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PLANNING DIVISION STAFF REPORT 
 
CASE NUMBER:    CU2024-0019 
APPLICANT/PROPERTY OWNER: Kyle Steadman of Steady Earthworks LLC 
 
APPLICATION:    Conditional Use Permit for a Staging Area and Contractor Shop 
 
LOCATION: 0 Toft Ln, Middleton, ID 83607; also referenced as Parcel 

R34474012, and is a portion of the Northeast quarter of 
Section 3, T4N, R3W, BM, Canyon County, Idaho. 

 
ANALYST:     Emily Bunn, Principal Planner 
 
REQUEST:  
The applicant, Kyle Steadman, requests a conditional use permit to allow a staging area and contractor 
shop on Parcel R34474012 in the “A” (Agricultural) for his excavation and contracting business, Steady 
Earthworks LLC. The use includes storing equipment, parking trucks, and having a shop for maintenance, 
repairs, and storage with approximately two to four (2-4) employees. See Exhibits A1-A10 for more 
information on the nature of the request.  
 

PUBLIC NOTIFICATION: 

 Neighborhood meeting conducted on:                        June 14, 2024 

 Neighbor notification within 600 feet mailed on:                     April 28, 2025 

 Newspaper notice published on:                         May 2, 2025 

 Notice posted on site on:                          May 2, 2025 
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1. BACKGROUND:   

Parcel R34474012 (“the subject property”) was created in its current configuration in 2021 via an 

amendment to previously approved administrative land divisions (AD2021-0156). The subject property 

has a residential building permit available per Case # AD2021-0156. The private road name (Toft Lane) 
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was approved in 2018 (AD2018-31) by the Director. The road user’s maintenance agreement and ingress 

and egress easement were provided with this application (Instrument No. 2018-016816).  

2. HEARING BODY ACTION: 

Pursuant to Canyon County Ordinance Article 07-07-01 every use which requires the granting of a 

conditional use permit is declared to possess characteristics which require review and appraisal by the 

commission to determine whether or not the use would cause any damage, hazard, nuisance or other 

detriment to persons or property in the vicinity. The commission may require higher standards of site 

development than those listed specifically in this chapter in order to assure that the proposed use will be 

compatible with other property and uses in the vicinity. The commission may revoke or modify its 

approval of a conditional use permit in accordance with the procedures set forth in the hearing and 

appeals procedures found in article 5 of this chapter. 

 

The Commission may attach special conditions to a conditional use permit including, but not limited to, 

conditions which: (1) Minimize adverse impact, such as damage, hazard, and nuisance, to persons or the 

subject property or property in the vicinity; (2) Control the sequence and timing of development; (3) 

Control the duration of development; (4) Designate the exact location and nature of development; (5) 

Require the provision for on site or off site public facilities or services; (6) Require more restrictive 

standards than those generally required in this chapter; or (7)Mitigate the negative impacts of the 

proposed development upon service delivery by any political subdivision, including school districts, 

providing services within the county(07-07-17).  

Prior to making a decision concerning a conditional use permit request, the presiding party may require 

sturdies at the applicant’s expense of the social, economic, fiscal, and environmental effects of the 

proposed conditional use (07-07-19).  

 

OPTIONAL MOTIONS: 

Approval of the Application: “I move to approve for CU2024-0019, Kyle Steadman, finding the application 
does meet the criteria for approval under Article 07.07.05 of Canyon County zoning Regulations, 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 CU2024-0019, Kyle Steadman finding the application does not 
meet the criteria for approval under Article 07.07.05 of Canyon County zoning Regulations, 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 CU2024-0019, Kyle Steadman to a [date certain or uncertain] 
 

3. HEARING CRITERIA 

Table 1. Conditional Use Permit Review Criteria Analysis 

HEARING CRITERIA (07-07-05): The presiding party shall consider each conditional use permit application by finding 
adequate evidence to answer the following questions in its FCOs: 

Compliant  County Ordinance and Staff Review 

Yes No N/A Code Section Analysis 

07-07-05(1) Is the proposed use permitted in the zone by conditional use permit; 
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☒ ☐ ☐ 

Staff Analysis A contractor shop and staging area are permitted in the “A” (Agricultural) zone by 
conditional use permit, pursuant to Canyon County Code of Ordinances (CCCO) 
§07-10-27. CCCO §07-02-03 defines a contractor shop as “May include, but not be 
limited to, a building where a contractor conducts his business, including offices 
and parking of equipment and employee parking” and a staging area as “An area 
where equipment and/or materials are stored for use conducted entirely off site.” 
See project description analysis contained in Section 07-07-05(2) detailing the 
nature of the request.  

☒ ☐ ☐ 

07-07-05(2) What is the nature of the request; 

Staff Analysis The nature of the request consists of using the subject property to store and park 
business trucks and equipment for the applicant’s excavation and contracting 
business. There will also be a shop located on site for a place to maintain, repair, 
and store equipment, trucks, and materials (Exhibits A2 and A3). Examples of 
equipment that will be stored on site are pick-up trucks, excavators, trailers, skid 
steers, and dump trucks. Depending on the time of the year, the business will 
have approximately two-to-four (2-4) employees. There may be leftover usable 
material from job sites on the subject property but trash/debris will not be stored 
on site (Exhibits A2 and A10). The hours of operation proposed are 7:00 a.m. to 
5:00 p.m. Monday through Friday, but these may vary some depending on the 
time of year and the project. The applicant states, a typical work day consists of 
employees meeting on the property to park their personal vehicles, gather tools 
and equipment for various jobs, go to job sites, and then return later in the day to 
park and drop off equipment (such as trucks and trailers). Occasionally, 
employees may come back during the day to return tools, maintain equipment or 
drop off a trailer. The applicant further estimates there will be three-to-four (3-4) 
pick-up trucks and trailers entering and existing the premises per day (Exhibits 
A2, A3, and A4).  

☒ ☐ ☐ 

07-07-05(3) Is the proposed use consistent with the comprehensive plan; 

Staff Analysis The proposed use is consistent with the Comprehensive Plan. The 2030 Canyon 
County Comprehensive Plan designates the subject parcel as Residential (Exhibits 
B1 and B2.4). There is residential development in this area of the county as well 
as some agricultural uses. The parcel is located in the City of Middleton’s Impact 
Area. The City of Middleton Comprehensive Plan designates the future land use of 
the parcel and area as “Residential” (Exhibit B2.5). 
 
The request aligns with the following goals and policies of the 2030 
Comprehensive Plan: 
 

 Property Rights Goals and Policies:  

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

o Property Rights P1.01.01: “No person shall be deprived of private 
property without due process of law.” 

o Property Rights P1.01.03: “Ordinances and land-use decisions should 
avoid imposing unnecessary conditions or procedures in development 
approvals.” 
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o Property Rights G1.02.00: “Acknowledge the responsibilities of each 
applicant as a steward of the land, use their property wisely, maintain it in 
good condition and preserve it for future generations without becoming a 
public nuisance.”  

 Population Component Goals:  

o Population P2.01.01: “Plan for anticipated population and households 
that the community can support with adequate services and amenities.” 

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

 Economic Development Goal and Policy:  

o Economic Development G3.01.00: “Promote a healthy and sustainable 
regional economy by retaining, expanding, and recruiting businesses to 
favorable locations.”  

o Economic Development P3.01.02: “Supportive suitable sites for 
economic growth and expansion compatible with the surrounding area.”  

o Economic Development G3.05.00: “Support a diverse economy in 
Canyon County and recognize that residential, commercial, and industrial 
uses are necessary components of overall economic stability.” 

 Land Use Goals:  

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

o Land Use G4.03.00: “Develop land in a well-organized and orderly 
manner while mitigating or avoiding incompatible uses, protecting public 
health and safety, and creating a vibrant economy through sustainable 
land use planning.” 

o Land Use 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.” 

 Chapter 12 – Agriculture 

o Agriculture P12.01.02: “Encourage non-agricultural related development 
to the cities, areas of city impact, and other clearly defined and planned 
development areas.” 

See all case analyses within this report for supporting evidence. See Section 6 of 
this report for recommended conditions of approval. 

☒ ☐ ☐ 

07-07-05(4) Will the proposed use be injurious to other property in the immediate vicinity 
and/or negatively change the essential character of the area; 

Staff Analysis The proposed use will not be injurious to other property in the immediate vicinity 
and will not negatively change the essential character of the area as the proposed 
conditions of approval #1-17 will mitigate the negative effects to the character of 
the area.  
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Adjacent Existing Conditions (Exhibits B2.2 and B2.6): 

Direction Existing Use Primary Zone Other Zones 

N The properties to the 
north are primarily 
agricultural and 
agricultural residential. 

RR A, CR-R1, R1 

S The properties to the 
south are primarily 
agricultural, residential, 
and agricultural 
residential. 

A RR, CR-C1, CR-R1 

E The properties to the east 
are primarily agricultural, 
residential, and 
agricultural residential. 

A RR 

W The properties to the west 
are primarily residential 
and agricultural 
residential with some 
agricultural uses. 

A R1, RR 

“A” (Agricultural), “R-R” (Rural Residential), “R-1” (Single-Family Residential), “C-1” (Neighborhood 
Commercial), “C-2” (Service Commercial), “M-1” (Light Industrial), “CR” (Conditional Rezone) 

 
Surrounding Land Use Cases Land Use Cases within a 1-Mile Radius and in the 
past 5 Years) (Exhibit B2.7):  

- SD2019-0004: Boulder Creek Subdivision (Approved) 
- SD2018-0019: Green Hills Landing Subdivision (Approved) 
- RZ2021-0016: (Guijaro) Rezone from Agricultural to R-1 (Approved) 
- SD2022-0003: Hidden Legends Estates Subdivision (Approved) 
- CU2022-0032: (Jones) Conditional Use Permit for a School (Approved) 
- CR2022-0007: (Payne) Rezone from CR-C1 to CR-C2 (Approved) 
- RZ2022-0006: (Phoenix) Rezone from AG to CR-R1 (Approved) 
- SD2020-0026: Plat Purple Sage Estates No. 5 (Approved) 

- SD2019-0043: Purple Sage Estates No. 4 (Approved) 
- CU2021-0009: (Sage Gate Storage and Business Park) Planned Unit 

Development (Denied) 
- SD2023-0011: Sage Gate Storage Preliminary Plat (Approved) 
- SD2023-0008: Sleepy Hollow No. 2 Plat (Approved) 
- SD2020-0010: Spring Hills Ranch Subdivision (Approved) 
- CU2022-0031: RV Storage (Approved) 
- Trison Estates Subdivision (Approved) 
- RZ2019-0040: (Wangsgard) Rezone from AG to R1 (Approved) 
- CR2022-0026: (Woodruff) Rezone from AG to CR-R1 (Approved) 

 
Character of the Area: 
The property is currently zoned “A” (Agricultural) (Exhibit B1) and the average lot 
size within a 1-mile radius is 12.62 acres (Exhibit B2.8). The general character of 
the area is mainly agricultural (there are parcels in the immediate vicinity in 
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agricultural production), agricultural residential parcels (meaning they are zoned 
agricultural but have residential uses) and residential (mainly parcels are rezoned 
or conditionally rezoned RR or R-1) (Exhibits B2.2 and B2.6).  
 
There are a number of agricultural residential parcels in the area due to 
subdivision plats that were approved in the early and mid-1900s (such as 
Fruitdale Farms and Ranchette Estates) and conditional use permits that were 
approved in the past (Exhibit B2.8). 
 
The property consists of Soil Capability Classes 2, 3, 4, and 6. Class 2 makes up 
6.08% of the property and is prime farmland if irrigated, Class 3 makes up 10.89% 
of the property and is prime farmland if irrigated, Class 4 makes up 20.88% of the 
property and is farmland of statewide of importance if irrigated, and Class 6 is not 
prime farmland and makes up 62.15% of the property (Exhibit B2.9).  
 
The City of Middleton is located approximately 1.3 miles to the east. The City of 
Middleton designates the future land use of the parcel as “Residential” (Exhibit 
B2.5). The City of Middleton did not comment on this application.  
 
There are forty-five (45) subdivisions located within 1-mile of the subject property 
and eight (8) subdivisions in platting. There are 652 lots within platted 
subdivisions and 119 lots in subdivisions that are in platting also within 1-mile of 
the subject property (Exhibit B2.8).  
 
The recent surrounding land use cases in the last five-years demonstrate that the 
character of the area is trending towards residential (Exhibits B2.6 and B2.7). 
 
Potential Impacts  
As proposed, the staging area will not significantly increase the sound levels in the 
immediate vicinity. Per the applicant, the property will primarily be used as 
storage area for the excavation and contracting company’s equipment and 
materials, and the employees generally take an average of two (2) trips to the 
property per day. Customers may be come to the site but this would be a rare 
occurrence (Exhibits A2, A3, and A10). Also, the applicant states he plans “…to 
build a berm and install a fence at the top of the berm. The fence will be 
[approximately] 6’ tall so with the berm and the fence will obscure anywhere 
from 8’-10’ high” (Exhibit A10). There are mature trees located on the western 
boundary of the property which will obscure the operations, so a berm and fence 
is not proposed or conditioned to be at this location (Exhibits A2, A5, and C). As 
conditioned, the hours of operation are limited to 7 a.m. to 5 p.m. Monday 
through Friday, as proposed in the applicant’s letter of intent and land use 
worksheet (Exhibits A2 and A4). Additionally, a berm with perma-bark and a site-
obscuring fence with a combined total height of at least 8 feet shall be 
constructed on the southern, northern, and eastern boundaries of Parcel 
R34474012 as to obscure the business operations and storage of tools, 
equipment, etc. The placement of the berm and fence shall take into 
consideration any easements that may be in place and shall not be placed where 
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the entrance is located (See Exhibit A10 for the applicant’s plan for the berm and 
fence) (see proposed conditions of approval #8 and #14). 
 
The staging area will not significantly increase the dust levels in the immediate 
vicinity, as 60% or more of the property will be graveled (Exhibits A2 and A10). As 
conditioned, dust shall be controlled per applicable federal and and states laws, 
ordinances, rules, and regulations that pertain to operations including but not 
limited to nuisance regulations (CCCO Chapter 2 Article 1: Public Nuisances) and 
shall be consistent with Idaho Department of Environmental Quality (DEQ) and 
Environmental Protection Agency (EPA) requirements. (See proposed condition of 
approval #12).  
 
There is no lighting proposed for the staging area (Exhibits A1-A10). As 
conditioned, all exterior lighting, if installed, shall be downward facing and 
directed away from surrounding properties. Compliance shall be demonstrated in 
the building plans submitted as part of the building permit submittal. Review and 
approval by DSD shall be completed before building permit issuance (See 
proposed condition of approval #5).  

☒ ☐ ☐ 

07-07-05(5) Will adequate water, sewer, irrigation, drainage and stormwater drainage 
facilities, and utility systems be provided to accommodate the use; 

Staff Analysis The project will have adequate water, sewer, irrigation, drainage and stormwater 
drainage facilities, and utility systems to accommodate the proposed use based 
on the analysis contained herein and proposed conditions of approval #1, #4, #6, 
and #7. 
 
Water: 
Per email correspondence with the applicant, there is not a domestic well on site, 
but the applicant plans to drill a domestic well (Exhibit A10).  
 
Sewer: 
According to Southwest District Health (SWDH), the subject property is in a 
Nitrate Priority Area but may not meet the criteria for completing a Nutrient 
Pathogen Study. Additionally, SWDH states “Test holes have been conducted on 
site; if a contractor shop with a bathroom is proposed, the applicant must apply 
for a subsurface sewage disposal permit and submit a letter of intended use if the 
project [is approved].” (Exhibit 1). Further, Southwest District Health’s Pre-
Development Meeting Notes from September 2024 state, “There may be an 
existing drain field on the parcel but [the property owner] could not confirm or 
verify its location.” As conditioned, the applicant shall meet Southwest District 
Health (SWDH) requirements for the proposed uses on the property (Exhibits 1 
and 1.1). See proposed condition of approval #4. 
 
Irrigation: 
The subject property is located within Black Canyon Irrigation District’s (BCID) 
service area boundary and receives water from the district. Per BCID’s comment 
letter dated April 25, 2025, “There are currently no requirements from the District 
for development on this parcel. All items have been satisfied or removed. The 
District’s initial response on September 23, 2024, informed the applicant that the 
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District’s C.E. 10.2 pipeline alignment ran adjacent to the southeast corner of 
Parcel R34474012, as well as a historic 50-foot-side easement per Bureau of 
Reclamation’s mapping. However, upon further field verification, it has been 
confirmed by the District that the C.E. 10.2 pipeline was relocated and is no 
longer within the boundaries of Parcel R34474012. The applicant is not required is 
not required to submit any additional information for Parcel R34474012 as 
previously requested. Please note that while all development requirements have 
been removed by the District, the applicant’s property will continue to be 
assessed for irrigation water” (Exhibit D6). As conditioned, the applicant shall 
comply with all Black Canyon Irrigation District requirements and shall not 
impede, disrupt, or otherwise disturb the existing irrigation structures on and 
adjacent to the subject property without written approval from the irrigation 
district with jurisdiction (see proposed conditions of approval #6 and #7).  
 
Drainage: 
It appears the use does not require or affect drainage on the property (Exhibit 
A4).  
 
Stormwater drainage facilities: 
Stormwater drainage is proposed to be retained on site per the applicant’s land 
use worksheet (Exhibit A4).  
 
Proposed Building 
Per the letter of intent, the applicant plans to build a shop to maintain, repair and 
store equipment and materials (Exhibit A2). Per Canyon County’s Building 
Department, this new shop with require a commercial building permit (Exhibit 
D5). As conditioned, the applicant shall obtain the appropriate building permits 
for any future structures/improvements. Evidence shall be an approval document 
from the Canyon County Building Department and Middleton Rural Fire 
Protection District (see proposed condition #9).  
 
Utility Systems: 
Utility agencies, including Idaho Power, Intermountain Gas, CenturyLink, and Ziply 
were notified of the application on April 1, 2025 and April 28, 2025. No agency 
comments were provided by those services at the time the staff report was 
written. It is anticipated that the applicant will be able to work with utility 
providers to gain any additional utilities needed. 

☒ ☐ ☐ 

07-07-05(6) Does legal access to the subject property for the development exist or will it exist 
at the time of development; 

Staff Analysis The subject property does have legal access via Toft Lane (a private road) for the 
development and will exist at the time of the development. See Exhibit A9 for the 
recorded Road User’s Maintenance Agreement (RUMA) and ingress/egress 
easement for the private road.   
 
Per Highway District No. 4 (HD#4), the subject property “…has approximately 280 
feet of frontage on Willis Road along the northerly boundary. Willis is classified as 
a major collector on the functional classification maps adopted by Canyon County 
and Highway District No. 4. Existing right of way width along the subject property 
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is a 25’ prescriptive right-of-way measured from the roadway centerline. The 
ultimate ROW width for a major collector is 40-feet (half-width) measured from 
the section line.” HD#4 further states that the conditions of the 2021 
administrative land division required that the subject property use Toft Lane for 
access, which is also shared with Parcel R34474, R34474010, and R34474011. 
HD#4 further states Toft Lane is suitable for the proposed contractor yard and 
staging area subject to an approved access permit to document the change in 
land use and the approach to Willis Road being improved to meet ACCHD 
Standard Drawing 106, a paved apron, and a 24’ minimum throat width (Exhibit 
D4). As conditioned, the applicant shall comply with applicable Highway District 
No. 4 requirements, including paying any applicable impact fees. The applicant 
shall obtain an access permit within 90-days of approval of this application as 
evidenced by the applicant providing Development Services with an approved 
highway district document indicating the completion of improvements (Exhibit 
D4). 

☒ ☐ ☐ 

07-07-05(7) Will there be undue interference with existing or future traffic patterns; and 

Staff Analysis There will not be undue interference with the existing or future traffic patterns 
per Highway District No. 4 due to the collection of impact fees to mitigate any 
effects on traffic patterns. At the time of issuance of an access permit, actual 
impact fees will be determined with accurate information (Exhibit D4). The 
applicant shall obtain an access permit within 90-days of approval of this 
application as evidenced by the applicant providing Development Services with an 
approved highway district document indicating the completion of improvements 
(Exhibit D4). See proposed condition of approval #3. 

☒ ☐ ☐ 

07-07-05(8) Will essential services be provided to accommodate the use including, but not 
limited to, school facilities, police and fire protection, emergency medical 
services, irrigation facilities, and will the services be negatively impacted by such 
use or require additional public funding in order to meet the needs created by 
the requested use? (Ord. 16-001, 1-8-2016) 

Staff Analysis Essential services will be provided to accommodate the use including, but not 
limited to school facilities, police and fire protection, emergency medical services, 
and irrigation facilities. The services will not be negatively impacted by such use, 
and/or require additional public funding in order to meet the needs created by 
the requested use.  
 
School Facilities: 
The subject property is serviced by Middleton School District and it is not 
anticipated that any impacts or accommodations will be needed for the staging 
area. Agency notice was sent out on April 1, 2025 and April 28, 2025 and no 
comments were received by the school district.  
 
Fire protection: 
The subject property is under the jurisdiction of Middleton Rural Fire District. 
Middleton Rural Fire District is required to provide services to the parcel. As 
conditioned, the applicant shall comply with all Fire District requirements per 
State adopted IFC and as evidenced by review and approval documentation from 
the applicable fire district prior to issuance of a certificate of occupancy for any 
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future structures. See proposed condition #2. Agency notice was sent out on April 
1, 2025 and April 28, 2025 and no comments were received by the fire district. 
 
Emergency Medical Services:  
Emergency Medical Services are provided to the property. Canyon County 
Paramedics/EMT and Canyon County’s Emergency Management were notified of 
the application on April 1, 2025 and April 28, 2025 and no comments were 
received. Overall, the use is not anticipated to be significant enough to cause a 
negative impact or require additional public funding. 
 
Irrigation Facilities: 
The subject property is under Black Canyon Irrigation District’s (BCID) jurisdiction. 
See CCCO 07-07-05(5) and Exhibit D5 for information related to BCID’s comments 
on this conditional use permit. 

 

Table 2. Area of City Impact 

CCCO 09-09-17: Middleton Area of City Impact (Plans and Ordinances/Map) Ordinance Applicable Ordinances and 
Standards: The following procedures shall be adhered to in processing applications within the area of city impact: 

Compliant  County Ordinance and Staff Review 

Yes No N/A Code Section Analysis 

☒ ☐ ☐ 

09-17-23   (1)   Processing Applications: The following procedures shall be adhered to in 
processing applications within the area of city impact: 
      A.    Land Use Applications: All land use applications submitted to the 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 in the same 
manner as provided for in subsection 09-09-11(3) of this article. 
      B.    Substandard Setup; Mobile/Manufactured Homes: Mobile/manufactured 
homes not set up pursuant to manufacturers' recommendations shall not be 
allowed in any zone in which the county's zoning ordinance excludes 
mobile/manufactured homes. 
      C.    Temporary Residence; Mobile/Manufactured Home: The county shall 
receive input from the city on applications for county temporary 
mobile/manufactured homes. The city's comments shall be given great weight by 
the county's development services director and the planning and zoning 
commission, provided they are factually supported. Those comments shall not be 
binding on the county. The county appellate procedures apply. County approval 
of a temporary residence described above does not afford the permit holder any 
nonconforming use or structure grandfather rights status prior to or upon the 
city's annexation of the parcel. 
      D.    Planned Unit Developments: A "planned unit development" shall be 
defined as it is defined in section 07-02-03: of this code, as amended. Such 
definition is incorporated by reference herein. 
      E.    Subdivision Plat Applications: All subdivision plat applications shall first be 
directed to the county's development services director. The director shall make a 
determination whether the planned use conforms to the county's comprehensive 
plan, zoning designation, and zoning ordinances. If it does conform as an allowed 
use, the director shall send a letter to the city confirming the same, and for 
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residential developments indicate a minimum lot size. The city shall then review 
the plat applications and shall render an opinion and recommendation to the 
county's development services director. Thereafter, the applications shall be 
reviewed for approval in accordance with the hearing procedures set forth in 
chapter 7, article 5 of this code in order to determine whether the applications 
comply with the requirements of the Canyon County subdivision ordinance 1 . 
      F.    Nonconforming Uses: If the application does not conform to the county 
zoning designation as an "allowed use", the applicant may elect to pursue 
amendments to the county's comprehensive plan and/or zoning map or make 
application for a planned unit development, all in accordance with procedures 
outlined in subsection 09-09-11(3) of this article and applicable sections of the 
county zoning ordinance. 
      G.    Subdivision Defined: All land divisions defined as "subdivisions" by county 
ordinances shall be considered subdivision for the purposes of this article. 
   (2)   Planned Unit Developments: All planned unit development applications for 
development within the area of city impact shall be directed first to the county's 
development services director for consideration by the county's planning and 
zoning commission. It shall be referred to the city in the same manner as provided 
in subsection 09-09-11(3) of this article. When granting an application for a 
planned unit development/conditional use permit, the commission may attach 
conditions of approval which include, but are not limited to, the following: 
      A.    The types and relative quantities of uses to be permitted; 
      B.    The relative quantity and nature of all common areas to be provided as a 
condition of permit; 
      C.    Minimum lot size, if applicable, as a condition of permit. 
   (3)   Referral Process: If the planned unit development/conditional use permit is 
approved, the application shall be forwarded to the city with approval documents 
indicating the conditions of approval enumerated above. The application shall 
then be processed as a subdivision plat application pursuant to the procedures 
outlined in subsection (1)E of this section. All planned unit developments in the 
city impact area shall be platted. 
   (4)   City Impact Area Representation: Recommendations for city impact area 
representation on the county planning and zoning commission may be made by 
the city to the board of county commissioners at any time and will be acted upon 
by said board as the need arises and as they deem appropriate. 
   (5)   City/County Internal Procedures: Each party to this referral process shall 
determine its own internal procedure as may be deemed appropriate and 
adequate for making recommendations to the other party on proposed actions 
and on its handling of proposed amendments to its own plan and/or ordinances. 
Appeals of decisions by each party shall be processed by the party responsible for 
the decision and in accordance with the internal procedures of that party. (Ord. 
01-006, 7-6-2001) 

   

Staff Analysis Area of City Impact: 
The City of Middleton is located approximately 1.3 miles to the east. The City of 
Middleton designates the future land use of the subject property as “Residential” 
(Exhibit B2.5). The City of Middleton was noticed on April 1, 2025 and April 28, 
2025 but did not comment on this application. 
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Table 3. Article 14 Use Standards Criteria Analysis  
- Contractor Shop - 

USE STANDARDS 07-14-03(1)): The provisions of this article apply to all properties where a use is listed as an allowed 
use, a conditional use, or a director's decision in section 07-10-27 of this chapter (land use matrix). (Ord. 16-001, 1-8-
2016) 

Compliant  County Ordinance and Staff Review 

Yes No N/A Code Section Analysis 

☒ ☐ ☐ 

07-14-09(1) Contractor Shop: (1) The use shall be contained within a building or behind a sight 
obscuring fence. (Ord.16-0001, 1-8-1026) 

Staff Analysis Per the applicant’s letter of intent and site plan, the uses associated with the 
excavation and contracting business will either be contained within the future shop 
or behind the combined eight-foot berm and site-obscuring fence that will be 
constructed around the property boundary (Exhibits A2, A5, and A10).  

 

Table 4. Article 14 Use Standards Criteria Analysis 
- Staging Area -  

USE STANDARDS 07-14-03(1)): The provisions of this article apply to all properties where a use is listed as an allowed 
use, a conditional use, or a director's decision in section 07-10-27 of this chapter (land use matrix). (Ord. 16-001, 1-8-
2016) 

Compliant  County Ordinance and Staff Review 

Yes No N/A Code Section Analysis 

☒ ☐ ☐ 

07-14-29(1) All work shall be conducted off site. 

Staff Analysis Per the applicant’s letter of intent, the site will only be used for employees to meet 
on site and to park and store equipment associated with the excavation and 
contracting business (Exhibit A2). Customers may come to the site on a rare 
occasion, which would be allowed with a contractor shop (Exhibit A10).  

☒ ☐ ☐ 

07-14-29(2) Business vehicles shall be operable and parked on site, not on a public or private 
road. 

Staff Analysis Per the applicant’s letter of intent, business vehicles will be parked on site in 
operational condition (Exhibit A2). As conditioned, employees' and business vehicles 
shall be parked on site (not on a public or private road) and shall be in operable 
condition (see proposed condition #15).  

☒ ☐ ☐ 

07-14-29(3) Persons not employed on the premises may visit the premises for the purpose of 
picking up equipment and materials to be used elsewhere, including trucks 
offloading or transferring equipment and/or materials to other vehicles. 

Staff Analysis Per the applicant’s letter of intent and operations plan, employees will visit the site 
to pick up and transfer vehicles, equipment, and materials (Exhibits A2 and A3).   

☒ ☐ ☐ 

07-14-29(4) Employees may meet on the premises to share rides to and from job sites.  

Staff Analysis Per the applicant’s letter of intent and operations plan, employees will meet on site 
with their personal vehicles and obtain equipment and materials needed for job sites 
(Exhibit A2 and A3).  

☒ ☐ ☐ 

07-14-29(5) Employees' vehicles shall be parked on site and not on a public or private road. 
(Ord. 16-001, 1-8-2016) 

Staff 
Analysis 

Per the applicant’s letter of intent, employees’ vehicles will be parked on site in 
operational condition (Exhibit A2). As conditioned, employees' and business vehicles 
shall be parked on site (not on a public or private road) and shall be in operable 
condition (see proposed condition #15).  
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4. AGENCY COMMENTS: 

Agencies including the City of Middleton, Middleton School District, Southwest District Health, Middleton 

Rural Fire Protection District, Idaho State Fire Marshal, Highway District No. 4, Idaho Power, 

Intermountain Gas, CenturyLink, Ziply, Black Canyon Irrigation District (BCID), Idaho Transportation 

Department (ITD), Canyon County Sheriff’s Office, , Canyon County Paramedics/EMT, Canyon County’s 

Emergency Management Coordinator, Canyon County Assessor’s Office, Canyon County Building 

Department, Canyon County Code Enforcement Department, Canyon County Engineering Department, 

Canyon County’s GIS Department, Idaho Department of Environmental Quality (DEQ), and Idaho 

Department of Water Resources (Water Resources) were notified of the subject application. 

 

Staff received agency comments from Idaho Transportation Department (ITD), Southwest District Health, 

Idaho Department of Environmental Quality (DEQ), Highway District No. 4, Canyon County’s Building 

Department, and Black Canyon Irrigation District (BCID). All agency comments received by the 

aforementioned materials deadline are located in Exhibit D.  

 

Pursuant to Canyon County Ordinance 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 two (2) total written public comments by the materials deadline of May 23, 2025. Generally, 

of the comments received one (1) was in favor and one (1) was opposed.  All public comments received 

by the aforementioned materials deadline are located in Exhibit E.  

 

Pursuant to Canyon County Ordinance 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 Use Permit is compliant with Canyon County Ordinance 07-07-05. A full analysis is detailed 

within the staff report.  

Should the Commission wish to approve the subject application, staff recommends the following 

conditions be attached:  

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. Comply with all Fire District requirements per State adopted IFC and as evidenced by review and 

approval documentation from the applicable fire district prior to issuance of a certificate of 

occupancy for future structures.  

3. The applicant shall comply with applicable Highway District No. 4 requirements, including paying any 

applicable impact fees. The applicant shall obtain an access permit within 90-days of approval of this 
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application as evidenced by the applicant providing Development Services with an approved 

highway district document indicating the completion of improvements (Exhibit D4).  

4. The applicant shall meet Southwest District Health (SWDH) requirements for the proposed uses on 

the property (Exhibits D1 and D1.1).  

5. All exterior lighting, if installed, shall be downward facing and directed away from surrounding 

properties. Compliance shall be demonstrated in the building plans submitted as part of the building 

permit submittal. Review and approval by DSD shall be completed before building permit issuance. 

6. The applicant shall not impede, disrupt, or otherwise disturb the existing irrigation structures on and 

adjacent to the subject property without written approval from the irrigation district with 

jurisdiction 

7. The applicant shall comply with all Black Canyon Irrigation District requirements (Exhibit D6).  

8. A berm with perma-bark and a site-obscuring fence with a combined total height of at least 8 feet 

shall be constructed on the southern, northern, and eastern boundaries of Parcel R34474012 as to 

obscure the business operations and storage of tools, equipment, etc. The placement of the berm 

and fence shall take into consideration any easements that may be in place and shall not be placed 

where the entrance is located (Exhibit A10).  

9. The applicant shall obtain the appropriate building permits for any future structures/improvements. 

Evidence shall be an approval document from the Canyon County Building Department and 

Middleton Rural Fire Protection District. 

10. Signage shall meet CCCO §07-10-13 requirements, and shall not exceed 32 sq. feet and 10 ft in 

height unless an additional sign permit is applied for and approved by the Director. If it exceeds 6 ft 

in height, a building permit is required. 

11. The staging area and contractor shop shall be maintained in compliance with CCCO Chapter 2 Article 

1: Public Nuisances.  

12. Dust shall be controlled per applicable federal, state laws, ordinances, rules, and regulations that 

pertain to operations including but not limited to nuisance regulations (Canyon County Code of 

Ordinances Chapter 2 Article 1: Public Nuisances) and shall be consistent with Idaho Department of 

Environmental Quality (DEQ) and Environmental Protection Agency (EPA) requirements. 

13. The proposed development shall be in general conformance with the applicant’s site plan and letter 

of intent (Exhibits A2 and A5).  

14. The hours of operation shall be 7 a.m. to 5 p.m. Monday through Friday, as proposed in the 

applicant’s letter of intent and land use worksheet (Exhibits A2 and A4).  

15. Employees' and business vehicles shall be parked on site (not on a public or private road) and shall 

be in operable condition.  

16. Any materials removed from a job site may only be stored on the property for five (5) business days.  

17. This conditional use permit must follow land use time limitation as stated in CCCO 07-07-23: “When 

a conditional use permit is granted, the land use or construction of its facility proposed in the 

application must have commenced within three (3) years of the date of the final decision by the 

presiding party or a court of appropriate jurisdiction. The improvements for the approved use must 

be completed within five (5) years of the same date.  

a. Commencement shall be the signature date of the Findings of Fact, Conclusions of Law, 

and Order of Decision by the Planning and Zoning Commission 
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7. EXHIBITS:  

A. Application Packet & Supporting Materials 
1. Master Application 
2. Letter of Intent 
3. Operations Plan 
4. Land Use Worksheet 
5. Site Plan 
6. Neighborhood Meeting Sign-in Sheet and Mailing List 
7. Agency Acknowledgement 
8. Deed with Instrument No. 2024-013569 
9. Road User’s Maintenance Agreement and Ingress/Egress Easement with Instrument 

No. 2018-016816 
10. Email Correspondence with Applicant: March-May 2025 

B. Supplemental Documents 
1. Parcel Tool 
2. Cases Maps/Reports 

2.1. Aerial 
2.2. Small Air Photo 1-Mile Radius 
2.3. Vicinity 
2.4. Future Land Use – 2030 Comprehensive Plan 
2.5. City of Middleton Comprehensive Plan 
2.6. Zoning 
2.7. Land Use Cases with Report 
2.8. Subdivisions with Report 
2.9. Soils and Prime Farmland with Report 
2.10. Contours 
2.11. Slope Map 

C. Site Visit Photos:  May 16, 2025 
D. Agency Comments Received by: May 23, 2025 

1. Southwest District Health; Received:  April 2, 2025 
1.1. Southwest District Health Pre-Development Notes from September 9, 2024   

Meeting 
2. Idaho Transportation Department; Received:  April 2, 2025 
3. Idaho Department of Environmental Quality; Received: April 7, 2025 
4. Highway District No. 4; Received: April 23, 2025 
5. Canyon County’s Building Department; Received: April 24, 2025 
6. Black Canyon Irrigation District; Received: April 30, 2025 

E. Public Comments Received by:  May 23, 2025 
1. Bede Du Jardin and Denise Thomas; Received: May 6, 2025 
2. Jacquolyn Orcutt; Received:  May 20, 2025 



 

 

 

 

 

 

 

 

 

 

EXHIBIT A 

Application Packet & Supporting Materials 

Hearing Examiner 

Case# CU2024-0019 

Hearing date: June 2, 2025 
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Emily Bunn

From: Kyle Steadman <steadyearthworks@gmail.com>
Sent: Thursday, May 1, 2025 7:38 AM
To: Emily Bunn
Subject: Re: [External]  Re: CU2024-0019

I plan to build a berm and install a fence at the top of the berm.  The fence will be aprox 6’ tall so with the berm and the 
fence will obscure anywhere from 8’-10’ high.  
 
KYLE STEADMAN 
PRESIDENT 
STEADY EARTHWORKS LLC 
208-670-5724 
 
 

On Apr 30, 2025, at 3:38 PM, Emily Bunn <Emily.Bunn@canyoncounty.id.gov> wrote: 

  
Thank you for the information.  
  
Can you please clarify when you say “2’-4’ in height with fence on top,” do you mean that the berm will 
be a 2’-4’ in height with a site-obscuring fence on top of the berm? Or will it be in front of the berm? 
Could you also tell me what the proposed height of the fence will be? 
  
Sincerely,  

 
Emily Bunn,  
Principal Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 
Direct Line:  (208) 454-6632 
Email: emily.bunn@canyoncounty.id.gov 
Website: www.canyoncounty.id.gov 
  
Development Services Department (DSD) 
NEW public office hours 
Effective Jan. 3, 2023 
Monday, Tuesday, Thursday and Friday 
8am – 5pm 
Wednesday 
1pm – 5pm 
**We will not be closed during lunch hour ** 
  
PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email system may be a 
public record and may be subject to disclosure under the Idaho Public Records Act and as such may be copied and 
reproduced by members of the public.  
  
From: Kyle Steadman <steadyearthworks@gmail.com>  
Sent: Tuesday, April 29, 2025 10:49 PM 
To: Emily Bunn <Emily.Bunn@canyoncounty.id.gov> 
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Subject: [External] Re: CU2024-0019 
Importance: High 
  
  
  
SEE ANSWERS BELOW. 
  
Kyle Steadman 
Steady Earthworks LLC 
208-670-5724 
 
 
 

 
 
 

On Apr 29, 2025, at 3:29 PM, Emily Bunn <Emily.Bunn@canyoncounty.id.gov> wrote: 
  
Hello, 
  
Could I please have the recorded easement and Road User’s Maintenance Agreement 
(RUMA) for Tuft Lane? I need the easement to verify legal access is available to the 
property. 
  
If you could also please answer these questions (which are also listed below) along with a 
couple of other questions I had as soon as possible so I can get the staff report for your 
case finished, it would be much appreciated: 

1. Can you give me examples of what type of equipment will be typically stored on 
the property?  PICKUP TRUCKS, EXCAVATORS, TRAILERS, SKID 
STEERS, A COUPLE DUMP TRUCKS 

2. Will there ever be leftover materials stored on the property from job sites (such 
as those that need to be hauled to the dump)?  NO NOT TRASH.  LEFT OVER 
MATERIAL THAT IS  USABLE….YES 

3. Will there ever by customers coming to the site? POSSIBLE BUT RARE 
4. How tall are you proposing the berm? I understand the berm will be placed with 

a privacy face, will the privacy fence be placed in front of the berm? On the site 
plan that was provided it shows a blue line, is that where the privacy fence and 
berm is proposed to be located? BETWEEN 2’ - 4’ WITH FENCE ON TOP 

5. What is the plan for water on the property?  WILL DRILL A WELL 
6. I see in your letter you state there will be a gravel parking area, do you plan to 

have most of the property graveled for the parking of equipment? Or is it only a 
portion of the property? AT LEAST 60% 

  
  
Sincerely, 
<image001.png> 
Emily Bunn, 
Principal Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 
Direct Line:  (208) 454-6632 
Email: emily.bunn@canyoncounty.id.gov 
Website: www.canyoncounty.id.gov 
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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.  
  
From: Emily Bunn  
Sent: Monday, April 28, 2025 9:24 AM 
To: 'steadyearthworks@gmail.com' <steadyearthworks@gmail.com> 
Subject: RE: CU2024-0019 
  
Hello, 
  
Attached is the scheduling letter for your case on Monday June 2nd at 1:00 p.m. This case 
will be in front of the hearing examiner. 
  
Please see attached letter for details such as location and deadline for submitting 
materials for your case. 
  
Sincerely, 
<image001.png> 
Emily Bunn, 
Principal Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 
Direct Line:  (208) 454-6632 
Email: emily.bunn@canyoncounty.id.gov 
Website: www.canyoncounty.id.gov 
  
Development Services Department (DSD) 
NEW public office hours 
Effective Jan. 3, 2023 
Monday, Tuesday, Thursday and Friday 
8am – 5pm 
Wednesday 
1pm – 5pm 
**We will not be closed during lunch hour ** 
  
PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email 
system may be a public record and may be subject to disclosure under the Idaho Public Records 
Act and as such may be copied and reproduced by members of the public.  
  

From: Emily Bunn  
Sent: Thursday, April 24, 2025 3:58 PM 
To: 'steadyearthworks@gmail.com' <steadyearthworks@gmail.com> 
Subject: RE: CU2024-0019 
  
Hello again, 
  
I have been working through the staff report today and have the following questions: 
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1. Can you give me examples of what type of equipment will be typically stored on 
the property? 

2. Will there ever be leftover materials stored on the property from job sites (such 
as those that need to be hauled to the dump)? 

3. Will there ever by customers coming to the site? 
4. How tall are you proposing the berm? I understand the berm will be placed with 

a privacy face, will the privacy fence be placed in front of the privacy fence?. On 
the site plan that was provided it shows a blue line, is that where the privacy 
fence and berm is proposed to be located? 

  
Sincerely, 
<image001.png> 
Emily Bunn, 
Principal Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 
Direct Line:  (208) 454-6632 
Email: emily.bunn@canyoncounty.id.gov 
Website: www.canyoncounty.id.gov 
  
Development Services Department (DSD) 
NEW public office hours 
Effective Jan. 3, 2023 
Monday, Tuesday, Thursday and Friday 
8am – 5pm 
Wednesday 
1pm – 5pm 
**We will not be closed during lunch hour ** 
  
PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email 
system may be a public record and may be subject to disclosure under the Idaho Public Records 
Act and as such may be copied and reproduced by members of the public.  
  
From: Emily Bunn  
Sent: Thursday, April 24, 2025 1:35 PM 
To: 'steadyearthworks@gmail.com' <steadyearthworks@gmail.com> 
Subject: RE: CU2024-0019 
  
Hello, 
  
I am looking at scheduling your case for either the June 2nd or June 5th hearing. Would 
either of those dates work for you? 
 
Sincerely,  
<image001.png> 
Emily Bunn, 
Principal Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 
Direct Line:  (208) 454-6632 
Email: emily.bunn@canyoncounty.id.gov 
Website: www.canyoncounty.id.gov 
  
Development Services Department (DSD) 
NEW public office hours 
Effective Jan. 3, 2023 
Monday, Tuesday, Thursday and Friday 
8am – 5pm 
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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.  
  
From: Emily Bunn  
Sent: Thursday, March 27, 2025 11:12 AM 
To: 'steadyearthworks@gmail.com' <steadyearthworks@gmail.com> 
Subject: CU2024-0019 
  
Hello, 
  
I am the planner assigned to your conditional use permit for a staging area and contractor 
shop. 
  
I have looked over your conditional use permit application and you covered a lot of my 
usual questions with this type of use which is helpful. 
  
I am going to have the initial agency notifications sent out by tomorrow or Monday. This 
is a 30-day notification period. After that period, I will touch base with you again on what 
my timeline will be for drafting the staff report to bring the conditional use permit to a 
public hearing. 
  
If you have any questions in the meantime, please feel free to reach out. 
  
Sincerely, 
<image001.png> 
Emily Bunn, 
Associate Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 
Direct Line:  (208) 454-6632 
Email: emily.bunn@canyoncounty.id.gov 
Website: www.canyoncounty.id.gov 
  
Development Services Department (DSD) 
NEW public office hours 
Effective Jan. 3, 2023 
Monday, Tuesday, Thursday and Friday 
8am – 5pm 
Wednesday 
1pm – 5pm 
**We will not be closed during lunch hour ** 
  
PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email 
system may be a public record and may be subject to disclosure under the Idaho Public Records 
Act and as such may be copied and reproduced by members of the public.  

  



 

 

 

 

 

 

 

 

 

 

EXHIBIT B 

Supplemental Documents 

Hearing Examiner 

Case# CU2024-0019 

Hearing date: June 2, 2025 

 



PARCEL INFORMATION REPORT 4/24/2025 2:05:45 PMR34474012
PARCEL NUMBER: R34474012

OWNER NAME: STEADMAN KYLE

CO-OWNER:

MAILING ADDRESS: 14755 HILLSIDE DR CALDWELL ID 83607

SITE ADDRESS: 0 TOFT LN

TAX CODE: 0320000

TWP: 4N   RNG: 3W   SEC: 03  QUARTER: NE

ACRES: 2.18

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: MIDDLETON

FUTURE LAND USE 2011-2022 : Res

FLU Overlay Zone Desc 2030:

FLU RR Zone Desc 2030:

FUTURE LAND USE 2030: Res

IRRIGATION DISTRICT: BLACK CANYON IRRIGATION DIST

FEMA FLOOD ZONE: X FLOODWAY: NOT In FLOODWAY FIRM PANEL: 16027C0235F
     

WETLAND: NOT In WETLAND

NITRATE PRIORITY: NE CANYON CO.

FUNCTIONAL Classification: COLLECTOR

INSTRUMENT NO. : 2024013569

SCENIC BYWAY: NOT In Scenic Byway

LEGAL DESCRIPTION: 03-4N-3W NE TX 22238 IN GOVT LT 2

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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R34474012

Canyon County, ID Web Map

Bureau of Land Management, State of Oregon, State of Oregon DOT, State
of Oregon GEO, Esri Canada, Esri, HERE, Garmin, INCREMENT P, USGS,
EPA, USDA

Parcel Number Search _Query result_2

Hydro_NHDFlowline

County Boundary

Current Impact Area

City Limits

Sections

CC_PrivateRoads

ITDFunctionalClassification

Major Collector

Urban_2023

Red:   Red

Green: Green

Blue:  Blue

4/24/2025, 1:35:16 PM
0 0.01 0.020.01 mi

0 0.02 0.040.01 km

1:1,128

Canyon County, ID
Bureau of Land Management, State of Oregon, State of Oregon DOT, State of Oregon GEO, Esri Canada, Esri, HERE, Garmin, INCREMENT P, USGS, EPA, USDA | City of Nampa |

ebunn
Text Box
Exhibit B2.1




FRUITDALE FARMS

DRAKE SUB

EL PASO HEIGHTS

RANCHETTE ESTATES

NORTHSLOPE ESTATES #1

NORTHSLOPE ESTATES #2

ALBION ACRES SUBDIVISION NO. 1

ALBION ACRES SUBDIVISION NO. 2

WEN-JEFF ESTATES

BALE SUB

WILLIS ESTATES SUBDIVISION

FINAL PLAT OF SADDLEBACK RIDGE ESTATES SUBDIVISION

DEE ANN MEADOWS SUB

RADFORD RIDGES SUBDIVISION

SLEEPY HOLLOW SUBDIVISION

Willis Rd

F
re

ez
eo

u
t 

R
d

S
to

n
e 

L
n

C
an

yo
n

 L
n

F
al

co
n

 L
n

Gadsden Ln

H
ar

ve
y 

R
d

To
ft

 L
n

Jenny Ln

W
h

al
e 

B
ay

 L
n

B
re

ye
r 

R
d

Red Tide Ln

Hidden Canyon Ln

Steadman
Small Air Photo 1 Mile

IMAGES WERE FLOWN IN THE FALL OF 2024.

0 0.25 0.5
Miles

City_Limits

Wetlands

ebunn
Text Box
Exhibit B2.2




ebunn
Text Box
Exhibit B2.3




I 84 E
B

I 84 W
B

O
ld

 H
w

y 
30

Willis Rd

F
re

ez
eo

u
t 

R
d

Purple Sage Rd

E
l P

as
o

 R
d

H
ar

ve
y 

R
d

S
to

n
e 

L
n

R
iv

er
 R

d

C
an

yo
n

 L
n

B
al

la
rd

 L
n

K
en

ri
d

g
e 

R
d

F
al

co
n

 L
n

C
h

an
n

el
 R

d

Hwy 44

Griffin Ln

R
an

ch
 R

d

E
m

m
et

t 
R

d

B
ig

 L
o

o
n

 W
ay

S
h

au
tz

y 
L

n

Mink Rd

Himark Way

T
ig

er L
n

G
eri Ln

Green Rd

Gadsden Ln

Una St

Hillside Dr

L
eg

en
d

s 
L

n

Gary Ln

Lewis Ranch Rd

Raptor Ln

To
ft L

n

Oma St

Raymond D
r

Savary Ln

Silv
er

st
one 

Ln

Jenny Ln

Greenwell Ln

E
xi

t 
25

 E
 O

ff
 R

am
p

D
un

n 
D

r

A
rr

o
yo

 C
t

S
h

er
yl

 L
n

Caribou Ct

E
xit 25 W

 O
n

 R
am

p

L
aa

n
 D

r
Wen Jeff Ln

21
st

 A
ve

 W

Daisy St

Leather Ridge Rd

W
h

al
e 

B
ay

 L
n

R
o

ad
ru

n
n

er
 L

n

B
re

ye
r 

R
d

W 9th St

A
rd

m
o

re
 C

t

JS
h

irt L
n

Longwood Ct

Destiny Pl

Chukar St

L
avier A

ve

Eagle Dr

Pronghorn Dr

B
o

w
m

o
re C

t

Red Barn Ct

H
av

ar
d

 O
ak

 P
l

W
ill

is
 C

re
ek

 S
t

M
ikes B

lvd

Game Bird Dr

R
ai

n
b

o
w

 R
id

g
e

C
learw

ater L
n

Latigo Ln

Mindi St

P
h

ill
is

 L
n

C
o

ven
try D

r

E
n

ch
an

ted
 P

in
e C

t

Boulder Creek Ln

K
iw

i L
n

B
u

r 
O

ak
 P

l

Hidden Canyon Ln

P
la

in
fie

ld
 D

r

Elk Spring St

Crossview Ln

Mortensen Ct
W

hi
te

 O
ak

 D
r

B
ay

w
at

er
 D

r

W
ic

kl
an

d
 L

n

E
m

m
et

t 
R

d

Hwy 44

Willis Rd

0 0.80.4

Miles

Legend
Future Land Use 2030

COMMERCIAL
INDUSTRIAL
RESIDENTIAL

SUBJECT PROPERTY

Steadman
Future Land Use map

ebunn
Text Box
Exhibit B2.4




ebunn
Text Box
Exhibit B2.5




I 84 E
B

I 84 W
B

O
L

D
 H

W
Y

 3
0

WILLIS RD

F
R

E
E

Z
E

O
U

T
 R

D

PURPLE SAGE RD

E
L

 P
A

S
O

 R
D

H
A

R
V

E
Y

 R
D

S
T

O
N

E
 L

N

R
IV

E
R

 R
D

C
A

N
Y

O
N

 L
N

K
E

N
R

ID
G

E
 R

D

B
A

L
L

A
R

D
 L

N

HWY 44

FA
L

C
O

N
 L

N

GRIFFIN LN

R
A

N
C

H
 R

D

E
M

M
E

T
T

 R
D

B
IG

 L
O

O
N

 W
A

Y

MINK RD

GREEN RD

S
H

A
U

T
Z

Y
 L

N

HIMARK W
AY

G
E

R
I LN

GADSDEN LN

UNA ST

C
H

A
N

N
E

L
 R

D

L
E

G
E

N
D

S
 L

N

LEWIS RANCH RD

OMA ST

RAYMOND D
R

T
O

F
T

 L
N

E
X

IT
 2

5 
E

 O
F

F
 R

A
M

P

SAVARY LN

D
U

N
N

 D
R

S
H

E
R

Y
L

 L
N

GREENWELL LN

21
S

T
 A

V
E

 W

CARIBOU CT

A
R

R
O

Y
O

 C
T

DAISY ST

W
H

A
L

E
 B

A
Y

 L
N

W 9TH ST

R
O

A
D

R
U

N
N

E
R

 L
N

B
R

E
Y

E
R

 R
D

P
IN

E
H

U
R

S
T W

AY

T
IM

B
E

R
 H

IL
L

S
 R

D
LONGWOOD CT

ALKMAAR ST

L
A

V
IE

R
 A

V
E

CHUKAR ST

D
E

S
E

R
T

 P
IN

E
 C

T

R
A

IN
B

O
W

 R
ID

G
E

CONNIE LNH
A

V
A

R
D

 O
A

K
 P

L

A
D

E
L

E
 L

NPRONGHORN DR

E
X

IT
 25 E

 O
N

 R
A

M
P

B
U

R
 O

A
K

 P
L

E
M

M
E

T
T

 R
D

E
M

M
E

T
T

 R
D

HWY 44

E
L

 P
A

S
O

 R
D

Steadman
Zoning & Classification Map

Subject Property

0 10.5

Miles

CurrentZoning

RR

CR-RR

R1

CR-R1

R2

C

C1

CR-C1

C2

CR-C2

M1

CR-M1

M2

AG

ITD Functional Classification

Interstate

Major Collector

Minor Arterial

Minor Collector

Other Principal Arterials

ebunn
Text Box
Exhibit B2.6




ebunn
Text Box
Exhibit B2.7




ID CASENUM REQUEST CASENAME FINALDECIS
1 SD2019-0004 Boulder Creek Sub Boulder Creek Sub APPROVED
2 SD2018-0019 Plat - Green Hills Landing Sub Green Hills Landing Sub APPROVED
3 RZ2021-0016 Rezpme AG to R 1 Guijaro APPROVED
4 RZ2021-0016 Rezpme AG to R 1 Guijaro APPROVED
5 SD2022-0003 Hidden Legends Estates Sub Hidden Legends Estates Sub APPROVE
6 CU2022-0032 Cup for school Jones APPROVED
7 CR2022-0007 Rezone CR-C1 to CR-C2 Payne APPROVED
8 RZ2022-0006 Rezone AG to CR-R1 Phoenix APPROVED

9 SD2020-0026 Plat - Purple Sage Esates No.5 Plat - Purple Sage Esates No.5 APPROVED
10 SD2019-0043 Purple Sage Estaates No.4 Purples Sage Estates No.4 APPROVED

11 CU2021-0009 Planned Unit Development Sage Gate Storage & Business Park DENIED
12 SD2023-0011 Sage Gate Storage Preliminary Plat Sage Gate Storage Sub APPROVED
13 SD2023-0008 Sleep Hollow Sub #2 Sleep Hollow Sub #2 APPROVED
14 SD2020-0010 Preliminary Plat - Spring Hills Ranch Sub Spring Hills Ranch Sub APPROVED
15 CU2022-0031 RV Storage TOUPS TYLER Approved W/ conditional
16 Trison Estates Sub 0 Trison Estates Sub Approved
17 RZ2019-0040 Rezone AG to R1 Wangsgard, Kathi APPROVED
18 CR2022-0026 AG to CR-R1 Woodruff APPROVED

CASE SUMMARY



ebunn
Text Box
Exhibit B2.8




NUMBER OF SUBS ACRES IN SUB NUMBER OF LOTS AVERAGE LOT SIZE

45 1194.21 652 1.83

NUMBER OF SUBS IN PLATTING ACRES IN SUB NUMBER OF LOTS AVERAGE LOT SIZE

8 194.69 119 1.64

NUMBER OF LOTS NOTIFIED AVERAGE MEDIAN MINIMUM MAXIMUM

11 12.62 2.18 0.83 45.64

NUMBER OF MOBILE HOME PARKS ACRES IN MHP NUMBER OF SITES AVG HOMES PER ACRE MAXIMUM

Label LOCATION ACRES NO. OF LOTS AVERAGE LOT SIZE CITY OF… Year

1 5N3W34 41.10 19 2.16 COUNTY (Canyon) 2018

2 5N3W34 33.13 14 2.37 COUNTY (Canyon) 2018

3 4N3W02 21.36 10 2.14 COUNTY (Canyon) 1971

4 4N3W03 7.08 7 1.01 COUNTY (Canyon) 1990

5 4N3W03 18.01 7 2.57 COUNTY (Canyon) 2020

6 5N3W34 4.25 2 2.12 COUNTY (Canyon) 2014

7 5N3W35 36.47 31 1.18 COUNTY (Canyon) 1972

8 5N3W34 9.71 12 0.81 COUNTY (Canyon) 1974

9 5N3W35 40.05 41 0.98 COUNTY (Canyon) 1973

10 5N3W34 35.62 11 3.24 COUNTY (Canyon) 1998

11 5N3W34 37.90 7 5.41 COUNTY (Canyon) 1998

12 4N3W03 35.81 16 2.24 COUNTY (Canyon) 2020

13 4N3W04 4.82 9 0.54 COUNTY (Canyon) 1987

14 4N3W04 11.35 21 0.54 COUNTY (Canyon) 1996

15 5N3W34 21.64 26 0.83 COUNTY (Canyon) 1992

16 5N3W34 0.42 1 0.42 COUNTY (Canyon) 1996

17 4N3W10 53.58 20 2.68 COUNTY (Canyon) 1907

18 4N3W03 273.92 83 3.30 COUNTY (Canyon) 1911

19 4N3W04 4.69 9 0.52 COUNTY (Canyon) 1985

20 4N3W04 19.59 9 2.18 COUNTY (Canyon) 2023

21 4N3W10 5.09 4 1.27 COUNTY (Canyon) 2005

22 4N3W02 25.33 4 6.33 COUNTY (Canyon) 2017

23 4N3W02 42.71 15 2.85 COUNTY (Canyon) 2004

24 4N3W02 37.37 12 3.11 COUNTY (Canyon) 2005

25 4N3W04 6.49 2 3.24 COUNTY (Canyon) 2019

26 5N3W33 27.00 22 1.23 COUNTY (Canyon) 2019

27 5N3W33 33.44 25 1.34 COUNTY (Canyon) 2021

28 5N3W33 28.45 25 1.14 COUNTY (Canyon) 2022

29 5N3W34 4.75 3 1.58 COUNTY (Canyon) 2019

30 5N3W34 4.59 2 2.29 COUNTY (Canyon) 2017

31 5N3W35 15.21 7 2.17 COUNTY (Canyon) 2003

32 4N3W03 17.05 20 0.85 COUNTY (Canyon) 1972

33 4N3W03 2.89 9 0.32 COUNTY (Canyon) 1974

34 4N3W10 21.39 10 2.14 COUNTY (Canyon) 2001

35 4N3W03 17.60 6 2.93 COUNTY (Canyon) 2005

36 4N3W03 2.72 3 0.91 COUNTY(CANYON) 2024

37 5N3W34 38.15 28 1.36 COUNTY (Canyon) 2022

38 4N3W03&04 45.62 28 1.63 COUNTY (Canyon) 2021

39 5N3W35 6.53 6 1.09 COUNTY (Canyon) 2006

40 5N3W34 16.78 7 2.40 COUNTY (Canyon) 1997

41 4N3W03 11.42 10 1.14 COUNTY (Canyon) 1971

42 5N3W35 28.54 19 1.50 COUNTY (Canyon) 2005

43 4N3W03 19.35 10 1.93 COUNTY (Canyon) 2008

44 5N3W33 21.11 16 1.32 COUNTY (Canyon) 1998

45 4N3W04 4.14 4 1.03 COUNTY (Canyon) 2001

WILLIS CREEK SUBDIVISION

WILLIS ESTATES SUBDIVISION

WILLIS RANCH

YOTIE SUB

SPRING HILL RANCH SUBDIVISION

RANCH ROAD ESTATES

RANCHETTE ESTATES

RANCHETTE ESTATES #2

RADFORD RIDGES SUBDIVISION

TIMBER HILLS SUBDIVISION

VAVOLD HEIGHTS SUB

WEN-JEFF ESTATES

WHITTLE SUB

SUBDIVISION & LOT REPORT

NORTHSLOPE ESTATES #1

EL PASO HEIGHTS

FINAL PLAT OF SADDLEBACK RIDGE ESTATES SUBDIVISION

FOREST HILLS ESTATES

FOREST HILLS ESTATES #2

NORTHSLOPE ESTATES #2

RIVER ROAD ESTATES

SLEEPY HOLLOW SUBDIVISION

SLEEPY HOLLOW SUBDIVISION PHASE 2

PALOMINOS SUBDIVISION

PURPLE SAGE ESTATES SUBDIVISION NO. 3

PURPLE SAGE ESTATES SUBDIVISION NO. 4

PURPLE SAGE ESTATES SUBDIVISION NO. 5

RADFORD RIDGES NO 2 SUBDIVISION

FOX RIDGE ESTATES

FOX RIDGE ESTATES #3

BOULDER CREEK SUBDIVISION

CHAMBERLAIN SUBDIVISION

D&S PURPLE SAGE RANCHETTES

DEE ANN MEADOWS SUB

DRAKE SUB

EAGLES NEST ESTATES

SUBDIVISION NAME

ALBION ACRES SUBDIVISION NO. 1

ALBION ACRES SUBDIVISION NO. 2

ATKINSON SUB

BALE SUB

PLATTED SUBDIVISIONS

FROST FARMS

FRUITDALE FARMS

HECK SUB #1

HIDDEN LEGENDS ESTATES SUBDIVISION

KAMEO SUB

KINDER PLATZ SUBDIVISION



ACRES NO. OF LOTS AVERAGE LOT SIZE

28.32 23 1.23

45.49 28 1.62

19.51 8 2.44

19.03 9 2.11

4.12 4 1.03

57.40 40 1.44

20.82 7 2.97

0.00 0 #DIV/0!

SITE ADDRESS ACRES NO. OF SPACES UNITS PER ACRE CITY OF…

Alpine View Estates

SUBDIVISIONS IN PLATTING

Hidden Legends Esates

Kelly Ridge

Timber Hills

MOBILE HOME & RV PARKS

Green Hills Landing Sub

Sage Gate Sub

Sleepy Hollow Sub #2

Purple Sage Estates No.5

SUBDIVISION NAME

SUBDIVISION NAME
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SOIL INFORMATION IS DERIVED FROM THE USDA'S CANYON COUNTY SOIL SURVEY OF 2018
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Prime Farm Lands

SOIL INFORMATION IS DERIVED FROM THE USDA'S CANYON COUNTY SOIL SURVEY OF 2018

0 0.250.125

Miles

Subject Property

TAXLOTS

City_Limits

WETLANDS

2C_Hydro

FARMLAND
Farmland of statewide importance

Farmland of statewide importance, if irrigated

Farmland of statewide importance, if irrigated and reclaimed of excess salts and sodium

Not prime farmland

Water/Gravel Pit/ Rock outcrop/ Riverwash/ Terrace Escarpments

Prime farmland if irrigated

Prime farmland if irrigated and drained

Prime farmland if irrigated and reclaimed of excess salts and sodium



SOIL CAPABILITY CLASS SOIL CAPABILITY SQUARE FOOTAGE ACREAGE PERCENTAGE

6 LEAST SUITED SOIL 58963.99 1.35 62.15%
2 BEST SUITED SOIL 5770.88 0.13 6.08%
4 MODERATELY SUITED SOIL 19807.83 0.45 20.88%
3 MODERATELY SUITED SOIL 10329.34 0.24 10.89%

94872.05 2.18 100%

SOIL NAME FARMLAND TYPE SQUARE FOOTAGE ACREAGE PERCENTAGE

PhD Not prime farmland 58963.99 1.35 62.15%
JeB Prime farmland if irrigated 5770.88 0.13 6.08%
EvC Farmland of statewide importance, if irrigated 19807.83 0.45 20.88%
PhB Prime farmland if irrigated 10329.34 0.24 10.89%

94872.05 2.18 100%

SOIL REPORT

FARMLAND REPORT

SOIL INFORMATION IS DERIVED FROM THE USDA's CANYON COUNTY SOIL SURVEY OF 2018



GRADE SOILTYPE

1 BEST SUITED SOIL
2 BEST SUITED SOIL
3 MODERATELY SUITED SOIL
4 MODERATELY SUITED SOIL
5 LEAST SUITED SOIL
6 LEAST SUITED SOIL
7 LEAST SUITED SOIL
8 LEAST SUITED SOIL
9 LEAST SUITED SOIL
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FRUITDALE FARMS
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Exhibit C: Site Photos Taken on May 16, 2025 

Image 1 (left): Taken at the 
Entrance of the Subject Property 
Facing East on Willis Road 

Image 2 (right): Taken at the 
Entrance of the Subject Property 
Facing West on Willis Road 

Images 3 and 4 (left): Taken at 
Entrance of Toft Lane Facing 
North 

Image 5 (left): Taken at the 
Entrance of Toft Lane Facing 
South  

Image 6 (right): Taken on Toft 
Lane Facing Southeast 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Image 7 (left): Taken on the 
Subject Property facing 
Southwest.  

Image 8 (right): Taken on the 
Subject Property Facing North 

 

Image 9 (left): Taken on the 
Subject Property Facing 
Northeast 

Image 10 (right): Taken on the 
Subject Property Facing 
Southwest 

Image 11 (left): Taken on the 
Subject Property Facing East 

Image 12 (right): Taken on the 
Subject Property Facing North 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Image 13 (left): Taken on the 
Subject Property Facing East 

Image 14 (right): Taken on 
the Subject Property Facing 
Northeast 

Image 15 (left): Taken on the 
Subject Property Facing 
Northeast 

Image 16 (right): Taken on 
the Subject Property Facing 
Northwest Near Southern 
Boundary 

Image 17 (left): Taken on the 
Subject Property Facing East 

Image 18 (right): Taken on the 
Subject Property Facing 
Northeast 



 

 

 

 

 

 

 

 

 

 

EXHIBIT D 

Agency Comments Received by: May 23, 2025 

Hearing Examiner 

Case# CU2024-0019 

Hearing date: June 2, 2025 
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Emily Bunn

From: Anthony Lee <Anthony.Lee@swdh.id.gov>
Sent: Wednesday, April 2, 2025 7:22 AM
To: Emily Bunn
Subject: [External]  RE: Agency Notification CU2024-0019 / Steadman
Attachments: Pre.Development.Notes.Signed.09.09.2024.pdf

Hi Emily,  
 
Request for comments:  
 

1.) Will a Nutrient Pathogen Study be required? The proposal is in a designated Nitrate Priority Area but 
may not meet the criteria for completing a Nutrient Pathogen Study.  

2.) Will adequate sanitary systems be provided to accommodate the use? Test holes have been 
conducted on-site; if a contractor shop with a bathroom is proposed, the applicant must apply for a 
subsurface sewage disposal permit and submit a letter of intended use if the project is zoned for 
commercial.   

3.) Any concerns about the use or request for rezoning? If so, are there any conditions or mitigation 
measures recommended to ensure the use or requested rezone minimizes potential impacts to the 
surrounding area and nearby city? SWDH does not see any concerns with the zoning of this proposal 
if it meets all the requirements above.   

 
See the attached pre-development notes. 
 
Please 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: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Tuesday, April 1, 2025 4:22 PM 
To: '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>; 'chopper@hwydistrict4.org' <chopper@hwydistrict4.org>; 
'brandy.walker@centurylink.com' <brandy.walker@centurylink.com>; 'eingram@idahopower.com' 

ebunn
Text Box
Exhibit D1




2

<eingram@idahopower.com>; 'easements@idahopower.com' <easements@idahopower.com>; 
'arobins@idahopower.com' <arobins@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>; '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>; Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>; Cassie Lamb 
<Cassie.Lamb@canyoncounty.id.gov>; Tom Crosby <Tom.Crosby@canyoncounty.id.gov>; Eric Arthur 
<Eric.Arthur@canyoncounty.id.gov>; Kathy Husted <Kathleen.Husted@canyoncounty.id.gov>; Tony Almeida 
<tony.almeida@canyoncounty.id.gov>; Assessor Website <2cAsr@canyoncounty.id.gov>; 'BRO.Admin@deq.idaho.gov' 
<BRO.Admin@deq.idaho.gov>; 'file@idwr.idaho.gov' <file@idwr.idaho.gov> 
Subject: Agency Notification CU2024-0019 / Steadman 
 
CAUTION: This email originated outside the State of Idaho network. Verify links and attachments BEFORE you click or open, even 
if you recognize and/or trust the sender. Contact your agency service desk with any concerns.  
 

Please see the attached agency notice. You are invited to provide written testimony or comments by May 1, 2025, 
although as of this point, no hearing date has been set. You will receive a separate notification when the hearing date 
has been set for this case. If the comment deadline is on a weekend or holiday, it will move to close of business 5pm the 
next business day. The deadline for written testimony or additional exhibits is to ensure planners can consider the 
information as they develop their staff report and recommended findings. All items received by the deadline will also be 
placed in the hearing packet, allowing the hearing body adequate time to review the submitted information. 
 
Please direct your comments or questions to Planner Emily Bunn at emily.bunn@canyoncounty.id.gov. 
 
Thank you, 
 

 
Caitlin Ross 
Hearing Specialist 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 

  
Direct Line:  208-454-7463            
Email:  Caitlin.Ross@canyoncounty.id.gov 
Website:  www.canyoncounty.id.gov 
 
Development Services Department (DSD) 
NEW public office hours 
Effective Jan. 3, 2023 
Monday, Tuesday, Thursday and Friday 
8am – 5pm 
Wednesday 
1pm – 5pm 
**We will not be closed during lunch hour ** 
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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.  
 



Name of Development: 
Applicant: 
P.E./P.G.:
All others in Attendance:

Number of Lots or Flow: 

_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________EHS #’s_________Date___________ 

_________________ Acreage of Proposed Development: __________________ 
Location of Development: _________________________________________________________________ 

_________________________________________________________________ 
_________________________________________________________________ 

Project in Area of Concern: ______________________ Groundwater/Rock <10’ ______________________ 
Level 1 NP Necessary for N: _________________________________________________________________ 

LSAS/CSS Proposed:  _________________________________________________________________ 
BRO meeting for P or above: _________________________________________________________________ 
Proposed Drinking Water: Individual     , City     , Community     , Public Water Supply 
BRO meeting for PWS, Com: _________________________________________________________________ 

Information Distributed: 

Additional Comments: 

SER       , NP Guidance       , Non-Domestic WW ap. 

_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 

Attach conceptual plan, if provided, or any other correspondence, and create a file for this information.  The information will be 
helpful when responding to the county about permitting requirements and should be maintained with the subdivision file or 
commercial permit file when completed, for a complete written history of the project and SWDH involvement. 

1008 E. Locust 
Emmett 83617 
365-6371 
FAX 365-4729 

1155 Third Ave., N. 
Payette 83661 
642-9321 
FAX 642-5098 

46 W. Court 
Weiser 83672 
549-2370 
FAX 549-2371 

824 S. Diamond St. 
Nampa 83686 
465-8402 
FAX 442-2809 

Pre-Development Meeting 

Pending

Anthony Lee
Rectangle
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Emily Bunn

From: Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov>
Sent: Wednesday, April 2, 2025 10:52 AM
To: Emily Bunn
Cc: Caitlin Ross
Subject: [External]  RE: Agency Notification CU2024-0019 / Steadman

Good Morning, Emily! 
 

After careful review of the transmittal submitted to ITD on April 1, 2025, regarding CU2024-0019 / Steadman, the 
Department has no comments or concerns to make at this time. This application is approximately 1.5 miles north of SH-
44 and we are not anticipating a major impact to the state highway system.  

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: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Tuesday, April 1, 2025 4:22 PM 
To: '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>; 'chopper@hwydistrict4.org' <chopper@hwydistrict4.org>; 
'brandy.walker@centurylink.com' <brandy.walker@centurylink.com>; 'eingram@idahopower.com' 
<eingram@idahopower.com>; 'easements@idahopower.com' <easements@idahopower.com>; 
'arobins@idahopower.com' <arobins@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>; 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>; Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>; Cassie Lamb 
<Cassie.Lamb@canyoncounty.id.gov>; Tom Crosby <Tom.Crosby@canyoncounty.id.gov>; Eric Arthur 
<Eric.Arthur@canyoncounty.id.gov>; Kathy Husted <Kathleen.Husted@canyoncounty.id.gov>; Tony Almeida 
<tony.almeida@canyoncounty.id.gov>; Assessor Website <2cAsr@canyoncounty.id.gov>; 'BRO.Admin@deq.idaho.gov' 
<BRO.Admin@deq.idaho.gov>; 'file@idwr.idaho.gov' <file@idwr.idaho.gov> 
Subject: Agency Notification CU2024-0019 / Steadman 
 
CAUTION: This email originated outside the State of Idaho network. Verify links and attachments BEFORE you click or open, even 
if you recognize and/or trust the sender. Contact your agency service desk with any concerns.  
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Please see the attached agency notice. You are invited to provide written testimony or comments by May 1, 2025, 
although as of this point, no hearing date has been set. You will receive a separate notification when the hearing date 
has been set for this case. If the comment deadline is on a weekend or holiday, it will move to close of business 5pm the 
next business day. The deadline for written testimony or additional exhibits is to ensure planners can consider the 
information as they develop their staff report and recommended findings. All items received by the deadline will also be 
placed in the hearing packet, allowing the hearing body adequate time to review the submitted information. 
 
Please direct your comments or questions to Planner Emily Bunn at emily.bunn@canyoncounty.id.gov. 
 
Thank you, 
 

 
Caitlin Ross 
Hearing Specialist 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 

  
Direct Line:  208-454-7463            
Email:  Caitlin.Ross@canyoncounty.id.gov 
Website:  www.canyoncounty.id.gov 
 
Development Services Department (DSD) 
NEW public office hours 
Effective Jan. 3, 2023 
Monday, Tuesday, Thursday and Friday 
8am – 5pm 
Wednesday 
1pm – 5pm 
**We will not be closed during lunch hour ** 
 
PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email system may be a public 
record and may be subject to disclosure under the Idaho Public Records Act and as such may be copied and 
reproduced by members of the public.  
 



 

 

 

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

Brad Little, Governor 
Jess Byrne, Director 

 

 

 

 

April 7, 2025 

   
Emily Bunn, Planner 
111 North 11th Ave.  
Ste. 310 
Caldwell, Idaho, 83605 
emily.bunn@canyoncounty.id.gov 
 
Subject: Agency Notification CU2024-0019 / Steadman 
 
Dear Ms. Bunn: 
 
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 open burning (58.01.01.600-617). 

 IDAPA 58.01.01.614 sets out the rules for prescribed burning in Idaho. Please ensure all 
prescribed burning is done in compliance with the rules, and in compliance with the 2010 
Operations Guide of the Montana/Idaho Airshed Group. 
 
For questions, contact David Luft, Air Quality Manager, at 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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Emily Bunn

From: Tom Crosby
Sent: Thursday, April 24, 2025 11:28 AM
To: Emily Bunn
Subject: RE: [External]  RE: Agency Notification CU2024-0019 / Steadman

The new shop will require a commercial building permit. 
 

From: Emily Bunn <Emily.Bunn@canyoncounty.id.gov>  
Sent: Thursday, April 24, 2025 11:17 AM 
To: Tom Crosby <Tom.Crosby@canyoncounty.id.gov> 
Subject: FW: [External] RE: Agency Notification CU2024-0019 / Steadman 
 
Hey Tom, 
 
I am working on the staff report for this case as I am hoping to schedule in early June.  
 
Does the building department have any comments ? They are planning on building a shop associated with their contractor 
shop and staging area on Parcel R34474012. 
 
Sincerely,  

 
Emily Bunn,  
Principal Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 
Direct Line:  (208) 454-6632 
Email: emily.bunn@canyoncounty.id.gov 
Website: www.canyoncounty.id.gov 
 
Development Services Department (DSD) 
NEW public office hours 
Effective Jan. 3, 2023 
Monday, Tuesday, Thursday and Friday 
8am – 5pm 
Wednesday 
1pm – 5pm 
**We will not be closed during lunch hour ** 
 
PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email system may be a public record and 
may be subject to disclosure under the Idaho Public Records Act and as such may be copied and reproduced by members of the 
public.  
 
From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Tuesday, April 1, 2025 4:22 PM 
To: '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>; 'chopper@hwydistrict4.org' <chopper@hwydistrict4.org>; 
'brandy.walker@centurylink.com' <brandy.walker@centurylink.com>; 'eingram@idahopower.com' 
<eingram@idahopower.com>; 'easements@idahopower.com' <easements@idahopower.com>; 
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'arobins@idahopower.com' <arobins@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>; '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>; Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>; Cassie Lamb 
<Cassie.Lamb@canyoncounty.id.gov>; Tom Crosby <Tom.Crosby@canyoncounty.id.gov>; Eric Arthur 
<Eric.Arthur@canyoncounty.id.gov>; Kathy Husted <Kathleen.Husted@canyoncounty.id.gov>; Tony Almeida 
<tony.almeida@canyoncounty.id.gov>; Assessor Website <2cAsr@canyoncounty.id.gov>; 'BRO.Admin@deq.idaho.gov' 
<BRO.Admin@deq.idaho.gov>; 'file@idwr.idaho.gov' <file@idwr.idaho.gov> 
Subject: Agency Notification CU2024-0019 / Steadman 
 
CAUTION: This email originated outside the State of Idaho network. Verify links and attachments BEFORE you click or open, even 
if you recognize and/or trust the sender. Contact your agency service desk with any concerns.  
 

Please see the attached agency notice. You are invited to provide written testimony or comments by May 1, 2025, 
although as of this point, no hearing date has been set. You will receive a separate notification when the hearing date 
has been set for this case. If the comment deadline is on a weekend or holiday, it will move to close of business 5pm the 
next business day. The deadline for written testimony or additional exhibits is to ensure planners can consider the 
information as they develop their staff report and recommended findings. All items received by the deadline will also be 
placed in the hearing packet, allowing the hearing body adequate time to review the submitted information. 
 
Please direct your comments or questions to Planner Emily Bunn at emily.bunn@canyoncounty.id.gov. 
 
Thank you, 
 

 
Caitlin Ross 
Hearing Specialist 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 

  
Direct Line:  208-454-7463            
Email:  Caitlin.Ross@canyoncounty.id.gov 
Website:  www.canyoncounty.id.gov 
 
Development Services Department (DSD) 
NEW public office hours 
Effective Jan. 3, 2023 
Monday, Tuesday, Thursday and Friday 
8am – 5pm 
Wednesday 
1pm – 5pm 
**We will not be closed during lunch hour ** 
 
PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email system may be a public 
record and may be subject to disclosure under the Idaho Public Records Act and as such may be copied and 
reproduced by members of the public.  



 

 

 

 

 

 

 

 

 

 

EXHIBIT E 

Public Comments Received by: May 23, 2025 

Hearing Examiner 

Case# CU2024-0019 

Hearing date: June 2, 2025 
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