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PLANNING DIVISION ADDENDUM 
 

CASE NUMBER: RZ2023-0003 
 

APPLICANT/REPRESENTATIVE:  Treasure Valley Planning, LLC 
PROPERTY OWNER: Chris & Mary Jaggers/Avery Family Trust 
 

APPLICATION: Conditional Rezone from an “A” Zone to “CR-R-R” subject to a 
Development Agreement. 

 

LOCATION: The parcels are located at 25744 Kingsbury Lane, Middleton; 
also referenced as a portion of the NW ¼ of Section 26, T5N, 
R2W, B-M, Canyon County, Idaho 

 Parcels R37468012A and R37468012A1, Approx. 10.97 acres 
 

ANALYST: Dan Lister, Planning Supervisor 
 

P&Z RECOMMENDATION:  Approval with Conditions 
 

SUMMARY:   
The applicant requests a conditional rezone from “A” (Agricultural) to “CR-R-R” (Conditional Rezone – 
Rural Residential), subject to conditions of a development agreement limiting the parcels to meet a five-
acre minimum lot size.  
 

The Planning & Zoning Commission heard the case at a public hearing held on February 20, 2025. After 
deliberation, the Planning & Zoning Commission recommended approval subject to conditions of the 
development agreement (Exhibits 1 and 2).  
 

The Staff report packet dated February 20, 2025, and all supporting material are contained in Exhibit 3. 
Any additional agency and public comments received for the subject public hearing or received as a late 
exhibit at the previous public hearing may be found in Exhibit 4.  
 

Any additional supporting documentation to be considered by the Board of County Commissioners may 
be found in Exhibit 5: 

 A property boundary adjustment was approved on March 31, 2025, correcting the creation of Parcel 
R37468012A2 (AD2025-0024, Exhibit 5.d). Therefore, Condition No. 3 of the development agreement 
conditions is no longer necessary. 

 

EXHIBITS:  
1. Planning & Zoning Commission FCOs Signed March 6, 2025 

2. Planning & Zoning Commission Minutes February 20, 2025 

3. Staff Report Packet Dated February 20, 2025 

4. Agency Comments Received by: April 28, 2025 
a. Idaho Department of Environmental Quality, letter dated April 7, 2025 
b. Idaho Department of Water Resources (NFIP), email dated April 15, 2025 

5. Application Materials Received by Materials Deadline: April 28, 2025 
a. Emails between the applicant and DSD between April 1st and 28th, 2025. 
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1. Email dated April 28, 2025: Includes BFE Determination and Summary of Comments on 
Memo Template, Minot. 

2. Email dated April 25, 2025 
3. Email dated April 1, 2025: Includes Guidance Document Determining a BFE in an A zone. 

b. P&Z Commission PowerPoint Presentation dated February 20, 2025 
c. Jaggers Case Timeline Email dated April 28, 2025 
d. AD2025-0024 



 

 

 

 

 

 

 

 

 

 

 

EXHIBIT 1 

Planning & Zoning Commission FCOs Signed March 6, 2025 
-  

Board of County Commissioners 

Case# RZ2023-0003 

Hearing date: May 8, 2025 
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EXHIBIT 2 

Planning & Zoning Commission Minutes February 20, 2025 
- 

Board of County Commissioners 

Case# RZ2023-0003 

Hearing date: May 8, 2025 

 



Exhibit 2

Exhibit 2



Exhibit 2



Exhibit 2



Exhibit 2



Exhibit 2



Exhibit 2



Exhibit 2

dlister
Rectangle

dlister
Rectangle

dlister
Rectangle



Exhibit 2

dlister
Rectangle

dlister
Rectangle



Exhibit 2

dlister
Rectangle

dlister
Rectangle



Exhibit 2



 

 

 

 

 

 

 

 

 

 

EXHIBIT 3 

Staff Report Packet Dated February 20, 2025 
- 

Board of County Commissioners 

Case# RZ2023-0003 

Hearing date: May 8, 2025 



Planning and Zoning Commission 
Hearing Date: February 20, 2025 
Canyon County Development Services Department 
 

Case #: RZ2023-0003 – Jaggers/Avery   
Hearing Date: February 20, 2024 Page 1 of 13 

PLANNING DIVISION STAFF REPORT 
 
CASE NUMBER: RZ2023-0003 
 

APPLICANT/REPRESENTATIVE:  Treasure Valley Planning, LLC 
PROPERTY OWNER: Chris & Mary Jaggers/Avery Family Trust 
 

APPLICATION: Conditional Rezone parcels R37468012A (5 acres) and 
R37468012A1 (5.97 acres) from an “A” Zone to “CR-R-R”  

 

LOCATION: The parcels are located at 25744 Kingsbury Lane, Middleton; as 
referenced as a portion of the NW ¼ of Section 26, T5N, R2W, 
B-M, Canyon County, Idaho. 

 

ANALYST: Dan Lister, Principal Planner 
REVIEWED BY: Carl Anderson, Planning Supervisor 
 

REQUEST:  
The applicant, Treasure Valley Planning, LLC, requests an amendment to the official zoning map to 
conditionally rezone Parcel R37468012A and R3768012A1, from an “A” (Agricultural) zone to a “CR-R-R” 
(Conditional Rezone - Residential Rural). The request includes a development agreement limiting the 
parcels to meet a five-acre minimum lot size. See Exhibit A for more information. 
 
PUBLIC NOTIFICATION: 

Neighborhood meeting conducted on: February 22, 2023 
JEPA notice sent on: October 9, 2024 
Agency and Full Political notice: January 21, 2025 
Neighbor notification within 600 feet was mailed on: January 21, 2025 
Newspaper notice published on: January 21, 2025 
Notice posted on-site on: January 21, 2025 

 
TABLE OF CONTENTS: Page # 

1. Background 1 
2. Hearing Body Action 2 
3. Hearing Criteria 3 
4. Agency Comment 11 
5. Public Comment 11 
6. Summary & Conditions 11 
7. Exhibits 12 

 

1. BACKGROUND: 
The subject parcels are zoned “A” (Agricultural, Exhibit B.2e). A portion of the parcels are located within 
a mapped floodplain (Zone A, No Base Flood Elevation (BFE) Data, Exhibit B.1, A.8, D.3 & D.5).  
 

Parcel R37468012A was created as an 11.05-acre parcel via an approved land division in 1996 (PI2019-
0339, Exhibit B.3). Per the Assessor’s office records, a dwelling and accessory structure was established 
circa 2001.  
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In 2022, a 0.07-acre portion of Parcel R37468012A was deeded to the owner of Parcel R37468 (Jude 
Bacon) without completing a property boundary adjustment application (Inst. No. 2022-043311, Exhibit 
B.4).  
 

In June 2022, Chris and Mary Jaggers submitted a conditional rezone application requesting an “R-R” Zone 
(CR2022-0019). However, the application was withdrawn within the same month due to base flood 
elevation study requirements (Exhibit B.7). 
 

In 2023, a 5-acre parcel was created (Parcel R374168012A) and sold to Avery Family Trust inconsistent 
with Canyon Count Code (Inst. No. 2023-001447, Exhibit B.5). The Jaggers own the remaining 5.97 acres 
(R37468012A1, Inst. No. 2022-036127; Exhibit B.6). On April 28, 2023, a zoning map amendment (updated 
on August 1, 2023, to a conditional rezone) and preliminary and final plat (SD2023-0012 and 0013) were 
submitted (Exhibits A.1, A.2 & A.3).  
 

The applicant’s request for all applications to be heard concurrently per the Canyon County Code of 
Ordinance (CCCO) §07-01-11 was denied by the Board of County Commissioners on June 29, 2023 (Exhibit 
B.8). Therefore, the subdivision applications may be processed once the conditional rezoning application 
is approved. 

2. HEARING BODY ACTION: 
Pursuant to the Canyon County Code of Ordinance (CCCO) §07-06-01(3) requests for comprehensive plan 
changes and ordinance amendments may be consolidated for notice and hearing purposes. Although 
these procedures can be considered in tandem, pursuant to Idaho Code section 67-6511(b), the 
commission, and subsequently the board, shall deliberate first on the proposed amendment to the 
comprehensive plan; then, once the commission, and subsequently the board, has made that 
determination, the commission, and the board, should decide the appropriateness of a rezone within that 
area. This procedure provides that the commission, and subsequently the board, considers the overall 
development scheme of the county prior to consideration of individual requests for amendments to 
zoning ordinances. The commission, and subsequently the board, should make clear which of its findings 
relate to the proposed amendment to the comprehensive plan and which of its findings relate to the 
request for an amendment to the zoning ordinance. 
 

Pursuant to CCCO §07-06-07(1) - Restrictions: In approving a conditional rezone application, the presiding 
party may establish conditions, stipulations, restrictions, or limitations which restrict and limit the use of 
the rezoned property to less than the full use allowed under the requested zone, and which impose 
specific property improvement and maintenance requirements upon the requested land use. Such 
conditions, stipulations, restrictions, or limitations may be imposed to promote the public health, safety, 
and welfare, or to reduce any potential damage, hazard, nuisance, or other detriment to persons or 
property in the vicinity to make the land use more compatible with neighboring land uses. When the 
presiding party finds that such conditions, stipulations, restrictions, or limitations are necessary, land may 
be rezoned upon condition that if the land is not used as approved, or if an approved use ends, the land 
use will revert back to the zone applicable to the land immediately prior to the conditional rezone action.  
 

Additionally, pursuant to CCCO §07-06-07(3) - Conditional Rezoning Designation: Such restricted land shall 
be designated by a CR (conditional rezoning) on the official zoning map upon approval of a resolution by 
the board for an "order of intent to rezone". An "order of intent to rezone" shall be submitted to the 
board for approval once the specific use has commenced on the property and all required conditions of 
approval have been met and any required improvements are in place. Land uses that require approval of 
a subdivision shall have an approved final plat in accordance with this chapter before the "order of intent 
to rezone" is submitted for approval by the board. Designation of a parcel as CR shall not constitute "spot" 
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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. 
 

Should the Commission wish to approve the subject conditional rezone, all applicable Canyon County 
standards pertaining to the required development agreement shall be strictly adhered to.  
 

The commission should consider the procedures outlined above within CCCO §07-06-01(3).  
 

OPTIONAL MOTIONS: 
Approval of the Application: “I move to approve RZ2023-0003, Jaggers/Avery, finding the application 
does meet the criteria for approval under Section 07-07-05 of Canyon County Code of Ordinances, with 
the conditions listed in the staff report, finding that; [Cite reasons for approval & Insert any additional 
conditions of approval].  
 

Denial of the Application: “I move to deny RZ2023-0003, Jaggers/Avery, finding the application does not 
meet the criteria for approval under Section 07-07-05 of Canyon County Code of Ordinances, finding that 
[cite findings for denial based on the express standards outlined in the criteria & the actions, if any, the 
applicant could take to obtain approval (ref.ID.67-6519(5)]. 
 

Table the Application: “I move to continue RZ2023-0003, Jaggers/Avery, to a [date certain or uncertain] 

3. HEARING CRITERIA 

Table 1. Conditional Rezone Standards of Evaluation Analysis 

Standards of Evaluation CCCO §07-06-07(6)A: The presiding party shall review the particular facts and circumstances 
of the proposed conditional rezone. The presiding party shall apply the following standards when evaluating the 
proposed conditional rezone: 

Compliant  County Ordinance and Staff Review 

Yes No N/A Code Section Analysis 

☒ ☐ ☐ 

07-06-07(6)A1 
Is the proposed conditional rezone generally consistent with the comprehensive 
plan? 

Staff Analysis 

As conditioned, the proposed conditional rezone is generally consistent with the 
Comprehensive plan.  
 

The Future Land Use Plan in the 2030 Canyon County Comprehensive Plan (Comp. 
Plan) designates a majority of the parcels as “agriculture” with a small portion 
along the southern boundary near Edna Lane as “rural residential” (Exhibit B.2c). 

 The Comp. Plan describes the agriculture designation as “the base 
designation throughout the County.  It contains areas of productive 
irrigated croplands, grazing lands, feedlots, dairies, seed production, and 
ground of lesser agricultural value” (Page 25 of the 2030 Comp. Plan). 

 The rural residential mapped designation identifies rural transitional 
areas to create a boundary between agricultural and urban areas.  Within 
the mapped transition areas, the “R-R” (Rural Residential) zone is the 
promoted residential growth. Outside of the mapped transition area, 
Commercial Agriculture (AC) 5, 20, and 40 are available in the agriculture 
designation (Pages 25 and 26 of the Comp. Plan). 

o The AC-5 (one unit per five acres) district provides a variety of 
rural and farming lifestyles, including hobby farms, while 
protecting the commercial agricultural activities in the vicinity.  
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o The AC-20 (one unit per 20 acres) district encourages agricultural 
development through the maximum cultivation of lands by 
restricting incompatible uses within such areas. It also aims to 
protect and promote existing and future agricultural operations 
as viable, permanent land use and acknowledge the importance 
of agricultural lands and activities to their livelihood.  Production 
of food, fiber, and associated support activities are the primary 
land uses in this district. 

o The AC-40 protects agricultural land, which is necessary for the 
conservation of the County’s economic resources and vital for a 
healthy agricultural economy of the County, and to eliminate the 
encroachment of land uses which are incompatible uses of land 
by preventing unnecessary conversion of agricultural land to 
urban uses. 

 

The property is located in the Star Area of City Impact (Exhibit B.2d). The City of 
Star designates the future land use of the parcel and area as “Rural Residential, 1 
unit per 2-5 acres.” 
 

Although an AC-5 zoning designation has not been adopted, the applicant finds 
the request, as conditioned, meets the intent of the AC-5 description because the 
request will maintain a five-acre lot size and is currently used as pasture for 
grazing livestock with hobby farming activities. Additionally, the request does not 
impact the City of Star’s future land use plan for rural residential if ever annexed 
(Exhibit A.2). 
 

The request aligns with the following goals and policies of the Comp. Plan: 

 Property Rights G1.01.00: “Protect the integrity of individual property 
rights while safeguarding public health, safety, and welfare. 

o See supporting evidence in criteria 07-06-07(6)A2, 3, and 4 in this 
report. 

 Population G2.01.00: “Incorporate population growth trends and 
projections when making land-use decisions.” 

 Population G2.02.00: “Promote housing, business, and service types 
needed to meet the demand of the future and existing population.” 

o Per population projects (page 14 of the 2030 Comp Plan), the 
current figures (Community in Motion Regional Plan) “project the 
County population to be 359,180 by 2050, a thirty-two percent 
increase from 2020. In the next twenty-eight years, Canyon 
County expects to add an estimated 128,070 people.” 

o The subject parcel is located in TAZ (Traffic Analysis Zone) 2127 
(Approximately 620-acre area): Star-Canyon Rural (Exhibit B.2l). 
Based on the TAZ forecasts used by the state and/or local 
transportation officials and COMPASS for tabulating traffic-
related data for future growth and needed transportation funding 
for improvements, approximately 10 households are anticipated 
between 2024 and 2050. The forecast shows the TAZ area is not a 
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residential growth area. The nearest growth area is south of 
Purple Sage Road approximately 3,000 feet south of the request. 
The request, as conditioned, maintains agricultural uses and 
character (Exhibits A.2 & 3).  

 Land Use and Community Design P4.01.01: “Maintain a balance between 
residential growth and agriculture that protects the rural character.” 

 Land Use and Community Design P4.01.02: “Planning, zoning, and land-
use decisions should balance the community’s interests and protect 
private property rights.” 

 Land Use and Community Design P4.02.01: “Consider site capability and 
characteristics when determining the appropriate locations and 
intensities of various land uses.” 

 Land Use and Community Design P4.03.01: “Designate areas that may be 
appropriate for industrial, commercial, and residential land uses while 
protecting and conserving farmland and natural resources.” 

 Land Use and Community Design P4.03.02: “Encourage the development 
of individual parcels and subdivisions that do not fragment existing land 
use patterns.” 

 Land Use and Community Design P4.03.03: “Recognize that each land use 
application is unique and that agricultural and non-agricultural uses may 
be compatible and co-exist in the same area and in some instances may 
require conditions of approval to promote compatibility.” 

 Land Use and Community Design P4.05.01: “Promote future development 
and land-use decisions that do not create hardship for farmers and 
agricultural operators.” 

See supporting evidence in criteria 07-06-07(6)A2, 3, and 4 in this report. See 
Section 6 of this report for recommended development agreement conditions. 

☒ ☐ ☐ 

07-06-07(6)A2 
When considering the surrounding land uses, is the proposed conditional rezone 
more appropriate than the current zoning designation? 

Staff Analysis 

In consideration of the surrounding land uses, and as conditioned, the proposed 
conditional zone to “R-R” is more appropriate than the current zoning designation 
of “A”.  
 

The subject parcels and a majority of the surrounding parcels are zoned “A” 
(Agricultural, Exhibit B.2e). The subject parcels consist of best to moderately 
suited soils (Class II-III) and are considered prime farmland if irrigated (Exhibit 
B.2i). As conditioned, the parcels will continue to be used for agricultural 
purposes (Exhibit A.2). The Canyon County Soils Conservation District had no 
comments regarding the request (Exhibit D.2). 
 

The five-acre parcel lot sizes requested are commensurate with the median lot 
size within a 600-foot radius (Exhibit B.2e). 
 

The Future Land Use plan within the 2030 Canyon County Comprehensive Plan 
designates the parcels as “agriculture” and “rural residential” (Exhibit B.2c). 
Between Purple Sage Road and the southern boundaries of the subject parcels, 
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the 2030 Canyon County Comprehensive Plan designated the area as “rural 
residential” which supports rural residential lot sizes as a transitional buffer 
between residential growth and agricultural preservation. The property is located 
in the Star Area of City Impact (Exhibit B.2d). The City of Star designates the 
future land use of the parcel and area as “Rural Residential, 1 unit per 2-5 acres.” 
 Therefore, the area is anticipated to support rural residential densities in the 
future. 
 

The “R-R” (Rural Residential) zone is being requested to meet the AC-5 
designation provided in the 2030 Canyon County Comprehensive Plan. The AC-5 
(one unit per five acres) district provides a variety of rural and farming lifestyles, 
including hobby farms, while protecting the commercial agricultural activities in 
the vicinity. (Pages 25 and 26 of the Comp. Plan). However, there are no adopted 
maps or ordinances to determine the appropriate locations or minimum 
requirements of the AC-5 designation. As conditioned, the request will allow the 
subject parcels to maintain a five-acre minimum lot size. The five-acre parcel lot 
sizes requested are commensurate with the median lot size within a 600-foot 
radius (Exhibit B.2e). The parcels will be subject to the standards, use, and 
requirements of the “A” Zone to ensure consistency with the surrounding area. 
See Section 6 of this report for recommended development agreement conditions. 
 

As conditioned, the request is more appropriate as it is the only way to meet the 
agricultural land use designations AC-5 at this time. 

☒ ☐ ☐ 

07-06-07(6)A3 Is the proposed conditional rezone compatible with surrounding land uses? 

Staff Analysis 

As conditioned, the proposed conditional rezoning to “R-R” is compatible with 
surrounding land uses.   
 

Pursuant to Canyon County Ordinance 07-02-03, land uses are compatible if: a) 
they do not directly or indirectly interfere or conflict with or negatively impact 
one another and b) they do not exclude or diminish one another's use of public 
and private services. A compatibility determination requires a site-specific 
analysis of potential interactions between uses and potential impacts of existing 
and proposed uses on one another. Ensuring compatibility may require mitigation 
from or conditions upon a proposed use to minimize interference and conflicts 
with existing uses. 
 

The majority of the area is zoned “A” (Agricultural, Exhibit B.2e). Within a 600-
foot radius, the average lot size is 22.23 acres with a median of 5.88 acres (Exhibit 
B.2g). However, the subject parcels are located near existing subdivisions and a 
similar land use decision. 
 

Similar Land Use Decisions (Exhibit B.2f): 

 CR2023-0001 – Johns (Exhibit B.11): Conditional Rezone from an “A” Zone to a 
“R-1” (Single Family Residential) Zone. The rezone allowed the 2.9-acre parcel 
to be divided once. The approval is approximately 2,000 feet south of the 
subject parcels. 

 RZ2022-0011 – Sierra Vista (Exhibit B.12): Rezone from an “A” Zone to a “R-R” 
zone. The request was denied due to cumulative traffic and school impacts. 
The denial is approximately 2,000 feet southwest of the subject parcels. 
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 RZ2021-0034 – Cotner (Exhibit B.13): Rezone from an “A” Zone to a “R-R” 
zone. The approval is approximately 4,100 feet southwest of the subject 
parcels and approved as Hawk View Estates Subdivision in 2024. 

 RZ2021-0012 – Reynolds (Exhibit B.14): Rezone from an “A” Zone to a “R-1” 
(Single Family Residential) Zone.  The case was denied due to the surrounding 
area supporting an “R-R” zone lot size and character. The denial is 
approximately 4,800 feet west of the subject parcels. 

 RZ2020-0024 – Spohn (Exhibit B.15): Rezone from an “A” Zone to a “R-1” 
(Single Family Residential) Zone.  The approval is approximately 2,500 feet 
south of the subject parcels and approved as Eagle Cap Subdivision in 2024. 

 

Subdivisions (Exhibit B.2.g):  
Within a one-mile radius, there are seven (7) subdivisions. The nearest 
subdivision, approximately 1,000 feet south of the subject parcels, is Mill Willow 
Creek approved in 1987 with 38 lots, a 2.18-acre average lot size. 
 

Floodplain 
A large portion of the subject parcels are located in a mapped floodplain (Zone A). 
The floodplain does not have base flood elevation data. Per CCCO §07-10A-
11(1)O, all subdivision proposals greater than fifty (50) lots or five (5) acres must 
include base flood elevation data. The applicant submitted a base flood elevation 
determination stating the assumed flood elevation is 2535.7 and any structures 
would need the lowest floor to be raised to an elevation of 2537.7 (Exhibit A.8).   
The BFE determination will require review by the DSD Floodplain Administrator 
before preliminary plat approval via a Floodplain Development Permit per CCCO 
§07-10A-09. Therefore, floodplain impacts to the surrounding area will be 
minimized via the subdivision platting process before any physical development 
on Parcel R37468012A1. 
 

A notice of the request was published in the newspaper, posted on-site, and sent 
to property owners within 600 feet on January 21, 2025. Five letters were 
received in support of the request (Exhibit E). 
 

As conditioned, the subject parcels must maintain a minimum lot size of five 
acres. Other than lot size, the parcels will be subject to the minimum standards, 
use, and requirements of the “A” Zone to ensure consistency with the 
surrounding area. As conditioned, the rezoning would be consistent with the 
surrounding land uses. See Section 6 of this report for recommended development 
agreement conditions. 

☒ ☐ ☐ 

07-06-07(6)A4 
Will the proposed conditional rezone negatively affect the character of the area? 
What measures will be implemented to mitigate impacts? 

Staff Analysis 

As conditioned, the proposed conditional rezone will not negatively affect the 
character of the area. As conditioned, the subject parcels must maintain a 
minimum lot size of five (5) acres. Other than lot size, the parcels will be subject 
to the minimum standards, use, and requirements of the “A” Zone to ensure 
consistency with the surrounding area. See Section 6 of this report for 
recommended development agreement conditions. 

☒ ☐ ☐ 07-06-07(6)A5 
Will adequate facilities and services including sewer, water, drainage, irrigation, 
and utilities be provided to accommodate the proposed conditional rezone? 
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Staff Analysis 

 The project will have adequate sewer, water, drainage, irrigation, and utilities to 
accommodate the proposed conditional rezone based on the analysis contained 
herein.  
 

Sewer: Individual Septic Systems. A septic system currently serves the dwelling on 
Parcel R37468012A. A new septic system is required for development on Parcel 
R37468012A1 (Exhibit A.2 & A.5). Southwest District Health requires a subdivision 
pre-application review and subdivision engineering report (Exhibit A.7a & D.1). 
The applicant submitted a Subdivision Engineering Report (SER) for review by 
Southwest District Health which was approved and will be included in the 
subsequent platting review if the rezone is approved (Exhibit D.1a)  
 

Water: Individual Domestic wells. One well currently serves the dwelling on 
Parcel R37468012A. A new well is required for development on Parcel 
R37468012A1 (Exhibit A.2 & A.5).  
 

Drainage: Retained on-site (Exhibit A.2 & A.5). A drainage plan was not submitted 
as part of the rezoning application. The DSD Engineering Department 
recommends a detailed drainage plan and stormwater management system at 
the time of platting (Exhibit D.3). 
 

Irrigation: Surface water rights from Willow Creek will serve both parcels 
regulated by Black Canyon Irrigation District. Gravity irrigation exists and is 
proposed to remain (Exhibit A.2, A.5 & A.7.d). An irrigation plan was not 
submitted as part of the rezoning application. An irrigation plan is required at the 
time of platting (CCCO §07-17-09). 
 

Utility: Utilities are currently provided to the existing dwelling on Parcel 
R37468012A (Exhibit C). Extension of utilities to Parcel R37468012A1 will be 
provided through utility easement at the time of platting (CCCO §07-17-09). 

☒ ☐ ☐ 

07-06-07(6)A6 

Does the proposed conditional rezone require public street improvements in 
order to provide adequate access to and from the subject property to minimize 
undue interference with existing or future traffic patterns? What measures have 
been taken to mitigate traffic impacts? 

Staff Analysis 

As conditioned, the result of the request will create undue interference with 
existing and/or future traffic patterns. The result of the request will allow a two-
lot subdivision that equates to 19.04 average daily trips (38.08 average daily trips 
if secondary residences are allowed). Per CCCO §07-10-03(3), Note 3: “Trip 
generation per dwelling is 9.52 trips/day per ITE, "Trip Generation 9th Edition", 
rates for single-family detached housing.” 
 

ITD has no comments or concerns about the request (Exhibit D.4).  
 

The applicant completed an agency acknowledgment review with Highway 
District 4 on April 5, 2023 (Exhibit A.7c & D.6). Comments received do not state 
any traffic concerns. At the time of platting and building permits, impacts will be 
addressed through impact fees, road improvements, and right-of-way dedication. 

☒ ☐ ☐ 

07-06-07(6)A7 
Does legal access to the subject property for the conditional rezone exist or will 
it exist at the time of development? 

Staff Analysis 
The subject properties do have legal access. A new access and approach for Parcel 
R37468012A1 will be established at the time of platting. 
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Parcel R37468012A has frontage along Edna Lane, a minor collector, and a 
portion of Kingsbury Road that is unmaintained right-of-way. Parcel R37468012A 
has frontage onto Edna Lane (Exhibit B.2.j). 

Parcel R37468012A currently has access via an open, unmaintained, public right-
of-way, Kingsbury Road. The result of the request will allow Parcel R37468012A to 
maintain the current access while Parcel R37468012A1 will use frontage along 
Edna Lane as access (Exhibit A.4).  
 

Highway District 4 requests a license agreement for the use and location within 
the Kingsbury public right-of-way before final plat approval (Exhibit A.7.c & D.6). 
Kingsbury Right of Way dedication is required. 
 

The frontage along Edna Lane has slopes that exceed 15% (Exhibit B.2i). At the 
time of platting, the subdivision will be required to meet hillside development 
requirements if development is proposed on slopes 15% or greater (CCCO §07-17-
33(1)) 

☒ ☐ ☐ 

07-06-07(6)A8 
Will the proposed conditional rezone amendment impact essential public 
services and facilities, such as schools, police, fire, and emergency medical 
services? What measures will be implemented to mitigate impacts?  

Staff Analysis 

As conditioned, the result of the request will allow the creation of a two-lot 
subdivision. The result of the request is not anticipated to impact essential public 
services. 
 

Schools: The parcels are served by the Middleton School District (Exhibit B.1). The 
school district was noticed on October 9, 2024, and January 21, 2025. No 
comments were received.  
 

Police: The parcels are served by the Canyon County Sheriff’s Office. The Sheriff’s 
Office was noticed on October 9, 2024, and January 21, 2025. No comments were 
received. 
 

Emergency Medical Services: The parcels are served by the Canyon County 
Paramedics/EMT. The Paramedics/EMT were noticed on October 9, 2024, and 
January 21, 2025. No comments were received. 
 

Fire Protection: The parcels are served by the Star Fire Protection District (Exhibit 
B.1).  The fire district was noticed on October 9, 2024, and January 21, 2025. No 
comments were received. The applicant completed an agency acknowledgment 
review with the Star Fire Protection District on April 26, 2023 (Exhibit A.7b). 
 

Irrigation District: The parcels are served by the Black Canyon Irrigation District 
(Exhibit B.1). The fire district was noticed on October 9, 2024, and January 21, 
2025. No comments were received. The applicant completed an agency 
acknowledgment review with Black Canyon Irrigation District where they 
identified water rights allocated to each parcel (Exhibit D.7d). 
 

Potential Mitigation Measures 
Although the Middleton School District did not respond, the subject property is 
served by Mill Creek Elementary which the school district has provided letters for 
other cases in the area stating the school is 118% over capacity (Exhibit B.9 & 
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B.10) with six (6) portable classroom units. The cases associated with the letter 
proposed the creation of over 10 lots. The result of the request creates a total of 
two lots with the potential to create a total of four (4) dwellings (two primary 
dwellings and two secondary dwellings per CCCO §07-02-03, §07-10-27, and §07-
14-25). The school district states residential development creates approximately 
0.5 to 0.7 students per dwelling. The request, including the existing dwelling, 
created approximately two new students which may be considered a cumulative 
impact regarding the school district’s capacity concerns. 
 

To address the cumulative impact, the hearing body may include a condition of 
the development agreement prohibiting secondary residences on each lot limiting 
the number of dwellings to a total of two (2) primary dwellings. When the parcel 
was 11.05 acres (Exhibit B.3), the property was allowed a primary and secondary 
dwelling per CCCO §07-10-27. The condition limits the number of dwellings to 
what was initially allowed before division resulting in no net change to allowed 
residential development.  
 

See Section 6 of this report for recommended development agreement conditions. 

Table 2. Area of City Impact: Star 

Canyon County Code of Ordinances (CCCO) §09-19-12: APPLICATION PROCEDURES: 
The following procedures shall be adhered to in processing applications within the Star area of city impact: 

(1) Land Use Applications: All land use applications submitted to Canyon County including, but not limited to, 
conditional use permits, variances, and land divisions requiring notification of a public hearing, shall be referred to 
the City of Star in the manner as provided for in subsection 09-01-08(3) of this chapter. 

Compliant  County Ordinance and Staff Review 

Yes No N/A Code Section Analysis 

☒ ☐ ☐ 

09-01-08(3) 

Notice of all proposals to amend the city or county comprehensive plans, which 
may pertain to the area of impact, shall be given to the community development 
director at least thirty (30) calendar days prior to the first public hearing at which 
such proposal is considered by the city or county, and Star or Canyon County may 
make a recommendation before or at said public hearing. After an initial thirty 
(30) days’ notice is received, any further notice of proposed changes to the 
proposal will be provided to the city or county at least seven (7) days prior to the 
public hearing. If a recommendation is received, the recommendation shall be 
given consideration, provided it is factually supported. Such a recommendation 
shall not be binding. If no recommendation is received, the proceedings may 
continue without the recommendation. 

Staff Analysis 

The subject parcels are located in the Star Area of City Impact (Exhibit B.2d). The 
City of Star designates the parcels and area as “Rural Residential 1 unit/2-acre to 
1 unit/5 acres.” 
 

The City of Star was noticed on October 9, 2024, and January 21, 2025. No 
comments were received. However, the applicant reached out to the City of Star 
as part of the agency acknowledgment requirements. The City of Star responded 
by stating they “do not see any concerns from the City” regarding the request 
(Exhibit A.7e). 
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4. AGENCY COMMENTS: 
Agencies including the Canyon County Sheriff’s Office, Canyon County Paramedics/EMT, Canyon County 
Emergency Management Coordinator, Star Fire Protection District, State Fire Marshall, Black Canyon 
Irrigation District, Highway District No. 4, Middleton School District, Flood District 10, Flood District 11, 
Idaho Transportation Department, Idaho Power, Intermountain Gas, CenturyLink, Ziply, Army Corp of 
Engineers, Idaho Department of Water Resources, NFIP Coordinator, Canyon County Assessor’s Office, 
Canyon County DSD Building Department, Canyon County DSD Code Enforcement, Canyon County DSD 
Engineering, Canyon County DSD GIS, FEMA, Idaho Department of Water Resources (Water Rights), Idaho 
Department of Environmental Quality, Idaho Department of Fish and Game, Idaho State Department of 
Agriculture, Idaho Agricultural Aviation Association, Southwest District Health, and the City of Star were 
notified of the subject application.  
 

Staff received agency comments from Southwest District Health, Idaho, Canyon Soils Conservation 
District, Canyon County DSD Engineering, Highway District #4, IDWR – NFIP Coordinator, and Idaho 
Transportation Department. All agency comments received by the aforementioned materials deadline are 
located in Exhibit D.  
 

Pursuant to CCCO §01-17-07B - Materials deadline, the submission of late documents or other materials 
does not allow all parties time to address the materials or allow sufficient time for public review. After the 
materials deadline, any input may be verbally provided at the public hearing to become part of the record.  
 

5. PUBLIC COMMENTS: 
Staff received five (5) public comments by the materials deadline of February 10, 2025. All comments 
received were in favor.  All public comments received by the aforementioned materials deadline are 
located in Exhibit E.  
 

Pursuant to CCCO §01-17-07B Materials deadline, the submission of late documents or other materials 
does not allow all parties time to address the materials or allow sufficient time for public review. After the 
materials deadline, any input may be verbally provided at the public hearing to become part of the record.  
 

6. SUMMARY & RECOMMENDED CONDITIONS:  
In consideration of the application and supporting materials, staff concludes that the proposed 
conditional rezone is compliant with the Canyon County Code of Ordinance (CCCO) §07-06-07(6). A full 
analysis is detailed within the staff report.  

Should the Commission wish to approve the subject application, staff recommends the following 
conditions be included in the development agreement to be reviewed and signed by the Board of County 
Commissioners:  

1. The development shall comply with all applicable federal, state, and county laws, ordinances, rules, 
and regulations that pertain to the subject property and the proposed use.  

2. The subject parcels, R37468012A and R37468012A1 shall be recognized through the division 
application process in compliance with Chapter 7, Article 17 of the Canyon County Code of Ordinances 
(CCCO) subject to the following restrictions: 

a. The parcels shall maintain a five-acre average lot size. 

b. Other than the minimum lot size, the subject parcels shall meet the uses and minimum 
requirements of the “A” (Agricultural) Zone. 

c. Future division of the subject parcels is prohibited. 
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d. Secondary residences per 07-02-03, 07-10-27, and 07-14-25 of the Canyon County Code of 
Ordinance are prohibited. 

3. Prior to preliminary plat approval, the adjustment between Parcel R37468012A1 and R37468 shall be 
corrected through the property boundary adjustment application process per CCCO §07-10-17. 

4. The request shall comply with CCCO §07-06-07(4) Time Requirements: “All conditional rezones for a 
land use shall commence within two (2) years of the approval of the board.” 

7. EXHIBITS:  
A. Application Packet & Supporting Materials 

1. Master Application 
2. Amended Letter of Intent – August 1, 2023 
3. Letter of Intent – April 14, 2023  
4. Conceptual Plat – Bow-Tie Estates Subdivision 
5. Land Use Worksheet 
6. Neighborhood Meeting: February 22, 2023 
7. Agency Acknowledgment 

a. Southwest District Health: Mitch Kiester dated April 19, 2023 
b. Star Fire Protection District: Victor Islas dated April 26, 2023 
c. Highway District #4: Lenny Riccio dated April 5, 2023 
d. Black Canyon Irrigation District: Cheyanne Fernlund dated April 25, 2023 
e. City of Star: Shawn Nickel dated March 9, 2023 

8. BFE Determination – Technical Addendum by Ackerman Estvold dated October 6, 2022 

B. Supplemental Documents 
1. Parcel Information Report: R37468012A & R37468012A1 
2. Cases Maps 

a. Small Air Photo 1 Mile 
b. Vicinity 
c. Future Land Use – County 
d. Future Land Use – Star 
e. Zoning 
f. Cases w/ Report 
g. Plats w/Report 
h. Soils & Prime Farmland w/Report 
i. Contour 
j. Lot Classification 
k. Nitrate Priority and Wells 
l. TAZ 

3. PI2019-0339 
4. Quitclaim Deed, Inst. No. 2022-043311 
5. Warranty Deed, Inst. No. 2023-001447 
6. Grant Deed, Inst. No. 2022-036127 
7. CR2022-0019 - Withdrawn 
8. Combine Application Request – Denial (June 29, 2024) 
9. Middleton School District (MDC) 
10. Middleton School District (Vermaas) 
11. CR2023-0001 – Johns FCOs 
12. RZ2022-0011 – Sierra Vista FCOs 
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13. RZ2021-0034 – John Cotner FCOs 
14. RZ2021-0012 – Reynolds FCOs 
15. RZ2020-0024 – Spohn FCOs 

C. Site Visit Photos:  December 30, 2024 

D. Agency Comments Received by February 10, 2025 
1. Southwest District Health; Email Received October 10, 2024 

a. Bow-Tie Estates Subdivision SER Review, dated December 10, 2024 
2. Canyon Soil Conservation District; Email Received October 10, 2024 
3. Canyon County DSD Engineering; Letter Dated October 28, 2024 
4. Idaho Transportation Department; Email Received October 10, 2024 
5. Idaho Dept. of Water Resources – NFIP; Email Received June 23, 2022 
6. Highway District 4; Letter Received November 19, 2024 
7. Idaho Dept. of Environmental Quality, Letter Dated February 4, 2025 

E. Public Comments Received by February 10, 2025 
1. Carol & Gary Vezzoso, email dated February 5, 2025 
2. Todd & Martha Stubblefield, email dated February 6, 2025 
3. Jude Bacon, email dated February 6, 2025 
4. Don & Tina Long, letter dated February 4, 2025 
5. Layne Lewis, letter dated February 6, 2025 
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Application Packet & Supporting Materials 

Planning & Zoning Commission 

Case# CR2023-0003 

Hearing date: February 20, 2025 
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PARCEL INFORMATION REPORT 1/24/2025 1:24:55 PMR37468012A
PARCEL NUMBER: R37468012A

OWNER NAME: AVERY FAMILY REVOCABLE TRUST

CO-OWNER: AVERY PRESTON J TRUSTEE

MAILING ADDRESS: 250 VALLI HI RD EAGLE ID 83616

SITE ADDRESS: 25744 KINGSBURY LN

TAX CODE: 0310000

TWP: 5N   RNG: 2W   SEC: 26  QUARTER: NW

ACRES: 5.00

HOME OWNERS EXEMPTION: No

AG-EXEMPT: No

DRAIN DISTRICT: NOT In Drain Dist

ZONING DESCRIPTION: AG  / AGRICULTURAL

HIGHWAY DISTRICT:  HIGHWAY DISTRICT #4

FIRE DISTRICT:  MIDDLETON FIRE

SCHOOL DISTRICT:  MIDDLETON SCHOOL DIST #134

IMPACT AREA: STAR

FUTURE LAND USE 2011-2022 : Res

FLU Overlay Zone Desc 2030:

FLU RR Zone Desc 2030: RURAL RESIDENTIAL

FUTURE LAND USE 2030: RURAL RESIDENTIAL \ AG

IRRIGATION DISTRICT: BLACK CANYON IRRIGATION DIST

FEMA FLOOD ZONE: X \ A FLOODWAY: NOT In FLOODWAY FIRM PANEL: 
16027C0275F     

WETLAND: Riverine

NITRATE PRIORITY: NO Nitrate Prio

FUNCTIONAL Classification: Major Collector

INSTRUMENT NO. : 2023001447

SCENIC BYWAY: NOT In Scenic Byway

LEGAL DESCRIPTION: 26-5N-2W NW TX 23024 IN NW

PLATTED SUBDIVISION:

SMALL CITY ZONING:

SMALL CITY ZONING TYPE:

DISCLAIMER:
1. FEMA FLOOD ZONE REFERS TO THE DESIGNATED FEMA FLOOD AREAS. POSSIBLY ONE (1) OF SEVERAL ZONES - SEE FIRM PANEL NUMBER.
2. THIS FORM DOES NOT CALCULATE DATA FOR PARCELS INSIDE CITY LIMITS SO WATCH YOURSELVES.
3. WETLANDS CLASSIFICATION WILL POPULATE IF "ANY" PORTION OF SAID PARCEL CONTAINS A DELINEATED WETLAND.
4. COLLECTORS AND ARTERIALS ARE BASED ON THE SHERRIFS CENTERLINE WITH AN ADDITIONAL 100 FOOT BUFFER. 

CANYON COUNTY DEVELOPMENT SERVICES MAKES NO WARRANTY WITH RESPECT TO THE
ACCURACY, COMPLETENESS, OR USEFULNESS OF THIS PARCEL INFORMATION TOOL. 

CANYON COUNTY ASSUMES NO LIABILITY FOR DIRECT, INDIRECT, SPECIAL, OR  CONSEQUENTIAL DAMAGES RESULTING FROM 
THE USE OR MISUSE OF THIS PARCEL INFORMATION TOOL OR ANY OF THE INFORMATION CONTAINED HEREIN.
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PARCEL INFORMATION REPORT 1/24/2025 1:25:27 PMR37468012A
1

PARCEL NUMBER: R37468012A1

OWNER NAME: JAGGERS FAMILY REVOCABLE TRUST

CO-OWNER: JAGGERS CHRISTOPHER MICHAEL TRUSTEE

MAILING ADDRESS: 25744 KINGSBURY LN MIDDLETON ID 83644

SITE ADDRESS: 0 KINGSBURY LN

TAX CODE: 0310000

TWP: 5N   RNG: 2W   SEC: 26  QUARTER: NW

ACRES: 5.97

HOME OWNERS EXEMPTION: No

AG-EXEMPT: Yes

DRAIN DISTRICT: NOT In Drain Dist

ZONING DESCRIPTION: AG  / AGRICULTURAL

HIGHWAY DISTRICT:  HIGHWAY DISTRICT #4

FIRE DISTRICT:  MIDDLETON FIRE

SCHOOL DISTRICT:  MIDDLETON SCHOOL DIST #134

IMPACT AREA: STAR

FUTURE LAND USE 2011-2022 : Res

FLU Overlay Zone Desc 2030:

FLU RR Zone Desc 2030: RURAL RESIDENTIAL

FUTURE LAND USE 2030: RURAL RESIDENTIAL \ AG

IRRIGATION DISTRICT: BLACK CANYON IRRIGATION DIST

FEMA FLOOD ZONE: X \ A FLOODWAY: NOT In FLOODWAY FIRM PANEL: 
16027C0275F     

WETLAND: Riverine

NITRATE PRIORITY: NO Nitrate Prio

FUNCTIONAL Classification: NOT In COLLECTOR

INSTRUMENT NO. : 2022036127

SCENIC BYWAY: NOT In Scenic Byway

LEGAL DESCRIPTION: 26-5N-2W NW TX 22703 IN NW

PLATTED SUBDIVISION:

SMALL CITY ZONING:

SMALL CITY ZONING TYPE:

DISCLAIMER:
1. FEMA FLOOD ZONE REFERS TO THE DESIGNATED FEMA FLOOD AREAS. POSSIBLY ONE (1) OF SEVERAL ZONES - SEE FIRM PANEL NUMBER.
2. THIS FORM DOES NOT CALCULATE DATA FOR PARCELS INSIDE CITY LIMITS SO WATCH YOURSELVES.
3. WETLANDS CLASSIFICATION WILL POPULATE IF "ANY" PORTION OF SAID PARCEL CONTAINS A DELINEATED WETLAND.
4. COLLECTORS AND ARTERIALS ARE BASED ON THE SHERRIFS CENTERLINE WITH AN ADDITIONAL 100 FOOT BUFFER. 

CANYON COUNTY DEVELOPMENT SERVICES MAKES NO WARRANTY WITH RESPECT TO THE
ACCURACY, COMPLETENESS, OR USEFULNESS OF THIS PARCEL INFORMATION TOOL. 

CANYON COUNTY ASSUMES NO LIABILITY FOR DIRECT, INDIRECT, SPECIAL, OR  CONSEQUENTIAL DAMAGES RESULTING FROM 
THE USE OR MISUSE OF THIS PARCEL INFORMATION TOOL OR ANY OF THE INFORMATION CONTAINED HEREIN.
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Resolution Number:  22-137  Adopted On:  6-7-22  Effective On:  7-1-22   

 

 
PLANNING & ZONING FEE SCHEDULE 
DEVELOPMENT SERVICES DEPARTMENT 
111 North 11th Avenue, #310, Caldwell, ID  83605  
Phone: 208-454-745 |  Fax: 208-454-6633 
 

 

ADMINISTRATIVE APPLICATIONS  
DIRECTOR’S DECISION WITH NOTIFICATION TO PROPERTY OWNERS……………………………………………………………………$600.00 

Administrative Land Division with Relocation of Building Permit  
Assisted Care Facility  
Bed and Breakfast w/employees  
Day Care Facility  
Firewood Sales 
Home Business  
Mineral Extraction (Short-Term)  
Public Service Agency Telecommunication Facilities exceeding 75’ 
Quasi-Public Use 
Signs (when exceeding height/size requirement) 
Utility Facility 
Variance (33% or less) 
Winery/Brewery/Distillery 
 

DIRECTORS DECISION WITHOUT NOTIFICATION TO PROPERTY OWNERS……………………………………………………………. $330.00 
Administrative Land Division 
Private Road 
Property Boundary Adjustment 
Simple Changes to a Recorded Plat 
 

TEMPORARY RESIDENCE PERMIT (DIRECTOR’S DECISION) 
Farm Labor……………………………………………………………………………………………………………………………………………………. $330.00 
Residing in an RV during dwelling construction…………………………………………………………………………………………….  $330.00 
Residing in an RV no more than 90-days per calendar year…………………………………………………………………………… $330.00 

 
FRONTAGE, EASEMENT, AND ROAD LOT REDUCTION…………………………………………………………………………………………      $100.00 
CERTIFICATE OF ZONING COMPLIANCE………………………………………………………………………………………………………………..  $80.00 
FLOODPLAIN DEVELOPMENT PERMIT (New Development) ………………………………………………………………………………..  $80.00 
FLOODPLAIN DEVELOPMENT PERMIT (Repair)…………………………………………………………………………………………………….      NO FEE 
PROPERTY RESEARCH / INQUIRY (per parcel)………………………………………………………………………………………………………  $40.00 
COMBINED APPLICATIONS (may be accepted on a case-by-case basis by the Director) 
MULTIPLE DIRECTOR DECISIONS WITH NOTIFICATION (single application additional cost per decision)………………    $125.00 
MULTIPLE DIRECTOR DECISIONS WITHOUT NOTIFICATION (single application additional cost per decision) ……..     $80.00 
 
 
PUBLIC HEARING APPLICATIONS 

Comprehensive Plan Amendment (text or map amendment) …………………………………………………………………….  $2800.00 
Conditional Use Permit……………………………………………………………………………………………………………………………..       $950.00 
Conditional Use Permit Modification………………………………………………………………………………………………………….     $600.00 
Conditional Rezone (includes Development Agreement fee)……………………………………………………………………..    $1400.00 
Development Agreement Modification………………………………………………………………………………………………………     $750.00 
Planned Unit Development……………………………………………………………………………………………BOCC resolution     Varies 
Time Extension……………………………………………………………………………………………………………………………………………     $600.00 
Variance…………………………………………………………………………………………………………………………………………………….      $950.00 
Zoning Text Amendment…………………………………………………………………………………………………………………………...   $2800.00 
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Resolution Number:  22-137  Adopted On:  6-7-22  Effective On:  7-1-22   

 

 
Zoning Map Amendment (Rezone)…………………………………………………………………………………………………………….  $950.00 
Combining multiple hearing applications BOCC Resolution 

 
SUBDIVISION APPLICATIONS: 
Preliminary Plat (including Irrigation, Drainage, & Grading Plans)…………………………………………………………………………. $1550.00  

Additional per Lot Fee (per application)………………………………………………………………………………………………………   $10.00 
Additional City Impact Area Fee…………………………………………………………………………………………………………………. $100.00 

Final Plat………………………………………………………………………………………………………………………………………………………………..   $1000.00 
Additional per Lot Fee (per application)………………………………………………………………………………………………………   $10.00 
Additional City Impact Area Fee………………………………………………………………………………………………………………….. $100.00 

Combining Preliminary & Final Plats  
(Short Plat & when no improvements are required) ……………………………………………………………………………………………. $1680.00 

Additional per Lot Fee (per application) …………………………………………………………………………………………………….   $10.00 
Additional City Impact Area Fee………………………………………………………………………………………………………………... $100.00 

Vacation of a Subdivision Plat……………………………………………………………………………………………………………………………… $950.00 
Minor Replats and Amendments…………………………………………………………………………………………………………………………. $600.00 
 
BOARD OF COUNTY COMMISSIONERS: 
Any decision appealed to the Board……………………………………………………………………………………………………………………….  $600.00 
Road Name Change……………………………………………………………………………………………………………………………………………….. $550.00 
Renotification fee……………………………………………………………………………………………………………………………………………………    $100.00                                                          
 
 
Notes: 
1. All fees include payment for an application, processing and a decision.  Fees do not include the following, when 

required, which the applicant will be required to pay after costs are determined:   
a. Bonding Improvements 
b. Actual expenses for facility rental and/or County-contracted engineering review and inspections (plat/plan 

review, improvement inspections, etc.) 
 

2. Refund Policy for applications that are withdrawn:  An applicant may request in writing a refund of no more than 
90% of the application fee. Refunds are processed in accordance with § 07-04-07 of the CCZO.   

 
3. Fee Waivers: An applicant may request, in writing, a fee waiver in accordance with § 07-04-05 of the CCZO. 
 
4. Applications requiring fees not specifically listed above will be set by BOCC Resolution on a case by case basis. 
 
5. Fees are cumulative. 
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Staff R
eport/Presentation 

 
         P&Z: 4 H

ours, 2 hours presentation 
 

 
$28 an hour 
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         BO
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C
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Total: $587.50

Total: $280
$307.50
$280
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Resolution No._______________                                                           Jaggers – RZ2023-0003, SD2023-0012, and SD2023-0013 

RESOLUTION NO: _________________ 
 

A RESOLUTION TO COMBINE MULTIPLE APPLICATIONS, CASE NO. 
RZ2023-0003, SD2023-0012 & SD2023-0013, REGARDING PARCEL NO. 

R37468012A and R37468012A1, APPROXIMATELY 10.97 ACRES 
 

The Canyon County Board of Commissioners considered and adopted the following resolution 
which shall be effective on the _______day of _________________, 2023. 
 

Upon the motion of Commissioner ____________________ and the second by Commissioner 
___________________ the Board resolves as follows: 
 

 WHEREAS, Treasure Valley Planning Idaho, LLC, representing Chris and Mary Jaggers, 
requests the combining of multiple applications with fee reduction associated with Case No. 
RZ2023-0003, SD2023-0012 and SD2023-0013 pursuant to Section 07-01-11 of the Canyon 
County Zoning Ordinance; and  
 

WHEREAS, the subject properties are Parcels R37468012A and R37468012A1, 
approximately 10.97 acres, 25744 Kingsbury Lane; and  
 

WHEREAS, the request for combining multiple applications was submitted on May 4, 
2023 to the Canyon County Development Services Department; and  
 

 WHEREAS, Case No. RZ2023-0003, SD2023-0012, and SD2023-0013 were submitted 
to the Canyon County Development Service Department on April 28, 2023, including fees 
totaling $3,740 in accordance with Resolution No 22-137, Planning and Zoning Fee Schedule, 
adopted June 7, 2022; and 
 

 WHEREAS, Section 07-01-11 of the Canyon County Zoning Ordinance states: “Pursuant 
to Idaho Code section 67-6522, the board or commission may combine related applications for 
the convenience of applicants. If combined applications are authorized, DSD shall establish 
forms and procedures to combine related applications for the convenience of applicants. Fees for 
combined permits shall be established through a board resolution as provided in Article 4 of this 
chapter (Chapter 7 of the Canyon County Zoning Ordinance)”; and 
 

WHEREAS, Resolution no. 22-137 requires the Board of County Commissioners to 
adopt a resolution for decisions regarding combined multiple application requests; and 

 

WHEREAS, The Board of County Commissioners considered the request on June 29, 
2023. The Board approved the request including the refund of the estimated cost savings of 
$587.50. 

 

 NOW THEREFORE, IT IS ORDERED, pursuant to the authority conferred by Canyon 
County Zoning Ordinance, Section 07-01-11, and Resolution No. 22.137, the Board of County 
Commissioners approve the request. 
 
 
 
 
 
 
 
 
 
 
 

Exhibit E

Exhibit B.8
Exhibit 3



Resolution No._______________                                                           Jaggers – RZ2023-0003, SD2023-0012, and SD2023-0013 

 

IT IS FURTHER ORDERED that this Resolution shall be effective the ________ day of 
________________________, 2023. 

 
  Yes No Did Not Vote 
___________________________    _____ _____ _____ 
Commissioner Leslie Van Beek 
 
___________________________  _____ _____ _____ 
Commissioner Brad Holton 
 
___________________________  _____ _____ _____ 
Commissioner Zach Brooks 
 
 
ATTEST: CHRIS YAMAMOTO, CLERK 
 
By: ________________________________ 
      Deputy 
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Middleton	School	District	#134	
Every	Child	Learning	Every	Day	

 

Middleton School District Office:    5 S. Viking Ave, Middleton, ID 83644          Phone:  208-585-3027 
Marc C. Gee, Superintendent             Lisa Pennington, Asst. Superintendent          Alicia Krantz, Business Manager 

       mgee@msd134.org                                   lpennington@msd134.org                             akrantz@msd134.org 
 

 
Middleton School District #134--Public Hearing Notice Response	
General Response for New Development 

Middleton School District has multiple schools that are over or near .  Currently Middleton School District 
has 2 of our 3 elementary schools over capacity.  Heights Elementary is at 144% of capacity with five (5) 
portable units totaling 10 classrooms.  Mill Creek Elementary is at 118% of capacity with six (6) portable 
classroom units totaling 12 classrooms.    We are nearing capacity, but have not superseded at this point, at 
our high school (91%) and middle school (85%).  As it stands now there is an immediate need for 
additional facilities in our school district, primarily at the elementary grades.  However, we have 
significant concerns of the continued growth and our ability to meet the future facility needs of our 
district at the secondary level (Middleton Middle School and Middleton High School).  

We have completed demographic study performed for our school district boundaries and data suggests 
that for every new home we could expect between 0.5 and 0.7 (with an average of .569) students to 
come to our schools.  That is the factor/rate we use to make our projection of student impact for each 
development. 

The district, while making use of portable classrooms, in the interim, to fulfill its mandate to educate all 
students in the district, ultimately needs a new elementary school, or permanent facilities.  The primary 
method for obtaining the needed funding is through the bonding process that must be passed by a 
supermajority vote of district patrons. 

CR2022-0016, Canyon County 
Elementary students living in the subdivision as planned would be in the attendance zone for Mill Creek 
Elementary School, which, as stated previously, is above capacity, as well as Middleton Middle School 
and Middleton High School.  With the 76 proposed lots we anticipate approximately 38 - 53 students will 
need educational services provided by our district.  This equates to roughly 2-3 new classrooms of 
students across elementary and secondary as a result of this development. 

In addition to the increase in student population and its impact on facilities, bussing would be provided 
for all students.  It is important that the developer include plans for appropriate spacing for bus stops.  
Typically busses do not enter subdivisions.   

The developer contacted the school district during their development process and brainstormed ideas of 
how they might be able to provide support for the district in their school construction process, though 
no formal agreement was settled upon.   

As a school district, we would ask that Canyon County Planning and Zoning and County Commissioners 
take all these factors into consideration as you make your decisions.  Any questions regarding this 
response should be directed to Marc Gee at the contact information shared below. 

 

Marc C. Gee, Superintendent June 7, 2024  

Exhibit B.9

Exhibit B.9
Exhibit 3



Middleton	School	District	#134	
Every	Child	Learning	Every	Day	

 

Middleton School District Office:    5 S. Viking Ave, Middleton, ID 83644          Phone:  208-585-3027 
Marc C. Gee, Superintendent             Lisa Pennington, Asst. Superintendent          Alicia Krantz, Business Manager 

       mgee@msd134.org                                   lpennington@msd134.org                             akrantz@msd134.org 
 

		
Middleton School District #134  

Canyon County--Public Hearing Notice Response 
General Response for New Development 

Middleton School District is currently experiencing significant growth in its student population.  
Currently Middleton School District has 2 of our 3 elementary schools over capacity.  Heights Elementary is 
at 134% of capacity with three portable units.  Mill Creek Elementary is at 123% of capacity with 4 portable 
classroom units totaling 8 classrooms.    We are nearing capacity, but have not superseded at this point, at 
our high school (91%) and middle school (85%).  As it stands now there is an immediate need for 
additional facilities in our school district, primarily at the elementary grades.  However, we have 
significant concerns of the continued growth and our ability to meet the future facility needs of our 
district at the secondary level (Middleton Middle School and Middleton High School). 

We have completed demographic study performed for our school district boundaries and data suggests 
that for every new home we could expect between 0.5 and 0.7 (with an average of .569) students to 
come to our schools.  That is the factor/rate we use to make our projection of student impact for each 
development. 

KM Engineering/East Flyer Subdivision 

Elementary students living in the subdivision as planned would be in the attendance zone for Mill Creek 
Elementary School, which, as stated above, is already well above capacity.  With the 13 proposed lots 
we anticipate approximately 7-9 students will need educational services provided by our district.  This 
equates roughly to less than one new classroom of students as a result of this development. 

In addition to the increase in student population and its impact on facilities, bussing would be provided 
for all students.  As such, it would be important that the developer include plans for appropriate spacing 
for bus stops.  Typically busses do not enter subdivisions.  As such, safe routes to planned stops would 
be an important consideration. 

As a school district we would ask that Canyon County Planning and Zoning commission take these 
factors into consideration as you make your decision.  Any questions regarding this response should be 
directed to Marc Gee at the contact information shared below. 

 

________________________________           May 18, 2023                      . 

Marc C. Gee, Superintendent  Date 

Exhibit B.10

Exhibit B.10
Exhibit 3



Exhibit B.11

Exhibit B.11
Exhibit 3



Exhibit B.11
Exhibit 3



Exhibit B.11Exhibit 3



Exhibit B.11
Exhibit 3



Exhibit B.11
Exhibit 3



Exhibit B.11Exhibit 3



Exhibit B.11
Exhibit 3



Exhibit B.11
Exhibit 3



Exhibit B.12

Exhibit B.12Exhibit 3



Exhibit B.12
Exhibit 3



Exhibit B.12
Exhibit 3



Exhibit B.12
Exhibit 3



Exhibit B.13

Exhibit B.13
Exhibit 3



Exhibit B.13
Exhibit 3



Exhibit B.13
Exhibit 3



Exhibit B.13
Exhibit 3



Exhibit B.14

Exhibit B.14
Exhibit 3



Exhibit B.14
Exhibit 3



Exhibit B.14
Exhibit 3



Exhibit B.14
Exhibit 3



Exhibit B.15

Exhibit B.15
Exhibit 3



Exhibit B.15 Exhibit 3



Exhibit B.15
Exhibit 3



Exhibit B.15
Exhibit 3



 

 

 

 

 

 

 

 

 

 

EXHIBIT C 

Site Visit Photos: December 30, 2024 

Planning & Zoning Commission 

Case# CR2023-0003 

Hearing date: February 20, 2025 
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EXHIBIT D 

Agency Comments Received by February 10, 2025 

Planning & Zoning Commission 

Case# CR2023-0003 

Hearing date: February 20, 2025 
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1

Dan Lister

From: Anthony Lee <Anthony.Lee@swdh.id.gov>
Sent: Thursday, October 10, 2024 11:34 AM
To: Dan Lister
Subject: [External]  RE: Initial Agency RZ2023-0003 Jaggers

Hi Dan, 
 
Per request for comments. 
 
Applicant needs to schedule a pre-development meeting with SWDH to discuss this project. 
 
Let me know if you have any questions. 
 
Thank you, 
 

 
 
Check out our new online self-service portal here! PORTAL 
 
Anthony Lee, RS/BS | Land Development Senior 
o 208.455.5384 | c 208.899.1285 | f 208.455.5300 
anthony.lee@swdh.id.gov | SWDH.org 
13307 Miami Ln., Caldwell, ID 83607 

From: Amber Lewter <Amber.Lewter@canyoncounty.id.gov>  
Sent: Wednesday, October 9, 2024 3:26 PM 
To: 'snickel@staridaho.org' <snickel@staridaho.org>; 'lgrooms@msd134.org' <lgrooms@msd134.org>; 
'mgee@msd134.org' <mgee@msd134.org>; 'permits@starfirerescue.org' <permits@starfirerescue.org>; 
'knute.sandahl@doi.idaho.gov' <knute.sandahl@doi.idaho.gov>; 'Chris Hopper' <chopper@hwydistrict4.org>; 'Lenny 
Riccio' <lriccio@hwydistrict4.org>; 'brandy.walker@centurylink.com' <brandy.walker@centurylink.com>; 
'eingram@idahopower.com' <eingram@idahopower.com>; 'easements@idahopower.com' 
<easements@idahopower.com>; 'mkelly@idahopower.com' <mkelly@idahopower.com>; 'monica.taylor@intgas.com' 
<monica.taylor@intgas.com>; 'jessica.mansell@intgas.com' <jessica.mansell@intgas.com>; 
'contract.administration.bid.box@ziply.com' <contract.administration.bid.box@ziply.com>; 
'developmentreview@blackcanyonirrigation.com' <developmentreview@blackcanyonirrigation.com>; Mitch Kiester 
<Mitch.Kiester@swdh.id.gov>; Anthony Lee <Anthony.Lee@swdh.id.gov>; 'projectmgr@boiseriver.org' 
<projectmgr@boiseriver.org>; 'scott_sbi@outlook.com' <scott_sbi@outlook.com>; 
'D3Development.services@itd.idaho.gov' <D3Development.services@itd.idaho.gov>; 'niki.benyakhlef@itd.idaho.gov' 
<niki.benyakhlef@itd.idaho.gov>; Brian Crawforth <Brian.Crawforth@canyoncounty.id.gov>; 
christine.wendelsdorf@canyoncounty.id.gov; Michael Stowell <mstowell@ccparamedics.com>; Assessor Website 
<2cAsr@canyoncounty.id.gov>; Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>; Tom Crosby 
<Tom.Crosby@canyoncounty.id.gov>; Cassie Lamb <Cassie.Lamb@canyoncounty.id.gov>; Eric Arthur 
<Eric.Arthur@canyoncounty.id.gov>; Kathy Husted <Kathleen.Husted@canyoncounty.id.gov>; Tony Almeida 
<tony.almeida@canyoncounty.id.gov>; Sage Huggins <Sage.Huggins@canyoncounty.id.gov>; 'Richard Sims' 
<middletown.rich@gmail.com>; 'BRO.Admin@deq.idaho.gov' <BRO.Admin@deq.idaho.gov>; 
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Healthier Together
13307 Miami Lane Caldwell, ID 83607 (208) 455-5300 FAX (208) 454-7722 

Facilities Number: 020532 

December 10, 2024 

Brent Orton 
Orton Engineering 
17338 Sunnydale Pl 
Caldwell, ID 83607 

Re:  Bow-Tie Estates Subdivision 

Mr. Orton, 

Southwest District Health has reviewed the subdivision engineering report (SER) and does approve the SER for 

the proposed Bow-Tie Estates Subdivision, located in the NW ¼ of Section 13, Township 18N, Range 2W, B.M. 

The property is reported to be 11 acres. The proposed development includes one (1) buildable lot with a 

minimum lot size of 6.00 acres. The SER was approved on December 10, 2023.  

The Engineering Report and associated plans and specifications appear to meet applicable regulations.  If 
changes are made in the design to the plat submitted to Southwest District Health at the time of this approval, 
re-engineering will be required.  

Condition(s) of final subdivision approval: 

• The final plat map must be signed by the designated REHS/RS from Southwest District Health.

• A physical copy of the SER and a full scale 18”x 27” or larger informational plat map must be submitted

to Southwest District Health.

If you have questions, please contact me at 208.899.1285, or via e-mail: anthony.lee@swdh.idaho.gov 

Sincerely,  

Anthony Lee, REHS/RS 
Land Development Senior 

Cc: Chris & Mary Jaggers (Property Owner) 
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Carl Anderson

From: Richard Sims <middletown.rich@gmail.com>
Sent: Thursday, October 10, 2024 8:52 AM
To: Dan Lister
Subject: [External]  zoning request response

Good Morning, 
The Canyon County Soil Conservation District has no comments for: 
RZ2023-0003 
OR2023-0001&CR2023-0004 
OR2023-0003 
RZ2023-0004 
 
Thank you for request.   
 
Richard Sims 
Associate Supervisor 
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 Canyon County, 111 North 11th Avenue, #310, Caldwell, ID  83605 

 Engineering Division  

 

 

To: Dan Lister, Canyon County Development Services Department 
Subject: Response to Case No. RZ2023-0003 - Zoning Map Amendment Request 
Date: October 28, 2024 

Dear Mr. Lister, 

This letter serves as the Engineering Department's formal response regarding the conditional 
rezoning request submitted by Treasure Valley Planning LLC, on behalf of Avery Family 
Trust/Jaggers, to rezone parcels R37468012A and R3768012A1 from an Agricultural (A) zone to 
a Rural Residential (R-R) zone. The applicant has proposed a development agreement that limits 
the parcels to a minimum lot size of five acres. 

Engineering Review and Comments: 

1. Floodplain Location: 
The property is located within a Flood Hazard Zone A, where no Base Flood Elevation 
(BFE) has been determined. Any future development on these parcels must adhere to 
floodplain management requirements, including compliance with floodproofing 
standards, floodplain development permit and submission of a finished construction 
elevation certificate. 

2. Drainage and Infrastructure Impact: 
The change from Agricultural to Rural Residential zoning raises considerations for 
increased stormwater runoff and drainage management. We recommend a detailed 
drainage plan and stormwater management system to address the runoff generated by any 
potential residential development, ensuring no adverse impact on adjacent properties. 

3. Access and Transportation Requirements: 
Rezoning may result in increased traffic along Kingsbury Lane and nearby roads. We 
recommend that a traffic impact study be conducted to evaluate the proposed rezone's 
effects on road infrastructure, as well as to outline any necessary road upgrades to 
accommodate additional vehicle loads. 

4. Soil Stability and Septic Feasibility: 
Soil stability for foundation support and septic feasibility must be reviewed as the current 
zoning shift may affect the type and extent of residential construction allowable on these 
parcels. 
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 Canyon County, 111 North 11th Avenue, #310, Caldwell, ID  83605 

 Engineering Division  

 

 

Conclusion 

Based on the concerns outlined, the Engineering Department recommends that the rezoning 
request be considered with a condition that requires adherence to floodplain development 
standards and a submission of plans for stormwater management, traffic assessment, and soil 
stability verification before any construction. 

Please do not hesitate to reach out should you require further clarification or additional 
information regarding these recommendations. 

Sincerely, 
Dalia Alnajjar 
Engineering Supervisor 
Canyon County Engineering Department 
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Carl Anderson

From: Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov>
Sent: Thursday, October 10, 2024 5:55 AM
To: Dan Lister
Cc: Amber Lewter
Subject: [External]  RE: Initial Agency RZ2023-0003 Jaggers

After careful review of the transmittal submitted to ITD on October 9, 2024, regarding RZ2023-0003 Jaggers, the 
Department has no comments or concerns to make at this time.  

Thank you, 
 

 

Niki Benyakhlef 
Development Services Coordinator 
 
 
District 3 Development Services 
O: 208.334.8337 | C: 208.296.9750 
Email: niki.benyakhlef@itd.idaho.gov 
Website: itd.idaho.gov 

 
 

From: Amber Lewter <Amber.Lewter@canyoncounty.id.gov>  
Sent: Wednesday, October 9, 2024 3:26 PM 
To: 'snickel@staridaho.org' <snickel@staridaho.org>; 'lgrooms@msd134.org' <lgrooms@msd134.org>; 
'mgee@msd134.org' <mgee@msd134.org>; 'permits@starfirerescue.org' <permits@starfirerescue.org>; 
'knute.sandahl@doi.idaho.gov' <knute.sandahl@doi.idaho.gov>; 'Chris Hopper' <chopper@hwydistrict4.org>; 'Lenny 
Riccio' <lriccio@hwydistrict4.org>; 'brandy.walker@centurylink.com' <brandy.walker@centurylink.com>; 
'eingram@idahopower.com' <eingram@idahopower.com>; 'easements@idahopower.com' 
<easements@idahopower.com>; 'mkelly@idahopower.com' <mkelly@idahopower.com>; 'monica.taylor@intgas.com' 
<monica.taylor@intgas.com>; 'jessica.mansell@intgas.com' <jessica.mansell@intgas.com>; 
'contract.administration.bid.box@ziply.com' <contract.administration.bid.box@ziply.com>; 
'developmentreview@blackcanyonirrigation.com' <developmentreview@blackcanyonirrigation.com>; 
'mitch.kiester@phd3.idaho.gov' <mitch.kiester@phd3.idaho.gov>; 'anthony.lee@phd3.idaho.gov' 
<anthony.lee@phd3.idaho.gov>; 'projectmgr@boiseriver.org' <projectmgr@boiseriver.org>; 'scott_sbi@outlook.com' 
<scott_sbi@outlook.com>; D3 Development Services <D3Development.Services@itd.idaho.gov>; Niki Benyakhlef 
<Niki.Benyakhlef@itd.idaho.gov>; Brian Crawforth <Brian.Crawforth@canyoncounty.id.gov>; Christine Wendelsdorf 
<Christine.Wendelsdorf@canyoncounty.id.gov>; Michael Stowell <mstowell@ccparamedics.com>; Assessor Website 
<2cAsr@canyoncounty.id.gov>; Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>; Tom Crosby 
<Tom.Crosby@canyoncounty.id.gov>; Cassie Lamb <Cassie.Lamb@canyoncounty.id.gov>; Eric Arthur 
<Eric.Arthur@canyoncounty.id.gov>; Kathy Husted <Kathleen.Husted@canyoncounty.id.gov>; Tony Almeida 
<tony.almeida@canyoncounty.id.gov>; Sage Huggins <Sage.Huggins@canyoncounty.id.gov>; 'Richard Sims' 
<middletown.rich@gmail.com>; 'BRO.Admin@deq.idaho.gov' <BRO.Admin@deq.idaho.gov>; 
'westerninfo@idwr.idaho.gov' <westerninfo@idwr.idaho.gov>; 'john.graves@fema.dhs.gov' 
<john.graves@fema.dhs.gov>; 'brandon.flack@idfg.idaho.gov' <brandon.flack@idfg.idaho.gov>; 
'stevie.harris@isda.idaho.gov' <stevie.harris@isda.idaho.gov>; 'idahoaaa@gmail.com' <idahoaaa@gmail.com>; 
'peter.Jackson@idwr.idaho.gov' <peter.Jackson@idwr.idaho.gov>; 'maureen.oshea@idwr.idaho.gov' 
<maureen.oshea@idwr.idaho.gov>; 'CENWW-RD-BOI-TV@usace.army.mil' <CENWW-RD-BOI-TV@usace.army.mil> 
Subject: Initial Agency RZ2023-0003 Jaggers 
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Dan Lister

From: Juli McCoy
Sent: Thursday, June 23, 2022 8:50 AM
To: 'cjaggers.classics@gmail.com'
Cc: Stephanie Hailey
Subject: FW: [External]  re: Agency Notification Jaggers / CR2022-0019 & SD2022-0029
Attachments: CR2022-0019 SD2022-0029.pdf

Hello Chris and Mary, 
Please see the email below that I received from Idaho Department of Water Resources regarding your case. In order for 
this rezone and plat to move forward you will need to have a base flood elevation survey done on the property. I have 
copied Stephanie Hailey, our flood plain coordinator on this email as well. I understand that she has discussed this with 
you previously and would be the person in our office who could answer any questions you might have. 
Please let us know when this is done so that we can proceed. 
Juli 
 

From: O’Shea, Maureen <Maureen.OShea@idwr.idaho.gov>  
Sent: Wednesday, June 22, 2022 1:16 PM 
To: Juli McCoy <Juli.McCoy@canyoncounty.id.gov> 
Cc: Stephanie Hailey <Stephanie.Hailey@canyoncounty.id.gov>; Devin Krasowski 
<Devin.Krasowski@canyoncounty.id.gov>; Stephen Fultz <Stephen.Fultz@canyoncounty.id.gov> 
Subject: [External] re: Agency Notification Jaggers / CR2022-0019 & SD2022-0029 
 
Juli, 
  
This application is incomplete. It does not have the BFE determination in the submittal. 
  
Title 44 of the Code of Federal Regulations §60.3   Flood plain management criteria for flood-prone areas. 
(b)(3) Require that all new subdivision proposals and other proposed developments (including proposals for 
manufactured home parks and subdivisions) greater than 50 lots or 5 acres, whichever is the lesser, include 
within such proposals base flood elevation data; 

 
  
  
Thank you, 
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Maureen O’Shea, AICP, CFM 
State NFIP Coordinator 
Idaho Dept. of Water Resources 
322 E. Front Street, PO Box 83720, 
Boise, ID  83720-0098 
Office # 208-287-4928 
Cell # 208-830-4174 
Maureen.OShea@idwr.idaho.gov  
https://www.idwr.idaho.gov/floods/  
  
From: Bonnie Puleo <Bonnie.Puleo@canyoncounty.id.gov>  
Sent: Wednesday, June 22, 2022 1:07 PM 
To: 'srule@middletoncity.com' <srule@middletoncity.com>; 'jreynolds@middletoncity.com' 
<jreynolds@middletoncity.com>; 'rstewart@middletoncity.com' <rstewart@middletoncity.com>; 
'lgrooms@msd134.org' <lgrooms@msd134.org>; Marc Gee <mgee@msd134.org>; 'mitch.kiester@phd3.idaho.gov' 
<mitch.kiester@phd3.idaho.gov>; Jack Nygaard <jack.nygarrd@phd3.idaho.gov>; 'PERMITS@STARFIRERESCUE.ORG' 
<PERMITS@STARFIRERESCUE.ORG>; 'CHOPPER@CANYONHD4.ORG' <CHOPPER@CANYONHD4.ORG>; Idaho Power 
<easements@idahopower.com>; Megan Kelly <mkelly@idahopower.com>; 'JESSICA.MANSELL@INTGAS.COM' 
<JESSICA.MANSELL@INTGAS.COM>; 'MONICA.TAYLOR@INTGAS.COM' <MONICA.TAYLOR@INTGAS.COM>; 
'brandy.walker@centurylink.com' <brandy.walker@centurylink.com>; 'aflavel.bkirrdist@gmail.com' 
<aflavel.bkirrdist@gmail.com>; 'middletoncemdist13@gmail.com' <middletoncemdist13@gmail.com>; Brian Crawforth 
<Brian.Crawforth@canyoncounty.id.gov>; 'mstowell@ccparamedics.com' <mstowell@ccparamedics.com>; 
'john.graves@fema.dhs.gov' <john.graves@fema.dhs.gov>; O’Shea, Maureen <Maureen.OShea@idwr.idaho.gov> 
Subject: Agency Notification Jaggers / CR2022-0019 & SD2022-0029 
  
Good afternoon; 
  
Please see the attached agency notice.  Please direct your comments or questions to Planner Juli McCoy at 
juli.mccoy@canyoncounty.id.gov 
  
Thank you, 
  

 

Bonnie Puleo 
Sr. Administrative Specialist 
  
Canyon County Development Services   
111 No 11th Ave. Suite 310 
Caldwell, ID 83605 
bonnie.puleo@canyoncounty.id.gov 
(208) 454-6631 direct 
(208) 454-6633 fax 

  
IMPORTANT: The contents of this email and any attachments are confidential. They are intended for the named recipient(s) only. If you have received 
this email by mistake, please notify the sender immediately and do not disclose the contents to anyone or make copies thereof. 
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HIGHWAY DISTRICT No.4 

15435 HIGHWAY 44 
CALDWELL, IDAHO 83607 

 
TELEPHONE 208.454.8135 

FAX 208.454.2008 

November 19, 2024 
  
Canyon County Commissioners, P&Z 
Commission, & Development Services 
111 N. 11th Ave Suite 140 
Caldwell, Idaho  83605 
Attention:  Dan Lister 

Treasure Valley Planning LLC 
17741 Linden Ln. 
Caldwell, ID 83607 
Attention:  Keri Smith-Via email

 
RE: Bow-Tie Estates Subdivision SD2023-0012 & 13, (CR2022-0019; SD2022-0029; RZ2023-0003) 

Canyon County Parcels , R37468012A0 and R37468012A1 
  
Dear Commissioners: 
HD4 has reviewed the preliminary plat dated 10/1/24, for Bow-Tie Estates Subdivision case number SD2023-
0013.  Subject parcels, R37468012A0 and R37468012A1, are located in 5N 2W Section 26 of the Boise 
Meridian.  Total acreage of 11.03 acres, And offers the following comments:   
 
General 

1. HD4 will require a license agreement for the use/location of improvements within Kingsbury ROW 
(50’), executed prior to final plat signature. 

 
Preliminary Plat 

1. HD4 has no comments for the Preliminary Plat and will recommend approval.   
Preliminary plats are presented to the HD4 Board of Commissioners for approval after review by staff.  Please 
revise the preliminary plat to address the comments above, and submit a single full size hard copy and an 
electronic copy for subsequent review.  Preliminary plats can generally be included on a board agenda for 
consideration within two weeks of staff approval, subject to available space. 

 
Final Plat 

1. Revise on sheet 3, “Approval of Highway District 4:  Highway District No. 4 does hereby accept this 
plat, and the dedicated public streets, highways and rights-of-way as are depicted on this plat, in 
accordance with the provisions of I.C. § 50-1312.” Remove Private reference. 

2. Provide license agreement, signed by property owners. 
 

Final plats are presented to the HD4 Board within 30 days of staff approval. 
 
Please revise and resubmit a single hard copy and electronic copy of the plat, including supplementary 
materials requested above, for additional review.   
Please feel free to contact me with any questions on these comments or HD4 development standards. 
 
Respectfully, 
 
 
 
Kraig Wartman 
Senior Engineering Tech. 

 
 
 
 
Highway District No. 4 
CC Chris Hopper, District Engineer 
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1445 N. Orchard St. 
Boise ID 83706 • (208) 373-0550 

Brad Little, Governor 
Jess Byrne, Director 

 

 

 

 

February 4, 2025 

   
Daniel Lister, Assistant Planning Manager 
111 North 11th Ave.  
Ste. 310 
Caldwell, Idaho, 83605 
Daniel.Lister@canyoncounty.id.gov  
 
Subject: Case No. RZ2023-0003 
 
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.deq.idaho.gov/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), and trade waste burning (58.01.01.600-617).  
 

 For new development projects, 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.  
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 Per IDAPA 58.01.01.600-617, the open burning of any construction waste is prohibited. The 
property 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: 
https://www.deq.idaho.gov/water-quality/drinking-water/.  For non-regulated systems, DEQ 
recommends annual testing for total coliform bacteria, nitrate, and nitrite. 

 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. 
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 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 an Idaho Pollutant 

Discharge Elimination System (IPDES) Permit. A Multi-Sector General Permit from DEQ may be 
required for facilities that have an allowable discharge of storm water or authorized non-storm 
water associated with the primary industrial activity and co-located industrial activity. 

 For questions, contact James Craft, IPDES Compliance Supervisor, at (208) 373-0144. 

 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://idwr.idaho.gov/streams/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 

 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. 
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 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 Matthew Pabich, 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.deq.idaho.gov/waste-management-and-remediation/storage-
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. 

 
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 of our 
technical staff at (208) 373-0550. 
 
Sincerely,  
 

 
Troy Smith  
Regional Administrator 
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EXHIBIT E 

Public Comments Received by February 10, 2025 

Planning & Zoning Commission 

Case# CR2023-0003 

Hearing date: February 20, 2025 
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Dan Lister

From: Carol L Vezzoso <vezzoso1@me.com>
Sent: Wednesday, February 5, 2025 6:43 AM
To: Dan Lister; Chris Jagger
Subject: [External]  Building Permit 

Dear Mr. Lister, 
 
Gary and I have no objection to them building a home near us.  
 
Sincerely, 
 
Carol & Gary Vezzoso and Beck Ranch 
Sent from my iPhone 
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Dan Lister

From: Todd Stubblefield <toddstubblefield@gmail.com>
Sent: Thursday, February 6, 2025 5:50 PM
To: Dan Lister
Cc: cjaggers.classics@gmail.com
Subject: [External]  case No. RZ2023-0003

Mr. Dan Lister, 
 
I am writing in a public comment about the properties on 25744 Kingsbury lane, Middleton Id. We are very familiar with 
the Jagger family and what they would like to do. We have been on board and are 100 percent good with them on the 
project they have been wanting and waiting to do. Please give them all they need so they can finish their project. Thank 
you 
 
Todd and Martha Stubblefield 
25501 Kingsbury rd Middleton Id 
208-870-1204 
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Dan Lister

From: jtbacon13 <jtbacon13@gmail.com>
Sent: Thursday, February 6, 2025 1:26 PM
To: Dan Lister
Subject: [External]  Jaggers 25744 Kingsbury Lane Case # R22023-0003

 
 
I wanted to reach out on the rezone for future development on behalf of the Jaggers.  Chris and Mary are neighbors of 
ours and have known them for about 20 years now.  They are good people, neighbors and friends and I,we do not have 
any objections to the rezone of their property.  I've heard about the ongoing troubles they have had for the last two 
years on this rezone process and it would be nice to see it finally go through and put all those troubles behind them so 
they can move on with their lives.  
 
Thank you and good luck to the Jaggers!  
--  
Jude Bacon  
 
208-871-5843 
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          February 6, 2025 

To Whom it May Concern: 

 

I am writing to provide a letter of support for the rezoning and future development on the property at 25744 
Kingsbury Lane.  As an agriculture family running a small operation on the neighboring property to the north 
(25850 Kingsbury Road) we support keeping nearby land either Agriculture or Rural Residential with lots no less 
than 5 acres.  As such, case #Z2023-0003 appears to support this. 

Please feel free to reach out if you have any questions as we will not be able to attend the meeting in person. 

 

Layne Lewis 

208-250-0211 

Owner/Manager 

Willowview Farm 

 

i,r'
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EXHIBIT 4 

Agency Comments Received by: April 28, 2025 

- 

Board of County Commissioners 

Case# RZ2023-0003 

Hearing date: May 8, 2025 

 



 

 

 

1445 N. Orchard St. 
Boise ID 83706 • (208) 373-0550 

Brad Little, Governor 
Jess Byrne, Director 

 

 

 

 

April 7, 2025 

   
Daniel Lister, Assistant Planning Manager 
111 North 11th Ave.  
Ste. 310 
Caldwell, Idaho, 83605 
Daniel.Lister@canyoncounty.id.gov  
 
Subject: Agency Notice of Jaggers / RZ2023-0003 
 
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.deq.idaho.gov/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), and trade waste burning (58.01.01.600-617).  

 For new development projects, 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.  

 Per IDAPA 58.01.01.600-617, the open burning of any construction waste is prohibited. The 
property 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.  
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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: 
https://www.deq.idaho.gov/water-quality/drinking-water/.  For non-regulated systems, DEQ 
recommends annual testing for total coliform bacteria, nitrate, and nitrite. 

 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. 
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4. SURFACE WATER 
 Please contact DEQ to determine whether this project will require an Idaho Pollutant 

Discharge Elimination System (IPDES) Permit. A Multi-Sector General Permit from DEQ may be 
required for facilities that have an allowable discharge of storm water or authorized non-storm 
water associated with the primary industrial activity and co-located industrial activity. 
For questions, contact James Craft, IPDES Compliance Supervisor, at (208) 373-0144. 

 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://idwr.idaho.gov/streams/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 

 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. 
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 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 Matthew Pabich, 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.deq.idaho.gov/waste-management-and-remediation/storage-
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. 

 
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 of our 
technical staff at (208) 373-0550. 
 
Sincerely,  
 

 
Troy Smith  
Regional Administrator 
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Dan Lister

From: O’Shea, Maureen <Maureen.OShea@idwr.idaho.gov>
Sent: Tuesday, April 15, 2025 11:22 AM
To: Dan Lister
Cc: Dalia Alnajjar; Jay Gibbons
Subject: [External]  re: Agency Notice of Jaggers / RZ2023-0003 25744 Kingsbury Lane, 

Middleton
Attachments: 30 day BOCC AGENCY notice P&Z decision.pdf; 25744 Kingsbury Ln Middleton Canyon 

Co Packet_RZ2023-0003 email 10-17-2024.pdf

Dan, 
  
Please make sure the applicant understands they are required to provide the Hydrologic & Hydraulic Analysis 
that determines the BFE with their subdivision application. 
  
Title 44 of the Code of Federal Regulations §60.3    
Flood plain management criteria for flood-prone areas.  
(b) When the Federal Insurance Administrator has designated areas of special flood hazards (A zones) by the 
publication of a community's FHBM or FIRM, but has neither produced water surface elevation data nor 
identified a floodway or coastal high hazard area, the community shall: 
(3) Require that all new subdivision proposals and other proposed developments (including proposals for 
manufactured home parks and subdivisions) greater than 50 lots or 5 acres, whichever is the lesser, include 
within such proposals base flood elevation data; 
  
PIN: 37468012A is 5-acres 
PIN: 37468012A1 is 5.97-acres 
A Letter of Map Revision (LOMR) is required to record the BFEs with FEMA prior to any building permits being 
issued. It does not appear the entire H&H Analysis was provided to the County.  
  
I am working part-time & generally available from 9:00 a.m. to noon Monday through Thursday.  
  
Thank you, 
Maureen O’Shea, CFM 
Floodplain Specialist 
Idaho Dept. of Water Resources 
322 E. Front Street, PO Box 83720, 
Boise, ID  83720-0098 
Office # 208-287-4928 
Cell # 208-830-4174 
Maureen.OShea@idwr.idaho.gov   
hƩps://www.idwr.idaho.gov/floods/  
  
From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Thursday, April 3, 2025 10:54 AM 
To: 'snickel@staridaho.org' <snickel@staridaho.org>; 'lgrooms@msd134.org' <lgrooms@msd134.org>; 
'mgee@msd134.org' <mgee@msd134.org>; 'permits@starfirerescue.org' <permits@starfirerescue.org>; Knute Sandahl 
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O’Shea, Maureen

From: O’Shea, Maureen
Sent: Thursday, October 17, 2024 12:44 PM
To: Dan Lister
Cc: Jackson, Peter; Dalia Alnajjar
Subject: re: Initial Agency RZ2023-0003 Jaggers
Attachments: Packet_RZ2023-0003.pdf

Dan, 
 
Title 44 of the Code of Federal Regulations §60.3    
Flood plain management criteria for flood-prone areas.  
(b) When the Federal Insurance Administrator has designated areas of special flood hazards (A zones) by the 
publication of a community's FHBM or FIRM, but has neither produced water surface elevation data nor 
identified a floodway or coastal high hazard area, the community shall: 
(3) Require that all new subdivision proposals and other proposed developments (including proposals for 
manufactured home parks and subdivisions) greater than 50 lots or 5 acres, whichever is the lesser, include 
within such proposals base flood elevation data; 
 
PIN: 37468012A is 5-acres 
PIN: 37468012A1 is 5.97-acres 
A Letter of Map Revision (LOMR) is required to record the BFEs with FEMA prior to any building permits being 
issued. It does not appear the entire H&H Analysis was provided to the County. 
 
I am working part-time & generally available from 9:00 a.m. to noon Monday through Thursday.  
 
Thank you, 
Maureen O’Shea, CFM 
Floodplain Specialist 
Idaho Dept. of Water Resources 
322 E. Front Street, PO Box 83720, 
Boise, ID  83720-0098 
Office # 208-287-4928 
Cell # 208-830-4174 
Maureen.OShea@idwr.idaho.gov   
hƩps://www.idwr.idaho.gov/floods/  
 
From: Amber Lewter <Amber.Lewter@canyoncounty.id.gov>  
Sent: Wednesday, October 9, 2024 3:26 PM 
To: 'snickel@staridaho.org' <snickel@staridaho.org>; 'lgrooms@msd134.org' <lgrooms@msd134.org>; 
'mgee@msd134.org' <mgee@msd134.org>; 'permits@starfirerescue.org' <permits@starfirerescue.org>; Knute Sandahl 
<Knute.Sandahl@doi.idaho.gov>; 'Chris Hopper' <chopper@hwydistrict4.org>; 'Lenny Riccio' <lriccio@hwydistrict4.org>; 
'brandy.walker@centurylink.com' <brandy.walker@centurylink.com>; 'eingram@idahopower.com' 
<eingram@idahopower.com>; 'easements@idahopower.com' <easements@idahopower.com>; 
'mkelly@idahopower.com' <mkelly@idahopower.com>; 'monica.taylor@intgas.com' <monica.taylor@intgas.com>; 
'jessica.mansell@intgas.com' <jessica.mansell@intgas.com>; 'contract.administration.bid.box@ziply.com' 
<contract.administration.bid.box@ziply.com>; 'developmentreview@blackcanyonirrigation.com' 
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Application Materials Received by Materials Deadline: April 28, 2025 
- 

Board of County Commissioners 

Case# RZ2023-0003 

Hearing date: May 8, 2025 
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Dan Lister

From: Keri Smith <keri@tvpidaho.com>
Sent: Monday, April 28, 2025 3:30 PM
To: Dan Lister
Subject: [External]  Fwd: Hydraulic Study for SE corner of Willow Creek and Kingsbury Rd
Attachments: EdnaLane BFE_Determination_dk.pdf; Summary of Comments on Memo Template 

Minot.pdf; EdnaLane BFE_Determination_dk.pdf

 
Attached is the document you requested and the email below is the previously attached email.  Please note, that the 
email Summary of Comments is the EdnaLane BFE…dk.pdf document recreated so that it showed the BFE study with 
Devin’s comments on the same page.  I don’t think you need to include both; the summary should suffice as I will be 
referencing those comments.  Does that make sense?    
 
Keri Smith 
208.960.4811 
keri@tvpidaho.com 
 

 
 
 

Begin forwarded message: 
 
From: Devin Krasowski <Devin.Krasowski@canyoncounty.id.gov> 
Subject: Hydraulic Study for SE corner of Willow Creek and Kingsbury Rd 
Date: September 14, 2023 at 2:48:17 PM MDT 
To: Antonio Conti <Antonio.Conti@ackerman-estvold.com> 
Cc: Stephanie Hailey <Stephanie.Hailey@canyoncounty.id.gov>, ZoningInfo 
<ZoningInfo@canyoncounty.id.gov> 
 
Antonio and Stephanie,  
I’ve reviewed the tech memo provided for BFE determination for 7860 Edna Ln, which I think is also 
serving as BFE determination for the Jagger’s land use applications (RZ2023-0003 and SD2023-0012). I 
believe this study also clears up some historical violations of the floodplain ordinance resulting (in part) 
from the County allowing land divisions in an A zone without BFE data being provided. Thanks for the 
very clear and concise memo. 
  
I left a few small comments in the PDF related to the slightly modified hydrology and the required flood 
protection elevation. 
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My only other comment is I would recommend this information get’s submitted to FEMA as a LOMR so 
their mapping reflects the most up to date understanding of flooding risk in the area. This may be 
appropriate as a condition of approval to the pending land use cases.  
  
Stephanie, I saved some related information here: O:\Engineering\FloodPlain\Willow Creek\R37468 
near Kingsbury and Edna 
  
Best,  
  

-- 

 

Devin T. Krasowski, PE 
County Engineer 
Canyon County Development Services 
Office: (208) 455-5958 
Mobile: (208) 407-5757 
devin.krasowski@canyoncounty.id.gov 
  
Development Services Department (DSD) 
NEW public office hours 
Effective Jan. 3, 2023 
Monday, Tuesday, Thursday and Friday 
8am – 5pm 
Wednesday 
1pm – 5pm 
**We will not be closed during lunch hour ** 
  
PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email system may be a public record and may be subject 
to disclosure under the Idaho Public Records Act and as such may be copied and reproduced by members of the public.  
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Dan Lister

From: Dan Lister
Sent: Monday, April 28, 2025 3:06 PM
To: 'Keri Smith'
Subject: RE: [External]  Bow Tie Estates - Floodplain and BFE
Attachments: Hydraulic Study for SE corner of Willow Creek and Kingsbury Rd

Keri, 
 

I cannot open or print the PDF within the attachment you sent me. Please resend the PDF in the attachment 
“EdneLaneBFE_Determination_dk”. If I do not receive it by 5 pm today, it will not be included in the Jaggers staff report. 
 
Sincerely, 
 
Dan Lister, Planning Supervisor 
DSD Office: (208) 454-7458 - Direct Line: (208) 455-5959 
Daniel.Lister@canyoncounty.id.gov  
 

Development Services Department (DSD) 
Public office hours 
Monday, Tuesday, Thursday, and Friday 
8 am – 5 pm 
Wednesday 
1 pm – 5 pm 
**We will not be closed during lunch hour ** 
 
PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email system may be a public record and may be subject to 
disclosure under the Idaho Public Records Act and, as such, may be copied and reproduced by members of the public.  
 
 
 
 

From: Keri Smith <keri@tvpidaho.com>  
Sent: Thursday, April 24, 2025 6:25 PM 
To: Joshua Johnson <Joshua.Johnson@canyoncounty.id.gov>; Jay Gibbons <Jay.Gibbons@canyoncounty.id.gov> 
Cc: Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>; Dan Lister <Daniel.Lister@canyoncounty.id.gov> 
Subject: [External] Bow Tie Estates - Floodplain and BFE 
 
Good evening DSD, 
Following up and requesting a response again. If no response is your response, please include this entire email strand 
and the attached documents as an exhibit.  Otherwise, I’d be happy to sit down together and discuss this application and 
a path forward together.   
 
Thank you, 
 
Keri Smith 
208.960.4811 
keri@tvpidaho.com 
 
 

On Apr 8, 2025, at 8:49 AM, keri@tvpidaho.com wrote: 
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TECHNICAL MEMORANDUM 

To:  File 

From:  Ackerman-Estvold 

Date:  July 5th, 2023 

Re: BFE Determination, 7860 Edna Lane, Middleton, ID 

The purpose of this Memorandum is to document a BFE determination at 7860 Edna Lane, Middleton, 

ID.  This exercise is necessary because the property is located within a Zone A area along Willow Creek 

in Canyon County, Idaho.  Figure 1 is a FIRMette on which the property is located based on FIRM 

Panel 16027C0275F (reference 1).  Two methods consistent with the FEMA Document 265, Managing 

Floodplain Development in Approximate Zone A Areas (reference 2) were conducted including: 

1. Contour interpolation method (simplified method) 

2. Step-backwater analysis using HEC-RAS (detailed method) 

Contour Interpolation  Method 

The contour interpolation method includes superimposing the Special Flood Hazard Area delineation 

over a contour map and drawing a cross section at the building location across the delineated 

floodplain.  The ground elevation at the edge of water is determined by interpolation between the 

contours at each end of the cross section. The method also states that 1/2 the contour interval should 

be added to lower ground elevation to determine the BFE. 

The FIRM database (NFHL_16027C, dated 05/25/2022) was downloaded from the Map Service Center 

website.  This was superimposed over a USGS Quad map.  The floodplain delineation generally 

conforms to the contour lines of the map but did not match up with survey data collected by 

Ackerman-Estvold or by Eagle Landing Survey, LLC. Due to this discrepancy, it was determined that 

Contour Interpolation would not produce an accurate base flood elevation. For this reason, the Step 

Backwater methodology utilizing HEC-RAS will be used to determine the base flood elevation.  
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Step Backwater Analysis using HEC-RAS   

The best available terrain data for this area appears to be the 10-meter NED data available from the 

USGS website (Reference 5).  According to the website, this data has an accuracy of 2.44-meters (8-

feet) and with a vertical datum base on NAVD 88.  This data could be enhanced using survey data and 

the site topographic plan based on survey.    

Based on the site topographic plan the difference between the NED elevation data and the site survey 

is approximately 5-feet, with the survey data being higher.  For use in the development of a HEC-RAS 

model, the NED elevation data was adjusted upward by 5-feet. In addition to the site topographic 

mapping, additional survey was obtained for Kingsbury Road, the Willow Creek bridge at Kingsbury 

Road, and channel cross sections of Willow Creek. This survey data was used to create a surface that 

was combined with the NED data using the RAS Mapper tool in HEC-RAS version 6.1. To determine 

the BFE, a detailed HEC-RAS model was developed for this portion of Willow Creek.  Cross sections 

were “cut” from the modified NED-Data.  The location of these cross sections is shown on Figure 2.   

The discharge rate for the 1%-annual chance event was determined for Willow Creek as part of the 

Flood Insurance Study and is shown in Table 2 of that document. The discharge was determined to be 

2,700 cfs for both the Upper and Lower Willow Creek. HUC-10 boundaries and the NED-data were 

utilized to delineate a drainage area for the bridge at Kingsbury Road. This delineation is shown on 

Figure 3. Using the drainage area ratio adjustment method listed in the USGS Scientific Investigations 

Report 2016-5083, a peak flow rate of 2,480 cfs was determined and used for this analysis. The 

calculations for this method are provided below. 
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I would agree the 2,700 cfs is likely conservative for this location of the basin but:



Is using the 2,700 cfs value for Qaep,g appropriate given that flow rate is not from a stream gage and given the limitations listed for the area ratio method in the second paragraph of that section of the referenced USGS report? Please advise. 



It might be most appropriate to stick to the FIS listed 1% AEP flow rate unless a different flow rate can be justified. 
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𝑄 = 2,700 𝑐𝑓𝑠 ∗ (
73.76 𝑠𝑞 𝑚𝑖.

82 𝑠𝑞 𝑚𝑖.
)

0.813

= 2,477.26 → 2,480 𝑐𝑓𝑠 

The USGS tool Stream Stats determined a 1% annual chance event flow rate of 1,870 cfs using the 

USGS Regional Regression equations, but this value was discarded due to the Mean Annual 

Precipitation and the Forest Land Cover parameters being outside of the suggested ranges.  

Because the Willow Creek channel does not appear in the NED-data, the terrain modification tool in 

RAS Mapper was used to extend the shape of the surveyed channel upstream and downstream of the 

property. The downstream boundary condition for this model was assumed to be normal depth at 

0.45%.  Manning’s n roughness coefficients were estimated to be 0.08 for the wooded channel and 

0.04 for the overbank.  These are conservative values in that they will result in a higher computed 

water surface elevation that smaller Manning’s roughness values.   

Results of Detailed Modeling     

The results of the detailed modeling are included in Table 1 below.   

River Station 

(Cross Section) 

Computed Water 

Surface Elevation 

(feet) 

3372.762 2540.74 

3073.862 2539.07 

2804.462 2537.55 

2657.162 2536.73 

2493.31 2535.68 

2028.951 2533.29 

1694.89 2533.03 

Kingsbury Road Bridge 

1650.385 2532.01 

1414.82 2530.83 

864.725 2528.29 

Table 1: HEC-RAS Results 

Recommendations 

Because FEMA generally issues BFE information for single lots based on the most upstream limits of 

the BFE at the most upstream limits of the lot, it is recommended that the assumed flood elevation for 

the building be chosen to be 2539.1.  At a minimum the lowest floor (including crawl space or 

basement) of the building needs to be above the BFE, if the owner is to avoid mandatory flood 

insurance requirements.  In addition, Canyon County floodplain ordinance requires 2-feet of 

freeboard above the before for locations do not have an elevation specified on the FIRM. Based on 

this ordinance any structure built on this property should have a low floor elevation of 2541.1.   
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good catch. 
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Our flood protection elevation includes a freeboard of 1 ft (not 2 ft) above BFE where BFE is defined in CCZO 07-10A-03. See section 07-10A-11 (3)A1
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HEC-RAS  Plan: BFE   River: Willow Creek   Reach: Willow Creek    Profile: 100-year

Reach River Sta Profile Q Total Min Ch El W.S. Elev Crit W.S. E.G. Elev E.G. Slope Vel Chnl Flow Area Top Width Froude # Chl

(cfs) (ft) (ft) (ft) (ft) (ft/ft) (ft/s) (sq ft) (ft)  

Willow Creek 3372.762 100-year 2480.00 2527.59 2540.74 2540.89 0.002587 3.65 908.75 524.37 0.21

Willow Creek 3073.862 100-year 2480.00 2525.73 2539.07 2539.61 0.007594 6.10 469.11 245.56 0.35

Willow Creek 2804.462 100-year 2480.00 2524.00 2537.55 2531.30 2537.92 0.005021 5.01 547.33 273.74 0.30

Willow Creek 2657.162 100-year 2480.00 2523.03 2536.73 2530.59 2537.12 0.005845 5.15 529.14 299.57 0.32

Willow Creek 2493.31 100-year 2480.00 2522.13 2535.68 2529.88 2536.11 0.006414 5.25 478.36 452.08 0.34

Willow Creek 2028.951 100-year 2480.00 2519.53 2533.29 2527.22 2533.61 0.004467 4.57 557.98 462.66 0.29

Willow Creek 1694.89 100-year 2480.00 2518.12 2533.03 2525.91 2533.06 0.000656 1.69 1674.60 820.35 0.11

Willow Creek 1672.638 Bridge

Willow Creek 1650.385 100-year 2480.00 2514.75 2532.01 2532.28 0.003719 4.19 616.98 204.02 0.25

Willow Creek 1414.82 100-year 2480.00 2514.52 2530.83 2522.87 2531.25 0.004765 5.17 479.75 918.67 0.28

Willow Creek 864.7252 100-year 2480.00 2511.78 2528.29 2520.13 2528.69 0.004508 5.06 489.88 886.85 0.27
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ould agree the 2,700 cfs is likely conservative for this location of the basin but: 

   Is using the 2,700 cfs value for Q
aep,g appropriate given that flow

 rate is not from
 a stream

 gage and given the 
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S
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 report? 
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lease advise.  
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ost appropriate to stick to the F
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 rate can be justified. 
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Dan Lister

From: Dan Lister
Sent: Friday, April 25, 2025 10:17 AM
To: 'Keri Smith'; Joshua Johnson; Jay Gibbons
Cc: Dalia Alnajjar
Subject: RE: [External]  Bow Tie Estates - Floodplain and BFE

Keri, 
 

As stated in my previous emails, DSD will not begin reviewing the plat, Bow-Tie Subdivision, until after the rezone, 
RZ2023-0003, has been approved. Also, floodplain review will not occur until a complete floodplain development permit 
consistent with CCZO Section 07-10A-09 has been submitted to DSD.  
 

This e-mail and your attachments will be included in the RZ2023-0003 staff report that will be reviewed by the Board of 
County Commissioners for the May 8th hearing. 
 
Sincerely, 
 
Dan Lister, Planning Supervisor 
DSD Office: (208) 454-7458 - Direct Line: (208) 455-5959 
Daniel.Lister@canyoncounty.id.gov  
 

Development Services Department (DSD) 
Public office hours 
Monday, Tuesday, Thursday, and Friday 
8 am – 5 pm 
Wednesday 
1 pm – 5 pm 
**We will not be closed during lunch hour ** 
 
PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email system may be a public record and may be subject to 
disclosure under the Idaho Public Records Act and, as such, may be copied and reproduced by members of the public.  
 
 
 
 

From: Keri Smith <keri@tvpidaho.com>  
Sent: Thursday, April 24, 2025 6:25 PM 
To: Joshua Johnson <Joshua.Johnson@canyoncounty.id.gov>; Jay Gibbons <Jay.Gibbons@canyoncounty.id.gov> 
Cc: Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>; Dan Lister <Daniel.Lister@canyoncounty.id.gov> 
Subject: [External] Bow Tie Estates - Floodplain and BFE 
 
Good evening DSD, 
Following up and requesting a response again. If no response is your response, please include this entire email strand 
and the attached documents as an exhibit.  Otherwise, I’d be happy to sit down together and discuss this application and 
a path forward together.   
 
Thank you, 
 
Keri Smith 
208.960.4811 
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keri@tvpidaho.com 
 
 

On Apr 8, 2025, at 8:49 AM, keri@tvpidaho.com wrote: 
 
Josh and Jay,  
Please confirm that you support the decision to ignore the formerly attached documents from your office with acknowledgment of 
acceptance of the BFE from a qualified engineer.  
 
This is a bit of a concern due to the fact that your staff is picking and choosing what information should be included. For example, 
including an agency response from IDWR from prior to the existing application, as relevant, but your own “agency” comment is not 
included. Except a new “agency” comment from the new engineer is included that doesn’t acknowledge information you have on file.  
 
Furthermore, your office has had access to this study for 2+ years and approved/accepted the BFE from a qualified engineer and 
floodplain administrator. However, you have failed to comply with § 65.3 Requirement to submit new technical data. This is a 
requirement of a community’s participation in the NFIP 
 
Keri K. Smith 
208.960.4811 
Sent from my iPhone; please excuse grammar errors and brevity.   
 

On Apr 8, 2025, at 8:32 AM, Dan Lister <Daniel.Lister@canyoncounty.id.gov> wrote: 

  
Keri, 
  
As previously stated, DSD does not review combined applications/applications submitted concurrently. Therefore, 
the rezone application must be approved before the preliminary plat can be reviewed.  
  
As for floodplain review of the plat, a floodplain development permit will be required for Floodplain Administrator 
review. Floodplain review is not included in the preliminary plat fee. DSD cannot review or accept the attached 
BFE/floodplain information without the submission of a floodplain development permit with fees paid. 
  
Sincerely, 
  
Dan Lister, Planning Supervisor 
DSD Office: (208) 454-7458 - Direct Line: (208) 455-5959 
Daniel.Lister@canyoncounty.id.gov  
  
From: Keri Smith <keri@tvpidaho.com> 
Sent: Tuesday, April 8, 2025 7:30 AM 
To: Dan Lister <Daniel.Lister@canyoncounty.id.gov>; Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov> 
Cc: Joshua Johnson <Joshua.Johnson@canyoncounty.id.gov>; Jay Gibbons <Jay.Gibbons@canyoncounty.id.gov> 
Subject: Re: [External] Re: Bow Tie Estates - amended plats 
  
Dan and Dalia, 
Please see the two attached documents. Be sure to have comments turned on for the PDF. Referring to the email 
from the former Floodplain Administrator and Engineer, you’ll see the study was reviewed and approved by 
Canyon County. 
Please include these documents in the record for the Jagger’s case. Alternatively, Dalia, let me know if you’re able 
to review your predecessor’s comments and amend your letter of recommendation accordingly. 
We recognize that Devin suggested a LOMR would likely be required. However, acceptance of a BFE study satisfies 
the requirements of the CFR. This study did not evaluate the entire section of land/floodplain that would be 
necessary for a LOMR, which is standard practice for larger or denser developments. 
As noted in the CFR, an alternative option would be for the County to submit the data to FEMA as required: 
§ 65.3 Requirement to submit new technical data. 
A community’s base flood elevations may increase or decrease resulting from physical changes affecting flooding 
conditions. As soon as practicable, but not later than six months after the date such information becomes 
available, a community shall notify the Administrator of the changes by submitting technical or scientific data in 
accordance with this part. Such a submission is necessary so that upon confirmation of those physical changes 
affecting flooding conditions, risk premium rates and floodplain management requirements will be based upon 
current data. 
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Additionally, § 60.3(a)(4) requires communities to review subdivision proposals and other proposed new 
developments—including manufactured home parks or subdivisions—to ensure they are reasonably safe from 
flooding. For flood-prone proposals, communities must assure that: 

 Potential flood damages are minimized, 
 Utilities are designed to reduce or eliminate damage, and 
 Adequate drainage is provided to reduce flood hazard exposure. 

With the information the Jaggers provided to DSD two years ago on April 28, 2023, DSD should be able to 
determine that the subdivision and future development will be reasonably safe from flooding, provided they 
comply with the flood hazard overlay ordinance—including requirements for elevation and permanent anchoring. 
Please advise. Thank you both for your time and service. 
Sincerely, 
Keri K. Smith 
  
From: Dan Lister <Daniel.Lister@canyoncounty.id.gov> 
Date: Tuesday, April 1, 2025 at 1:50 PM 
To: Keri Smith <keri@tvpidaho.com>, Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov> 
Cc: Joshua Johnson <Joshua.Johnson@canyoncounty.id.gov>, Jay Gibbons <Jay.Gibbons@canyoncounty.id.gov> 
Subject: RE: [External] Re: Bow Tie Estates - amended plats 

Keri, 
  
Thank you for your comments. 
  
DSD plans to provide an addendum to the Board summarizing the request and P&Z recommendation 
(approximately one page). The addendum includes the existing staff report with exhibits and any additional 
comments received within the comment deadline.  
  
Regarding your comments below, you have until the comment deadline to provide comments for the Board to 
consider. Regarding hillside development, please provide evidence that the slopes along Edna Lane do not exceed 
15 percent. If not, during my presentation to the Board, I’m fine with stating that if slopes exceed 15%, hillside 
development requirements may be required. 
  
Regarding floodplain, the P&Z found the following as part of criteria 3, also stated in the staff report: 

A large portion of the subject parcels is located in a mapped floodplain (Zone A). The floodplain does not have base 
flood elevation data. Per CCCO §07-10A-11(1)O, all subdivision proposals greater than fifty (50) lots or five (5) 
acres must include base flood elevation data. The applicant submitted a base flood elevation determination 
stating the assumed flood elevation is 2535.7, and any structures would need the lowest floor to be raised to 
an elevation of 2537.7 (Exhibit A.8 of the staff report).  The BFE determination will require review by the DSD 
Floodplain Administrator before preliminary plat approval via a Floodplain Development Permit per CCCO 
§07-10A-09. Therefore, floodplain impacts to the surrounding area will be minimized via the subdivision 
platting process before any physical development on Parcel R37468012A1. 

The above finding is stated the way it is because (1) the FIRM still calls the property an A Zone (without BFE), and 
(2) the base flood study submitted has not been reviewed by the Floodplain Administrator. Dalia will not review 
the study until the preliminary plat is ready to be processed, which must include a floodplain development permit. 
  
Regarding Dalia’s engineering comments (Exhibit D.3), those are part of the record. I recommend meeting with 
Dalia to see if she would be willing to amend her comments and submit the amendment before the comment 
deadline expires. 
  
Sincerely, 
  
Dan Lister, Planning Supervisor 
DSD Office: (208) 454-7458 - Direct Line: (208) 455-5959 
Daniel.Lister@canyoncounty.id.gov 
  
 
From: Keri Smith <keri@tvpidaho.com> 
Sent: Tuesday, April 1, 2025 11:46 AM 
To: Dan Lister <Daniel.Lister@canyoncounty.id.gov>; Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov> 
Cc: Joshua Johnson <Joshua.Johnson@canyoncounty.id.gov>; Jay Gibbons <Jay.Gibbons@canyoncounty.id.gov> 
Subject: Re: [External] Re: Bow Tie Estates - amended plats 
  

Hi Dan, 
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Thank you for your response — that aligns with my general understanding as well. However, I wanted to follow up 
on a few specific points in the staff report for clarification and possible correction. 

On Page 9 of the staff report, it states: “The subdivision will be required to meet hillside development 
requirements.” Based on that language, we submitted an amended preliminary and final plat. However, with the 
corrected information now available, we believe the statement should read: “May be required if any area is 
proposed to be disturbed with greater than 15% slopes.” Could you please confirm whether you concur with that 
interpretation? 

Additionally, on Page 184 (Exhibit D.3), a letter from Dalia includes a statement in item #1 regarding floodplain 
location. The first sentence indicates that no Base Flood Elevation (BFE) has been determined. This is not accurate. 
A detailed Flood Study was submitted to DSD in 2023, and the exhibit should be updated to reflect this. The 
correct description is that the property is located in Zone A on the FIRM, but a detailed flood study was conducted 
that determined a BFE for the subject parcels. 

I’d also like to ask the Department to consider removing (and clearly noting the removal of) Exhibit D.5, as it 
relates to an entirely different application and was submitted before the current detailed flood study existed. 
Including this exhibit is potentially misleading, and I hope you’ll consider omitting it from the record provided to 
the BOCC. The same goes for Exhibit B.7, which references a previous rezoning application that was withdrawn 
and never acted upon. While I understand the need to reflect property history, including that particular 
application could also be confusing or misrepresentative. 

Lastly, I have some concerns regarding items #2, #3, and #4 in Exhibit D.3. I’d appreciate the chance to discuss 
these with you directly, especially if they’re being considered by the BOCC as part of the rezone hearing. I’m 
available for a meeting tomorrow (Wednesday) before noon, or Thursday anytime, or Friday morning before 10 
AM — happy to meet in person or via Teams, whichever you prefer. 

Thanks again for your time, and I look forward to hearing from you. 

Best regards, 

Keri K. Smith 
  
From: Dan Lister <Daniel.Lister@canyoncounty.id.gov> 
Date: Tuesday, April 1, 2025 at 10:07 AM 
To: Keri Smith <keri@tvpidaho.com>, Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>, Jay Gibbons 
<Jay.Gibbons@canyoncounty.id.gov>, Joshua Johnson <Joshua.Johnson@canyoncounty.id.gov> 
Cc: Jeremy Fielding <pls12220@yahoo.com> 
Subject: RE: [External] Re: Bow Tie Estates - amended plats 

Keri, 
  
The Jagger rezone application, RZ2023-0003, is scheduled for hearing before the Board of County Commissioners 
on May 8, 2025. DSD does not review combined applications/applications submitted concurrently. Therefore, the 
rezone application must be approved before the preliminary plat can be reviewed. 
  
As for floodplain review of the plat, a floodplain development permit will be required for Floodplain Administrator 
review of the development. Floodplain review is not included in the preliminary plat fee.  
  
Sincerely, 
  
Dan Lister, Principal Planner 
DSD Office: (208) 454-7458 - Direct Line: (208) 455-5959 
Daniel.Lister@canyoncounty.id.gov 
  
  
From: Keri Smith <keri@tvpidaho.com> 
Sent: Monday, March 31, 2025 5:23 PM 
To: Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>; Jay Gibbons <Jay.Gibbons@canyoncounty.id.gov>; 
Joshua Johnson <Joshua.Johnson@canyoncounty.id.gov> 
Cc: Jeremy Fielding <pls12220@yahoo.com>; Dan Lister <Daniel.Lister@canyoncounty.id.gov> 
Subject: Re: [External] Re: Bow Tie Estates - amended plats 
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Thank you for the response.  I’m assuming that Dan Lister is the planner as he is handling the rezone, but I will 
wait to hear.  
  
Have a great evening and I look forward to hearing from DSD regarding the questions I asked below.  Timing is 
important as both of these issues were brought up during the rezone public hearing and were in response to 
that.   
  
Thank you, 
  
Keri K. Smith 
  
From: Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov> 
Date: Monday, March 31, 2025 at 4:24 PM 
To: Keri Smith <keri@tvpidaho.com>, Jay Gibbons <Jay.Gibbons@canyoncounty.id.gov>, Joshua Johnson 
<Joshua.Johnson@canyoncounty.id.gov> 
Cc: Jeremy Fielding <pls12220@yahoo.com>, Dan Lister <Daniel.Lister@canyoncounty.id.gov> 
Subject: RE: [External] Re: Bow Tie Estates - amended plats 

Good afternoon, Keri, 
I received your email sent on 3/18, regarding the preliminary and final plat . I forwarded it to my supervisor. The 
short lot needs to be assigned to a planner before undergoing an engineering review. I will follow up with our 
planning team and let you know as soon as it has been assigned. 
Thanks, 

Dalia Alnajjar 
Engineering Supervisor 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 
Direct Line:  208-454-7459 
Cell: 208-718-8944 
Fax:  208-454-6633 
Email:  dalia.alnajjar@canyoncounty.id.gov 
Website:  www.canyoncounty.id.gov 
Development Services Department (DSD) 
Floodplain Questions by Appointment Only (Monday & Wednesday) 
  
From: Keri Smith <keri@tvpidaho.com> 
Sent: Monday, March 31, 2025 3:52 PM 
To: Jay Gibbons <Jay.Gibbons@canyoncounty.id.gov>; Joshua Johnson <Joshua.Johnson@canyoncounty.id.gov> 
Cc: Jeremy Fielding <pls12220@yahoo.com>; Dan Lister <Daniel.Lister@canyoncounty.id.gov>; Dalia Alnajjar 
<Dalia.Alnajjar@canyoncounty.id.gov> 
Subject: [External] Re: Bow Tie Estates - amended plats 
  
Good afternoon Director and Assistant Director Gibbons, 
  
Can you please confirm if the County Engineer Ms. Alnajjar is the correct person to acknowledge the amended 
preliminary and final plat application for Mr. Jagger’s Bow Tie Estates subdivision?  Or should I be communicating 
with someone else?   
  
I have not received any responses from Ms. Alnajjar and I’m concerned she has not received my emails.  
  
As discussed in our meeting last week, I need direction on this case regarding the changes to the plat based on 
existing conditions.  Specifically, will the hillside ordinance be waived with the changes we made to the plat with 
the no disturbance areas identified?  Also, it is my interpretation of the CFR 60.3 and the Canyon County 
floodplain ordinance that the submittal of the BFE study for the subject property is compliant.  Please confirm the 
Department’s acceptance of the study.   
  
I found this document (attached) from the State of Utah that is easy to understand and helps identify compliance 
for Zone A BFE determination in a straightforward way (see the flow chart on page 4). 
  
Thank you, 
Keri K. Smith 
  
From: Keri Smith <keri@tvpidaho.com> 
Date: Wednesday, March 26, 2025 at 4:40 PM 
To: Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>, Dan Lister <Daniel.Lister@canyoncounty.id.gov> 
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Cc: Jeremy Fielding <pls12220@yahoo.com> 
Subject: Re: Bow Tie Estates - amended plats 

Good afternoon Dalia.  Can you please confirm you received my email? I would also appreciate feedback on the 
amended plat. 
  
Thank you, 
  
Keri K. Smith 
  
From: Keri Smith <keri@tvpidaho.com> 
Date: Tuesday, March 18, 2025 at 5:39 PM 
To: Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov> 
Cc: Jeremy Fielding <pls12220@yahoo.com> 
Subject: Bow Tie Estates - amended plats 

Good afternoon Dalia.  I have attached a revised preliminary and final plat for your review.  The original 
information on the plat was from survey data from approximately three years ago.  It did not reflect the recent 
property boundary adjustment, nor approach work that was completed +2 years ago.  So this accurately includes 
the property boundary adjustment on the eastern property boundary, new no build areas for those areas that 
exceed 15% slopes (this should resolve the need for a hillside development plan), and the updated topography 
throughout the property and includes the access point as approved by the highway district. Please let me know if 
you have any questions or need any additional prints or data.   
  
Thank you and please let me know you received this email. 
  
Have a great night! 
  
Keri Smith 
208.960.4811 
keri@tvpidaho.com 
  
<image002.png> 
 
  

Begin forwarded message: 
  
From: Jeremy Fielding <pls12220@yahoo.com> 
Subject: Re: Bow Tie final plat review 
Date: March 12, 2025 at 9:52:50 AM MDT 
To: Chris Jaggers <cjaggers.classics@gmail.com>, Keri Smith <keri@tvpidaho.com> 
  
Here are the updated preliminary and final plat maps. 
  
Thank you, 
  
Jeremy Fielding, PLS 
 
Eagle Land Surveying, LLC. 
106 W Main St. Unit D 
Middleton, ID 83644 
Office/Cell: 208-861-7513 
Fax: 866-337-4925 
Email: pls12220@yahoo.com 
  
  
  

  
<EdnaLane BFE_Determination_dk 2c.pdf> 
<Hydraulic Study for SE corner of Willow Creek and Kingsbury Rd.eml[93].eml> 
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Dan Lister

From: Dan Lister
Sent: Tuesday, April 1, 2025 1:50 PM
To: 'Keri Smith'; Dalia Alnajjar
Cc: Joshua Johnson; Jay Gibbons
Subject: RE: [External]  Re: Bow Tie Estates - amended plats

Keri, 
 

Thank you for your comments. 
 

DSD plans to provide an addendum to the Board summarizing the request and P&Z recommendation (approximately 
one page). The addendum includes the existing staff report with exhibits and any additional comments received within 
the comment deadline.  
 

Regarding your comments below, you have until the comment deadline to provide comments for the Board to consider. 
Regarding hillside development, please provide evidence that the slopes along Edna Lane do not exceed 15 percent. If 
not, during my presentation to the Board, I’m fine with stating that if slopes exceed 15%, hillside development 
requirements may be required.  
 

Regarding floodplain, the P&Z found the following as part of criteria 3, also stated in the staff report: 
 A large portion of the subject parcels is located in a mapped floodplain (Zone A). The floodplain does not have base 

flood elevation data. Per CCCO §07-10A-11(1)O, all subdivision proposals greater than fifty (50) lots or five (5) acres 
must include base flood elevation data. The applicant submitted a base flood elevation determination stating the 
assumed flood elevation is 2535.7, and any structures would need the lowest floor to be raised to an elevation of 
2537.7 (Exhibit A.8 of the staff report).  The BFE determination will require review by the DSD Floodplain 
Administrator before preliminary plat approval via a Floodplain Development Permit per CCCO §07-10A-09. 
Therefore, floodplain impacts to the surrounding area will be minimized via the subdivision platting process before 
any physical development on Parcel R37468012A1. 

The above finding is stated the way it is because (1) the FIRM still calls the property an A Zone (without BFE), and (2) the 
base flood study submitted has not been reviewed by the Floodplain Administrator. Dalia will not review the study until 
the preliminary plat is ready to be processed, which must include a floodplain development permit. 
 

Regarding Dalia’s engineering comments (Exhibit D.3), those are part of the record. I recommend meeting with Dalia to 
see if she would be willing to amend her comments and submit the amendment before the comment deadline expires. 
 

Sincerely, 
 
Dan Lister, Planning Supervisor 
DSD Office: (208) 454-7458 - Direct Line: (208) 455-5959 
Daniel.Lister@canyoncounty.id.gov  
 
Development Services Department (DSD) 
Public office hours 
Monday, Tuesday, Thursday and Friday 
8 am – 5 pm 
Wednesday 
1 pm – 5 pm 
**We will not be closed during lunch hour ** 
 
PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email system may be a public record and may be subject to 
disclosure under the Idaho Public Records Act and, as such, may be copied and reproduced by members of the public.  
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From: Keri Smith <keri@tvpidaho.com>  
Sent: Tuesday, April 1, 2025 11:46 AM 
To: Dan Lister <Daniel.Lister@canyoncounty.id.gov>; Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov> 
Cc: Joshua Johnson <Joshua.Johnson@canyoncounty.id.gov>; Jay Gibbons <Jay.Gibbons@canyoncounty.id.gov> 
Subject: Re: [External] Re: Bow Tie Estates - amended plats 
 

Hi Dan, 

Thank you for your response — that aligns with my general understanding as well. However, I wanted to 
follow up on a few specific points in the staff report for clarification and possible correction. 

On Page 9 of the staff report, it states: “The subdivision will be required to meet hillside development 
requirements.” Based on that language, we submitted an amended preliminary and final plat. However, with 
the corrected information now available, we believe the statement should read: “May be required if any area 
is proposed to be disturbed with greater than 15% slopes.” Could you please confirm whether you concur with 
that interpretation? 

Additionally, on Page 184 (Exhibit D.3), a letter from Dalia includes a statement in item #1 regarding floodplain 
location. The first sentence indicates that no Base Flood Elevation (BFE) has been determined. This is not 
accurate. A detailed Flood Study was submitted to DSD in 2023, and the exhibit should be updated to reflect 
this. The correct description is that the property is located in Zone A on the FIRM, but a detailed flood study 
was conducted that determined a BFE for the subject parcels. 

I’d also like to ask the Department to consider removing (and clearly noting the removal of) Exhibit D.5, as it 
relates to an entirely different application and was submitted before the current detailed flood study existed. 
Including this exhibit is potentially misleading, and I hope you’ll consider omitting it from the record provided 
to the BOCC. The same goes for Exhibit B.7, which references a previous rezoning application that was 
withdrawn and never acted upon. While I understand the need to reflect property history, including that 
particular application could also be confusing or misrepresentative. 

Lastly, I have some concerns regarding items #2, #3, and #4 in Exhibit D.3. I’d appreciate the chance to discuss 
these with you directly, especially if they’re being considered by the BOCC as part of the rezone hearing. I’m 
available for a meeting tomorrow (Wednesday) before noon, or Thursday anytime, or Friday morning before 
10 AM — happy to meet in person or via Teams, whichever you prefer. 

Thanks again for your time, and I look forward to hearing from you. 

Best regards, 

Keri K. Smith 
 

From: Dan Lister <Daniel.Lister@canyoncounty.id.gov> 
Date: Tuesday, April 1, 2025 at 10:07 AM 
To: Keri Smith <keri@tvpidaho.com>, Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>, Jay Gibbons 
<Jay.Gibbons@canyoncounty.id.gov>, Joshua Johnson <Joshua.Johnson@canyoncounty.id.gov> 
Cc: Jeremy Fielding <pls12220@yahoo.com> 
Subject: RE: [External] Re: Bow Tie Estates - amended plats 
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Keri, 
  
The Jagger rezone application, RZ2023-0003, is scheduled for hearing before the Board of County Commissioners on 
May 8, 2025. DSD does not review combined applications/applications submitted concurrently. Therefore, the rezone 
application must be approved before the preliminary plat can be reviewed.  
  
As for floodplain review of the plat, a floodplain development permit will be required for Floodplain Administrator 
review of the development. Floodplain review is not included in the preliminary plat fee.  
  
Sincerely, 
  
Dan Lister, Principal Planner 
DSD Office: (208) 454-7458 - Direct Line: (208) 455-5959 
Daniel.Lister@canyoncounty.id.gov  
  
Development Services Department (DSD) 
Public office hours 
Monday, Tuesday, Thursday, and Friday 
8 am – 5 pm 
Wednesday 
1 pm – 5 pm 
**We will not be closed during lunch hour ** 
  
PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email system may be a public record and may be subject to 
disclosure under the Idaho Public Records Act and, as such, may be copied and reproduced by members of the public.  
  

From: Keri Smith <keri@tvpidaho.com>  
Sent: Monday, March 31, 2025 5:23 PM 
To: Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>; Jay Gibbons <Jay.Gibbons@canyoncounty.id.gov>; Joshua 
Johnson <Joshua.Johnson@canyoncounty.id.gov> 
Cc: Jeremy Fielding <pls12220@yahoo.com>; Dan Lister <Daniel.Lister@canyoncounty.id.gov> 
Subject: Re: [External] Re: Bow Tie Estates - amended plats 
  
Thank you for the response.  I’m assuming that Dan Lister is the planner as he is handling the rezone, but I will wait to 
hear.   
  
Have a great evening and I look forward to hearing from DSD regarding the questions I asked below.  Timing is important 
as both of these issues were brought up during the rezone public hearing and were in response to that.   
  
Thank you, 
  
Keri K. Smith 
  

From: Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov> 
Date: Monday, March 31, 2025 at 4:24 PM 
To: Keri Smith <keri@tvpidaho.com>, Jay Gibbons <Jay.Gibbons@canyoncounty.id.gov>, Joshua Johnson 
<Joshua.Johnson@canyoncounty.id.gov> 
Cc: Jeremy Fielding <pls12220@yahoo.com>, Dan Lister <Daniel.Lister@canyoncounty.id.gov> 
Subject: RE: [External] Re: Bow Tie Estates - amended plats 

Good afternoon, Keri, 
I received your email sent on 3/18, regarding the preliminary and final plat . I forwarded it to my supervisor. The short 
lot needs to be assigned to a planner before undergoing an engineering review. I will follow up with our planning team 
and let you know as soon as it has been assigned.  
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Thanks, 

 
Dalia Alnajjar 
Engineering Supervisor 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 
Direct Line:  208-454-7459 
Cell: 208-718-8944 
Fax:  208-454-6633 
Email:  dalia.alnajjar@canyoncounty.id.gov 
Website:  www.canyoncounty.id.gov 
Development Services Department (DSD) 
Floodplain Questions by Appointment Only (Monday & Wednesday) 
  

From: Keri Smith <keri@tvpidaho.com>  
Sent: Monday, March 31, 2025 3:52 PM 
To: Jay Gibbons <Jay.Gibbons@canyoncounty.id.gov>; Joshua Johnson <Joshua.Johnson@canyoncounty.id.gov> 
Cc: Jeremy Fielding <pls12220@yahoo.com>; Dan Lister <Daniel.Lister@canyoncounty.id.gov>; Dalia Alnajjar 
<Dalia.Alnajjar@canyoncounty.id.gov> 
Subject: [External] Re: Bow Tie Estates - amended plats 
  
Good afternoon Director and Assistant Director Gibbons, 
  
Can you please confirm if the County Engineer Ms. Alnajjar is the correct person to acknowledge the amended 
preliminary and final plat application for Mr. Jagger’s Bow Tie Estates subdivision?  Or should I be communicating with 
someone else?   
  
I have not received any responses from Ms. Alnajjar and I’m concerned she has not received my emails.   
  
As discussed in our meeting last week, I need direction on this case regarding the changes to the plat based on existing 
conditions.  Specifically, will the hillside ordinance be waived with the changes we made to the plat with the no 
disturbance areas identified?  Also, it is my interpretation of the CFR 60.3 and the Canyon County floodplain ordinance 
that the submittal of the BFE study for the subject property is compliant.  Please confirm the Department’s acceptance 
of the study.   
  
I found this document (attached) from the State of Utah that is easy to understand and helps identify compliance for 
Zone A BFE determination in a straightforward way (see the flow chart on page 4).  
  
Thank you, 
Keri K. Smith 
  

From: Keri Smith <keri@tvpidaho.com> 
Date: Wednesday, March 26, 2025 at 4:40 PM 
To: Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>, Dan Lister <Daniel.Lister@canyoncounty.id.gov> 
Cc: Jeremy Fielding <pls12220@yahoo.com> 
Subject: Re: Bow Tie Estates - amended plats 

Good afternoon Dalia.  Can you please confirm you received my email? I would also appreciate feedback on the 
amended plat.  
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Thank you, 
  
Keri K. Smith 
  

From: Keri Smith <keri@tvpidaho.com> 
Date: Tuesday, March 18, 2025 at 5:39 PM 
To: Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov> 
Cc: Jeremy Fielding <pls12220@yahoo.com> 
Subject: Bow Tie Estates - amended plats 

Good afternoon Dalia.  I have attached a revised preliminary and final plat for your review.  The original 
information on the plat was from survey data from approximately three years ago.  It did not reflect the recent 
property boundary adjustment, nor approach work that was completed +2 years ago.  So this accurately 
includes the property boundary adjustment on the eastern property boundary, new no build areas for those 
areas that exceed 15% slopes (this should resolve the need for a hillside development plan), and the updated 
topography throughout the property and includes the access point as approved by the highway district. Please 
let me know if you have any questions or need any additional prints or data.    
  
Thank you and please let me know you received this email. 
  
Have a great night! 
  
Keri Smith 
208.960.4811 
keri@tvpidaho.com 
  

 
  

Begin forwarded message: 
  
From: Jeremy Fielding <pls12220@yahoo.com> 
Subject: Re: Bow Tie final plat review 
Date: March 12, 2025 at 9:52:50 AM MDT 
To: Chris Jaggers <cjaggers.classics@gmail.com>, Keri Smith <keri@tvpidaho.com> 
  
Here are the updated preliminary and final plat maps. 
  
Thank you, 
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Jeremy Fielding, PLS 
 
Eagle Land Surveying, LLC. 
106 W Main St. Unit D 
Middleton, ID 83644 
Office/Cell: 208-861-7513 
Fax: 866-337-4925 
Email: pls12220@yahoo.com 
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Guidance Document
Determining a BFE in an A Zone

Introduction

Base Flood Elevations (BFEs) are used to evaluate development in the floodplain and are a 

key component of floodplain management requirements as part of the National Flood 

Insurance Program (NFIP). 

Approximate “A Zones” are areas on a FEMA Flood Insurance Rate Map (FIRM) not studied 

by detailed hydrologic/hydraulic methods. These areas are shown as “Zone A” without a BFE 

identified on the FIRM or in the Flood Insurance Study (FIS). Determining the BFE in these 

areas can be challenging. This guidance has been developed to assist Utah floodplain 

managers navigate the various requirements and options available to determine the BFE in 

an A Zone.

What is a BFE?

The Base Flood Elevation (BFE) is the elevation of surface water 

resulting from a flood that has a 1% chance of equaling or exceeding

that level in any given year. In other words, it is the expected height 

of water during the 1%-annual-chance flood event. 

BFEs are:

▪ mapped at 1-foot intervals,

▪ identified on FIRMs for AE and VE zones, and

▪ not typically developed and/or mapped for:

• A zones, 

• older floodplain maps, and 

• some Base Level Engineering (BLE) maps

What are BFEs used for?

BFEs are used in floodplain management to determine the minimum elevation for structures 

to be elevated or flood-proofed to according to federal and local regulations to prevent 

damage during a 1%-annual-chance flood event. Several floodplain management forms 

require the BFE, such as: 

▪ Floodplain Development Permits, 

▪ Elevation Certificates, 

▪ No-Rise Certifications, 

▪ Map Amendments and Revisions 

(LOMA/LOMR/LOMR-F/CLOMR), and

▪ other local floodplain management ordinances.
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Determining a BFE in an A Zone

When are BFEs required in A zones?

Communities participating in the NFIP are required to review development permits for new 

construction or substantial improvements to determine if they are reasonably safe from 

flooding in A zones [44 CFR 60.3(b)(4)]. 

Depending on the proposed development, a BFE may be required and may have limitations 

on acceptable BFE determination methods. Proposed developments larger than 50 lots or 5 

acres, whichever is lesser, require a BFE. 

The BFE may not be required if the floodplain is contained entirely within an open space lot 

and/or the building sites are clearly outside of the A zone area. 

If the proposed development is smaller than 50 lots or 5 acres, the BFE is not required, 

unless specified by local ordinance. However, communities are still responsible for 

determining whether the proposed building sites will be reasonably safe from flooding. 

Without an estimated BFE, the floodplain manager would need significant local knowledge of 

flooding risks at the proposed development. 

Additionally, determining the BFE where not required does have advantages such as: 

▪ reduction of future losses, 

▪ consistent application of floodplain management regulations, 

▪ potential for lower flood insurance costs, and 

▪ eligibility for credits under the Community Rating System.
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Determining a BFE in an A Zone

What methods are available to determine the BFE?

Either detailed or simplified methods will be used, depending on available data, the 

development size, and additional local ordinance. 

If the development is greater than 50 lots or 5 acres and/or local ordinance specifies, 

detailed methods must be used to determine the BFE. 

If the development is smaller than 50 lots or 5 acres, simplified methods can be used. 

However, if data is available, a detailed method should be used even if it is not required. 

Data Requirements and Sources for Detailed Methods

Specific data is required to use each of the detailed methods:

Method All Methods 1D Cross Section 
Interpolation

2D WSE Contour 
Interpolation

2D WSE Grid 
Extraction

Required 
Data

Streamline
1%-annual-

chance SFHA 

S_XS, or other XS’s with WSE 
data (i.e., shapefile, report, map) 

OR 

1D HEC-RAS Model 

(v. 3 or later)

S_BFE, or other WSE 
contour data (i.e., 

shapefile, report, map)

2D WSE 
output grid 

(i.e., geotiff)

The required data may be available for request from FEMA if the A zone is “model-backed.” 

Use the CNMS Viewer to identify if FEMA has model backup for the A zone. Look for a model 

version in the “Hydraulic Model” field. To request data from FEMA [insert how Jamie would 

like to coordinate this]. 

If FEMA does not have model back-up, reach out to other federal, state, 

and local agencies to inquire if studies have been completed which may 

have required a BFE be developed. 

Data Requirements and Sources for Simplified Methods

Specific data is required to use the simplified methods:

Method Profile Data Extrapolation Contour Interpolation

Required 
Data

• Detailed Study 1%-annual-
chance profile

• Streamline

• 1%-annual-chance SFHA

• 1%-annual-chance SFHA (digitized if 
paper)

• Georeferenced topographic Map

Effective model data can be downloaded from FEMA Map Service Center. USGS topographic 

maps can be downloaded from the Utah Geospatial Resource Center’s Topographic Map 

page.
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A Zone – BFE Requirement Flow Chart

Base Flood Elevations (BFEs) are used to evaluate development in the floodplain and are a 

key component of floodplain management requirements as part of the National Flood 

Insurance Program (NFIP). 

Communities participating in the NFIP are required to review development permits for new 

construction or substantial improvements to determine if reasonably safe from flooding in A 

zones [44 CFR 60.3(b)(4)]. Depending on the proposed development, a BFE may be required 

and may have limitations on acceptable BFE determination methods. 

Use the flow chart below to determine if a BFE is required to be determined and by what 

methods:

Is the proposed development larger

than 50 lots or 5 acres?

Yes No

BFE is required and 

must be determined by 

detailed methods

Does your local ordinance 

require a BFE for smaller 

developments?

Does your local ordinance 

specify detailed methods?

BFE is not required but 

can be determined with 

detailed or simplified 

methods

BFE is required and 

can be determined with 

detailed or simplified 

methods

Yes No

Yes No

Does an exception apply (i.e., 

SFHA contained in open 

space and/or structures 

clearly above BFE)?

YesNo
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A Zone –
BFE Development Method Flow Chart

Base Flood Elevations (BFEs) are used to evaluate development in the floodplain and are a key component of floodplain 

management requirements as part of the National Flood Insurance Program (NFIP). There are several methods available 

to develop BFEs in A zones from various data sources. 

Once it has been determined that a BFE is required and whether detailed or simplified methods are acceptable, available 

data is evaluated to identify applicable methods.

Use the flow chart below to identify the best BFE determination method for each development/substantial improvement. It 

is recommended to begin with “Detailed Methods” (even if not required) to ensure the best data available is used.

Require Applicant to 

Develop BFE according 

to FEMA’s Technical 

Guidance and 

Standards

What is the best available data 

source you have access to?

Back-up data from 

effective FEMA study

Back-up data from FEMA 

prelim, restudy, or BLE

Study from Federal, State, 

or Local Agency

Combination of the above 

sources

None of the above

What type of back-up data is 

included?

S_XS, or other XS with 
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Profile?

Yes No
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RequiredPreferred
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1

Dan Lister

From: Keri Smith <keri@tvpidaho.com>
Sent: Monday, April 28, 2025 11:14 PM
To: Dan Lister
Cc: Chris Jaggers; 'Chris Jaggers'
Subject: [External]  Jagger's Case Timeline

Please include this chronological timeline as an exhibit from the Jagger’s.  I also included the timeline from 
TVP’s involvement since February, 2023 – present to the bottom of the timeline. 
 
Thank you, 
 

Keri K. Smith  
208.960.4811 
keri@tvpidaho.com 

The linked image cannot be displayed.  The file may have been moved, renamed, or deleted. Verify that the link points to the correct  
file and location.

 

From: Chris Jaggers <cjaggers.classics@gmail.com> 
Date: Monday, April 28, 2025 at 8:37 PM 
To: Keri Smith <keri@tvpidaho.com> 
Subject: BFE response from 2022 

To Whom it May Concern: 
 
This response is to address an agency reply from the Department of Water Resources dated June 22, 
2022.  We submitted a rezone and platting application for a 2 lot subdivide with required BFE for the same 
property up for review now. The brief timeline and attached dated emails support our claim that we felt 
pressure if not forced to pull our applications in June 2022.  
   
June 7, 2022 ( I believe) 
June 2022 we met with Stephanie, floodplain manager to discuss our rezone and platting applications for a 2 
lot subdivide. We were told that the application process for review was 6-9 months and that a BFE 
determination should have been submitted at that time.  We decided to go ahead and submit the application 
and then move forward with the BFE determination. We felt confident that this could be accomplished within 
6-9 months. 
 
June 14, 2022 I received an email from Stephane that stated we needed to do a preliminary and final plat 
rather than a short plat. 
.   
Emails with Stephanie( attached)  6-9-2022: 6-14-2022. Subject : BFE determination. 
  
June 16, 2022 I went into P & Z to submit a preliminary and final plat application to Stephanie. We met in the 
outer office and at that time more than once Stephanie urged us to pull our applications and submit once the 
BFE study was completed. We felt that we could get the study done within the 6-9 month quoted for 
application review.  Stephanie felt that this was not possible and said we needed to pull and submit when 
completed. I declined pulling the applications. 
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June 22, 2022 email sent by Bonnie Puleo: agency response request. 
 
June 23, 2023 I received an email from Juli McCoy with an agency response from the Department of Water 
Resources to our submitted application. 
 
"This application is incomplete.  It does not have the BFE determination in the submittal." 
 
In conclusion, we submitted new applications in 2023 for rezone and platting with a completed BFE 
determination and after more than 2 years we did not have a planner and agency request for response 
notifications had not been sent out.  
 
In 2022 within less than 2 weeks of submitting our applications we had a planner sending out agency 
notifications. We were led to believe that without the BFE our applications were incomplete. We did not 
proceed forward after receiving agency notifications in 2022. 
 
Sincerely, 
Chris and Mary Jaggers 
 

Then hired Treasure Valley Planning to navigate the process:  
 
Feb 21, 2023: TVP calls and emails to DSD staff, Dan Lister to get background on case. Determined viability of 
one vs. two lot subdivision. Dan was very opposed to one lot. Worked on updated agency lists and calls/emails 
to Jaggers regarding both options. Determined to move forward with two lots and confirmed with Dan that a 
flood study had been completed. 
 
April, 2023: Submit application to DSD.  DSD called back on 4/20 to notify us that we did not meet the new 
submission criteria with “agency acknowledgements”.  It took approximately one week to submit all agency 
acknowledgements.   April 28, 2023 application formally accepted.   
 
June, 2023: Spoke with two staff members on the status of the case (Jenna and Dan); was told the case would 
be moving forward.   
 
June 27, 2023: Combined application request (the only person to formally request this option pursuant to the 
zoning ordinance) issues with staff and the presentation to the Board.  Request was denied to process 
together.  Nothing was stated about the flood study not being reviewed and apart of the rezone.   
 
July, 2023: Meeting with DSD Director Minshall regarding status of case and how to move it forward.  Issues 
with Comprehensive Plan were discussed.  Submitted amended letter of intent to address concerns from 
staff.   
 
August 16, 2023: Dan accepted the amended case information and said “The letter of intent appears to 
address the required findings for a conditional rezone request and includes proposed development agreement 
conditions. The letter of intent has been incorporated into the case file. At the time the case is reviewed by a 
planner, there may be other questions or requests based on their review or comments received. You will be 
notified of any updates regarding the case.” 
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August 24, 2023: Email from Dan Lister: “I’m working on assignments, reviews and case priority. I do not have 
any update for you. If you do not receive an update by September 15th, please contact me.” 
 
Follow up emails from Director Minshall after update requests: September 18, September 20, October 2, and 
October 23 that they were working through staffing issues. 
 
September, 2023: Communication between the County Engineer, Devin Krasowski and Antonio Conti (flood 
study engineer) regarding the BFE determination. Devin accepted the BFE, but recommended a condition 
requiring a LOMR (this condition would be above and beyond the ordinance requirement) NOTE: This is 
important to note, because remember DSD required the applicant to rescind their application and wait for the 
flood study before a Rezone could be complete.  This officially accepted the data and the blessing to move 
forward.   
 
Communication throughout November, and then November 20, 2023: Meeting with Director Minshall again to 
confirm status and encourage action on the Case.  Sabrina stated that she did not anticipate the case being 
heard later than January/February of 2024.  
 
November 28, 2023: Emailed Sabrina asking if the case was still on hold due to the subdivision.  She replied 
with:  “If your client is amenable to doing the conditional rezone first, let me look and see if it would help with 
timing.” To which I replied with confirmation that we would like the conditional rezone to move forward.   
 
January 3 and January 5, 2024 email reply from Sabrina stated continued staffing concerns, but that the new 
Planning Supervisor Carl would be taking over case assignments soon.   
 
January 26, 2024 email reply from Carl Anderson stating he had the case and that it “was in the queue and has 
yet to be assigned” 
 
Feb 8, 2024: email reply from Carl Anderson that the case was still in the cue, 16 older rezones in front of the 
Jaggers.  
 
March, 1, 2024: Emailed DSD requesting information on case status and lack of communication.  
 
March 7, 2024: Meeting with Carl Anderson and Jay Gibbons to inform them of the case history and sought 
help to move the application forward.  Promise of activity within the next few months as the case was “fairly 
straightforward”.  
 
March 15, 2024: Email from Carl Anderson:  

On Mar 15, 2024, at 1:46 PM, Carl Anderson <Carl.Anderson@canyoncounty.id.gov> wrote: 
  
Good afternoon, 
  
A quick follow-up regarding case RZ2023-0003, I would expect this case to be assigned to a planner no 
later than June of this year, though I am hoping for sooner.  As previously indicated there are several 
cases ahead of this one in the queue.  
  
We are still in a process improvement phase and I am hoping that this will speed up the timeline of 
getting applications through the process. However, our practice is to avoid assigning a case to a 
planner until they have the capacity to actively move it through the process.  
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We know these timelines are frustrating and we are working diligently to improve upon them. 
  
Thank you for your patience and have a good weekend,  
  
Carl  

 
June 27, 2024: Email reply again from Carl Anderson that the case is still not assigned, no estimate on when it 
would be assigned, “although I am optimistic it will be in the near future". 
 
July 24, 2024: Reply email from Carl Anderson that the case had still not been assigned and no estimate on 
when it would be moved forward.   
 
September 9, 2024: Phone call between Carl Anderson and applicant Chris Jagger to discuss process and case 
load.   
 
September 11, 2024 

From: Keri Smith keri@tvpidaho.com 
Date: September 11, 2024 at 5:17:04 PM MDT 
To: Sabrina Minshall Sabrina.Minshall@canyoncounty.id.gov 
Cc: Jay Gibbons Jay.Gibbons@canyoncounty.id.gov, Zach Wesley Zach.Wesley@canyoncounty.id.gov, 
Carl Anderson Carl.Anderson@canyoncounty.id.gov 
Subject: Re: [External]  Re: RZ2023-003 Jaggers - Case follow-up 

 
Director Minshall and team,  
 
On April 28, 2023 I submitted a completed application for a rezone and subdivision plats for Mr. 
Jagger’s property.  This case has sat in your office for almost 17 months with little to no activity.  A few 
items I’d like to note: 

 Mr. Jagger’s property rights have substantially been compromised due to the 
department’s failure to process the application. This is specifically related to financial 
impacts due to tax implications and renting housing versus homeownership.   

 Idaho Code 67-6519 state’s that "a procedures shall be established for processing in a 
timely manner applications for zoning changes, subdivisions…”. From documented 
emails and the lack of attention to this case, and from a search of your ordinance it is 
clear that Canyon County is not in compliance with this statute.    

 Furthermore, Idaho Code 67-6523 sets a standard for moratorium’s to not exceed 182 
days (6 months).  Although Canyon County has not issued an emergency moratorium, 
the State sets a standard for how long a community can stop development and 16 
months, 3 weeks to date with no activity sure looks to be an effective moratorium 
without calling it one.  

We are asking that Mr. Jagger’s application be assigned to a planner, and fairly processed through the 
public hearing process as soon as possible.  If there is anything you need, we are happy to work with 
you and get you anything you need.    Please let us know you have received this email and what we 
should expect moving forward in regards to the processing of this application.   
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Sincerely, 
Keri K. Smith 
Treasure Valley Planning Idaho 

 
September 23, 2024: After prompting from COO Greg Rast, an email reply from Sabrina that they are still 
working through the backlog of cases.  Still 12 cases ahead of this one.  NOTE: this means that from February 
to September, only 4 rezones cases were processed in 6 months.   
 
October 28, 2024: Exhibit D.3 was created and sent to Dan Lister regarding the request for agency response.   
 
October 29, 2024: In response to TVP email, Dan Lister replied that although the case had not been assigned a 
planner, he sent out the application to affected agencies to be reviewed and get comments.  Stated the 
agency review period ends November 10th.   
 
November 14, 2024: Email from Chris Jaggers to Carl Anderson seeking an update.   
 
November 19, 2024: Email from TVP to Dan Lister seeking an update.   
 
November 20, 2024: 

From: Dan Lister Daniel.Lister@canyoncounty.id.gov 
Subject: RE: [External] Update on a case please - RZ2023-0003 
Date: November 20, 2024 at 8:19:37 AM MST 
To: 'Keri Smith' keri@tvpidaho.com 
 
Keri, 
  
The Jaggers case is not assigned to a planner. If cases are to be assigned in received order, then there 
are three cases ahead of RZ2023-0003. For assignment questions, please contact Carl Anderson, DSD 
Planning Supervisor. 
  
Sincerely, 
  
Dan Lister, Principal Planner 

 
 
November 21, 2024: Carl Anderson shared with Chris Jaggers and Dan Lister the agency responses he had 
received thus far.   
 
January 2, 2025: In response to Exhibit D.3, TVP on behalf of Jaggers submitted the Subdivision Engineering 
Report to DSD.   
 
January 3, 2025: Email from Carl Anderson accepting the report and that the case was finally assigned to Dan 
Lister.   
 
In response to Exhibit D.3, an email was sent to DSD on April 1 after the hearing and hearing the 
recommended Findings and Conclusions.  TVP sought updates to the future BOCC staff report based on 
relevant reviews, reports and information in the record that was not included in the staff report or evaluated 
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by the NEW engineer for the P&Z Commission.  The response back from Dahlia and Dan disregarded the 
former engineer’s determination and even acknowledgement of the history of this case.  
Hence the April 24, 2025 email regarding the flood study, relevant code and analysis of FEMA floodplain 
standards for compliance.    
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