and after the adoption of the joint exercise of power agreement and the same becomes 
operational, then the provisions of that agreement shall govern this process. (Ord. 94-013, 12-23-94) 

09.03-09: APPLICATION OF GREENLEAF SUBDIVISION ORDINANCE: 
(1) Adoption Of Subdivision Ordinance: There is hereby adopted for the purposes of complying with 

Idaho Code section 67-6526(a) the ordinance codified in this article, which provides for, except as 
provided in subsection (2) of this section, the application of City of Greenleafs Subdivision Ordinance, 
as amended, as codified at title 14, chapters 1 through 9, Municipal Code of the City of Greenleaf, to 
the Area of Impact of the City of Greenleaf within the unincorporated area of the County, until a new 
Subdivision Ordinance has been duly adopted in accordance with the provisions of a joint exercise of 
power agreement impact area City of Greenleaf/County of Canyon. 

(2) Exceptions And Conflict Procedure: In the event a conflict in the application of the provisions of 
chapter 7 of this Code and the provisions of the City of Greenleafs Subdivision Ordinance to the Area 
of Impact of the City of Greenleaf, the provisions of the City of Greenleafs Subdivision Ordinance 
shall control, but shall not control over the application of chapter 7, article 10A, "Flood Hazard Overlay 
Zone", and/or chapter 6, article 5, "Addressing", of this Code. The City of Greenleafs Subdivision 
Ordinance shall be subject to the applicable Golden Gate Highway District's standards and regulations 
solely enforceable by said highway district. It is further provided that only those portions of the 
Subdivision Ordinance adopted which are not repugnant to Federal or State law shall be adopted by 
the County and there shall be no approval and reviewing of protective or restrictive covenants as part 
of the process described in this article. 

(3) One Mile Approval By City: By the passage of the ordinance codified in this article, and by the 
city's passage of a like ordinance, there is mutual agreement that within one mile of the City of 
Greenleafs boundary, the Greenleaf City Subdivision Ordinance shall prevail over chapter 7, article 17 
of this Code as is provided for in Idaho Code section 50-1306 in those circumstances where the one 
mile limit exceeds the boundaries of the impact area, except in those instances where there is an 
overlap with another city that is larger, in which event the jurisdiction of the larger city shall be 
assumed. (Ord. 94-013, 12-23-1994) 

09.03-11: IMPACT AREA MAP: 
The Greenleaf, Idaho, Canyon County approved impact area map is hereby adopted as the official 
map identifying the Area of City Impact within the unincorporated area of the County for the City of 
Greenleaf. A true and correct copy of said map is affixed as attachment 1 to the ordinance codified 
herein and is fully incorporated by reference herein. (Ord. 08-007, 4-16-2008) 

09-03-13: AVAILABILITY OF ORDINANCES: 
True and correct copies of the ordinances herein referred to shall be on file with the Clerk of the City 
of Greenleaf, the Clerk of the Canyon County Commissioners, the Office of Planning and Zoning 
Department of the City of Greenleaf, and the Planning and Zoning Department of the County and are 
available for public inspection and reference. (Ord. 94-013, 12-23-1994) 
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JOINT EXERCISE OF POWER AGREEMENT FOR AREA OF CITY IMPACT 
BETWEEN CITY OF GREENLEAF AND COUNTY OF CANYON, IDAHO 

This Joint Exercise of Power Agreement for Area of City Impact Between City of 

Greenleaf, hereafter referred to as "CITY", and County of Canyon, Idaho, hereafter referred 

to as "COUNTY", entered into on the day hereinafter set forth by the signature of the parties 

by and between the CITY, a municipal corporation, and COUNTY, a duly formed and 

existing County, and both organized and existing by virtue of the laws of the State of Idaho, 

and which parties do hereby stipulate and agree as follows: 

RECITALS 

WHEREAS, the parties to this Agreement have duly adopted ordinances known as 

the "Greenleaf Area of City Impact (Plans and Ordinances) Ordinance", Canyon County 

Ordinance No. 94-013, adopted December 23, 1994 and "Greenleaf Area of City Impact 

(Plans and Ordinances) Ordinance", Ordinance No. 101, adopted December 23, 1994 

which provide for the application of Comprehensive Plans and Zoning Ordinances and 

Subdivision Ordinances to the area of CITY impact; and 

WHEREAS, it is necessary, expeditious, and desirable to adopt procedures for 

processing amendments to the Comprehensive Plans and implementing ordinances, 

applications for land use changes, and applications for land divisions, including subdivision 

plats which may relate to the area of CITY impact; and 
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WHEREAS, the parties are desirous of facilitating interaction between the parties on 

■ 

■ 

■ 
■ 
• 

matters which may relate to the area of CITY Impact; 

NOW THEREFORE, in consideration of the foregoing recitals, considerations and 

purposes, the parties covenant and agree as follows: 

1. TITLE: 

1.1 Name: This Agreement shall be known as the JOINT EXERCISE OF 
POWER AGREEMENT FOR AREA. OF CITY IMPACT BETWEEN 
CITY OF GREEIVLEAF/COUNTY OF CANYON, IDAHO, hereafter 
referred to as "AGREEMENT". 

2. STRUCTURE: 

2.1 Format: Titles and subtitles of this AGREEMENT are only used for 
organization and structure and the language in each paragraph of this 
AGREEMENT should control with regard to determining the legislative intent 
and meaning of the parties. 

3. DURATION: 

3.1 Term: This AGREEMENT shall be in effect from the date of the 
signatures of the parties and shall continue in effect unless terminated or 
amended as hereinafter provided for in this AGREEMENT. 

4. NO SEPARATE LEGAL/ADMINISTRATIVE ENTITY CREATED: 

4.1 No Separate Entity: This AGREEMENT does not create a separate 
legal entity. 

4.2 No Administrative Entity Created: No administrative entity is 
created as this AGREEMENT only provides for cooperation between the 
parties using existing agency personnel. 

5. PURPOSE: 

5.1 Goal: The purpose of this AGREEMENT is: 
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A. Facilitate Legal Duties of Parties: To facilitate the legal duties 
of, responsibilities, and authority of the parties to this 
AGREEMENT as is prescribed and provided by the Idaho 
Legislature regarding impact areas; and 

B. Processing of Land Use and Division Applications: To 
provide steps and procedures required for processing zoning 
applications, comprehensive plan and zoning amendments and 
subdivision plats and land divisions within the area of city 
impact in accordance with Idaho Code § 67-6526; and 

C. Implement Agreement: To implement the AGREEMENT by 
the appropriate ordinances and resolutions. 

6. MANNER OF FINANCING AND BUDGET: 

6.1 Financing/Budget: There shall be no joint financing of activities under 
this AGREEMENT. No compensation shall be due and owing for services to 
either party from the other party. Either party agrees to establish its own fees 
and to be responsible for the collection of said fees from the public and for 
payment of compensation and benefits for its employees. Each party shall 
independently budget for expectant expenses under this AGREEMENT. 

7. INTERIM PERIOD: 

7.1 Establishment of and Purpose for Interim Period. The parties have 
complied with the requirements of Idaho Code § 67-6526(a) by the adoption of certain 
ordinances concerning the comprehensive plans, zoning and subdivision ordinances, and 
boundaries of the area of city impact as described in the County's "Greenleaf Area of City 
Impact (Plans and Ordinances)", Ordinance No. 94-013, adopted December 23, 1994 and 
"City if Greenleaf Area of City Impact (Plans and Ordinances) Ordinance", No. 101, 
adopted December 23, 1994. The procedures in the above ordinance apply until the 
procedures set forth in this AGREEMENT become operational. 

8. COORDINATION OF CITY/COUNTY PLAN AMENDMENTS AND 
IMPLEMENTING ZONING AND SUBDIVISION ORDINANCE 
AMENDMENTS: 

8.1 Amendment to County Comprehensive Plan and Zoning 
Ordinance: 
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A. Plan Amendment Proposals: All proposals for amendments to 
the County Comprehensive Plan which may appertain to the 
Greenleaf area of city impact shall be referred to the CITY at 
least sixty (60) calendar days prior to any hearing on such 
matter and a recommendation may be made before or at said 
public hearing. If a recommendation is received it shall be 
given great weight by the COUNTY, provided it is factually 
supported but such recommendation shall not be binding on the 
COUNTY. If no response is received the COUNTY may 
proceed without the recommendation of the CITY. 

B. Zoning Ordinance Amendment Proposals: All proposed 
County Zoning Ordinance Amendments to the text and/or map 
which may relate to the Greenleaf area of city impact shall be 
referred to the CITY in the same manner as provided for in 
subsection 8.1A. of this AGREEMENT, except any 
recommendations received from the CITY by the COUNTY 
shall be seriously considered by the COUNTY. 

C. Planning Goals and Objectives for Impact Area: The 
city may apply at any time to amend the County's 
Comprehensive Plan and/or Zoning Ordinance as it 
deems necessary and appropriate, and shall fully 
participate in the hearing process. Such input shall not 
be binding or controlling but shall be treated as 
documentary evidence. The CITY shall have affected 
party status pursuant to Idaho Code § 67-6521 of the 
Local Land Use Planning Act and, therefore, matters 
concerning comprehensive planning and zoning shall 
include the County's discretionary review and 
consideration of the City's planning goals for growth and 
development of that area. 

D. Final Document Forwarding: After recommendations have 
been made and final action has been taken on amendments to the 
Plan, and/or Zoning Ordinance, the COUNTY shall notify the 
CITY of said final action by forwarding a copy to the CITY of 
all final documents reflecting the action taken by the COUNTY. 
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8.2 Application Procedures: The following procedures shall be adhered to 
in processing applications: 

A. Land Use Application: All land use applications submitted to 
the COUNTY including but not limited to conditional use 
permits, variances and land divisions, shall be referred to the 
CITY in the same manner as provided for in subsection 8.1A. 
of this AGREEMENT. 

1. Substandard Set Up - Mobile/Manufactured Homes: 
Mobile/manufactured homes not set up pursuant to 
manufacturers' recommendations shall not be permitted 
in any zone excluded by the COUNTY'S zoning 
ordinance. 

2. Temporary Residence - Mobile/Manufactures Home: 
COUNTY shall receive input from the CITY on 
applications for COUNTY temporary 
mobile/manufactured homes. The CITY'S Planning 
Director's comments shall be given great weight by the 
COUNTY'S Development Services Director. COUNTY 
appellate procedures apply. COUNTY approval of a 
temporary residence described above does not afford the 
permit holder any nonconforming use or structure 
grandfather rights status upon CITY'S annexation of the 
parcel. 

3. Planned Unit Developments: See Section 8.2C of the 
AGREEMENT. 

B. Subdivision Plat Applications: All subdivision plat applications shall 
first be directed to the COUNTY Development Services Director. The 
Director shall make a determination whether the planned use conforms 
to the COUNTY Comprehensive Plan and Zoning designation. If it 
does, the Director shall send a letter to the CITY confirming the same, 
and for residential developments, indicating a minimum lot size. The 
CITY shall then act upon the application in accordance with its zoning 
and subdivision ordinances in all respects concerning development 
standards but shall not reconsider the issue of land use or minimum lot 
size (if applicable). After approval of development plans and 
acceptance by the CITY, the application shall be forwarded to the 
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Board of County Commissioners for final review and signature, but the 
Board shall not reconsider development standards. 

If the application does not conform to the COUNTY Zoning 
designation as an "Allowed Use," the Applicant may elect to pursue 
amendments to the COUNTY Comprehensive Plan and/or Zoning Map 
or make application for a Planned Unit Development, all in accordance 
with procedures outlined in Sections 8.1A, 8.1B or 8.2C of this 
AGREEMENT and applicable sections of the COUNTY Zoning 
Ordinance. 

All lot divisions defined as "subdivisions" by either CITY or COUNTY 
ordinances shall be considered subdivisions for the purposes of this 
AGREEMENT. 

C. Planned Unit Developments: All planned unit development 
applications for development within the area of CITY impact shall be 
directed first to the COUNTY Development Services Director for 
consideration by the COUNTY Planning and Zoning Commission. The 
Commission, in acting on the application for special/conditional use 
permit, shall consider the conditions of approval including but not 
limited to the following: 

1. The types and relative quantities of uses to be permitted; 

2. The relative quantity and nature of all common area to be provided 
as a condition of permit; 

3. Minimum lot size, if applicable, as a condition of permit; and 

4. Approval or disapproval of the permit. 

If the special/conditional use permit is approved, the application shall 
be forwarded to the CITY with a letter indicating the conditions of 
approval enumerated above. The application shall then be processed as 
a subdivision plat application as outlined in Section 8.2B of this 
AGREEMENT. 
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8.3 Representation and Annexation: 

A. City Impact Area Representation: Recommendations for 
CITY impact area representation on the COUNTY Planning and 
Zoning Commission may be made by the CITY to the Board of 
County Commissioners at any time and will be acted upon by 
said Board as the need arises and they deem appropriate. 

B. Annexation Notification: The CITY must notify the COUNTY 
Development Services Director in writing of the first time an 
annexation is considered by CITY. CITY shall notify 
COUNTY, in writing, within ten (10) days following the 
effective date of the annexation ordinance. 

8.4 City/County Internal Procedures: Each party to this referral process 
shall determine its own internal procedure as may be deemed appropriate and 
adequate for making recommendations to the other party on proposed actions 
and on its handling of proposed amendments to its own Plan and/or 
Ordinances. Appeals of decisions by each party responsible for the decision 
and in accordance with the internal procedures of that party. 

9. AREA OF CITY IMPACT COMPONENT TO COUNTY 
COMPREHENSIVE PLAN AND COUNTY ZONING 
ORDINANCE: 

9.1 COUNTY Comprehensive Plan Component. The COUNTY 
shall pursue the establishment of an area of city impact component for 
CITY in the COUNTY'S Comprehensive Plan through the procedures 
provided for in the Local Land Use Planning Act. 

9.2 COUNTY Overlay Zone. The COUNTY shall pursue the 
establishment of a Special Area/Impact Area Overlay ("SA/IA") Zone 
for the CITY in the COUNTY'S Zoning Ordinance through the 
procedures provided for in the Local Land Use Planning Act. 
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10. GENERAL PROVISIONS: 

10.1 Real and Personal Property: It is not contemplated, due to the nature 
of this AGREEMENT, that there will be a need to acquire, hold, and/or 
dispose of any real or personal property in the exercise of this AGREEMENT. 

10.2 Entire Agreement: This AGREEMENT constitutes the entire 
AGREEMENT of the parties. This AGREEMENT supersedes and merges all 
other prior understandings or agreements regarding the Greenleaf area of city 
impact. 

10.3 Obligations Upon Parties Imposed by Law: This AGREEMENT 
shall not relieve the CITY and/or the COUNTY from any obligation and 
responsibility imposed upon it by law. 

10.4 Conflicts of Agreement with Applicable Law: In the event any 
provision or section of this AGREEMENT conflicts with applicable law, or is 
otherwise held to be unenforceable, the remaining provisions shall nevertheless 
be enforceable and carried into effect. 

10.5 Idaho Law: This AGREEMENT shall be governed and interpreted by 
the laws of the State of Idaho. 

10.6 No Assignment: No party may assign this AGREEMENT or any 
interest therein. 

11. NOTICE: 

All notices and other communications in connection with this AGREEMENT shall be 
in writing and shall be deemed delivered to the addressee thereof, (1) when delivered in 
person on a business day at the address set forth below, or (2) on the third business day after 
being deposited in any main or branch United States post office, for delivery by properly 
addressed, postage prepaid, certified or registered mail, return receipt requested, at the 
addresses set forth below. 
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11.1 All notices to be provided to the Commissioners of the County of 
Canyon shall be to the following address: 

Board of County Commissioners 
Canyon County Courthouse 
1115 Albany Street 
Caldwell, Idaho 83605 

11.2 All notices to be provided to the Council and/or Clerk of the City of 
Greenleaf shall be to the following address: 

Office of the City Clerk 
City of Greenleaf 
20523 N. Whittier Dr. 
Greenleaf, Idaho 83626 

A party may change its address by giving notice in writing to the other party. 
Thereafter, notices, demands and other pertinent correspondence shall be addressed and 
transmitted to the new address. 

12. AMENDMENT: 

12.1 Process of Amendment: The process which governs proposals 
for amendment of this AGREEMENT shall be as follows: 

A. Any party proposing to amend this AGREEMENT (the initiating 
party) shall give written notice to the other party (the responding 
party) in accordance with Section 9 of this AGREEMENT, 
which notice shall provide: 

i. The form of the amendment proposed, including a delineation 
of all ordinance changes required by the proposal; and 

ii. the reasons for the proposed amendment; and 

iii. the date of the notice with a certificate of delivery. 
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FOR AREA OF C]TY IMPACT BETWEEN 
CITY OF GREENLEAF AND 
COUNTY OF CANYON, IDAHO 
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B. The responding party shall have thirty (30) calendar days for 
staff review at which time the responding party shall give notice 
to the initiating party of the amount of time reasonably required 
to process the requested amendment; 

C. All proposed amendments to this AGREEMENT shall be in 
writing and must first be reviewed by the COUNTY planning 
and zoning commission. The proposed amendment must be 
approved by both the City Council and the Board of County 
Commissioners of the respective parties before it becomes 
effective; 

D. In the event the action of the City Council and the Board of 
County Commissioners on the proposed amendment is not the 
same, then each governing body by vote shall select one 
representative of that body to meet with the other representative 
to negotiate a compromise; 

E. If a compromise is agreed to by the representatives they shall 
prepare a joint report to each governing body of their 
recommendations and each governing body shall consider the 
proposed compromise; and 

F. In the event the action of the City Council and the County 
Commissioners on the compromise proposal is not the same or 
in the event that the representatives can not reach a compromise 
then provisions of Idaho Code § 67-6526(b) shall be followed. 

13. TERMINATION: 

13.1 This AGREEMENT may be terminated by agreement of the CITY and 
the Board of County Commissioners; and/or 

13.2 By an act of the Idaho Legislature withdrawing the authority of the 
COUNTY and CITY to make such an agreement; and/or 

13.3 By any other event which shall make the application of this 
AGREEMENT contrary to law which frustrates the purpose of the 
AGREEMENT. 

JOINT EXERCISE OF POWER AGREEMENT 
FOR AREA OF CITY IMPACT BETWEEN 
CITY OF GREENLEAF AND 
COUNTY OF CANYON, IDAHO 
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14. COUNTERPARTS: 

14.1 This AGREEMENT shall be executed by the parties in two (2) 
counterparts, and each such counterpart shall be deemed an "original". 

DATED THIS  /4day of  czte uk___ , 19911. 

COUNTY OF CANYON 

By: Resolution No. 

ABEL "ABE" VASQTEZ, Chai 

ELDA NICKEL, Member 

PAT GALVIN, Member 

ATTEST: NED J. KERR 

DEPUTY 
Date: —/ 

JOINT EXERCISE OF POWER AGREEMENT 
FOR AREA OF CITY IMPACT BETWEEN 
CITY OF GREENLEAF AND 
COUNTY OF CANYON, IDAHO 
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CITY OF GREENLEAF 

ATTEST: 
rs. 

CLERK 



May 20, 2022 

RE: Case No. OR2021-0012/RZ2021-0027 

Dear Canyon County Board of Commissioners, 

I am writing in response to the planned rezoning of 26.20 acres from agricultural to residential. 

Canyon County, like most of southern Idaho, is experiencing drought conditions. To implement 
the rezoning at this will be a strain on available resources, hurt farmers, and negatively impact 
current residents. According to Drought.gov, Canyon County, in particular, is already 
experiencing the following conditions: 

• Dryland hay and grain crop yields are low; other crops and pasture are in poor 
condition 

• Well levels are in decline; reservoir levels are low; water shortages; water 
conservation programs are in place 

• Fire risk is elevated 

Currently, 100% of the approximately 200,000 Canyon County residents are affected by this 
draught. Despite a "normal" month of April, precipitation for this year is 1.57 inches below 
normal. It is the 16th driest year in the last 128 years. Irrigation season was shortened last year 
and we can expect it again this year. 

It is irresponsible to stand up another 26 acres of homes in the middle of a water shortage and 
further exacerbate an already demanding situation. If you require an example, look no further 
than California; who after a dozen years of draught continued to expand without developing 
infrastructure and hurt agriculture and the quality of life for its voters. Please do not let Idaho 
become California! 

The residents of this community strongly encourage the Board of Commissioners to defer this 
re-zoning and reevaluate next year or such time when the impact upon farmers and other 
residents, due to drought conditions, are less severe. 

Sincerely, 

Gregory Parker 
23023 Everrose Rd. 
Wilder, Id 83676 



Dan Lister 

From: Joe & Jeanne Masar <masarhq@gmail.com> 
Sent: Tuesday, August 31, 2021 9:30 PM 
To: Dan Lister 
Subject: [External] Re: [External] Case No.OR2021-0012/RZ2021-0027/SD2021-0016 

Hi Dan, 

Thanks for sending that plat map. After reviewing it and talking with neighbors in the Garret Ranch Subdivision, we 
have the following concerns: 

1. We are concerned about the number of lots in the proposed subdivision. At the HOA meeting this week, four 
neighbors noted they had trouble with their wells this summer resulting in some of them being re-drilled. There are still 
five more properties in Garret Ranch that have not even had wells put in yet. 

How will this proposed subdivision affect the available water levels? 
2. We are also concerned about block 17 which is right next to our property. Since over half of the lot requires 
engineering just to build on it seems forced into the plan just to squeeze in another lot.
3. Lastly, we are still concerned that this step will set a precedent allowing all of the farmland in the included parcels to 
eventually be rezoned. 

For these reasons, we are against the rezoning from Agricultural to Residential. 

Thank you, 

Joe and Jeanne Masar 
23602 Garret Ranch Way 
Wilder, Idaho 83676 
208-250-0725 

On Tue, Aug 31, 2021 at 5:40 PM Joe & Jeanne Masar <masarhq@gmail.com> wrote: 
Thanks, Dan. We'll take a look at it. 

On Tue, Aug 31, 2021 at 5:27 PM Dan Lister <dlisterPcanyonco.org> wrote: 

Joe & Jeanne, 

Attached is the proposed preliminary subdivision (SD2021-0016) being considered as part of the rezone and 
comprehensive plan amendment applications. The proposed rezone and amend affects approximately 26 acres which 
is the area you show on the aerial below which was stated at the neighborhood meeting. The notification sent out by 
the County shows the two parcels affected by the applications, but the description in the notification states the 
rezone and comprehensive plan amendment will only affect approximately 26 acres. 

EXHIBIT 



Please review the attached plat and see if that information changes your concerns or not. 

Sincerely, 

Dan Lister, Planning Official 

Canyon County Development Services Department (DSD) 

Office: (208) 455-5959 

dlister@canyonco.org 

From: Joe & Jeanne Masar <masarhq@gmail.com>
Sent: Tuesday, August 31, 2021 5:06 PM 
To: Dan Lister <dlister@canvonco.org>
Subject: [External] Case No.OR2021-0012/RZ2021-0027/SD2021-0016 

Hi Dan, 

We read the report and agree with the points that were made. 

We are against the rezoning of this property from Agricultural to Residential. 

1. We have not been able to see a plat map so we are concerned about what the actual subdivision would look like 
and the size of the lots in it. This is what the proposed changes looked like at the neighborhood meeting in 
February. (Our property is located at section A below) 

Exhibit 86 
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This is what we received in the mail prior to the hearing (our property at section A). While the notice does specify 
that it is only a section of the parcels, the drawings do not show which section. This is what gave us cause for concern. 

Exhibit 
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2. We do not feel that this is in keeping with the character of the surrounding land and are worried that if this land is 
rezoned, it will set a precedent that will allow the rest of the affected parcels to be rezoned. 

Please feel free to contact us with any additional questions. 

Thank you, 

Joe and Jeanne Masar 

23602 Garret Ranch Way 
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Staff typed out this exhibit from (Exhibit 8c) as it does not scan well and is extremely difficult to read 

when scanned: 

 

Sept. 2, 2021 at 8:04 am 

Commissioners: 

We are not in opposition to VanSlyke’s request so long a certain considerations are included in the 

development agreement that will help protect our property’s view and value.  The view of the Snake 

River Valley and Owyhee Mountains from the ridge is what sets this area apart from much of the rest of 

Canyon County (Picture 1) making it appropriate for residential use.  Our property is zoned Rural 

Residential and is adjacent to the subject property on the north.  Because of observations we have made 

in the area and issues we have experienced first hand, we ask that a view easement be added to the 

development agreement if the request is approved.  The purpose is to protect and maintain the views 

from our property that overlooks their property, the valley and the mountains.  Our property has 

already been impacted by VanSlyke and one possible building site on the edge of the ridge now has a 

radio tower (picture 2) and has effectively eliminated our adjoining lot as a view lot.  (Picture 3) Is RR 

Zoned property on Hoskins Road with the view looking south (picture 4) is the same view obstructed by 

unnecessary landscaping (Picture 5) Is taken from RR zoned property that is totally impacted and left 

without a view devaluing the property.  These are huge trees that will only get larger as time goes on. 

(Picture 6.) Some property looking north toward the RR zoned property (Pictures 7 and 8).  Another 

property that has planted a tree line and blocks the view of RR zoned property looking towards the river 

and mountains. (pictures 13 and 14) showing the great variances in growth characteristics of different 

species.  I believe that the trees in each picture were all planted about the same time.  You see how 

some species have less impact on vision obstruction.  Trees that are broad and spreading (picture 15) 

can block views even when spaced quite far apart.  Smaller mature tree size and those planted at 

greater spacing provide landscape beauty as well as view vistas.  Cylindrical and conical shaped trees if 

properly spaced. (Pictures 16-19) are examples of how proper species selection can maintain beautiful 

landscaping while protecting view easements.   

(Picture 20) is a nice example of how trees can be spaced to leave view alleys for all to enjoy the 

beautiful landscape.  Structure height and location are also major factors affecting view.  Every one 

thinks they need to be located on the highest point.  I have taken pictures 21 & 22 from the highest 

point on the _______ property line and the other from 150 feet south of the property line facing the 

same view.  What you see in the distance is very insignificant in difference.  We are asking that on lots 

that border the north property line buildings be construction on the front ½ of the lots.  That these 

homes have single stories or roof tops that were no higher than the highest grade of the ridge line. 

Thank you for your consideration. 
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ATTACHMENT A 
CONDITIONS OF APPROVAL 

CASE NO. CPR2008-2 

1. The development shall comply with all applicable federal, state, and county laws, 
ordinances, rules and regulations that pertain to the property. 

2. The development shall be platted in accordance with CCZO 05-002, Article 17. 

3. Any final plat for any phase shall bear plat notes referencing the following: 

a. "Right to Farm Statement" in accordance with CCZO 07-17-19 (3) and Idaho 
Code Section 22-4501 through 22-4504. 

b. Confined Animal Feeding Ordinance (CAFO) ordinance provisions referencing 
any dairies or feedlots and their proximity to the development. 

4. All roads within the development shall be dedicated to the public and shall be constructed 
according to highway district standards. 

5. As part of the submission for the preliminary plat for each phase, the developers shall 
comply with the respective highway jurisdiction requirements pertaining to any traffic 
study evaluating the impacts of the development of the Subject Property on the affected 
roads and fund an appropriate pro-rata share of any improvements necessitated by the 
development of any phase, including consideration of previous phases and background 
traffic from other developments. The mechanism for funding shall be determined 
between the developers and the respective highway jurisdiction. 

6. Wastewater service shall be by individual treatment systems on residential lots meeting 
the minimum size acceptable to Southwest District Health. Residential lots smaller than 
the minimum lot size acceptable to Southwest District Health shall be served by shared 
systems, or if there are a sufficient number of residential lots, by a community wastewater 
treatment system developed in accordance with the requirements of the Idaho Department 
of Environmental Quality and Southwest District Health. 

7. Domestic water service on residential lots shall be in accordance with the requirements of 
the Idaho Department of Water Resources and the Department of Environmental Quality 
including ownership and operation. 

FINDINGS OF FACT, CONCLUSIONS OF 
LAW AND ORDER; JOHN A. WILLIAMSON; CPR2008-1 
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8. A site-specific Storm Water Pollution Prevention Plan (SWPPP) shall be in place prior to 
any construction on site. 

9. The developer shall submit a weed and gopher control plan to Canyon County Weed and 
Gopher Control Department, and obtain their written approval of said plan within 90 days 
of the signing of the FCOs by the BOCC. 

10. The irrigation shall be by one or more pressurized irrigation systems except for residential 
lots that do not have water rights. The pressurized irrigation system(s) shall be owned 
and operated by private companies, the developer, or the respective homeowners' 
associations when established, unless the responsible irrigation entity agrees to own and 
operate the system(s). 

11. A landscape plan meeting the then current subdivision requirements shall be submitted 
with the application for a Preliminary Plat. Common area landscaping shall be 
reasonably maintained in living condition. 

12. The development shall contain not less than ten percent (10%) net common usable open 
space. Open space may differ from phase to phase so long as the total common open 
space equals net ten percent (10%) upon completion. 

13. All open space/common lots shall be maintained by developer and/or one or more 
homeowners' associations. 

14. The final plats for the development shall show provision for future roadway connectivity 
to adjoining developments. 

15. All exterior illumination shall be low-wattage, downward facing, and directed away from 
adjacent properties. 

FINDINGS OF FACT, CONCLUSIONS OF 
LAW AND ORDER; JOHN A. WILLIAMSON; CPR2008-1 
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CANYON COUNTY PLANNING & ZONING COMMISSION 
MINUTES OF REGULAR MEETING HELD 

Thursday, September 2, 2021 
6:30 P.M. 

1ST FLOOR PUBLIC MEETING ROOM SUITE 130, CANYON COUNTY ADMINISTRATION BUILDING 

Commissioners Present : 

Staff Members Present: 

Robert Sturgill, Chairman 
Patrick Williamson, Vice Chairman 
Rick Fried, Commissioner 
Brian Sheets, Commissioner 
Sheena Wellard, Commissioner 
Scott Brock, Commissoner 

Steve Fultz, Director 
Dan Lister, Planning Official 
Elizabeth Allen, Planner 
Jennifer Almeida, Planner 
Richelle Kiyabu, Recording Secretary 

Chairman Robert Sturgill, called the meeting to order at 6:30 p.m. 

Commissioner Williamson, read the testimony guidelines and proceeded to the business item on the 
agenda. 

➢ Action item Case No. R12021-0003 / OR2021-0004 Werhane Family Trust: table to 09/16/2021. 
MOTION: Commissioner Brock moved to table Case no. RZ2021-0003 / OR2021-0004 to date certain 

of September 16, 2021, seconded by Commissioner Williamson. Voice vote motion carried. 

➢ Action item Case No. OR2020-0009, CR2020-0013 & SD2020-0041- Elsberry / Berry Acres 
Subdivision: Russ & Vicki Elsberry are requesting a comprehensive plan map amendment to change 
the designation of R2846602, R28466018, & R28466019 from "Agriculture" to "Residential." A 
conditional rezone is also requested to change the zoning of the parcels from "A" (Agricultural) to "R-
R" (Rural Residential) including a development agreement to restrict the development of the site to 
three (3) parcels. Also requested is a short plat for Berry Acres Subdivision, which contains three (3) 
residential lots. The subject properties are located at the southeast corner of the intersection of Track 
Road and Stage Coach Road, in a portion of the NE'/. of Section 11, T1N, R2W, BM, Canyon County, 
Idaho. 

Planner Jennifer Almeida, reviewed Staff report for the record, including late exhibits 
Chairman Sturgill, entered the late exhibits into the record with no objection. 

TESTIMONY: 

Marc Bybee - Applicant (Representative) in favor — 5700 E. Franklin Rd. 4200 Nampa, 1D 83687 
Mr. Bybee is the City Attorney for Mebla, ID. Law Firm Rep applicant. Would like to explain the 
applicant's reasons for restricted use AG. Land purchased in 2015. Sellers bought land believing they had 
purchased 3 buildable parcels, 5, 12, 13 acres parcel. When in truth the land is actually 3 accessor 
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parcels. Original owners "Gunnings" owner divided property extensively mostly by "CUP's". Did not plat. 
Land is not conductive to commercial AG. Slop is not conductive for water which make it extremely 
difficult to farm. Limited economic value as AG. Condition of limited AG / personal AG use is a more 
suitable use. Average density use is not AG. And the change would supply less density. Applicants would 
like to split the lots to deed to family and make the land size more manageable for personal / hobby 
farming. They are willing to adhere to land development agreement / building envelope to include 
restricting building permits to 1 on each parcel with designated AG land on each. Believes consist with 
comp plans and land use. 

Mike Engebritson- In Favor— 2251 S. Sumac St. Boise, ID 83706 
States he is a friend of family. States the mis understanding stated upon purchase of land and the title 
insurance issued was for 3 warranty deeds. Out of lack of understanding and clarity they did not know 
they were purchasing land with no building permits. They intend to sell to family. These owners are 
farmers, not out to make money. They would like to make three parcels that are manageable and keep 
the AG integrity of the land. 

MOTION: Commissioner Williamson moved to close public testimony on Case SD2020-0041, 0R2020-
0009, CR2020-0013, seconded by Commissioner Fried. Voice vote, motion carried. 

MOTION: Commissioner Williamson moved to approve Case OR2020-0009, including the revised 
Findings of Facts, Conclusions of Law and conditions of approval. Motion seconded by Commissioner 
Fried. Roll call vote with 4 in favor and 2 opposed, motion passes. 

MOTION: Commissioner Sheets moved to Table CR2020-0013, suggesting the applicant return at a later 
date with a development agreement. Motion NOT seconded by Commissioner, Motion dies. 

Commission Sheets withdrawals the motion. 

MOTION: Commissioner Wellard moved to approve CR2020-0013, including the revised Findings of 
Facts, Conclusions of Law and conditions of approval. Motion seconded by Commissioner Fried. Roll call 
vote with 4 in favor and 2 opposed, motion passes. 

MOTION: Commissioner Williamson moved to Table SD2020-0041, including the revised Findings of 
Facts, Conclusions of Law and conditions of approval. Motion seconded by Commissioner. Roll call vote 
within 5 favor and 1 opposed, motion passes. 

➢ Action item Case No. CU2021-0010 — Barnes / Black Oak Properties LLC: The applicant is requesting 
a conditional use permit to allow a recreational vehicle (RV) resort on parcel R37707. The applicant 
is proposing approximately 181 RV units. The property is zoned "A" (Agricultural). The property is 
located at 29568 Market Road, Caldwell; also referenced as a portion of the NW 'A of Section 06, 
TSN, R3W, Canyon County, Idaho. 

Commissioner Wellard testifies she resides 1.50 miles for site. But does not believe her judgement will 
be affected to make a fair and balanced recommendation. No commission opposition. 

Planner Elizabeth Allen, reviewed Staff report for the record, including late exhibits. 

Chairman Sturgill, entered the late exhibits into the record with no objection. 
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TESTIMONY 

Chad Blankenship - Applicant (Co- Owner) in favor — 701 Rose Valley Rd. Kclso, WA 98626 
Purchased land with intentions to create a resort / high end RV park. Intend to create a destination park 
of 128 slots. With ammonites like club house, dog park, water attractions. Potential to generated 98 
million eco impact. Positive impact on community. Land is farmable but no one wanted to purchase as 
farm land. 

Bill Driml - In opposition — 28980 Stafford Rd. Caldwell, ID 83607 
Owns a diary 1 mile away. Has cows in pasture during summer. Would like land to remain AG land as the 
comp plan states and all surrounding parcels support. 

John Dominguez — In opposition — 28980 Stafford Rd. Caldwell, ID 83607 
Believes there will be significant issues with traffic and highway. Will not provide local income. Even the 
one gas station there struggles. It's not an area meant to be commercial. Believe it has negative impact 
on AG. 

Callee Miller — In opposition — 301 Market Rd. Caldwell, ID 83607 
Very concerned about impact on traffic in front on property. Owns and operated a horse training farm. 
Concerned with safety of mixed unknown types of people. Fueling station is not up to standard for 
increase of large Rec / RV vehicles/ Does not feel the project contributes to local community or has even 
considered the local community. Concerned about the liability on her livestock and outside pets from 
project. Heavy farming traffic on roads pose a huge risk for safety. 

Shane Hall — In opposition — 25884 Market Rd. Caldwell, ID 83607 
"Dumbest place this project could go." The road is extremely dangerous. Services and food are at least 
10 miles away. Concerned about water table. Are there going to be impact fees? Over taxed school 
district is already in trouble, what will be done to contribute to that? 

Jennifer Riebe — In opposition — 6255 SE 10th Ave. Caldwell, ID 83607 
Ms. Riebe is a Planning and Zoning commissioner for Payette County as well as a AG / Farm Crop 
consultant. Would like to state that the engineering report states the bridge access to this project is no 
viable for excessive large vehicles. "Issue" with the curve. Nearby commercial area was approved under 
old comp plan in Payette County. It has not been successful and doubts any future project will be 
approved as they do not match current comp plan nor local economy. Also agrees project would have a 
negative impact on local AG land. 

Brad Jensen — In opposition — 29091 Stafford Rd. Caldwell, ID 83607 
States the land is medium to prime AG ground and farms / leases himself. There is heavy Farm 
equipment traffic on the roads and not safe for unexperienced / not local traffic / drivers. City services 
are too far away including emergency services. This project would not contribute to the local public 
services, yet would add strain to those services. Believes this is a terrible use / plan for this land. 

Chris Celland — In opposition — 27953 Cowway Rd. Caldwell, ID 83607 
Is a local Farmer. Land is prime farm ground. Would like the area to remain open spaces. The proposed 
plat and number is equal to high density impact on local AG ground. Concerned with public safety. 
Services to far away. Project poorly planned. No positive impact to community. 
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Kurtis Funke — In Opposition — 28557 Market Rd. Caldwell, ID 83607 
Is a local Farmer. Does respect private property rights. Concerned include traffic impact and risks to 
public safety. This is farmer and families in the area. Trespassing issues will affect public safety resources 
cost farmer money and create a negative impact. 

Chad Blankenship — Rebuttal — Applicant (Co-Owner) — 701 Rose Valley Rd. Kclso, WA 98626 
Concerns are legit. Understands publics concerns. The project is still in very early planning stages. They 
intend address many of the concerns stated. 

MOTION: Commissioner Williamson moved to close public testimony on Case CU2021-0010, seconded 
by Commissioner Fried. Voice vote, motion carried. 

MOTION: Commissioner Williamson moved to table Case CU2021-0010 including the revised Findings of 
Facts, Conclusions of Law and conditions of approval. Motion seconded by Commissioner Wellard. Roll 
call vote with 2 in favor and 4 opposed, motion Fails. 

MOTION: Commissioner Sheets moved to deny Case CU2021-0010 including the revised Findings of 
Facts, Conclusions of Law and conditions of approval. Motion seconded by Commissioner Fried. Roll call 
vote with 5 in favor and 1 opposed, motion passes. 

➢ Action item Case No. RZ2021-0027, OR2021-0012 & 02021-0016 - Van Slyke Farms LLC: The 
applicant, Mason Associates Inc. representing Van Slyke Farms LLC, is requesting a comprehensive 
plan map amendment (Case No. OR2021-0012) to amend a 26.20-acre portion of parcels R33211 and 
R33212 from an "agricultural" designation to a "residential" designation, a zoning map amendment
Case No. RZ2021-0027) to rezone a 26.20-acre portion of the subject parcels from an "A" (Agricultural) 
Zone to an "R-1" (Single Family Residential) Zone, and a preliminary plat with irrigation and drainage 
plat for Van Slyke Farms Ridge Subdivision (Case No. 5D2021-0016), a 18 residential-lot subdivision 
with one (1) common lot. The parcels are located at 17553 Van Slyke Road, Wilder; also referenced 
as a portion of the NEY, of Section 6, T3N, R4W, Canyon County, Idaho. 

Commissioner Patrick Williamson recused himself. 

Planner Dan Lister, reviewed Staff report for the record, including late exhibits. 

Chairman Sturgill, entered the late exhibits into the record with no opposition. 

TESTIMONY: 

Angie Cullen - Applicant (Representative) In favor — 924 3rd St So. Nampa, ID 83651 Mason & Assoc. 
Believes all research and due diligence on the applicant's part shows that the project is compatible with 
current comp plan and future land use map. Does not believe the plat is complete. Believes though the 
future land use is to return the land to "AG" the current comp plan states otherwise and they have to be 
held to the current standard. The project is utilizing non-prime farm ground and match the project to 
each side of the land that already developed "RR" and "R1" projects. Water table has been tested with 
more the acceptable results. 

Brandon Van Slyke — Applicant (CFO Van Slyke Farms) — 22775 Homedale Rd. Wilder, ID 83676 
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Van Slyke Farms is a family run Century Farm Certified, committed to the lineage of farm and the long-
term AG use of land. The Van Slyke family is not intending to piece out and subdivide land. They are just 
seeking to make use of a small piece of useable land that cannot be farmed and has had no previous 
success with farm attempts. 

William Mason — In favor - Mason & Assoc. — 924 3rd St. SO. Nampa, ID 83651 
Engineer of proposed Plat. Does not believe the plat is incomplete as the county states, but in the event 
the board would like correction or adjustments made the applicants and the engineer is willing to 
comply. The hillside slope is not going to be effected. 

Triston Van Slyke — In favor — (President Van Slyke Farms) 2685 W. Adle Rapids St. Meridian, ID 83646 
Applicant restates that Van Slyke Farms is a family run Century Farm Certified, committed to the lineage 
of farm and the long-term AG use of land. Family believes this is the most responsible course of action 
for the subject parcel that is not farmable and considered an eye sore / nuisance for surrounding land 
owners due to weeds. The project is in line with current comp plan and land use maps and designed to 
flow with current development to each side of the property. All due diligence finds favorable results to 
proceed. Applicants request recommendation of approval. 

Jennifer Riebe — Neutral — 6255 SE 10th Ave. Caldwell, ID 83607 
Would like to stress the importance of protecting Ag land use. Both current and future. Preserving Ag 
land is important but also to be considered is the negative impact on Ag land that is being surrounded 
by development. Farmers are incurring negative impact expenses due to development to close to their 
farms. Such as golf balls "pollutants" damaging crops, crop dusting planes still have to dust this is not 
meant to be done over homes. This cost the farmers more money and work. 

Patrick Williamson — Neutral -19550 Eat A Bite Ln. Caldwell, ID 83607 
Owns and operates farm connecting to property approx. 300 acres. Important to consider development 
impact on existing surrounding land. EPA now mandates that crop dusters notice all homes within 
100yds of dusting area. This is another added expense that comes from the profit of them just trying to 
do their jobs. 
Not in favor but not opposed as land owners' rights to manage their land should be honored and 
protected. 

John Williamson — Neutral - 19500 Eat A Bite Ln. Caldwell, ID 83607 
Owns and operates farm connecting to property approx. 300 acres. Would be a hypocrite to oppose the 
Van Slyke project as he has a Conditional Rezone to "RR" from "A". Though family intends to farm the 
land forever, the rezone was done in the event that ever becomes not possible. Believes the rights of 
the land owners must be protected as well as balancing the protection of Ag land. 

Mark Runyan - In opposition — 23289 Homedale Rd. Wilder, ID 83676 

States concerns over local road conditions, traffic already very unsafe. There is still a large amount of 
farming equipment on the roads. Concerns that this is just the beginning of the property owners slowly 
developing the to R1 piece by piece. Concerned with water table. Local wells are already going dry. The 
local community already upset with the established development and do not want to see more. 

Steve Meisker — In opposition — 23263 Everrose Rd. Wilder, ID 83676 

Testimony remarks re state previous remarks. See Above. 
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Nathen — In opposition — 23171 Everrose Rd. Wilder, ID 83676 
Testimony remarks re state previous remarks. See Above. 

Shelley Skogsber — In opposition — 23191 Homedale Rd. Wilder, ID 83676 
Testimony remarks re state previous remarks. See Above. 

Frank Delacruz — In opposition — 17530 Van Slyke Rd. Wilder, ID 83676 
Testimony remarks re state previous remarks. See Above. 

Joe Mason — In opposition — 23602 Garriott Ranch Way Wilder, ID 83676 
Testimony remarks re state previous remarks. See Above. 

Bill Taylor — In opposition — 23125 Homedale Rd. Wilder, ID 83676 
Testimony remarks re state previous remarks. See Above. 

Matt Taylor — In opposition — 23536 Homedale Rd. Wilder, ID 83676 
Testimony remarks re state previous remarks. See Above. 

Angie Cullen - Applicant (Representative) Rebuttal — 924 3rd St So. Nampa, ID 83651 Mason & Assoc. 
Re-iterates that the water table has been tested and more then past standards. Will comply if 
development plan for engineering. 

Tristen Van Slyke - Rebuttal: 

Re-iterates family is not out to over develop land. They are just attempting to do the most responsible 
thing with unfarmable land. 

MOTION: Commissioner Sheets moved to close public testimony on RZ2021-0027, OR2021-0012, 

SD2021-0016, seconded by Commissioner Fried. Voice vote, motion carried. 

MOTION: Commissioner Brock moved to approve Case OR2021-0012, including the revised Findings of 
Facts, Conclusions of Law and conditions of approval. Motion seconded by Commissioner Wellard. Roll 
call vote with 3 in favor and 2 opposed, motion passes. 

MOTION: Commissioner Brock moved to approve Case SD2021-0016, including the revised Findings of 
Facts, Conclusions of Law and conditions of approval. Motion seconded by Commissioner Wellard. Roll 
call vote with 3 in favor and 2 opposed, motion passes. 

MOTION: Commissioner Brock moved to approve Case RZ2021-0027, including the revised Findings of 
Facts, Conclusions of Law and conditions of approval. Motion seconded by Commissioner Wellard. Roll 
call vote with 3 in favor and 2 opposed, motion passes. 

➢ Action item Ordinance No. OR2021-0022, Table to 09/16/2021. 
MOTION: Commissioner Williamson table Case no. OR2021-0022 to date certain of September 16, 
2021, seconded by Commissioner Brock. Voice vote motion carried. 

➢ Action item Election of Planning & Zoning Commission Secretary. 
MOTION: Commissioner Wellard elect Commissioner Brock as commission secretary, Motion 
seconded by Commissioner Sheets. Roll call vote with 5 in favor and 0 opposed, motion passes. 
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Action item: Amendment to Planning and Zoning Commissions bylaws to include, Code of Conduct 

& Oath of Office. All members shall sign and adhere to a Code of Conduct and Oath of Office 

statement. 
MOTION: Chairman Sturgill moved to approve, seconded by Commissioner Williamson. Voice vote 

motion carried. 

APPROVAL OF MINUTES: 
MOTION: Commissioner Williamson moved to approve the minutes from 08/19/2021, seconded by 
Commissioner Fried. Voice Vote motion carried. 

DIRECTOR, PLANNER, COMMISSION COMMENTS: 
Director thanks commissioner Fried for his service and welcomes new commissioner Sheets. Interviews 
for commissioners will continue in September. Comp plan town hall meetings will proceed in 
September, Director looks forward to having Commissioner's present. 
Planning Official Lister presents final draft revised of public hearing noticing standard operating 
procedures. 
MOTION: Commissioner Brock moved to approve the revised public hearing noticing standards, 
seconded by Commissioner Sheets. Voice Vote motion carried. 

ADJOURNMENT: 
MOTION: Commissioner Williamson moved to adjourn, seconded by Commissioner Sheets. Voice vote 
motion carried. Hearing adjourned at 12:11am. 

Approved this 16th day of September, 2021 

ATTEST 

.PP .1 4eirgAN- k .11a_t  , Recording Secretary 
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Robert Sturgill, Chairman 









Planning & Zoning Commission 
Van Slyke Farms LLC — Comprehensive Plan Amendment— OR2021-0012 

Dct vlopment Seri Ices Depannic at 

FINDINGS, CONCLUSIONS, & ORDER 
Comprehensive Plan Map Amendment - OR2020-0012 

Findings of Fact 
1. The applicant, Mason Associates inc. representing Van Slyke Farms LLC, is requesting a comprehensive plan 

map amendment to amend a portion (consisting of approximately 5.44 acres) of parcels R33211 and R33212 
from an "agricultural" designation to a "residential" designation". The parcels are located at 17553 Van Slyke 
Road, Wilder; also referenced as a portion of the of Section 6, T3N, R4W, Canyon County, Idaho. 

The subject property is designated as "Agricultural" and "Residential" on the future land use map within the 
2020 Canyon County Comprehensive Plan. 

3. The property is located within the Greenleaf Area of City Impact. Greenleaf designates the subject parcel as 
"agricultural" within the City's Comprehensive Plan. 

4. The subject property is located within Golden Gate I liehway District, Homedale Fire District, Homedale 
School District, and Wilder Irrigation District. 

5. The neighborhood meeting was held on February 5, 2021 in accordance with CC/.O §07-01-15. 

6. Notice of the public hearing was provided in accordance with CCZO §07-05-01. Agency and City of Greenleaf 
notice was provided on June 11, 2021 . A full political notice was provided on August 16, 2021, Newspaper 
notice was published on August 17, 2021 . Property owners within 300' were notified by mail on August 16, 
2021. The property was posted on August 24, 2021. 

7. The record herein consists of exhibits provided as part of the public hearing staff report, exhibits submitted 
during the public hearing on September 2. 2021 and all information in case file OR2021-0012'RZ2021-0027. 

Conclusions of Law 
For Case File OR2021-0012, the Planning and Zoning Commission finds and concludes the following regarding the 
Standards of Review for a Comprehensive Plan Amendment (§07-06-03 CCZO): 

Comprehensive Plan Amendment Criteria: 

A. Is the requested type of growth generally in conformance with the comprehensive plan? 

Conclusion: The proposed use is in conformance with the comprehensive plan. 

Finding: The request is consistent with, but not limited to, the following goals and policies of the 2020 
Canyon County Comprehensive Plan: 

• Property Rights Policy No. 1: ",Vo person shall be deprived of private propert• without due 
process of law." 

• Land Use Goal No. 5: "Achieve a land use balance which recogniles that existing agricultural 
uses and non-agricultural development may occur in the same area." 

• Housing Policy #1: "Encourage a variety of housing choices that meet the needs of families, 
various age groups and incomes." 

The request is located adjacent to existing areas designated residential on the 2020 Canyon County 
Comprehensive Plan future land use plan. 

B. When considering the surrounding land uses, is the proposed land use more appropriate than the 
current comprehensive plan designation? 

Conclusion: The proposed designation change is more appropriate than the current comprehensive plan 
designation. 
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Finding: The request area is found to be non-viable. The request allows area outside the requested location 
to he retained as viable farm ground for continued agricultural operations. 

The request is located near similar residential designations, uses and residential approvals such as: 

• CPR2008-2: Comprehensive Plan Amendment to "residential" and conditional re/one of 31 1 
acres to a "R-R" (Rural Residential) Zone; 

• Garrett Ranch Ridge Subdivision approved in 2006; and 
• Summerwind at Orchard Bills 1 & 2 approved in 2007. 

C. Is the proposed comprehensive plan amendment compatible ssith surrounding land uses? 

Conclusion: l'he proposed comprehensive plan amendment is compatible with surrounding land uses. 

Finding: The request is located near similar residential designations, uses and residential approvals such as: 

• CPR2008-2: Comprehensive Plan Amendment to "residential" and conditional re/one of 311 
acres to a "R-R" (Rural Residential) Zone: 

• Garrett Ranch Ridge Subdivision approved in 2006; and 
• Summerwind at Orchard Hills I & 2 approved in 2007. 

D. Do development trends in the general area indicate that the current designation and circumstances have 
changed since the comprehensive plan was adopted? 

Conclusion: The development trends in the general area support residential uses. 

Finding The request is located near existing residential designations, uses and residential approvals such as: 

• CPR2008-2: Comprehensive Plan Amendment to "residential" and conditional re/one of 31 1 
acres to a "R-R" (Rural Residential) Zone; 

• Garrett Ranch Ridge Subdivision approved in 2006; and 
• Summerwind at Orchard Hills 1 & 2 approved in 2007. 

E. Will the proposed comprehensive plan amendment impact public services and facilities? What measures 
will be implemented to mitigate impacts? 

Conclusion: The proposed comprehensive plan amendment will not impact public services or Facilities. 

Finding: There has been no evidence received that the proposed comprehensive plan amendment would have 
an undue impact on public services and facilities. All comments received from affect agencies did not find the 
amendment to impact public services or traffic. Conditions of approval regarding traffic, access, irrigation, 
water and sanitary services can be addressed at the time of future development. 

F. Idaho Statutes: Title 67 Chapter 65 §67-6537 USE OF SURFACE AND GROUNDWATER: (4) "When 
considering amending, repealing, or adopting a comprehensive plan, the local governing board shall 
consider the effect the proposed amendment, repeal, or adoption of the comprehensive plan would have 
on the source, quantity, and quality of groundwater in the area." 

The property is located within a nitrate priority area. According to the nutrient pathogen study prepared for the 
subject property, up to 19 residential lot can be supported. Future development must comply with all applicable 
federal, state, and local laws with regard to water quantity and quality. 
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Order 
Based upon the Findings of Fact, Conclusions of Law contained herein, the Planning and Zoning Commission 
recommends approval of Case No. OR2021-0012, a Comprehensive Plan Map Amendment of a 5.44-acre 
portion of parcels R33211 and R33212 from "agricultural" to "commercial" 

APPROVED this  7  day of  0 6-7-   , 2021. 

PLANNING AND ZONING COMMISSION 
CANYON COUNTY, IDAHO 

Robert Sturgi , Chairman 

State of Idaho 

) SS 

County of Canyon County ) 

• 
On this / _ Day or,  c)- .t  in the year of 2021. before me e   ^ost  , a notary public. 

personally appeared ;bet ; St1.1/ t I i  personally knm% n to me to he the person %%hose name is subscribed to the within 

instrument, and acknowledged to me that he executed the same 

.....A...e.....111.04.04....1...,, ....ilk -..- -..- ...-

• 1! .E.:EN FROST 
IISSION #67887 

AIRY PUBLIC 
E OF IDAHO 

KATHLEEN FROST 
COMMISSION #67887 

NOTARY PUBLIC 
STATE OF IDAHO 

Notary.: 

Nly Commission Expires:   3,2o 
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Van Slyke Farms LLC 
0R2021-0012, RZ2021 0027 & 
SD2021 0016 
Planning and Zoning Commission - 9/2/2021 



111.1, Request 
comprehensive plan map 
amendment' to amend a 
portion (5.44 acres) 
consisting of parcels R33211 
and R33212 from an 
"agricultural" designation to 
a "residential" designation, 

zoning map amendment to 
rezone a 26.2-acre portion of 
the subject parcels from an 
"A" (Agricultural) Zone to an 
"R-1" (Single Family 
Residential) Zone, and 

preliminary plat with 
irrigation and drainage plat 
for Van Slyke Farms Ridcle 
Subdivision, a 18 residential-
lot subdivision with one (1) 
common lot. 



,CZO Section 07-06-03 
A. Is the requested type of growth generally in conformance with the 
comprehensive plan; 

B. When considering the surrounding land uses, is the proposed land use 
more appropriate than the current comprehensive plan designation; 

C. Is the proposed comprehensive plan amendment compatible with 
surrounding land uses; 

D. Do development trends in the general area indicate that the current 
designation and circumstances have changed since the comprehensive plan 
was adopted; and 

E. Will the proposed comprehensive plan amendment impact public services 
and facilities. What measures will be implemented to mitigate impacts? 



CCZO Section 07-06-05 
A. Is the proposed zone change generally consistent with the comprehensive plan; 

B. When considering the surrounding land uses, is the proposed zone change more 
appropriate than the current zoning designation; 

C. Is the proposed zoning map amendment compatible with surrounding land uses; 

D. Will the proposed zoning map amendment negatively affect the character of the area? 
What measures will be implemented to mitigate impacts? 

E. Will adequate facilities and services including sewer, water, drainage, irrigation and utilities 
be provided to accommodate the proposed zoning map amendment; 

F. Does legal access to the subject property for the zoning map amendment exist or will it 
exist at the time of development; 

G. Does the proposed zoning map amendment require public street improvements in order 
to provide adequate access to and from the subject property to minimize undue interference 
with existing or future traffic patterns created by the proposed development? What measures 
have been taken to mitigate road improvements or traffic impacts; and 

H. Will the proposed zoning map amendment impact essential public services and facilities, 
such as schools, police, fire and emergency medical services? What measures will be 
implemented to mitigate impacts? 



07-10-25: PURPOSES OF ZONES: 

(1) The purposes of the A (Agricultural) Zone are to: 

A. Promote the public health, safety, and welfare of the people of the County 
by encouraging the protection of viable farmland and farming operations; 

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

C. Protect fish, wildlife, and recreation resources, consistent with the purposes 
of the "Local Land Use Planning Act", Idaho Code title 67, chapter 65; 

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

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

m (3) The purpose of the R-1 (Single-Family Residential) Zone is to promote and 
enhance predominantly single-family living areas at a low density standard. 





Pr 1 

4.,..123 

a) 
0)

-D

E 

sa) 
5 

a 

.vi 

it ' / /// ,:// / 7 / 7 r 
r, ,  • 1 4 / ' / \ / 

1 0,,//, •,/ • iv A ii, / i / / / /, 
e//. //'J //, 1 - i4 1, / /// /A' " . ,/,/,,• ••,,, / 14r i . iv / ' 

„ ...,/,..,, / 4, • 4V,I1,A, i i / / ' 

• ./., / 7.1 4. - - e ' i  • / t i L / !i t7.,.. 1  ,- - --,-/-4.--. . 7

1 l i . / , ri7 f ,' /--1"( 7 ./ 

• I/I .'i/ 1

t r /.. -,, / 
• ,.',, / 1 /' .,--,,, ,.., /. .•  /  / /' i 

/ /. ' 
!' / // •/ 

, 

;I; ; 411114.111 



Site Visit - 9/1/2021 













BOEHNER RD 11 

3: 

.r- USTICK RD 
-J 

Subjecrst Property 

•••••'••• 
•e► • 11, •♦• 

•• ♦•• •
♦ •• j♦

•

A-

ZONING 

. • • • • • • ••••• * viv.• • •  ,•••••..x*. 
••• •••••••••••...-+ 

•••:+:••••••••04 
EVERROSE RD 

RR R2 CR-C2 .1111 C 

CR-RR CI M1 AG 11111 

RI CR-C I 1111 CR-M 1 

CR-RI C2 111MI M2 

umumi sio Immo. 
I; 

11 

The purpose of the R-R (Rural Residential) 
Zone is to encourage and guide growth in 
areas where a rural lifestyle may be 
determined to be suitable. 

WHISPERING PINES DEVELOPMENT LLC 
AC 76.33 

BrurCil
l" 

1
___k___A

H
COSH

___.);,,
A 

CONGER ;I TER: 133itAC -AC 1YWA Lnk DAM 

MASAR 

NU
RIONS TI N HULZEN

;4;410;ank**** 4 40" .....• • 

• r.F11:0AGIMASL

C

1

4

NC

82

C A

?

N Y OcNi C007UN T 

ROSE COTTAGE LLC 

0,4 8 t 01; :i4A$446iOVIONNO40!!!@ 845: 1i L

_GARRETT, RkcEE PACKING 65.1;37Z7. !RO;ERTYA
:♦fir m:44X4k4 OWIN4P$Maklikkfti . . A A 

1*::.:::**** **I*  W M% C
.11C•61q24 .: 

Ustick Rd 

INDART PHYLLIS A TRUST 
AC 41.21 

ILLIAMSON PROPERTIES LLC 
AC 87.16 

WILLIAMSON PROPERTIES LLC 
AC 42.84 

E SCOTT AND PATRICIA FAMILY TRUST 
AC 31.7 I 

VAN-SLYKE:F,ARMS INC 
AC 122 

WHITE 
AC 10.9 

STONE 
AC 6.41 

WHITE 
AC 24.58 

VAN SLYKE FARMS INC 
 €7-..-AC.,6: 3 AY-DELACRUZ 

AC.1.85 AC 1:59 
ME SKER PIERCEY 

HANSEN HALL AC 4.6 IL,C 60.8 CC 1.68 AC 4.8 
PARKER LIVING TRUST 

AC 1.85 III 



Le 

— 

11\ 
Boehner Rd 

i 

Ustick Rd 

-...--#1  n or .fir - I  N b •-- ii , • • 4 4Z 
ik2  4: 4 . ::.... A r 4 .•••, .  Ever   rose  . 7.ii. •  . •••• •• ••••,.• 

___ U BJ Eel' -PIROPERTX ...- 

Legend 

MI COMMERCIAL 
INDUSTRIAL 

RESIDENTIAL 

Scenic Byway 

Lonkey Ln 

omeda e Rd 
  \I 

7.,,aftempuissaraf'''i6i4 ---"' \ 1illffilialeff PIM 

I --

Legend 

111. City Limits 

Agneu.turc Land 

Low to Mid Density 
Development Area 

Nj; 
high Density 
Development Area 

Commercial 

Inclustnal 

Industrial: Existing 

Ayu3ation Easement Area 



USTICK RD 
cc 
w 
-

-J 

Sub ect Property i
• 1 A 

 TAZ 2555 

ti

TAZ HouseHold 2020-2040 

1=-4 - 50 251 -500 
77  51 - 150 7-7 501 - 750 
  151 - 250 751 - 1263 

119MEDALE RD 

TAZ 
2010 

Population 
2010 Groups 
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2555 173 0 65 19 212 78 13 228 88 20 
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Comments 
1. GGHD 

m Plat needs corrections to meet ACCHD 
standards 

m Improvement waiver required from the City of 
Greenleaf 

m Missing roadway profiles 

i• DEQ 

m Mu comply with air quality, wastewater, 
dr' king water, surface water and hazardous 

ante requirements and standards. 

ER 

Subdivision review conditions 

ilder Irrigation 

II. No surface water rights 

Boise Project Board of Control 

Ili Must protect Mora Canal through easements 
and prohibiting development or run-off to 
impact the canal 

m Neighborhood Meeting - 2/5/2021 

m Concerns regarding farmland impacts, 
residential request should be rural 
residential, ag. buffer should be included. 

Late Exhibit: Joe and Jeanne Masar 

ow Opposed. Concerned about well water 
issues. Concerned about development on 
slopes. The request promotes residential 
development within an agricultural 
character. 

m Late Exhibit: John Williamson 
m Not opposed subject to the following: 

la Development Agreement should be required 
protecting viewshed by providing an easement 
or buffer and limiting landscaping and 
development to not impact future "RR" Zone. 



II= Recommendation 
Staff recommends that the 
Planning and Zoning Commission 
recommend denial of the 
requested comprehensive 
plan, zoning map amendment 
and preliminary plat. 

Decision Options 
• The Planning and Zoning Commission may 

recommend approval of OR2021-0012, RZ2021-
0027 and SD2021-0016 as requested by the 
applicant; or 

• The Planning and Zoning Commission may 
recommend denial of OR2021-0012, RZ2021-
0027 and SD2021-0016 as recommended by 
staff; or 

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

Late Exhibits 
• Exhibit 8: Opposition from Joe 

and Jeanne Masar; 

• Exhibit 9: Updated plat and NP 
Study information from 
applicant; and 

• Exhibit 10: Applicant's power 
point presentation 

• Exhibit 11: Letter from John 
Williamson 



droot
Text Box
EXHIBIT
12



























	Exhibit I:  New Documents received after June 2, 2022 
	Exhibit 1.  BOCC Minutes 6-2-2022
	Exhibit 2.  SWDH Letter restrictions/clarification
	Exhibit 6.  Applicant revised application Conditional Rezone 8-30-22
	Exhibit 3.  Preliminary Plat overlay Aug 2023 version
	Exhibit 4.  Site Photos 
	Exhibit 5. Google Earth viable farmland review

	Exhibit II:  BOCC 060222 SR OR2021-0012 RZ2021-0027
	Exhibit 1:  June 2022 DRAFT OR2021-0012 FCOS
	Exhibit 2:  June 2022 DRAFT RZ2021-0027
	Exhibit 3:  Applicant letter of Intent & application materials
	3a. Nutrient Pathogen Study-SWDH
	3b. Irrigation Plan
	3c. State of Idaho Dept. of Water Resources-Water Right

	Exhibit 4:  Applicant PZ Presentation
	Exhibit 5:  Neighborhood Meeting documents
	Exhibit 6:  Case Maps
	6a:  Small Air Photo
	6b:  Vicinity Map
	6c:  Zoning and Classification Map
	6d:  2020 Comprehensive Plan FLU
	6e:  City of Greenleaf FLU
	6f:  Subdivision Map
	6g:  Soil and Farmland Maps
	6h:  TAZ Household Map
	6i:  Nitrate Priority & Wells Map
	6j:  Dairy, Feedlot & Gravel Pit Map
	6k:  Lot Classification Map

	Exhibit 7:  Agency Comments
	7a:  Golden Gate Highway District (JUB)
	7b:  State of Idaho DEQ
	7c:  Wilder Irrigation District
	7d:  Boise Project Board of Control
	7e:  City of Greenleaf

	Exhibit 8:  Public Comments
	8a:  Parker opposition
	8b:  Masar opposition
	8c:  John Williamson

	Exhibit 9:  CPR2008-2 Development Agreement Conditions -Williamson
	Exhibit 10:  090221 PZ Minutes (page 4+)
	PZ FCOS RZ2021-0027
	PZ FCOS OR2021-0012

	Exhibit 11:  DSD Staff PZ presentation
	Exhibit 12:  PZ Recommendation SD2021-0016 w attachments

	Insert from: "Site Photos.pdf"
	Slide1
	Slide2

	Insert from: "Site Photos.pdf"
	Slide1
	Slide2
	Slide3
	Slide4
	Slide5




