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PLANNING DIVISION STAFF REPORT 
 
CASE NUMBER: CU2024-0010 
APPLICANT/REPRESENTATIVE:  McIntyre Pastures/ Brent Orton  
PROPERTY OWNER: K & L Properties LLC 
 
APPLICATION: Conditional Use Permit: Special Events Facility, Processing 

Facility and Similar Use to a Conditional Use Permit: Nursery 
Retail 

 
LOCATION: 17995 Lewis Ln, Caldwell ID. 83607 
 Parcel R30154 Approx. 25.91-acres 
 
ANALYST:  Arbay Mberwa, Associate Planner 
REVIEWED BY: Emily Bunn, Principal Planner 
 
REQUEST:  
The applicant, Brent Orton, representing McIntyre Pastures requests a conditional use permit to host 
special events on Parcel R30154 (the subject property) in the “A” (Agricultural) zoning district for farm 
education courses, agritourism and farm to fork events. Additionally, the applicant is requesting a food 
processing facility for egg packaging operations and a similar use to a conditional use permit, a retail 
nursery to allow for the farm store and sale of McIntyre products.  
 

PUBLIC NOTIFICATION: 

 Neighborhood meeting conducted on:  November 28, 2023 

 Agency and Full Political notice: June 3, 2025 

 Neighbor notification within 1,000 feet mailed on:  June 3, 2025 

 Newspaper notice published on: June 3, 2025 

 Notice posted on site on: May 6, 2025 
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1. BACKGROUND:   

Parcel R30154 is a 25.91-acre parcel zoned “A” (Agricultural) with a future land use designation of 

Agricultural (Exhibit B1). The original parcel, approximately 35-acres, was denied for a conditional use 

permit to divide the parcel into four (4) residential lots in May of 2004, due to the parcel being prime 
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agricultural ground (Exhibit B3.1). In July of 2004, LS2004-646, divided the 35-acre parcel into two (2) 

parcels via an administrative land division creating a 3.99-acre parcel (R30154011) and a 31.4-acre parcel 

(R30154) (Exhibit B3.2). It appears the 31.4-acre parcel was divided via deed in 2005, not in accordance 

with Canyon County code creating a 25.9-acre parcel as the subject parcel and a 5.42-acre parcel as 

R30154012 (Exhibit B3.3). According to PI2014-210, the parcel could have been created via building 

permit transfer creating the aforementioned parcels, however staff cannot locate documentation of an 

approval of a building permit transfer that created parcel R30154012 (Exhibit B3.4). Parcel R30154012 

has a building permit on site that was permitted for the subject parcel (Exhibit B3.5). In 2019, the subject 

parcel applied for a property boundary adjustment with parcel R30145012, however the application 

expired due to inactivity but the adjustment took place without approval from Development Services 

(Exhibit B3.6). Therefore, as a proposed condition of approval, the subject property and Parcel R30154012 

shall be recognized through the County prior to commencement.  

The McIntyre Pastures was established in 1909, a storefront was built in 2021 (ZCA2021-0057) (Exhibit 

A2). The applicant submitted a conditional use permit application on April 2, 2024, to host special events 

on site. On May 30, 2025, the applicant amended the application to request a food processing facility for 

the egg packaging operation and a similar use to a conditional use permit: retail nursery to allow the farm 

store and sell of McIntyre products and resale of products (Exhibit A17).  

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 CU2024-0010, McIntyre Pastures, finding the 
application does meet the criteria for approval under Article 07.07.05 of Canyon County zoning 
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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 CU2024-0010, McIntyre Pastures, 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 CU2024-0010, McIntyre Pastures, 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; 

Staff Analysis  A special events facility is permitted in the “A” (Agricultural) zone by 
conditional use permit, pursuant to Canyon County Ordinance §07-10-27. 
The proposed use consists of farm education, farm to fork dinners and 
agritourism events. A special events facility is defined as “any temporary 
event including, but not limited to, weddings, picnics, barbecues, holiday 
events and parties, dances, concerts, footraces and walks, bazaars, and 
harvest festivals (Canyon County Code of Ordinance (CCCO) §07-12-03).” 

 A food processing facility is permitted in the “A” (Agricultural) zone by 
conditional use permit, pursuant to Canyon County Ordinance §07-10-27. A 
food processing facility is defined as “a facility where food, in its raw product 
form, is prepared for market (CCCO §07-12-03).” The McIntyre’s have an egg 
packaging operation on the subject property.  

 A similar use to a conditional use is permitted in the zone by conditional use 
permit pursuant to (CCCO §07-12-03). A similar use is defined as “a use that 
has characteristics generally like those of a listed or defined use.” The 
applicant is proposing to use retail nursery as a similar use to operate a farm 
store on the subject property where McIntyre products are proposed to be 
sold. Retail nursery is defined as “the selling of products and plants at retail 
and/or wholesale (CCCO §07-02-03).” Nursery is defined as “a place where 
plants are grown for sale or transplanting and where seventy five percent 
(75%) of the products offered for sale are grown on the premises (CCCO §07-
12-03).” 

 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 a special events facility for farm education 
events, farm to fork dinners, tours of the farms and packaging operations, on site 
sales and agritourism events on parcel R30154.  A food processing facility for the 
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egg packaging facility and request of a similar use to a conditional use of a retail 
nursery for the sale of McIntyre products on the subject property.    
 

 Special Event Facility: The applicants are requesting up to 10 monthly events, 
eight (8) Farm to Fork Dinners annually, and no more than 250 attendees. 
90% of events are to be held outdoors while 10% of events are to be held 
indoors due to weather (Exhibit A9.4). Hours of operations for the farm store 
are between 8 a.m. and 6 p.m. Monday through Saturday. See proposed 
condition of approval No. 4a & b. There are occasional extended hours no 
later than 10 p.m. on nights with events to facilitate the proposed uses of 
agritourism classes and special events typically 1-4 times a month attracting 
approximately 50 attendees per event (Exhibit A4).  

 The applicants are proposing a total of approximately 94 parking spaces to 
accommodate the special events (Exhibit A14).  

 Food Processing Facility: Egg packaging operations, where eggs are washed 
and packed for sale such as home deliveries and in store.  

 Retail Nursery: The applicant is requesting to use an 893 square foot farm 
store for the direct sale of eggs, pork, beef, chicken, duck, turkey and more to 
the public via home deliveries, several pickup locations throughout the 
treasure valley and the store located on site. Additionally, the applicants are 
proposing to sell neighboring farm’s goods and resell of products (Exhibit 
A17). See proposed condition of approval No. 17.   

 There are two (2) full time employees for the farm store on site. 
Approximately more than 6 of the McIntyre family members aids with the 
general operations of the farm while 6 to 7 family members aid with the 
special events (Exhibit A9.4). Employee parking is located behind the store 
and processing facility. There are six (6) parking spaces for employees (Exhibit 
A3 & Exhibit C).  

 There are four (4) deliveries per week ranging from home deliveries with 
approximately 30-55 deliveries on Thursdays and to 5 pick-up locations on 
Thursdays and Saturdays. Approximately 90% of the deliveries are McIntyre 
products. There are two (2) shipments coming in per month for meat and egg 
product. There are three (3) McIntyre Pastures trucks equipped with a 
refrigeration unit stored to the southwest of the store, with three (3) loading 
spaces.  

 There is an existing 3’x5’ road sign on site. The applicant, proposes to add a 
4’x20’ sign located above the storefront gable (Exhibit A6 & A16). See 
proposed condition of approval No. 12. 

☒ ☐ ☐ 

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

Staff Analysis The proposed use is consistent with the 2030 Comprehensive plan.  
 
The parcel is zoned “A” (Agricultural) and the 2030 Comprehensive Plan 
designates the parcel as “A” (Agricultural) with an intensive agricultural overlay. 
The following goals, actions and policies align with the proposed use but are not 
limited to: 
 
Chapter 1: Property Rights 
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G1.01.00 Protect the integrity of individual property rights while safeguarding 
public health, safety, and welfare. 
P1.01.01 No person shall be deprived of private property without due process of 
law. 
P1.01.03 Ordinances and land-use decisions should avoid imposing unnecessary 
conditions or procedures in development approvals. 
G1.02.00 Acknowledge the responsibilities of each property owner 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. 
 
Canyon County values the applicants’ and surrounding applicants’ private 
property rights and may support the applicants’ project and surrounding 
applicants’ rights by adding mitigating conditions to the proposed conditional use 
permit 
 
Chapter 3: Economic Development 
G3.01.00 Promote a healthy and sustainable regional economy by retaining, 
expanding, and recruiting businesses to favorable locations. 
P3.01.02 Support suitable sites for economic growth and expansion compatible 
with the surrounding area. 
G3.03.00 Develop and work with organizations on improving tourism in the 
County 
P3.03.03 Identify opportunities for visitor services and attractions through 
agritourism to enhance and support the County's agricultural heritage. 
G3.04.00 Increase agricultural-based and supportive businesses.  
P3.04.01 Build Canyon County as the premier location for agricultural-based 
businesses of all sizes. 
 
“Agriculture is a significant economic driver (2030 Comprehensive Plan Pg. 19).” 
The McIntyre Pastures specializes in agricultural practices such as no till farming. 
“This robust agricultural economy is the product of investment of multiple 
generations of family farms and ranches to produce a volume of crops and 
livestock (2030 Comprehensive Plan Pg. 19).” The McIntyre Pastures has been in 
operation since 1910, and has been evolving since then (Exhibit A4). Approval of 
the conditional use permit will allow the property owner to continue their 
agriculturally-related business.   
 
Chapter 4: Land Us and Community Design 
P4.01.01 Maintain a balance between residential growth and agriculture that 
protects the rural character. 
P4.01.02 Planning, zoning, and land-use decisions should balance the 
community’s interests and protect private property rights. 
P4.02.01 Consider site capability and characteristics when determining the 
appropriate locations and intensities of various land uses. 
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. 
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G4.05.00 Support a diversity of agricultural uses to sustain the agricultural and 
agriculturally related economy. 
 
“This overlay is applied to protect working lands and operations (2030 
Comprehensive Plan, Pg. 28).” The parcel is located in an intensive agricultural 
overlay within the Agricultural zoning designation. The surrounding area is 
primarily used for agricultural practices and therefore compatible with the 
surrounding land use.  
 
Chapter 9: Recreation 
G9.02.00 Expand outdoor recreation offerings and access in Canyon County. 
 
Approval of the request of a special events facility will be established primarily for 
the use for agritourism and agricultural education. Events include but are not 
limited to farm educational courses, farm tours, egg collection and wagon rides 
etc. (Exhibit A9.1).  
 
Chapter 12: Agricultural 
P12.01.01 Preserve and maintain agriculturally designated lands for agricultural 
use. 
G12.04.00 Minimize conflicts between agricultural uses and operations and 
adjacent nonagricultural uses. 
 
The McIntyre Pastures is multi-generational and the vicinity of the property is 
located in an agricultural zone and intensive agricultural overlay. The continuation 
of the use is preserving agricultural ground in Canyon County. Due to the 
surrounding area being zoned “A” (Agricultural) and the subject property’s 
primary uses consist of agricultural practices, therefore conflicts are anticipated 
to be minimal.  

☒ ☐ ☐ 

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 uses are not anticipated to be injurious to other property in the 
immediate vicinity and will not negatively change the essential character of the 
area.  
 
Adjacent Existing Conditions: 

Direction Existing Use Primary Zone Other Zone 

N Agricultural “A”   

E Agricultural “A”  “RR” 

S Agricultural “A”   

W Agricultural “A”  
“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: There are no recent land use cases in the 
surrounding vicinity. One (1) mile to the east of the property there is a subdivision 
application in process requesting to create 238 buildable lots and 21 common lots 
across approximately 240-acres (Exhibit B4). To the south there was a 
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comprehensive plan map amendment application to change the future land use 
designation from “A” (Agricultural) to “RR” (Rural Residential) on a 2.96-acre 
parcel which was later withdrawn (Exhibit B5).  
 
Character of the Area: The parcel is zoned “A” (Agricultural) as is the surrounding 
area. The surrounding parcels are primarily used for agriculture while others are 
zoned agricultural with homesites. The average parcel size in the area is 29.8-
acres. According to the applicant, the location is ideal for agritourism as the 
primary use of the vicinity is agricultural. “The parcel is located west of lizard 
butte and north of the snake river in a historically agricultural area (Exhibit A2).” 
The use is not anticipated to exclude or diminish others use of public or private 
services. The interactions between neighboring parcels are minimal and not 
anticipated to be negative 
 
The general character of the area does not appear to be injurious to other 
properties in the immediate vicinity. The parcel has been in agricultural 
production for decades and with the addition of the store front in 2021, there has 
not been known complaints or concerns raised by the neighbors (Exhibit A2). The 
farm store was not permitted by Development Services. In the Agricultural zone a 
roadside stand is allowed. A roadside stand is defined as “The site used for the 
sale of agricultural products where the majority of the products are produced by 
the landowner (CCCO §07-02-03).” The farm store exceeds the roadside stand 
criteria (CCCO 07-04-23) of 400 square feet, therefore the applicant is requesting 
for a similar use such as a retail nursery to allow for the farm store and bring the 
farm store into compliance with County Code (Exhibit A17). Additionally, the 
applicant requests a food processing facility, see the proposed conditions of 
approval to mitigate negative changes to the character of the area. 
 
The special events facility may increase the sound levels in the immediate vicinity 
due to the store, the freezer fans, and outdoor events that are proposed to be 
held on site.  As the proposed condition states, all amplified sounds shall be 
directed away from adjacent residences. There shall be no amplified sound of any 
kind after 9:00 p.m. on Monday, Tuesday, Wednesday, and Thursday nights, or 
after 10:00 p.m. on Friday and Saturday nights. The hours of operation for the 
special events facility shall be between 8 a.m. and 10 p.m. Monday through 
Saturday. No events shall occur on Sunday. See proposed condition of approval 
No. 4a & b. 
 
A dust mitigation plan was submitted by the applicants on May 23, 2025 (Exhibit 
A10). As proposed, the customer and employee parking will consist of areas that 
are paved, graveled, and on a pasture, so dust should not significantly increase 
dust levels in the vicinity. See proposed condition of approval No. 13 to mitigate 
dust concerns. 
 
There is limited lighting proposed for the special events facility as the events will 
primarily take place outdoors in the day time (Exhibit A). As a proposed condition, 
all exterior lighting shall be fully cut off and fully shielded, and placed to direct the 
light source down and inside the property lines of the facility. All direct glare from 
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the lights shall be contained within the facility area. No light source may be 
placed greater than fifteen (15’) feet in height and shall be off no later than 10 
p.m. (Exhibit A9.4). See proposed condition of approval No. 9b.   
 
Compatibility: The proposed use is not anticipated to directly or indirectly 
interfere with or negatively impact the surrounding land uses. The surrounding 
uses are agricultural with residences. The proposed use is similar to the 
surrounding land uses therefore, limiting the potential negative impacts. The use 
is not anticipated to exclude or diminish others use of public or private services. 
There are adequate services for the proposed use as detailed in section 07-07-
05(5). The interactions between neighboring parcels are minimal and not 
anticipated to be negative. See the proposed conditions of approval to mitigate 
interferences and conflicts that may arise.  
 
During the site visit a member of the McIntyre family stated the parcel to the 
north is used for the egg collecting event and is used occasionally for a tractor and 
sunflower photo spot. If the applicant wishes to modify the conditional use 
permit the applicant may submit a conditional use permit application to amend 
the current conditional use permit to include the parcel to the north. See 
proposed condition of approval No. 4h.i.  
 
See 07-07-05(7) for discussion on traffic and parking with proposed conditions. 

☒ ☐ ☐ 

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 proposed use 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.  
 
Water: Water will be provided via an individual well. The proposed use is 
anticipated to have adequate water system (Exhibit A5). Fully filtered well water 
is only available to the McIntyre family and employees. Bottled water will be 
available for purchase to guests during events (Exhibit A9.4). 
 
Sewer: The proposed use is anticipated to have adequate sewer system(s). There 
is an individual septic system located southeast of the farm store. During special 
events portable sanitation units will be used. During a pre-development meeting 
with Southwest District Health, the applicant was advised to have a set number of 
portable sanitation units depending on the number of hours of the event 
following the Technical Guidance Manual-2024, 4.18 Table 4-16 (Exhibit A7.1). 
The Manual also outlines requirements for the portable sanitation units that shall 
be followed such as maintenance. The proposed use is anticipated to have 
adequate sewer system(s). As a proposed condition, the applicant shall meet all 
SWDH requirements and provide the required amount of portable sanitation 
units in accordance with Southwest District Health. See proposed condition of 
approval No. 7.  
 
Irrigation: The Deer Flat Low Line Canal meanders through the center of the 
property bisecting the parcel running north to south with a 40-foot setback 
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easement on both sides from the center of the canal (Exhibit A3). Per the Land 
Use Worksheet surface irrigation water is provided to the property via gravity 
irrigation to a pressurized irrigation system from the Kuna Mora Canal (Exhibit 
A5). Agency notice was sent to Boise Project Board of Control on December 4, 
2024. Comments were received on December 8, 2024, noting there is a 40-foot 
easement to the east and west of the centerline of the canal. No landscaping or 
gravel shall be installed in the easement per Boise Project Board of Control as it 
will obstruct the ability for maintenance on the canal and a variance will not be 
granted (Exhibit D2). The applicant reached out to Boise Project Board of Control 
in attempt to get a variance as there is an existing fencing and structure(s) located 
just outside of what was believed to be a 25-foot easement from the centerline of 
the canal. The applicant worked with Boise Project Board of Control and came to 
an agreement that the existing fencing and structure(s) can remain in place 
however, future landscaping, crossings or structure(s) shall not be placed within 
the 40-foot easement to not obstruct maintenance of the canal (Exhibit A8.1). 
Staff received verification from Thomas Ritthaler with Boise Project Board of 
Control via phone call that the existing structures can remain in place however, 
new structure(s) shall not impede on the easement. 
 
Drainage: Drainage facilities are not anticipated to be impacted. Drainage for the 
parking is retained on site and the rest of the project drainage is located within 
the farms historic drainage and irrigation return flow rights, borrow ditches shall 
be used for drainage according to the land use worksheet (Exhibit A5).  
 
Stormwater drainage facilities: The applicants are proposing to have borrow 
ditches for stormwater drainage. The Boise Project Board of Control commented 
on December 8, 2024 stating stormwater drainage and street runoff shall be 
retained on site. See proposed condition of approval No. 11a.  
 
Utility Systems: Utility agencies including Idaho Power, Intermountain Gas, Ziply, 
and CentryLink were notified of the request on December 4, 2024 and May 1, 
2025, no comments were received. The proposed use is anticipated to have 
adequate utility systems. In the case that additional utilities are required the 
applicant can work with the applicable agencies to obtain services.  
 
Sign: Currently there is a road side sign 3’x5’ displaying the McIntyre Pastures 
logo. The applicants are requesting to install a 4’x20’ sign above the gable of the 
store front mounted on the wall (Exhibit A6). As proposed condition of approval 
No. 12 states, the sign will need a separate permit as it exceeds the size 
requirements in the agricultural zone (CCCO §07-10-13) (Exhibit A16).  
 
Building: Development Services Building Department was notified of the request 
on May 1, 2025 and provided comments on May 6, 2025 (Exhibit D5). The 
Building Department is requesting a change of occupancy permit for the farm 
store, processing facility and the three (3) freezers on site. There are structures 
that do not have building permits, as a proposed condition the structures shall 
obtain a building permit to bring the structures into compliance with Canyon 
County Building Code requirements (Exhibit A15). The brooding house is not 
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meeting Canyon County section line setback requirements (§07-10-19) and will 
need to be removed, relocated or receive a waiver from Nampa Highway District 
No.1 to remain in the current location. The applicants received a variance with 
Nampa Highway District to address the section line setback requirements (Exhibit 
A20).  
 
GIS: Per the letter of intent, the applicants are requesting the farm store receive 
an address. According to Development Services GIS Division the farm store can be 
addressed via the Address Request Application which can be completed during 
the building permit application stage (Exhibit D6). Alternatively, with the approval 
of a nursery (retail/wholesale) the applicant may receive an address for the use of 
the farm store by either submitting an ‘Address Request Application’ to the 
Development Services Department. An approach permit will be required for both 
of these options. 
 
Food Permit: The applicants have submitted an application for a Food 
Establishment License with Southwest District Health on May 25, 2025, for the 
proposed farm to fork dinner events and farm store operations (Exhibit A11). See 
proposed condition of approval No. 4d.  

☒ ☐ ☐ 

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 for the proposed use and will exist at 
the time of the development.  
 
The parcel has direct access off of Lewis lane primarily classified as a Rural Minor 
Arterial road that will be utilized for the proposed use. The applicant has paved 
the approach and received an approach permit from Nampa Highway District No. 
1 meeting the commercial requirements (Exhibit D1). As proposed the attendees 
and costumers shall use the paved approach for ingress and egress of the subject 
property (Exhibit A19). If the applicant wishes to use another approach for the 
proposed uses said approach shall also meet commercial approach requirements 
(Exhibit D1.1). 

☒ ☐ ☐ 

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 and future traffic patterns.  
 
Traffic patterns may be impacted but there are conditions in place to mitigate the 
concerns that may arise. Nampa Highway District No. 1 and Idaho Transportation 
Department (ITD) were notified of the request on December 4, 2024, May 1, and 
June 3, 2025. Nampa Highway District provided comments on December 4, 2025, 
stating that there are no objections to the proposal due to an approved and 
paved approach (Exhibit D1 & D1.1). ITD provided comments on December 10, 
2025, stating the proposed use does not meet the threshold for a traffic impact 
study nor pose any safety concerns. ITD has no concerns regarding the request 
(Exhibit D3).  
 
According to the letter of intent there are approximately 10 to 15 visitors daily to 
the farm store. During special events there may be approximately 50 visitors with 
approximately 15-60 vehicles for the proposed events, on site on any given day 
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between the hours of operations. Orton Engineering estimates 36 vehicles trips 
will be generated outside of peak hours (Exhibit A2).  
 
The applicants are proposing a total of 103 parking spaces (Exhibit A14). 
Customer parking is located in front of the farm store (Exhibit A3). There are six 
(6) proposed paved parking spaces in the front, one (1) of which is ADA compliant 
with van space and an accessibility aisle. There is additional parking behind the 
processing facility on a concrete parking pad which holds six (6) parking spaces for 
employee parking. Directly behind the concrete pad is a gravel area which has 13 
parking spaces. The grass area directly behind the gravel area will be used as 
overflow parking, which can accommodate approximately 70 vehicles (Exhibit A3 
& A9). The proposed parking plan meets §07-13-03(6) where the number of 
parking spaces shall be 20% of the capacity of attendees (Exhibit A14). See 
proposed condition of approval No. 14 & 15.  

☒ ☐ ☐ 

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 proposed use including, 
but not limited to school facilities, police and fire protection, emergency medical 
services, irrigation facilities. The services will not be negatively impacted by such 
use, or require additional public funding in order to meet the needs created by 
the requested use.  
 
School Facilities: Vallivue School district was notified of the request on December 
4, 2024 and May 1, 2025, and no comments were received. It is not anticipated 
that school facilities will be negatively impacted by proposed use.  
 
Police and Fire protection: Marsing Fire District was notified of the request. 
During the agency acknowledgement Marsing Fire District provided the applicant 
a business fire safety checklist and the McIntyre Pastures met the applicable 
criteria on the checklist (Exhibit A7.2). The state Fire Marshall and Canyon County 
Sheriff were notified of the request, no comments were received. It is not 
anticipated that police and fire protections will be negatively impacted by the 
proposed use.  
 
Emergency Medical Services: Canyon County Paramedics/EMT, Marsing 
Ambulance and Emergency Coordinator were notified of the request on 
December 4, 2024 and May 1, 2025, and no comments were received. It is not 
anticipated that emergency medical services will be negatively impacted by the 
proposed use.  
 
Irrigation Facilities: The subject property is under Boise Project Board of 
Control/Wilder Irrigation District’s jurisdiction. See CCCO 07-07-05(5) and Exhibit 
D2 for information related to Boise Project Board of Controls’ comments on the 
conditional use permit. 

 



Page 12 of 16 

4. AGENCY COMMENTS: 

Agencies including the Canyon County Sheriff’s Office, Canyon County Paramedics/EMT, Marsing Fire 

District, State Fire Marshal Destination Caldwell, Nampa Highway District No. 2, Vallivue School District, 

Idaho Transportation Department, Idaho Power, Intermountain Gas, CenturyLink, Ziply, Canyon County 

Building Department, Boise Project Board of Control, Southwest District Health, and the Department of 

Environmental Quality were notified of the subject application.  

 

Staff received agency comments from Nampa Highway District No. 2, Idaho Transportation Department, 

Canyon County Building Department, Boise Project Board of Control, Southwest District Health, and the 

Department of Environmental Quality. 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 “three” (3) total written public comments by the materials deadline of June 27, 2025. 

Generally, of the comments received “three” (3) were in favor, “zero” (0) were neutral, and “zero” (0) 

were 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.  

a. The parcel shall be brought into compliance with Canyon County Code prior to 

commencement. 

i. Parcel R30154012 shall be recognized under Canyon County via a building 

permit transfer or dissolved and merged with parcel R30154. 

ii. All unpermitted structures shall receive a building permit from Development 

Services Building Department.  
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2. This conditional use permit must follow the land use time limitation as stated in CCZO 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 date of the first event. 

3. The conditional use permit for a Special Event Facility shall be limited to the McIntyre Family 

on parcel R30154. Should ownership of the property change and no longer under the 

McIntyre Family the conditional use permit for a Special Event Facility shall terminate—no 

further events shall be conducted on the property. New owners/purchasers shall be required 

to obtain a new conditional use permit for a special Events Facility, Food Processing Facility 

and Similar Use of whole sale retain nursery subject to the zoning code requirements in affect 

at the time of application. 

4. The proposed development shall be in conformance with the applicant’s site plan and Letter 

of Intent unless otherwise conditioned (Exhibit A). 

a. SPECIAL EVENTS FACILITY HOURS OF OPERATION: The hours of operation for the 

special events facility shall be between 8 a.m. and 10 p.m. Monday through Saturday. 

No events shall occur on Sunday.  

b. FARM STORE HOURS OF OPERATION:  The hours of operation for the Farm Store shall 

be between 9 a.m. and 5 p.m. Monday through Friday and 9 a.m. and 3 p.m. on 

Saturday. 

c. NUMBER OF EVENTS PER MONTH: There shall be no more than ten (10) events held 

per month excluding the Farm to Fork Dinner Events.  

i. There shall be no more than eight (8) Farm to Fork dinner events in a calendar 

year. 

d. CATERING: Special events shall be fully catered by a licensed caterer operating in 

compliance with the requirements of SWDH Food Establishment Licensing and 

Permitting. 

e. NUMBER OF ATENDEES: No more than 250 attendees shall attend the special events.  

f. TICKETING: Ticketing shall be required for events with 200 guests or more.  

g. TYPES OF EVENTS: The applicant shall be held to agritourism events, farm tours, 

agricultural and farm related educational classes, seasonal farm events and spring 

tours and farm to fork dinners (Exhibit A2 & Exhibit A9.1). Weddings, dances, 

concerts, and bazaars are prohibited on site.  

h. LOCATION OF EVENTS: Special events shall only take place on parcel R30154.  

i. If the applicant wishes to modify the conditional use permit to allow special 

events on Parcel R30026 the property owners will have to apply to modify 

this conditional use permit.  

i. MUSIC AND AMPLIFIED SOUND: All amplified sounds shall be directed away from 

adjacent residences. There shall be no amplified sound of any kind after 9:00 p.m. on 

Monday, Tuesday, Wednesday, and Thursday nights, or after 10:00 p.m. on Friday 

and Saturday nights. 
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5. ALCOHOLIC BEVERAGE LICENSING: Alcoholic beverages (inclusive of beer and wine) for special 

events at the facility shall be provided and distributed in strict compliance with Local, State, 

and Federal requirements for sales and distribution. 

6. The applicant shall comply with all applicable Nampa Highway District No. 1 requirements 

(Exhibits D1).  

a. The paved approach shall be the only access for the special events/commercial 

activity unless waived by Nampa Highway District allowing for an alternative 

approach meeting the Highway District’s requirements.  

7. The applicant shall meet Southwest District Health (SWDH) requirements for the proposed 

use as evidenced by the applicant providing Development Services a letter of review and 

approval from SWDH prior to commencement of the use on the subject property. The number 

of portable restrooms and maintenance shall be as recommended by Southwest District 

Health (Exhibits D7 & A7.1).  

a. A Food Establishment License shall be obtained and evidenced from SWDH. 

8. 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 and prior to commencement of the use on the subject parcel (Exhibit D5).  

9. The applicant shall obtain all necessary building permits for all existing unpermitted structures 

and new structures (such as those identified in Exhibit D5) prior to commencement of the use 

on the subject parcel and any future structures/improvements. Evidence shall be an approval 

document from the Canyon County Building Department and Marsing Rural Fire Department. 

a. The farm store shall be no larger than 893 square feet. 

b. LIGHTING: All exterior lighting shall be fully cut off and fully shielded, and placed to 

direct the light source down and inside the property lines of the facility. All direct 

glare from the lights shall be contained within the facility area. No light source may 

be placed greater than fifteen (15’) feet in height.   

10. The facility shall be maintained in compliance with CCCO Chapter 2 Article 1: Public Nuisances.   

11. The applicant shall not impede or disrupt existing irrigation structures, i.e. drains, laterals, or 

supply ditches, on and adjacent to the subject property. 

a. Per the Boise Project Board of Control the irrigation easement shall not be impeded. 

No new structures shall be placed within 40’ of each side of the centerline of the canal 

unless waived by Boise Project Board of Control (Exhibit D2). Stormwater drainage 

shall be retained on site.  

12. Signage shall meet the requirements of CCZO §07-10-13 and shall not exceed 32 square feet 

or as provided for by approval of a separate application for a Director’s Administrative 

decision for a sign permit.  Applicant must comply with CCCO §07-10-13 and dependent 

upon the location of the signage with The Idaho Administrative Procedures Act (IDAPA) 

39.3.60. 

13. DUST MITIGATION: The dust mitigation plan submitted by the applicant shall be followed at 

all times (Exhibit A10). Dust shall be controlled per applicable federal, state, and county 

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 (Exhibit A10).  
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14. OFF-STREET PARKING: No parking shall occur on the public right of way. 

15. PARKING AND CIRCULATION PLAN: All parking spaces shall meet all applicable off-street 

parking requirements (CCZO §07-13-01 and §07-13-03). A parking and circulation plan drawn 

to scale must be submitted and obtain any necessary fire district and highway district 

approvals. The parking and circulation plan must be compliant with Canyon County’s off-

street parking requirements (CCZO 07-13-01 and 07-13-03). Evidence of consistency shall be 

turned into Canyon County DSD prior to commencement of the use on the subject property 

(Exhibit A14). 

16. The applicant shall develop an emergency response plan which shall include an evacuation 

plan. The emergency response plan shall be on file and the evacuation plan shall be posted 

on the site during events (Exhibit A18). 

17. 75% of products sold in the Farm Store shall be McIntyre products.   

 

7. EXHIBITS:  

A. Application Packet & Supporting Materials  
1. Master Application 
2. Letter of Intent  
3. Site Plan(s) 
4. Operation Plan 
5. Land Use Worksheet 
6. Sign 
7. Agency Acknowledgement 

7.1. Southwest District Health Pre-Development Meeting 
7.2. Marsing Fire District 
7.3. Nampa Highway District No. 1 
7.4. Wilder Irrigation District 
7.5. Agricultural Exemption (ZCA2021-00057)  

8. Irrigation Correspondence 
8.1. Irrigation Letter 

9. Email Correspondence 
9.1. Farm Events 
9.2. Addressing 
9.3. Supporting Materials 

10. Dust Control Plan 
11. Food Establishment License Application with SWDH 
12. Egg Candler License  
13. Egg Distributor License 
14. Parking/Circulation and Emergency Exit Plan 
15. Farm Store and Egg Packaging Facility Building Code Evaluation 
16. Sign Permit Application  

16.1. Master application 
16.2. Letter of Intent  
16.3. Site Plan 

17. Updated Application 
17.1. Letter of Intent 
17.2. Land Use Worksheet 
17.3. Parking plan 
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17.4. Site Plan 
18. Emergency Plan 
19. Parking and Circulation Plan 
20. Variance Approval  

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

2.1. Small Air Photo map 
2.2. Small Vicinity Map  
2.3. Zoning Map 
2.4. Future Land Use Map 
2.5. Case Map 
2.6. Subdivision Report 
2.7. Prime Farm Ground 
2.8. Soil Map 

3. Property History 
3.1. CU2004-21 
3.2. LS2004-646 
3.3. Inst#2005-82477+78 
3.4. BP2005-750 
3.5. PI2014-210 
3.6. AD2019-0106 

4. SD2022-0002 
5. OR2021-0008 
6. 2030 Comprehensive Plan 

C. Site Visit Photos:  April 29, 2025 
D. Agency Comments Received by: June 27, 2025 

1. Nampa Highway District No. 1; Received: December 4, 2024 & May 1, 2025 
2. Boise Project Board of Control; Received: December 8, 2024 
3. Idaho Transportation Department; Received: December 10, 2024  
4. Idaho Department of Environmental Quality; Received: May 5, 2025 
5. DSD Building Department; Received: May 6, 2025 
6. DSD GIS Division; Received: May 8, 2025 
7. Southwest District Health; Received: May 8, 2025 

E. Public Comments Received by: May 27, 2025 
1. Growing Together LLC (George Crookham); Received: April 21, 2025 
2. Connie Lou Aebischer; Received: May 14, 2025 
3. Brent Orton; Received: May 28, 2025 

 



 

 

 

 

 

 

 

 

 

 

EXHIBIT A 

Application Packet & Supporting Materials 

Hearing Examiner 

Case# CU2024-0010 

Hearing date: July 7, 2025 
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CONDITIONAL USE PERMIT 
PUBLIC HEARING - CHECKLIST 

CANYON COUNTY DEVELOPMENT SERVICES DEPARTMENT 
111 North 11th Avenue, #310, Caldwell, ID  83605

zoninginfo@canyoncounty.id.gov - Phone: 208-454-7458
Revised 1/25/24

CONDITIONAL USE PERMIT - CCZO Section 07-07-05 

THE FOLLOWING ITEMS MUST BE SUBMITTED WITH THIS APPLICATION TO BE DEEMED 
COMPLETE (PLEASE CHECK OFF THE ITEMS REQUIRED): 

Description Applicant Staff 

Master Application completed and signed  

Letter of Intent (see standards on next page) 

Site Plan (see standards on next page) 

Operation Plan (see standards on next page) 

Land Use Worksheet  

Neighborhood Meeting sheet/letter completed and signed  

Proof of application/communication with the following agencies: 

Southwest District Health 

Irrigation District 

Fire District 

Highway District/ Idaho Transportation Dept. 

Area of City Impact (if applicable) 

Deed or evidence of property interest to the subject property 

Fee: $950.00  
$600.00 (CUP Modification)

**Fees are non-refundable** 

An application that requires additional Use Standards per Chapter 7, Article 14 of the Canyon 

County Code:  

☐Contractor Shop 

☐Mineral Extraction (Long Term) 

☐Wind Farm 

☐Staging Area 

☐Manufacturing or processing of hazardous chemicals or gases 

☐Ministorage Facility 

*If applicable, review the Additional Use Standards Below, if not applicable, please disregard them. 

*DISCLAIMER: The subject property shall be in compliance with the public nuisance ordinance, the 
building code and the zoning code before the Director can accept the application. 

N/A

$ 950 .00



CANYON COUNTY DEVELOPMENT SERVICES DEPARTMENT 
111 North 11th Avenue, #310, Caldwell, ID  83605

zoninginfo@canyoncounty.id.gov - Phone: 208-454-7458
Revised 1/25/24

STANDARDS 

SITE/OPERATION PLAN – CCZO Section 07-02-03 and 07-07-03(1) 

A scaled drawing showing: 
- The parcel and all existing and proposed uses and structures and roads all with 

dimensions, distances, and private and public road names.  
- Includes lot lines, lot area, parking spaces, private roadways, walkways, topographic 

features, reserved open space, buildings and other structures, major landscape 

features, and the location of proposed utility easements.  

Operation Plan to include: 
- Time requirements, the commencement of the operation, hours of operation, noise 

levels, dust levels, air and water quality, raw material delivery, finished product and 

marketing, site improvements, public and private facilities, public amenities, and 

infrastructure.

LETTER OF INTENT – CCZO Section 07-07-05 

State the nature of the request. Include, a description of business operations, such as a number 

of employees, hours of operation, delivery and shipping. 

Consistency with the Comprehensive Plan (CCZO Section 07-07-05(3)) 

Address potential impacts to property in the immediate vicinity and character of the area (CCZO 

Section 07-07-05(4)) 

Demonstrate how facility and utilities such as water, sewer, irrigation, drainage and stormwater 

drainage, will be provided. 

Demonstrate legal access 

Address potential impacts to existing or future traffic patterns. 

Address potential impacts to essential services such as schools, irrigation facilities and 

emergency services.  

If the use will create impacts, provide measures to mitigate impacts. 

For those applications that have additional Use Standards, detail the following in the Letter of 
Intent, Site Plan and/or Operation Plan: 

CONTRACTOR SHOP (07-14-09) - REQUIRED Applicant Staff 

Demonstrate how the use will be contained within a building or 
behind a sight-obscuring fence. 

MINERAL EXTRACTION (07-14-19) - REQUIRED Applicant Staff 

Show how the 30’ setbacks on all sides will be met.  

Name of operator/extractor 

Duration of proposed use: Commencement & Completion dates 

Provide an approved reclamation from Idaho Dept. Of Lands  

Location of proposed pits and accessory uses 

WIND FARM (07-14-33) - REQUIRED Applicant Staff 

Need to include on the site plan: lot size, configuration, proximity to 
structures, topography, viewsheds.  

N/A

N/A

N/A



CANYON COUNTY DEVELOPMENT SERVICES DEPARTMENT 
111 North 11th Avenue, #310, Caldwell, ID  83605

zoninginfo@canyoncounty.id.gov - Phone: 208-454-7458
Revised 1/25/24

MINISTORAGE FACILITY (07-14-29) - REQUIRED Applicant Staff 

Demonstrate how materials will not be sold or delivered to customers 
directly from the storage compartment.

MANUFACTURING/PROCESSING OF HAZARDOUS 
CHEMICALS/GASES (07-14-15) - REQUIRED

Applicant Staff 

Show 300’ setbacks from any property line 

Show 1,000 setback from any residential district 

Demonstrate how chemicals/gases will be stored within an enclosed 
structure.

Demonstrate how the use will be gates and fenced with 8’ high 
security fencing.

Provide documentation from the local fire district approving the 
location and plan.

Include maps and engineering drawings showing proposed drainage, 
proposed sewer system design, the depth of the water table, soil 
composition, all existing surface water, and all existing uses within 
one-fourth (1/4) mile of the property. The applicant shall also furnish 
evidence that the dangerous characteristics of the particular process 
or activity in question have been, or shall be, eliminated or minimized 
sufficiently so as not to create a public nuisance or be detrimental to 
the public health, safety, or welfare. 

The facility must register and maintain current hazardous waste 
generation notification as required by Environmental Protection 
Agency and/or Idaho Department of Environmental Quality and 
provide such proof of registration 

STAGING AREA (07-14-15) - REQUIRED Applicant Staff 

Demonstrate how all work will be conducted off-site, business 
vehicles will remain operable and parked on-site, and 
employees/persons on the premises for parking and business vehicle 
pickup all maintained ono-site.

N/A

N/A

N/A



 
CONDITIONAL USE PERMIT 

   PUBLIC HEARING - APPLICATION 
 

CANYON COUNTY DEVELOPMENT SERVICES DEPARTMENT 
111 North 11th Avenue, #310, Caldwell, ID  83605 

zoninginfo@canyoncounty.id.gov - Phone: 208-454-7458 
Revised 3/29/23 

PROPERTY 
OWNER 

OWNER NAME:  

MAILING ADDRESS:  

PHONE:  EMAIL: 

I consent to this application and allow DSD staff / Commissioners to enter the property for site 

inspections. If the owner(s) is a business entity, please include business documents, including 

those that indicate the person(s) who are eligible to sign.  

 
Signature: _____________________________________________ Date: ______________________ 
 

  

APPLICANT: 
IF DIFFERING 

FROM THE 
PROPERTY 

OWNER 

APPLICANT NAME:  

COMPANY NAME: 

MAILING ADDRESS:  

PHONE:  EMAIL: 

 

SITE INFO 

STREET ADDRESS:  

PARCEL NUMBER: 

PARCEL SIZE:  

REQUESTED USE: 

FLOOD ZONE (YES/NO) ZONING DISTRICT: 

 

FOR DSD STAFF COMPLETION ONLY: 

CASE NUMBER  DATE RECEIVED: 

RECEIVED BY: APPLICATION FEE:  CK  MO  CC CASH 

 

10478 Riverside Rd Caldwell ID 83607

208 573 1778 FarmerBen71@gmail.com

Brent Orton

Orton Engineering, LLC

17338 Sunnydale Place, Caldwell, ID 83607

(208)350-9422 brentorton@ortonengineers.com

17995 Lewis Ln, Caldwell, ID 83607

30154000 0

25.91 Acres

Conditional Use Desired for Agritourism Special Events Venue

No Agricultural

McIntyre Farms, K & L Properties,  Agent: Ben McIntyre

03/25/2024

Exhibit A1
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Orton Engineering, LLC ~  17338 Sunnydale Place ,Caldwell, ID, 83607 
Phone 208 350 9422  ~  brentorton@ortonengineers.com 

 

Orton Engineering 

17338 Sunnydale Place 

Caldwell, ID 83607 

(208) 350 - 9416 

brentorton@ortonengineers.com 

Letter of Intent 
 

  Farm Store/Events - Conditional Use Permit  
Owner: K & L Farm Properties, LLC   

McIntyre Farms Agent: Ben McIntyre 
17995 Lewis Lane,   

Caldwell Idaho 83607 
 

  

March 14, 2024 
 
Canyon County Development Services 
111 North 11th Ave 
Caldwell, ID 83605 
 
 
 
Subject: Letter of Intent for Conditional Use Application for Agritourism Special Event Venue 
 
 
Dear Canyon County Development Services and Planning and Zoning Commission or Hearing Examiner:  
 
Orton Engineering is representing McIntyre Farms in seeking a Conditional Use Permit for an agricultural store 
and special events venue in Caldwell, Idaho.  
 

Owner Information:  

McIntyre Farms, Incorporated, 10478 Riverside Road, Caldwell, ID 83607  

 
Owner Parcel Information: 
 Parcel ID: 30154000 0 

Legal Description: 18-2N-3W NW GOVT LT 1 IN NWNW LS TX 00162, 04505, 19570 & LS A PT 
OF RD ON N  
Deeded Acres: 25.91 Acres 

 Zone: Agricultural 
 

Nature of Request 

McIntyre Farms is a multi-generational family farm in Canyon County.  Their superior quality farm 
products have been featured in local restaurants, local farm to fork events, as well as local and 
national grocery stores.  
 

Exhibit A2
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Orton Engineering, LLC ~  17338 Sunnydale Place ,Caldwell, ID, 83607 
Phone 208 350 9422  ~  brentorton@ortonengineers.com 

 

Orton Engineering 

17338 Sunnydale Place 

Caldwell, ID 83607 

(208) 350 - 9416 

brentorton@ortonengineers.com 

Letter of Intent 
 

  Farm Store/Events - Conditional Use Permit  
Owner: K & L Farm Properties, LLC   

McIntyre Farms Agent: Ben McIntyre 
17995 Lewis Lane,   

Caldwell Idaho 83607 
 

  

 
Figure 1 - McIntyre Family 

The McIntyre
County’s Agricultural nature and heritage.  Their state of the practice farming is a strong attraction 
for agritourism on the local and national stage.  An example of state of the art farming practices in 
the use of Chicken Tractors used for no-till soil conditioning can be seen in Figure 2Figure 2    
 

 
Figure 2 McIntyre Pastures Chicken Tractors Conditioning Soil in Cow Pasture 

s are leaders in no-till and natural farming practices. They are a staple in Canyon
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Orton Engineering, LLC ~  17338 Sunnydale Place ,Caldwell, ID, 83607 
Phone 208 350 9422  ~  brentorton@ortonengineers.com 

 

Orton Engineering 

17338 Sunnydale Place 

Caldwell, ID 83607 

(208) 350 - 9416 

brentorton@ortonengineers.com 

Letter of Intent 
 

  Farm Store/Events - Conditional Use Permit  
Owner: K & L Farm Properties, LLC   

McIntyre Farms Agent: Ben McIntyre 
17995 Lewis Lane,   

Caldwell Idaho 83607 
 

  

 McIntyre Farms/McIntyre Pastures constructed an engineered steel building (R&M Steel) with 
the intent to use the building for packaging eggs and freezer storage.  The building was 
equipped with an accessible bathroom and the family determined to use the front bay of the 
building for a small store space.  The McIntyre Farm has become a desired location for 
occasional Farm-to-Fork dinners which have been held in the pasture near the building.  
Excerpts from Destination Caldwell’s “Idaho Fresh” and “Agventure Trail” pages are shown 
below in Figure 3 and Figure 4 with a view of the store featured in Figure 3.   
 

 
Figure 3 Excerpt from Destination Caldwell Webpage Featuring McIntyre Pastures Farm Store and Wholistic Farming Practices 

(https://www.destinationcaldwell.com/idaho-fresh/, Accessed 14Feb2024)  

 
Figure 4 Destination Caldwell Agventure Trails Website Featuring McIntyre Pastures (and Several Others); 
https://www.destinationcaldwell.com/things-to-do/agventure-trail/;  Accessed 15Feb2024 



 

 

4 | Page 
 
Orton Engineering, LLC ~  17338 Sunnydale Place ,Caldwell, ID, 83607 
Phone 208 350 9422  ~  brentorton@ortonengineers.com 

 

Orton Engineering 

17338 Sunnydale Place 

Caldwell, ID 83607 

(208) 350 - 9416 

brentorton@ortonengineers.com 

Letter of Intent 
 

  Farm Store/Events - Conditional Use Permit  
Owner: K & L Farm Properties, LLC   

McIntyre Farms Agent: Ben McIntyre 
17995 Lewis Lane,   

Caldwell Idaho 83607 
 

  

Currently, the onsite store use, Agri-tours, farm-to-fork events, and even the egg packaging do not 
have a secure allowance under County Code (although the County Staff Team is exploring 
modifications to the code to facilitate these types of uses).  To comply with County Code as it 
currently exists, McIntyre Farms/McIntyre Pastures is requesting a Conditional Use Permit for a 
Special event venue that performs these functions (Tours of farm and packaging operations, Farm-
to-Fork and Agritourism events, and onsite sales).   

 

  

Description of Operations 
The McIntyre’s store operates from 8 a.m. to 6 p.m. Monday – Saturday, with occasional extended 
hours for Agritourism and events. There are two full-time employees that run the store.  
 
The store sells eggs, meat, and produce, as well as cooperative produce and dairy from other farms. 
Incoming deliveries to the farm are incidental, and shipments from the farm are picked up and 
delivered by the McIntyre farm truck, which is equipped with a refrigeration unit. Currently, no semis 
are involved in outgoing shipments from the store (Note that the McIntyre Farms Hay operation 
routinely employs the use of semi’s for hay collection and delivery, although not a part of this 
application). 
 
Employees park behind the store. Customer parking is available in front of the store and can be 
expanded into the pasture for tours and events. The delivery rig parks in front of the freezers as 
seen in Figure 5.  
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Orton Engineering 

17338 Sunnydale Place 

Caldwell, ID 83607 

(208) 350 - 9416 

brentorton@ortonengineers.com 

Letter of Intent 
 

  Farm Store/Events - Conditional Use Permit  
Owner: K & L Farm Properties, LLC   

McIntyre Farms Agent: Ben McIntyre 
17995 Lewis Lane,   

Caldwell Idaho 83607 
 

  

 

 
Figure 5 - Aerial View of McIntyre Pastures Farm Store 

Character of the Area 
McIntyre Farms Is located west of Lizard Butte and North of the Snake River in a historically 
agricultural area. Farms, pastures, orchards, and homesteads surround their farm. This is an ideal 
agritourism setting that highlights and promotes appreciation for Canyon County’s agricultural 
history and heritage.  McIntyre Farms acclaimed and innovative farming practices make further 
make their operation a gem for Idaho and Canyon County.   

Potential Impacts to Property in the Immediate Vicinity  
The McIntyre Farms store is already functioning and has not produced any known complaints, 
expressions of concern, or noticeable negative impacts of any kind. The noise generated by the 
store and its freezer fans is less than the already existing noise produced by farm operations. Dust 
levels are considerably less than a typical farm because of the innovative farming practices which 
the McIntyres use and are renowned for (no-till drilling, cover crops, etc.). During farm-to-fork 
events, there is an increase in traffic and noise to the area, but parking is sufficient, and events 
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Orton Engineering 

17338 Sunnydale Place 

Caldwell, ID 83607 
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conclude before 10 p.m. Agri-tours and farm-to-fork events typically attract around 50 people (an 
estimated 15 to 20 vehicles). 

Utilities   
Water is available through a shared well. An ADA-accessible restroom facility is located within the 
McIntyre store. Sewer is by an individual septic system that has been constructed and approved by 
Southwest District Health. The approved septic permit is included in the application packet. 
Drainage for parking is retained on site and drainage for the rest of the project is within the farm’s 
historic drainage and irrigation return flow rights. 
 

Legal Access  
McIntyre Farms received an approach permit for the proposed use on the 9th of February, 2023 and 
placed a bond for construction improvements. A copy of the approach permit is included in the 
application package. The asphalt parking and driveway approach work was completed, approved by 
Nampa Highway District #1, and the bond has been released/returned. 

Potential Impact to Existing or Future Traffic Patterns 
Lewis Lane has no outlet current outlet and is not planned for future extension to the East, so there 
is limited impact to existing and future traffic patterns. Typically, there are 10-15 visitors per day. As 
mentioned earlier, events typically attract around 50 people. Orton Engineering believes these 
events would generate approximately 36 vehicle trips1, generally occurring outside peak traffic 
hours (both event and store traffic). 

Potential Impact to Essential Services 
There are no appreciable impacts to essential services that have come to light with the current 
operation. 

Alignment with Goals and Policies of the Comprehensive Plan 
 

Highlights from among the goals and polices of the 2030 Comprehensive Plan are included below 
followed by ways in which this project aligns with, encourages, or fulfills goals, policies, and actions 
of the Comprehensive Plan.   
 

 
1 As defined by the Institute of Transportation Engineers, a trip is one arrival or departure of a vehicle, so 36 trips for an 
event would mean 18 vehicles came to the event and then left.  Vehicle occupancy is higher for event traffic so that an 
attendance of 50 people could mean 15 to 20 vehicles while store traffic would be expected to be individual customers.   
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Figure 6 Canyon County Comprehensive Plan Map, with Location and Vicinity Context. 
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- “G3.03.00 – Develop and work with organizations on improving tourism in the County.” 
o Canyon County has worked with Destination Caldwell in promotion of tourism in the 

County.  McIntyre Farms has been a partner since the founding of Destination Caldwell.   
- “P3.03.03 Identify opportunities for visitor services and attractions through agritourism to 

enhance and support the County’s agricultural heritage.” 
o McIntyre Farm’s national attention for farming practices and consistent presence in 

Caldwell and Canyon County align well with this policy.    
- “G3.04.00 Increase Agricultural-based and supportive businesses.” 

o The presence of an excellent, generationally anchored businesses like McIntyre Farms is a 
bulwark of this plan goal.   

- “P3.04.01 Build Canyon County as the premier location for agricultural-based businesses of all sizes” 
o McIntyre Farm’s attention on the regional and national stage related to cutting edge farming 

practices and agritourism are a huge boost to Canyon County’s ag-business scene.  Their 
presence and that of other agricultural event businesses encourage growth in this sector in 
Canyon County.  Further, they bring awareness, enjoyment, and appreciation of the public at large.   

- “P4.01.01 Maintain a balance between residential growth and agriculture that protects rural character.” 
o This project builds appreciation and widely accepted value for agricultural businesses as part of 

our long-term community character.   

- “G4.05.00 Support a diversity of agricultural uses to sustain the agricultural and agriculturally related 
economy.” 

- “P4.05.01 Promote future development and land-use decisions that do not create hardship for farmers 
and agricultural operators”   

o Promoting a project such as this allows for fulfillment of Goal G4.05.00 in economy and even the 
variety that has come to be a part of the McIntyres outstanding farming practices (like using 
animals to fertilize and condition the soil for pasture and crops, farm stores that promote 
appreciation for agriculture and provide fresh product sources directly to the County-wide 
community, etc.).  Policy P4.05.01 is referenced here in terms of this conditional use permit 
application that will confirm the ability to generate, package, and sell farm products – an essential 
opportunity for promoting our agricultural economy and limiting hardships on our agricultural 
sector.   

o Confirming the opportunity for the farm store and events associated with this application anchors 
the farm as a critical facet of our community landscape and ensures its future.   

- “G5.04.00 Protect and improve soil health to sustain and promote plant, animal, and human health.” 
o Our observations of McIntyre Farms farming practices show sustainable innovations that foster 

animal health, soil health and sustainable productivity, and production of healthy food for the 
Canyon County community and beyond.  These practices also protect against erosion and soil 
loss, supporting Policy P5.04.02.   

- “G9.02.00 Expand outdoor recreation offerings and access in Canyon County”   
o Recreation and outdoor activities have ubiquitously been associated with improved well being and 

mental health.  Agritourism opportunities like tours and farm to fork events occur right on the farm 
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and in McIntyre’s case, right in the McIntyre Pastures.  These are wonderful opportunities for fun 
and recreation that would continue to be supported by an approval of this application.  

- “G12.01.00 Protect agricultural lands for long-term agricultural production…” 
o The innovation that has allowed operations like McIntyre Farms to be a multi-generational 

business, blooming and prospering, should be protected, allowed, and facilitated.  This may be 
one of the best ways to preserve agricultural uses in the long term.  Further, farms creating  
publicly desired agritourism opportunities, whole food sourcing, and recreational opportunities 
may be one of the best ways to create public support for protecting our agricultural resources.   

- “G12.05.00 Support the promotion of the significance of agriculture through educational initiatives.”   
o This is an apt goal for protecting agricultural uses because it creates public buy-in.  We believe 

this application promotes hands on education, exposure, and public buy-in in fulfillment of this 
goal.   

Neighborhood Meeting 
A neighborhood meeting was held on the 28th of November, 2023 at the McIntyre Farm store. This 
meeting was attended by several neighbors. The sign-up sheet is included in the application 
package. The neighbors’ reception of the project was positive. The store is already in operation, and 
several of the neighbors are customers. The McIntyre’s desire to bring their operation into 
compliance with county code and become eligible for a sign permit for the store and issuance of an 
official address for the store building.  
 
Neighborhood meeting attendees were provided an opportunity to sign a petition of support if they 
wished. All attendees signed the petition in support. 
 
No concerns were expressed.  
 
 
*** 
 
Thank you for your consideration of our application. Please let us know if you have further questions. 
 
Respectfully, 
 

 
Brent L. Orton, PE 
Orton Engineering, LLC 
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March 14, 2024 
 
Subject: Operations Plan for Conditional Use Application for Agritourism Special Event Venue 
 

 
Figure 1 - Aerial View of McIntyre Pastures Farm Store 

Description of Operations 
McIntyre Farms is a multi-generational family farm in Canyon County.  

“We are McIntyre Pastures. Our family has been farming since 1910 in the Marsing/Caldwell area. 

Our dad/grandpa raised hogs, had a small dairy, watermelons, seed crops, and more. Eventually 

due to a death in the family, rising interest rates and other factors, we got heavily into forage 

farming and custom haying. But about 15 years ago that all started changing when we started our 

pursuit of no-till farming. Our dad’s favorite implement, the plow, was replaced by the no till drill, 

we planted cover crops, and started using our cattle to graze the refuse. We added poultry and 

pigs, pasture grasses, grow cover crop seeds and forage, and direct sell eggs, pork, beef, chicken, 

duck, turkey and more directly to the public.” (McIntyre Pastures Facebook Page, 18 Dec 2023)   
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Figure 2 McIntyre Family Team 

 
McIntyre Pastures sells their products through home delivery, several pickup locations throughout 
the Treasure Valley and a farm store that is open six days a week.  The McIntyre’s store sells eggs, 
meat, and produce, as well as cooperative produce and dairy from other farms. The McIntyre’s store 
operates from 8 a.m. to 5 p.m. Monday – Saturday, with occasional extended hours for agritourism, 
classes and special events.  Recent classes that have been held at their farm include sausage 
making, soap making, lard rendering, making bone broth, and more. The McIntyre Farm has also 
become a desired location for occasional Farm-to-Fork dinners as part of agritourism. These dinners 
are held in the pasture near the farm store.   

 

Time Requirements 
Each member of the McIntyre Family team gives full time efforts to their role at the farm, such 
as planting, harvesting, grinding grain, loading hay, caring for animals, egg preparation, teaching 
and preparing for classes, delivery of farm goods, farmer’s markets and running farm 
operations.  
 
Specific to the store, there are two full-time employees that run the farm store.   
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Employees park behind the store. Customer parking is available in front of the store and can be 
expanded into the pasture for tours and events. The delivery rig parks in front of the freezers to 
the west of the store. 

 
Commencement of the Operation 
Operations are currently in action and the conditional use permit would allow the operations to 
continue and expand with the approval of Canyon County Development Services. McIntyre Farms is 
a multi-generational family farm in Canyon County that began in 1909.  About 15 years ago changes 
were made to the farm to pursuit of no-till farming and regenerative farming practices and pasture 
raised animals. McIntyre Pastures has been selling their products directly from the farm, at farmer’s 
markets and at pickup locations from their refrigerated truck.  
 
The McIntyre Pastures’ Farm Store was built in 2021 to create a designated place for egg washing 
and preparation, freezers to store meat for sell, and a storefront for selling farm products. It also is 
the location for agritourism events and classes held on average 1 to 4 times a month.   
 

Hours of Operation 
McIntyre Farms is open six days a week.  Monday – Friday from 9:00 am to 5:00 pm, and Saturday 
from 9am – 3pm.   
 

Noise Levels 
The noise generated by the store and its freezer fans is less than the already existing noise 
produced by current farm operations.  During farm-to-fork events, there is an increase in traffic and 
noise to the area, but parking is sufficient, and events conclude before 10 p.m. Agri-tours and farm-
to-fork events typically attract around 50 people (an estimated 15 to 20 vehicles). 
 

Dust Levels 
Dust levels are considerably less than a typical farm because of the innovative farming practices 
which the McIntyres use and are renowned for (no-till drilling, cover crops, etc.). The store parking lot 
is paved asphalt which reduces dust from traffic, and additional parking is on gravel parking area or 
on grass pasture.  
 

Air & Water Quality 
Mobile Chicken tractors are used to for rotational grazing of pasture, which reduces the buildup of 
chicken waste.  Chicken manure from the winter shelter is composted south of the chicken winter 
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home.  Residential Well Water is piped to the store and chicken shelters.  The store septic area and 
animal composting areas are much further than 100’ from any well.   

 
Figure 3 McIntyre Pastures Chicken Tractors Conditioning Soil in Cow Pasture 

 

Raw Material Delivery 
Most materials and products sold are generated on site. Incoming deliveries to the farm are 
incidental. Shipments from the farm are picked up and delivered by the McIntyre farm truck.  
The farm truck is equipped with a refrigeration unit to protect the meat and food products.  
 

 
Figure 4: Refrigerated Delivery Truck and Store Refrigeration 

Currently, no semis are involved in outgoing shipments from the store (Note that the McIntyre 
Farms Hay operation routinely employs the use of semis for hay collection and delivery, 
although not a part of this application). 
 
All perishable food products are stored in Farm Store Refrigeration units or Large Walk-in 
Freezer.    
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Finished Product & Marketing 
All eggs are thoroughly washed, inspected and packaged on site.   
 

  
Figure 5 Egg Packaging Operation and Egg & Meat Labels 

All meat is processed and packaged in partnership with USDA approved butchers to meet USDA’s 
Food Safety and Inspection Services Standard for resell.  McIntyre Pastures also partners with 
neighboring farms to sale farm products at their store.  All farm products are labeled clearly, 
identifying the product ingredients, the farm they are produced by and other important information. 
 

Marketing is led by Maria McIntyre and includes the McIntyre Pastures website: 
https://mcintyrefamilyfarms.com/, newsletter, Facebook page, Instagram and YouTube channel.   
 

 
Figure 6: McIntyre Pastures Website 
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McIntyre Farms has also been featured in several articles and Treasure Valley promotionals 
including BoiseDev: Caldwell farm bringing meat, fresh produce to the Treasure Valley since 1910, 
Feb. 3, 2024, and Destination Caldwell (see Figure 7 below) 

 

 
Figure 7 Excerpt from Destination Caldwell Webpage Featuring McIntyre Pastures Farm Store and Wholistic Farming 

Practices (https://www.destinationcaldwell.com/idaho-fresh/, Accessed 14Feb2024) 

Site Improvements 
McIntyre Farms is constantly improving their site. As part of their building permit for the farm store, 
they installed SWDH septic, brought in power, and extended water lines.  They have installed freezer 
units and grain storage.  They have paved the parking area and installed an approach with a permit 
and approval of the Highway district (included in this packet). Grain storage has been added for their 
chicken operation. Landscaping - including planting trees and installing grow boxes in front of the 
store have been added.  The McIntyre Family team continue to look for ways to improve their site 
and their farm to meet their family and farm goals and needs.  
 

Public and Private Facilities  
All facilities are shown on the site plan for this application, including the farm store and egg 
packaging facility, chicken brooder, winter housing and mobile chicken tractors.  The original 
McIntyre Farm Shop and Hay storage facilities are also shown.   

 
Public Amenities 
Parking is available onsite for store patrons.  An ADA-accessible restroom facility is located within 
the McIntyre store as well as an accessible van parking stall and accessibility isle.  Employee parking 
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is in the south of the store.  Additional overflow parking is available in the graveled area and pasture 
just south of the store.  Parking is sufficient and farm-to-fork events typically attract around 50 
people (an estimated 15 to 20 vehicles).  Classroom space is available in the Farm Store behind the 
store front for hands-on educational offerings, and the pasture green space near the store is utilized 
for Farm to Fork dinners and events. 

Utilities   
The Farm Store facility is insulated and has power, A/C and heat.  Water is available through a shared 
residential well.  Drainage for parking is retained on site and drainage for the rest of the project is 
within the farm’s historic drainage and irrigation return flow rights.  Sewer is by an individual septic 
system that has been constructed and approved by Southwest District Health. The approved septic 
permit is included in the application packet.  An ADA accessible bathroom is available in the Farm 
Store and for larger events on-site portable restrooms will be brought in.   
 

Infrastructure 
McIntyre Farms is accessed from Riverside Road via Lewis Lane and has no outlet current, and an 
outlet is not planned for future extension to the East, so there is limited impact to existing and future 
traffic patterns. Typically, there are 10-15 visitors per day. As mentioned earlier, events typically 
attract around 50 people. Orton Engineering believes these events would generate approximately 
36 vehicle trips1, generally occurring outside peak traffic hours (both event and store traffic). 

Legal Access  
McIntyre Farms received an approach permit for the proposed use on the 9th of February 2023 and 
placed a bond for construction improvements. A copy of the approach permit is included in the 
application package. The asphalt parking and driveway approach work was completed, approved by 
Nampa Highway District #1, and the bond has been released/returned. 
 
Please let us know if you have further questions. 
 
Respectfully, 

 
Brent L. Orton, PE, Orton Engineering, LLC 

 
1 As defined by the Institute of Transportation Engineers, a trip is one arrival or departure of a vehicle, so 36 trips for an 
event would mean 18 vehicles came to the event and then left.  Vehicle occupancy is higher for event traffic so that an 
attendance of 50 people could mean 15 to 20 vehicles while store traffic would be expected to be individual customers.   
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LAND USE WORKSHEET 
 

 

PLEASE CHECK ALL THAT APPLY TO YOUR REQUEST: 
 

 

GENERAL INFORMATION 
 

 

1.  DOMESTIC WATER:       Individual Domestic Well      Centralized Public Water System          City 
 

    N/A – Explain why this is not applicable:  ________________________________________________ 
 
    How many Individual Domestic Wells are proposed?    
 

 

2.  SEWER (Wastewater)                   Individual Septic                        Centralized Sewer system 
 

           N/A – Explain why this is not applicable:  ________________________________________________ 
 

 

3.  IRRIGATION WATER PROVIDED VIA: 
 
    Surface                  Irrigation Well               None 
 

 

4.  IF IRRIGATED, PROPOSED IRRIGATION: 
 
     Pressurized                  Gravity 
 

 

5.  ACCESS: 
 

              Frontage                     Easement         Easement width___________Inst. # __________________ 
 

 

6.  INTERNAL ROADS: 
 

                 Public                     Private             Road User’s Maintenance Agreement Inst #______________ 
 

 

7.  FENCING                          Fencing will be provided  (Please show location on site plan) 
 
             Type:  ________________________________________    Height:  ______________________________ 
 

 

8.    STORMWATER:                  Retained on site                  Swales                   Ponds            Borrow Ditches 
 

                    Other:   ____________________________________________ 
 

 

9.  SOURCES OF SURFACE WATER ON OR NEARBY PROPERTY:  (i.e. creeks, ditches, canals, lake) 
 

             ______________________________________________________________________________ 
 

 

  

______________________________________Existing Well Only, None New Proposed

(Septic is approved and in service; Portable Toilets for Events)

Gravity to Pressure System from Kuna Mora Canal

Existing Ag Fencing 4 ft generally

Irrigation Only, Deerflat Lowline Canal bisects Subject Parcel, - no alteration needed
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RESIDENTIAL USES 
 

 

1. NUMBER OF LOTS REQUESTED: 
 
                 Residential   _________            Commercial   ___________        Industrial   ___________       
 
                 Common   ___________            Non-Buildable  ____________ 
 

 
 

2.  FIRE SUPPRESSION: 
 
                Water supply source:  ________________________ 
 

 

3. INCLUDED IN YOUR PROPOSED PLAN?                
 

          Sidewalks             Curbs             Gutters              Street Lights             None 

 

NON-RESIDENTIAL USES 
 

 
 

1. SPECIFIC USE:  _______________________________________________________________________ 
 

 

2.  DAYS AND HOURS OF OPERATION:   
 

                    Monday           _________________  to  ________________________ 
 
                    Tuesday          _________________  to  ________________________ 
                
                    Wednesday      _________________  to  ________________________ 
 
                    Thursday         _________________  to  ________________________ 
 
                    Friday             _________________  to  ________________________ 
 
                    Saturday         _________________  to  ________________________ 
 
                    Sunday           _________________  to  ________________________ 
 
 

 

3.  WILL YOU HAVE EMPLOYEES?         Yes    If so, how many?  __________________          No     
     

4. WILL YOU HAVE A SIGN?           Yes              No                Lighted             Non-Lighted 
 
              Height:  _____  ft              Width:  _____  ft.                Height above ground:   ______ ft 
 
              What type of sign: _______Wall ________ Freestanding _______ Other  

 

 

5. PARKING AND LOADING: 
     How many parking spaces? __________________ 
 
      Is there is a loading or unloading area? ________________ 
 
 
 

 
 
 
 
 

 
 

  * N/A

*Access Only - Approved by Fire District - Approval Checklist Included

Agritourism Special Event Venue - Ag Operation Tours, Farm to Fork, Ag Product Sales

9 am

9 am

9 am

9 am

9 am

9 am

5 pm

5 pm

5 pm

5 pm

6 pm

5 pm

3 pm

2

Yes

Well

Closed

~12~20~4

*See Attached Page with Examples

• 12+ space in front of store,  1 ADA Van space with accessibility aisle
• 3 spaces for loading and unloading in front of Freezer
• 6 spaces for employees behind farm store
• Additional overflow parking on gravel area and pasture south of store as
shown in the site plan for larger Farm Events.

21 (inc. unloading and employee parking) + Overflow Parking Spaces
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ANIMAL CARE-RELATED USES 
 

 

1.  MAXIMUM NUMBER OF ANIMALS:  ______________________________ 
 

 
 

2.  HOW WILL ANIMALS BE HOUSED AT THE LOCATION? 
 
               Building          Kennel            Individual Housing          Other  _____________________ 
 

 

3.  HOW DO YOU PROPOSE TO MITIGATE NOISE? 
 
                Building               Enclosure                 Barrier/Berm                Bark Collars 
 

 

4.  ANIMAL WASTE DISPOSAL 
 
                  Individual Domestic Septic System                  Animal Waste Only Septic System 
 
                  Other:  _____________________________________________________________ 
 

 

Pasture, Chicken Tractors,
Chicken Barn

Regenerative Agricultural Practices - Minimal to No Unused Waste

Chick Brooder, Mobile Chicken Tractors, and Winter Chicken Housing

2,400 chickens for winter housing in adjacent building



Proposed Signage   - McIntyre Pastures 

#1: Above Store Front Gable 

- Estimated Size:  4’ X 20’ 
o Example Sign shown below for visualization – Final sign design yet to be determined. 

 

 

#2. Existing Road Sign 

- Approximate Size: 3’ x 5’ 
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NEIGHBORHOOD MEETING INSTRUCTIONS 

CANYON COUNTY DEVELOPMENT SERVICES DEPARTMENT 

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

   zoninginfo@canyoncounty.id.gov      Phone: 208-454-7458       Fax:  208-454-6633 

 

 

NEIGHBORHOOD MEETINGS                                  

 
CANYON COUNTY ZONING ORDINANCE §07-01-15 

 

Before submitting an application for a public hearing, these steps must be completed: 
 

(1) Applicants shall conduct a neighborhood meeting for any proposed variance, conditional use, 
zoning ordinance map amendment, expansion, or extension of nonconforming uses requiring a 
public hearing. 

 
(2)  It shall be the sole duty of the applicant to provide written notice to all property owners or 

purchasers of record owning property within six hundred (600) feet of the exterior boundary of 
the property subject to the application.  Notice of a neighborhood meeting shall be in addition 
to, and not combined with, notices already required by this chapter, and shall include the date, 
time, location and purpose of the meeting. 

 
(3)  The purpose of the neighborhood meeting shall be to review the proposed project and discuss 

neighborhood concerns, if any. 
 

A. The meeting shall not be on a holiday, a holiday weekend, or the day before a holiday. 
 
B. The meeting shall be held at one of the following locations: 
 

1. On the property subject to the application; 
 
2. At a nearby available public meeting place including, but not limited to, a fire station, 

library, school, or community center; or 
 

3. At a location with suitable meeting facilities if such facilities are within a one (1) mile 
radius of the nearest public meeting place. 

 
(4)  The neighborhood meeting shall be conducted prior to acceptance of the application by 

Development Services.  The neighborhood meeting shall not be conducted earlier than six (6) 
months prior to the acceptance of the application, and shall be held no sooner than ten (10) 
calendar days from the mailing of the notice of the neighborhood meeting. 

 
(5)   Each application for a public hearing shall include a form acceptable to the director, which 

requires the applicant to provide the starting and ending times of the neighborhood meeting 
and an attendance list, with names and addresses of those who attended the neighborhood 
meeting. (Ord.10-006, 8-16-2010) 
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The maps are provided "as-is" without warranty or any representation of accuracy,

 timeliness or completeness. The burden for determining accuracy, completeness, 

timeliness, merchantability and fitness for or the appropriateness for use rests solely 

on the user accessing this information. Canyon County, ID makes no warranties, 

express or implied, as to the use of the maps. There are no implied warranties 

of merchantability or fitness for a particular purpose. The user acknowledges and 

accepts all inherent l imitations of the maps, including the act that the maps are 

dynamic and in a constant state of maintenance, correction and revis ion. The maps 

do not represent a survey. Neither Canyon County, ID nor its officers and employees 

assume any liabil ity for the accuracy of the data delineated on any map. In no event 

shall the Canyon County, ID or its officers or employees be liable for any damages 

arising in any way out of the use of this information.

This map is for informational purposes only and does

not suggest approval of the project.

Canyon County 

Development Services

111 North 11th Ave, #140

Caldwell, ID 83605

By: SHuggins

Date: 5/4/2023

Legend

NOTIFICATION BUFFER

SUBJECT_PROPERTY

NOTIFIED PARCELS

TAX PARCELS

Highway

Interstate

Local Road

Neighborhood Notification Map

Parcel No. R30154 
Buffer Distance 600 Feet 

The neighborhood meeting shall be conducted prior to acceptance of the application. The 
neighborhood  meeting shall not be conducted earlier than six (6) months prior to the acceptance 
of the application, and shall be held no sooner than ten (10) calendar days from the mailing of the 
notice of the neighborhood meeting. 

Map Scale 1:12,000

1 in = 1,000 feetSCALE



PARCEL_NO OwnerName Address City State
R30026011 K L FARM PROPERTIES LLC 10478 RIVERSIDE RD CALDWELL ID
R30304 FLOYD DENNIS E 9836 RIVERSIDE RD CALDWELL ID
R30144011 KANGAS SETH F 17625 LEWIS LN CALDWELL ID
R30024010 MILBURN CHANCE K 17660 LEWIS LN CALDWELL ID
R30305010 TEUNISSEN BERNARD J III 7406 WILD HORSE WAY NAMPA ID
R30144010 BARKER JACOB S 17759 LEWIS LN CALDWELL ID
R30154010 MCINTYRE BRADLEY 10420 CHICKEN DINNER RD CALDWELL ID
R30154012 ROWE FAMILY TRUST 17767 LEWIS LN CALDWELL ID
R30144010A DIAZ ARTHUR 17765 LEWIS LN CALDWELL ID
R30026 K L FARM PROPERTIES LLC 10478 RIVERSIDE RD CALDWELL ID
R30154011 YOUNG NAEDEAN M 17773 LEWIS LN CALDWELL ID
R30152 71 FARMS LLC 10478 RIVERSIDE RD CALDWELL ID
R30154 K L FARM PROPERTIES LLC 10478 RIVERSIDE RD CALDWELL ID
R30298010 K L FARM PROPERTIES LLC 10478 RIVERSIDE RD CALDWELL ID
R30024 MILBURN ROSELYN KAY 17758 LEWIS LN CALDWELL ID

* Letters sent to the following addresses regarding the McIntyre Farms CUP
on Nov 13, 2023 by Certified Mail.  Receipt attached on following page.
                  - T. Orton, Orton Engineering, LLC





NEIGHBORHOOD MEETING SIGN-UP 

CANYON COUNTY DEVELOPMENT SERVICES DEPARTMENT 

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

  zoninginfo@canyoncounty.id.gov      Phone: 208-454-7458       Fax:  208-454-6633 

 

 

Revised 6/9/22 

NEIGHBORHOOD MEETING SIGN UP SHEET 

CANYON COUNTY ZONING ORDINANCE §07-01-15  

 

Applicants shall conduct a neighborhood meeting for any proposed comprehensive plan amendment, zoning map 
amendment (rezone), subdivision, variance, conditional use, zoning ordinance 

map amendment, or other requests requiring a public hearing. 
SITE INFORMATION 

Site Address: Parcel Number: 

City: State: ZIP Code: 

Notices Mailed Date:   Number of Acres: Current Zoning: 

Description of the Request:   
 

APPLICANT / REPRESENTATIVE INFORMATION 

Contact Name: 

Company Name: 

Current address: 

City: State: ZIP Code: 

Phone: Cell: Fax: 

Email:   

MEETING INFORMATION 

 
DATE OF MEETING:  

 
MEETING LOCATION: 

 

MEETING START TIME: 

 

MEETING END TIME: 

 

ATTENDEES: 

 

NAME (PLEASE PRINT) 

 

SIGNATURE: 

 

ADDRESS: 
 
1. 

 
2. 

 
3. 

 
4. 

 
5. 

 
6. 

 
7. 

 
8. 

 
9. 

Brent Orton
Orton Engineering, LLC

McIntyre Farms - Conditional Use Permit for Farm Store and Special Events

(Representative)

17338 Sunnydale Place
Caldwell ID 83607

(208)350-9422
brentorton@ortonengineers.com farmerben71@gmail.com

Nov 28, 2024

6:00pm 7:00 pm

McIntyre Farm Store,
17708 Lewis Lane, Caldwell 83607

Caldwell, Idaho, 83607
25.91 Ag

83607ID

17995 Lewis Lane, Caldwell R30154000 0

Nov 13, 2023

* See Additional Sheet

12



* The McIntyre Family was also in attendance at the Neighborhood Meeting.
Loren  McIntyre

Brad McIntyre

Spencer McIntyre

Maria McIntyre

Ben McIntyre
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12. 

 
13. 

 
14. 

 
15. 

 
16. 

 
17. 

 
18. 

 
19. 

 
20. 

 

 

 

NEIGHBORHOOD MEETING CERTIFICATION: 

 
I certify that a neighborhood meeting was conducted at the time and location noted on this form and in 

accordance with Canyon County Zoning Ordinance § 07-01-15. 

 

 

APPLICANT/REPRESENTATIVE (Please print):  
 
 
_________________________________________________________________________ 
 
 
 
 
APPLICANT/REPRESENTATIVE (Signature): ____________________________________________  
 
 
 
 
DATE: _____/ _____/ _____ 
 
 
 
 

 
10. 

 
11.  

02/28/2024

Verified by pdfFiller

02/27/2024

Brent L Orton, PE, MSCE, Orton Engineering, LLC



Canyon County

Wilder Irrigation District

Signature on Following Page.

Exhibit A7





Exhibit A7.1





3/14/24, 4:59 PM Photo - Google Photos

https://photos.google.com/photo/AF1QipMRcBZMso2R-9SPbwzrJ_bteGbA_q85sJsAtbUy 1/1

3/6/2024: Orton Engineering met with Anthony Lee at South West
District Health for a Pre-Development Meeting on the McIntyre Farm
Conditional Use Permit.    $100 fee paid (see receipt above)

For Farm to Fork tour events, a recommendation was made to follow
the Technical Guidance Manual - 2024, 4.18, Table 4-16 on the number
of Portable Sanitation Units to provide for the event.
(See the highlighted section below)



Technical Guidance Manual – January 2024 

Controlled Document—Users are responsible for ensuring they work to the latest approved revision. Printed or electronically 
transmitted copies are uncontrolled. 

4-89 

4.18 Portable Sanitation Units 

Revision: March 20, 2015 

Installer registration permit: Not applicable 

Licensed professional engineer required: No 

4.18.1 Description 

Portable sanitation units are prefabricated, portable, self-contained toilets that may be housed in 

trailers or as stand-alone units used for special or temporary events, construction sites, parks, and 

other events or locations with restroom needs. 

4.18.2 Approval Conditions 

1. Permanent sewage disposal facilities are not available. 

2. All units must be serviced by a pumper with equipment that is permitted through a health 

district under IDAPA 58.01.03. 

3. Units must be manufactured to meet the most current version of ANSI standard Z4.3. 

4. Chemicals and biologicals, if used in the waste container, must be compatible with the 

final disposal site. Chemicals considered hazardous wastes must not be used. 

5. Toilets must contain an adequate supply of toilet paper and hand sanitizer (potable water 

hand-washing stations may be supplied instead of hand sanitizer). 

4.18.3 Units Required 

1. Table 4-14 and Table 4-15 provide work site requirements. 

2. Table 4-16 provides special event requirements. 

3. Campouts and overnight event requirements are at least 1 unit for every 50 participants. 

4. The following should be taken into consideration when selecting the number of units for 

an event: 

a. If the units are serving an event with food and beverage service 10%–20% more units 

should be added to the recommended totals in Table 4-15. 

b. Traffic flow. 

c. Outside temperature (i.e., on warmer days attendees will take in more liquids). 

d. Special needs (e.g., changing tables, children use, handicapped accessibility). 

e. Urinals may be substituted for one-third of the total units specified if facilities will 

not serve women. 



Technical Guidance Manual – January 2024 

Controlled Document—Users are responsible for ensuring they work to the latest approved revision. Printed or electronically 
transmitted copies are uncontrolled. 

4-90 

Table 4-14. Portable units required per number of employees if the units are serviced once per 
week. 

Total Number of Employees 
Minimum Number of Units 
(8-hour days/40-hour week) 

1–10 1 

11–20 2 

21–30 3 

31–40 4 

Over 40 1 additional unit for each 10 additional employees. 

 

Table 4-15. Portable units required per number of employees if the units are serviced more than 
once per week. 

Total Number of Employees 
Minimum Number of Units 
(8-hour days/40-hour week) 

1–15 1 

16–35 2 

36–55 3 

56–75 4 

76-95 5 

Over 95 1 additional unit for each 20 additional employees. 

 

Table 4-16. Portable unit requirements for number of people per event hours based on a 50/50 mix 
of men and women. 

Number of  
People 

Number of Hours for the Event 

1 2 3 4 5 6 7 8 9 10 

0–500 2 4 4 5 6 7 9 9 10 12 

501–1,000 4 6 8 8 9 9 11 12 13 13 

1,001–2,000 5 6 9 12 14 16 18 20 23 25 

2,001–3,000 6 9 12 16 20 24 26 30 34 38 

3,001–4,000 8 13 16 22 25 30 35 40 45 50 

4,001–5,000 12 15 20 25 31 38 44 50 56 63 

5,001–10,000 15 25 38 50 63 75 88 100 113 125 

10,000–15,000 20 38 56 75 94 113 131 150 169 188 



Technical Guidance Manual – January 2024 

Controlled Document—Users are responsible for ensuring they work to the latest approved revision. Printed or electronically 
transmitted copies are uncontrolled. 

4-91 

Number of  
People 

Number of Hours for the Event 

1 2 3 4 5 6 7 8 9 10 

15,000–20,000 25 50 75 100 125 150 175 200 225 250 

20,000–25,000 38 69 99 130 160 191 221 252 282 313 

25,000–30,000 46 82 119 156 192 229 266 302 339 376 

30,000–35,000 53 96 139 181 224 267 310 352 395 438 

35,000–40,000 61 109 158 207 256 305 354 403 452 501 

40,000–45,000 68 123 178 233 288 343 398 453 508 563 

45,000–50,000 76 137 198 259 320 381 442 503 564 626 

4.18.4 Service Requirements 

1. Work site units should be serviced weekly. 

2. Special events with more than 500 people in attendance should have a service attendant 

on site during the event. 

3. The employer, event promoter, or manager must be responsible for the hygiene and use 

of each portable sanitation unit. 

4. Units should be serviced and removed from a site as soon as possible after the completion 

of an event. 

5. All equipment used to pump or transport sewage from a portable sanitation unit must be 

permitted by an Idaho health district under the requirements of IDAPA 58.01.03. 

6. All sewage removed from a portable sanitation unit must be disposed of at a location 

approved by the health district or DEQ through the pumper’s permit application. 
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Brent L. Orton, PE, MSCE

Orton Engineering

Phone: (208)350-9422

Email: brentorton@ortonengineers.com

Web: www.ortonengineers.com

 

 

 

From: Alan Perry <aperry@cityofcaldwell.org>
Sent: Wednesday, February 21, 2024 8:25 AM
To: 'brentorton@ortonengineers.com' <brentorton@ortonengineers.com>
Subject: RE: McIntyre Pastures Conditional Use Permit - Agency Acknowledgment

 

 

From: brentorton@ortonengineers.com <brentorton@ortonengineers.com>
Sent: Tuesday, February 20, 2024 3:43 PM
To: Alan Perry <aperry@cityofcaldwell.org>
Subject: McIntyre Pastures Conditional Use Permit

 

Good afternoon Alan!!

 

You helped the McIntyres previously, but I think we will need to get your signature on the agency acknowledgment.  They are technically out
of compliance with current county  code, but nothing is intended to change about their operation.  I’m not sure if they talked with you about
more than the building previously, but I’m including the draft letter of intent that will be included, once completed, with the application to the
County.  It explains the uses including the egg packaging, farm store, and occasional farm tours and farm to fork dinners in the pasture. 

 

Hope you’re doing great!  Thanks for all your help!

[Quoted text hidden]

2 attachments

img20240221_08240391.pdf
363K

McIntyre Pastures Canyon County Conditional-Use-Permit Draft Letter of Intent.pdf
1320K
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Brent Orton <brentorton@ortonengineers.com>

McIntyre Pastures Conditional Use Permit - Agency Acknowledgment
6 messages

brentorton@ortonengineers.com <brentorton@ortonengineers.com> Tue, Feb 20, 2024 at 3:39 PM
To: eddy@nampahighway1.com
Cc: paige@nampahighway1.com

Good afternoon Eddy!!

 

Thanks so much for your help today (and all your help to the McIntyres in the past).

 

Here is the agency acknowledgment form. 

 

I’m also including the draft letter of intent that will be included in the application when it’s finished. 

 

Thanks so much!!

 

Brent

 

 

 

Brent L. Orton, PE, MSCE

Orton Engineering

Phone: (208)350-9422

Email: brentorton@ortonengineers.com

Web: www.ortonengineers.com

 

 

 

2 attachments

McIntyre Pastures Canyon County Conditional-Use-Permit Draft Letter of Intent.pdf
1320K

Agency Acknowledgment.pdf
363K

Eddy Thiel <eddy@nampahighway1.com> Tue, Feb 20, 2024 at 4:10 PM
To: "brentorton@ortonengineers.com" <brentorton@ortonengineers.com>



Brent Orton <brentorton@ortonengineers.com>

McIntyre Farms CUP Application- Agency Acknowlegement
Brent Orton <brentorton@ortonengineers.com> Thu, Mar 7, 2024 at 2:54 PM
To: wilderirrigation10@gmail.com

Hello at Wilder  Irrigation,

Orton Engineering is assisting McIntyre Farms in pursuing a conditional use permit to be able to hold Farm to Fork events and to sell farm
products at their farm store on their property. Attached is a Letter of Intent that shares more information about their project in detail. We do
not foresee any impact or change to their irrigation needs or impact from what they have been historically on their farm. 
We just need to get an agency acknowledgment form signed by Wilder Irrigation forthr  Canyon County Development services requirements
for a Conditional Use Permit. Please let us know if you have any questions or concerns or other processes we need to pursue to meet your
needs.

Thanks!
Brent Orton

2 attachments

McIntyre Pastures Canyon County Conditional-Use-Permit Draft Letter of Intent.pdf
1320K

McIntyre Farms CUP Agency Acknowlegement.pdf
170K
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PUBLIC HEARING APPLICATION PROCESS 
CANYON COUNTY DEVELOPMENT SERVICES DEPARTMENT 
111 North 11th Avenue, #310, Caldwell, ID  83605      

   www.canyoncounty.id.gov     Phone: 208-454-7458        

 

      

 

 

1.
� DUE DILIGENCE BY APPLICANT (PARCEL INQUIRY OR PRE-APPLICATION MEETING) 

2.
� NEIGHBORHOOD MEETING (HOSTED BY APPLICANT) PER CCZO SECTON 07-01-15

3.

� SUBMIT APPLICATION, SUBMITTAL MATERIALS & FEES TO DEVELOPMENT SERVICES

� Incomplete submittals will not be accepted

4.

� STAFF REVIEW OF APPLICATION

� APPLICATION WILL BE POSTED UNDER "LAND HEARINGS" ON THE COUNTY WEBSITE

5. 

� SCHEDULE FOR PUBLIC HEARING (41-Day PROCESS)

� SUPPLEMENTAL CASE INFORMATION WILL BE POSTED UNDER "LAND HEARINGS" ON THE COUNTY 

WEBSITE

� DAY 1-5: Hearing notices sent with comment deadline to affected agencies and proeprty owners

� DAY 19: Comment deadline ends. Comments receieved late will not be accepted. Late comments may 

be provided during the public hearing as testimony if accepted by the hearing body.

� DAY 20-30: Staff Report Packet preparation

� DAY 31: Staff Report Packet sent to hearing body

� STAFF REPORT WILL BE POSTED UNDER "LAND HEARINGS" ON THE COUNTY WEBSITE

� Day 41: Public Hearing

6. 

� PUBLIC HEARING

� Planning & Zoning Commission hearing (1st and 3rd Thursday evenings);

� Hearing Examiner hearing (3rd Wednesday afternoon); or

� Board of County Commissioners hearing (Day-time)

� HEARING DECISIONS WILL BE POSTED UNDER "LAND HEARINGS" ON THE COUNTY WEBSITE

7.

� IF 2nd HEARING Required, SEE ITEM 5 & 6 SCHEDULING FOR HEARING AND PUBLIC HEARING

� Substantial changes to an application between hearings may be considered a new application and may 

be required to restart the process

8.

� CLOSED/REQUEST FOR RECONSIDERATION (IDAHO CODE SECTION 67-6535(b))

� FINAL DECISIONS WILL BE POSTED UNDER "LAND HEARINGS" ON THE COUNTY WEBSITE



1

Arbay Mberwa

From: Brent Orton <brentorton@ortonengineers.com>
Sent: Friday, March 14, 2025 7:21 AM
To: Arbay Mberwa; Ben McIntyre; McIntyre Farms; Loren William McIntyre
Subject: Re: FW: [External] RE: Agency Notification / Case No. CU2024-0010 / McIntyre Farms, 

K&L Properties
Attachments: McIntyre Pastures Irrigation Letter.pdf

Hello Arbay - 
 
Thank you for all of your help on the McIntyre CUP and all of the agency comments!  We have been striving to work with 
Boise Project Board of Control to resolve the request for 40' easement but they were unwilling to change their request, 
however they did make an allowance for allowing the buildings to remain.  In further speaking with the McIntyres they 
would request to respectfully decline the request for the expanded irrigation easement beyond the existing 25' or 
distance to maintain.  Please see the attached letter that describes McIntyre's position. 
 
We look forward to hearing from you and learning if there is anything else your team needs in order to proceed with a 
hearing.   
We appreciate you and all the time you have put into this application and its review!  Please let us know when you have 
us scheduled. 
 
Thanks!  
Brent L. Orton, PE 
(208)350-9422 
brentorton@ortonengineers.com 

To help protect your privacy, Microsoft Office prevented automatic download of this picture from the Internet.

 
 
 
On Tue, Dec 24, 2024 at 10:05 AM Arbay Mberwa <Arbay.Mberwa@canyoncounty.id.gov> wrote: 

Good Morning, 

  

Please find attached comments received from the Boise Project Board of Control. 

  

Please reach out and let me know if you have questions, 
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Orton Engineering, LLC ~  17338 Sunnydale Place ,Caldwell, ID, 83607 208 350 9422  ~  brentorton@ortonengineers.com 

 
 

 
  Farm Store/Events - Conditional Use Permit  

Owner: K & L Farm Properties, LLC   
17995 Lewis Lane, Caldwell Idaho 83607 

 

February 26, 2026 
 
Canyon County Development Services 
111 North 11th Ave 
Caldwell, ID 83605 
 
Subject: Request to Maintain 25’ Irrigation Easement and Respectfully Decline Expansion of Easement, CU-
2024-0010,  Wilder Irrigation District W-35-4, Deer Flat Lowline Canal 1558+70 Stewart Lateral 73+60 
 
Dear Canyon County Development Services and Planning and Zoning Commission:  
 
Orton Engineering is representing McIntyre Farms in seeking a Conditional Use Permit for an agricultural store 
and special events venue in Caldwell, Idaho (Application CU-2024-0010). In response to the letter from the 
Boise Project Board of Control’s request to expand the existing irrigation easement to 40’ from centerline 
along the Deer Flat Low Line Canal, the McIntyre’s have asked to respectfully decline the request and to ask 
Canyon County for their support in this situation as they seek a Conditional Use Permit.  The McIntyre’s 
situation and request is further explained in detail below. 
 
The McIntyre’s have great respect for the irrigation districts and companies that work to maintain and protect 
Idaho’s waterways.  We are especially grateful for these irrigation canals due to the water being the life-blood 
of nearly all of their agricultural and farm pursuits.  The McIntyre’s are also so very grateful to all those who 
carefully protect our state’s water resources for use throughout Idaho and we desire to work together with the 
irrigation district to continue to protect the existing irrigation easements that exist and protect the required 
distance to maintain.  Years of relationships with local water master’s and local irrigation company staff are 
treasured relationships by the McIntyre Family.  We hope that this request in no way diminishes the mutual 
respect shared between the McIntyres and Irrigation District Staff. 
 
During the process of seeking for a conditional use permit, the Wilder Irrigation District was consulted and 
requested that 25’ from centerline or distance to maintain the same for the irrigation canals be placed on the 
CUP site plan. This 25’ easement is the traditional easement that has been in place for decades and aligns 
well with the existing canal access roads and existing farm fencing, landscaping and buildings.  Below can be 
seen pictures that show the existing clear right of way of canal roads on the McIntyre property: 
 

      
Figure 1: Looking South from Lewis Lane        Figure 2: Deer Flat Low Line Canal                       Figure 3: Looking North from McIntyre Property 
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Orton Engineering, LLC ~  17338 Sunnydale Place ,Caldwell, ID, 83607 208 350 9422  ~  brentorton@ortonengineers.com 

 
 

 
  Farm Store/Events - Conditional Use Permit  

Owner: K & L Farm Properties, LLC   
17995 Lewis Lane, Caldwell Idaho 83607 

 

As County staff completed their solicitation of comments on the Conditional Use Application, the McIntyre’s 
received a letter from Thomas Ritthaler, Assistant Project Manager for Boise Project Board of Control 
requesting an “easement of 40 feet west and 40 feet east of the canal’s centerline,” including a statement 
that Boise Project does not approve of fencing, landscaping, parking lots, light poles, signs and placing of 
asphalt, roadways, storm drainage, discharge of irrigation, etc. within this easement.   
 
Idaho Statues, Title 42-1209 detailing the maintenance and repair of irrigation diches was cited, which 
includes wording that “encroachment of any kind placed in such easement or right-of-way, without such 
express written permission, shall be removed or modified….. at the expense of the person or entity causing or 
permitting such encroachments.. in the event that any such encroachments unreasonable or materially 
interfere with the use and enjoyment of the easement or right-of-way.” 
 
Idaho Code 31-3805 was also cited, which states that “For proposed subdivisions located outside an area of 
city impact in counties with a zoning ordinance, the delivery system must be approved by the appropriate 
county zoning authority and the county commission with the advice of the irrigation entity charged with the 
delivery of water to said lands.”    
 
Wording in the letter regarding preliminary plats and “this development is in its preliminary stages” led the us 
to believe that perhaps the Boise Project Board of Control did not realize that this is not a subdivision 
application, and that this conditional use permit was for permission to use the existing farm store and farm 
buildings for the resale of farm products and for occasional farm events, and that no further building was 
being requested at this time and that no changes to the parcels were being made or any increase in impacts 
to the canals from what is already been used on the McIntrye Farm for generations to water their fields per 
their water allotment and irrigation assessment.  
 
In exploring this requested expansion of the irrigation easement from 25’ or distance to maintain to the 
requested 40’ easement from centerline, Orton Engineering also learned that if this request were granted that 
existing farm structures, fencing, new trees, a grain storage facility and shed would fall into the expanded 
easement.   (See the figure below). 
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Orton Engineering, LLC ~  17338 Sunnydale Place ,Caldwell, ID, 83607 208 350 9422  ~  brentorton@ortonengineers.com 

 
 

 
  Farm Store/Events - Conditional Use Permit  

Owner: K & L Farm Properties, LLC   
17995 Lewis Lane, Caldwell Idaho 83607 

 

 
Figure 4: Aerial image with 40’ requested easement shown in red and the original 25’ easement shown in blue. 

 
Below are images to both the east and west of the canal that show the structures that would need to be 
removed to comply with the request of the 40’ easement from the Boise Project Board of Control.  
 

     
Figures 5 -7: Gravel Parking Lot, Grain Silo, Fencing, Existing Trees, Mailbox, Driveway, Shed and Agricultural Shelter currently exist within requested 
40’ easement lines. 
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Orton Engineering, LLC ~  17338 Sunnydale Place ,Caldwell, ID, 83607 208 350 9422  ~  brentorton@ortonengineers.com 
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Additionally Aerial photography from 1992 on Google Earth historical images show that existing fencing along 
the canal has been in place for over 30 years at the McIntyre’s property, protecting the existing canal 
easement and distance to maintain. 
 

 
Figure 8: Historical Aerial Photography from 1992, Google Earth, showing existing fencing. 

 

Orton Engineering reached out to local Irrigation officials and Mr. Ritthaler at the Boise Project Board of 
Control explaining the situation and requesting that the McIntyre’s continue to maintain the 25’ existing 
irrigation easement or distance to maintain, or seek a variance as the existing fencing and building and 
landscaping fall within the 40’ easement line.  
 
Mr. Ritthaler responded that Boise Project would not make the McIntyre’s move what is already there, but they 
would not remove their request for the 40’ from centerline easement as requested.  
 
In discussing this further with the McIntyre family, the McIntyre’s have asked to respectfully decline the 
request to expand the current irrigation easement and ask for Canyon County to uphold that request.   
 
Idaho Land Use law protects land owners from regulatory takings and two landmark Supreme Court decisions 
known as Nollan and Dolan validate that government cannot require property owners to give up land unless 
there is an “essential nexus” and that what is asked should be “roughly proportional” to the impact that is 
being made.  As there are no additional impact to the irrigation proposed by the McIntyre’s in seeking the 
Conditional Use permit for the Farm Store or Farm Events, and as the cost of removing structures and 
buildings and giving up property would be very costly to the McIntyre who own several acres along the canal 
and are not seeking to develop the property, the request is not proportional.    
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Figure 9 - Aerial View of McIntyre Pastures Farm Store 

 
Thank you for your consideration of our request. Please let us know if you have further questions. 
 
Respectfully, 
 

 
Brent L. Orton, PE 
Orton Engineering, LLC 
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Arbay Mberwa

From: Brent Orton <brentorton@ortonengineers.com>
Sent: Tuesday, April 29, 2025 1:20 PM
To: Arbay Mberwa
Cc: Orton Engineering; David Orton; farmerben71@gmail.com
Subject: Re: [External] McIntyre Pastures Conditional Use Permit

Hello Arbay!  We called to talk with the McIntyres about your questions and here are the answers.  

 

To learn more about the McIntyre's Farm and their events you can visit: https://mcintyrefamilyfarms.com/  or on 
Facebook or Instagram at McInyre Pastures. 

 

1. Farm Events 

 Farm Education Events: 
o Small Group Education -  courses on various farm topics from brooding chickens, making and using 

broth, and more.  Most of these courses are free and often attend by a small group (~ 40 people).  They 
happen 3-6 times a year. 

o Farm Tours for Universities, CWI courses and Soil and Water Conservation Department, and other 
groups set up to come visit the farm to learn about the way we are doing things. 

o Farm to Fork Dinner - These are typically held annually - we have one coming up in June.  We plan to 
bring in a caterer to do the food for the event 

o Fall and Spring Tours - -This is when we invite larger groups to come out to the farm, open house 
style.  For the Spring Tour/Egg Collection it will be on May 3rd 10am 3pm - collect eggs to take home, 
wagon ride, see the cattle, pigs, chickens and layers, scavenger hunt and soil health demonstration, picture 
opportunities, farms sales and food. We bring in an extra porta potty for the event and have accessible 
parking in our parking lot and overflow parking in the back grassy pasture.  We put up lines and rope for 
drive aisles and parking spaces and typically any where from 15-60 cars parked as people are coming and 
going from these events.   

o None of the event we host go past 10pm.  All are held during the day. 

2. FDA approval -  We do not yet meet the thresholds to require FDA approval of our meat or products.  We are USDA 
certified and have inspectors come out for that. 

 

3. Parking in Overflow -  In the field we can make this open to a large group.  We typically have 40-60 cars parked for 
open house farm tours events twice a year. 

 

4. Deliveries-  Our farm makes deliveries of our meat in our refrigerated truck. We deliver wholesale eggs and milk 3 
days a week on Monday Tuesday and Thursday.  On Thursdays and Saturday we have our meat and egg deliveries.   For 
shipments in  - about twice a month we bring products in from Azure Standard for resale. 
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5. Hours- Typical Hours are Monday through Friday 9-5 for the Farm Store and Saturday 9-3pm.  Events are held during 
those same business hours. Extended hours would be for the annual Farm to Fork Dinners, with events finishing between 
7pm-9pm. 

 

6. We have an existing approved individual well for water for the farm store. 

 

7. Farm sales from the farm should be an allowed use.  We are awaiting approval from the county for the conditional use 
permit to validate resale items at the farm.  We have a Idaho issued Seller's Permit number 004956744-08 

 

8. The farm store building permit is ZCA2021-0057 and was an engineered Red Iron metal building.   

 

9. Drainage and Irrigation Plan.  There are no modification to the traditional grading and drainage of the farm site, or 
irrigation.  No Civil work is being completed as part of this conditional use permit and no grading and drainage or 
irrigation plan is necessary.  

 

Please reach out to us if you have any other questions! 

 

Thanks -  Brent Orton (208)350-9422, on behalf of McIntyre Pastures.   

 

 

Brent L. Orton, PE 
(208)350-9422 
brentorton@ortonengineers.com 

To help protect your privacy, Microsoft Office prevented automatic download of this picture from the Internet.

 
 
 
On Tue, Apr 29, 2025 at 12:19 PM Brent Orton <brentorton@ortonengineers.com> wrote: 
Hello Arbay! 
 
Thanks for moving the McIntyre's Conditional Use Permit forward!  They would love to have you stop by today at their 
farm store.  Maria McIntyre can meet you there and help show you around and answer any questions you may have - 
her number is .  She said to just give her a call when you are on your way out! 
 
I will send you a follow up email with the answers to your questions! 
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Arbay Mberwa

From: Brent Orton <brentorton@ortonengineers.com>
Sent: Wednesday, June 4, 2025 8:45 PM
To: Arbay Mberwa
Cc: office@ortonengineers.com; farmerben71@gmail.com; farmerbrad71@gmail.com; 

McIntyre Farms
Subject: Re: [External] McIntyre Pastures - Farm Store and Events
Attachments: McIntyre Pastures Emergency Plan 2025.pdf; Parking Circulation Plan.pdf

Follow Up Flag: Follow up
Flag Status: Completed

Hello Arbay! 
 
Here are the answers to your questions above as well as our emergency plan and circulation plan.  Thanks!  Let us know 
if you have any other questions! 
 
Response to Canyon County  Questions 6/4/2025 
 

1. Where will special events be held, indoors or outdoors? What's the ratio of outdoor to indoor events? 
 

1. Farm to Fork Dinners: Outdoors 
2. Holiday/Festivals: Outdoors  
3. Farm Education Activities: Half Indoors, Half Outdoors - weather permitting and size of group, and type of farm 

education 
4. Overall Ratio:  90% outdoors 10% indoors 

 
2. When are peak farm store hours? 
 

1. Peak Hours are from 11am to 2pm and 4pm to 5pm 
 
3. How many members of the McIntyre family help with special events, farm store and the egg processing 
operations? 



2

 
1. The McIntyre family includes Loren and Kathy McIntyre and their children and grandchildren.  Their sons Ben 

and Brad and their wives Maria and Jill lead the majority of the farm operations, with other brothers and sisters, 
children, and cousins, as well as valuable employees, helping to facilitate and conduct all of the farm operations, 
farm events and egg processing operations. The family is growing every year.  You can learn more about their 
family here: https://mcintyrefamilyfarms.com/about-our-farm    

 
For Events:  At this time, only Family Members  (6-7 family members)  work the special events and 0 
employees - as these as they are typically held on Friday and Saturday nights when the regular 
employees have gone home.  

 
2. On a typical day at the store there are 1-2 employees running the store,  2  employees packaging eggs, and 

1  employee delivering, with the rest of the family participating in the caring of animals and growing of hay and 
feed. 

 
4. How many employees are there for the egg processing facility?   (See above- 2) 
 
5. Can you please clarify the delivery and shipments- number of deliveries and shipment and the majority of 
products if it’s primarily McIntyre products or other local farmers products for resell. 
 

1. Deliveries happen on Tuesday, Thursday and Saturday 
1. Home Deliveries happen on Thursdays: https://mcintyrefamilyfarms.com/home-delivery  

1. Number of Home Deliveries: _30-55__ 
2. Pick up Locations are delivered on Thursdays and Saturdays:  https://mcintyrefamilyfarms.com/locations 

1. 5 Pickup Locations (see above link)  
 

2. The products delivered are over 90% McIntyre Family produced items.  Please see the previous information 
provided about all of the products sold by the McIntyre family or check out the Products available at: 
https://mcintyrefamilyfarms.com/store    
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3. The McIntyre family holds a Seller’s Permit through the State of Idaho for the sale or resale of products.   
 
6. Are the freezer fans located indoors or outdoors? 
 

1. There are several upright freezers located within the farm store. These are all-in-one units. Please see image 
below.   
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2. The large storage freezer is located outside the store.  The freezers are completely unitized shipping freezers. 

 
 
7. Will there be music and amplified sounds? 
 

1. Currently, no music is played for special events. In the future music may be played for festivals and farm to fork 
dinners.  If music is played in the future, it will be directed toward the event and amplified at a volume that is 
comfortable for guests to carry on a conversation and respectful to neighbors.  Any music played in the future 
for these occasional larger events will be played no later than 10pm at night.    

 
8. Will the special events/farm store/ egg processing facility have outdoor lighting? 
 

1. Currently most events are completed during the day.  In the future if any outdoor lighting for special events will 
be directed downward and turned off after 10pm at night.  

 
9. During events will the McIntyre’s provide water? If so will it be bottled water or well water? 
 

1. Bottled water will be available for purchase to guests during large events.  
2. Well water will only be available for family and employees, fully filtered; 

 
10. When would you like the commencement date to be? Some conditions of approval are tied to the 
commencement date such as receiving all building permits prior to commencement. Would the McIntyre’s prefer the 
commencement date be from the date of the first event or 90-days from the date of signed FCO’s? 
 

1. The McIntyres would like the commencement date to be as soon as possible, so the date of the first event would 
be our preference.  Thank you!  The change of occupancy building permit is prepared and ready to go, but the 
Building Dept will not accept it until after the conditional use permit is obtained.  
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11. Can you please provide a parking circulation plan specifically for entering and existing the property and the 
overflow parking area. 
 

1. Please see the parking circulation plan (attached below).  This has been approved by the highway district (please 
see the attached email), and is under review from Marsing fire department.  

 
12. Can you please submit an emergency response plan and evacuation plan/emergency exit plan. 
 

1. Please see attached plan.  

  

 
Brent L. Orton, PE 
(208)350-9422 
brentorton@ortonengineers.com 

 
 
 
On Mon, Jun 2, 2025 at 3:51 PM Arbay Mberwa <Arbay.Mberwa@canyoncounty.id.gov> wrote: 

Hello, 

  

I have a few questions/requests regarding the case.  

1. Where will special events be held, indoors or outdoors what’s the ratio of outdoor to indoor events? 
2. When are peak farm store hours? 
3. How many members of the McIntyre family help with special events, farm store and the egg processing 

operations? 
4. How many employees are there for the egg processing facility? 
5. Can you please clarify the delivery and shipments- number of deliveries and shipment and the majority of 

products if it’s primarily McIntyre products or other local farmers products for resell.  
6. Are the freezer fans located indoors or outdoors? 
7. Will there be music and amplified sounds? 
8. Will the special events/farm store/ egg processing facility have outdoor lighting? 
9. During events will the McIntyre’s provide water? If so will it be bottled water or well water? 
10. When would you like the commencement date to be? Some conditions of approval are tied to the 

commencement date such as receive all building permits prior to commencement. Would the McIntyre’s prefer 
the commencement date be from the date of the first event or 90-days from the date of signed FCO’s?  

11. Can you please provide a parking circulation plan specifically for entering and existing the property and the 
overflow parking area.  

12. Can you please submit an emergency response plan and evacuation plan/emergency exit plan. 

  

As I work through the new information, I will update the conditions of approval and will send them your way.  



Orton Engineering <office@ortonengineers.com>

Addressing - McIntyre Pastures
9 messages

brentorton@ortonengineers.com <brentorton@ortonengineers.com> Wed, May 22, 2024 at 11:32 AM
To: Dan Lister <Daniel.Lister@canyoncounty.id.gov>
Cc: farmerbrad71@gmail.com, mymaria79@hotmail.com, tanyaorton@ortonengineers.com

Good morning Dan!

 

Great to see you today!  I’m glad your heart checked out.  Praying that you get feeling 100% again. 

 

McIntyres have a special event CUP application in for their egg farm and venue (thanks so much for your guidance on the
project!).  They originally built their packing shed and egg washing operation in an agricultural building.  They later
determined to put the refrigeration units outside the building instead of inside and added farm store in the front bay.  You
know the history of course. 

 

They need to make an order for cartons probably by Monday (they take six weeks to manufacture and they have about a
five week supply of cartons left), and they would really like to have the new address for the farm store/egg packing facility
put on the cartons. 

 

I know last fall we beat the bushes a little about if that’s possible (talked to the GIS department maybe?).  I think you could
give me the best guidance on if there’s any way that’s possible and if so what to do. 

 

Do you mind telling me what you think is possible and how we should go about it?  We’d really appreciate it!

 

Thanks so much!!

 

Sincerely,

 

 

Brent

 

Brent L. Orton, PE, MSCE

Orton Engineering

Phone: (208)350-9422

Email: brentorton@ortonengineers.com

Web: www.ortonengineers.com
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Dan Lister <Daniel.Lister@canyoncounty.id.gov> Wed, May 22, 2024 at 2:02 PM
To: "brentorton@ortonengineers.com" <brentorton@ortonengineers.com>
Cc: "farmerbrad71@gmail.com" <farmerbrad71@gmail.com>, "mymaria79@hotmail.com" <mymaria79@hotmail.com>,
"tanyaorton@ortonengineers.com" <tanyaorton@ortonengineers.com>

Brent,

 

I’ve sent your address question to the DSD Planning Supervisor, Carl Anderson, for review and response. Once he’s reviewed your
inquiry, he will either respond to you directly or have me respond to you.

 

Sincerely,

 

Dan Lister, Principal Planner

DSD Office: (208) 454-7458 - Direct Line: (208) 455-5959

Daniel.Lister@canyoncounty.id.gov

 

Development Services Department (DSD)

Public office hours

Monday, Tuesday, Thursday and Friday

8 am – 5 pm

Wednesday

1 pm – 5 pm

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

 

PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email system may be a public record and may be subject
to disclosure under the Idaho Public Records Act and as such may be copied and reproduced by members of the public. 

[Quoted text hidden]

Dan Lister <Daniel.Lister@canyoncounty.id.gov> Wed, May 22, 2024 at 3:53 PM
To: "brentorton@ortonengineers.com" <brentorton@ortonengineers.com>
Cc: "farmerbrad71@gmail.com" <farmerbrad71@gmail.com>, "mymaria79@hotmail.com" <mymaria79@hotmail.com>,
"tanyaorton@ortonengineers.com" <tanyaorton@ortonengineers.com>, Jay Gibbons <Jay.Gibbons@canyoncounty.id.gov>,
Tony Almeida <tony.almeida@canyoncounty.id.gov>, Carl Anderson <Carl.Anderson@canyoncounty.id.gov>
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https://mail.google.com/mail/u/0/?ik=eba67df638&view=pt&search=all&permthid=thread-f:1799774946931505591&simpl=msg-f:179977494693150559… 2/6

mailto:Daniel.Lister@canyoncounty.id.gov
mailto:Daniel.Lister@canyoncounty.id.gov


Brent,

 

A conditional use permit to establish a special events facility at McIntyre Farms was submitted on April 2, 2024 (CU2024-0010). An
existing structure is proposed to be used as a store, egg packing, and events. The structure was permitted as an agricultural structure
(ZCA2021-0057) which normally is not reviewed via the building or zoning code except for setbacks. An agricultural structure is
defined as follows:

 

A structure designed and constructed to house farm implements, hay, grain, poultry, livestock, or other horticultural
products on Agriculturally zoned land which Agriculturally zoned land shall consist of at least a single parcel of land of more than five
(5) acres in size, exclusive of any public right-of-way. This structure shall not be a place of human habitation or a place of employment
where agricultural products are processed, treated, packaged, or sold, nor shall it be a place used by the public. Notwithstanding this
definition, the Director or Director's designee has the discretion to determine that an agricultural building, proposed to be located on
Agriculturally zoned land of less acreage than provided herein, qualifies for inclusion in this definition” (CCCO Section 06-01-07).

 

Based on the permit and use approved for the structure (ZCA2021-0057), an address cannot be approved per 06-05-17 until a
conditional use permit is approved and a building permit for commercial use of the structure is submitted, issued, and finaled.

 

What I’m hearing is you want the address that will eventually be assigned to the commercial building so it can be printed on the egg
cartons. Am I correct in my understanding? If so, I’m unsure if GIS/Addressing can provide you with a future address without
approval/issuance. I’ve included Tony Almeida (GIS) GIS, Carl Anderson (Planning Supervisor), and Jay Gibbons (Assistant DSD
Director) from DSD to provide additional information or options.

 

Sincerely,

 

Dan Lister, Principal Planner

DSD Office: (208) 454-7458 - Direct Line: (208) 455-5959

Daniel.Lister@canyoncounty.id.gov

 

Development Services Department (DSD)

Public office hours

Monday, Tuesday, Thursday and Friday

8 am – 5 pm

Wednesday

1 pm – 5 pm

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

 

PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email system may be a public record and may be subject
to disclosure under the Idaho Public Records Act and as such may be copied and reproduced by members of the public. 
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From: brentorton@ortonengineers.com <brentorton@ortonengineers.com>
Sent: Wednesday, May 22, 2024 11:32 AM
To: Dan Lister <Daniel.Lister@canyoncounty.id.gov>
Cc: farmerbrad71@gmail.com; mymaria79@hotmail.com; tanyaorton@ortonengineers.com
Subject: [External] Addressing - McIntyre Pastures

 

Good morning Dan!

[Quoted text hidden]

brentorton <brentorton@ortonengineers.com> Wed, May 22, 2024 at 10:16 PM
To: Dan Lister <Daniel.Lister@canyoncounty.id.gov>
Cc: "farmerbrad71@gmail.com" <farmerbrad71@gmail.com>, "mymaria79@hotmail.com" <mymaria79@hotmail.com>,
"tanyaorton@ortonengineers.com" <tanyaorton@ortonengineers.com>, Jay Gibbons <Jay.Gibbons@canyoncounty.id.gov>,
Tony Almeida <tony.almeida@canyoncounty.id.gov>, Carl Anderson <Carl.Anderson@canyoncounty.id.gov>

Thanks Dan!  Yes!  Knowing what the address will be would be a huge help.  Thanks again!

Sent from my Verizon, Samsung Galaxy smartphone
[Quoted text hidden]

Tony Almeida <tony.almeida@canyoncounty.id.gov> Thu, May 23, 2024 at 9:15 AM
To: brentorton <brentorton@ortonengineers.com>, Dan Lister <Daniel.Lister@canyoncounty.id.gov>
Cc: "farmerbrad71@gmail.com" <farmerbrad71@gmail.com>, "mymaria79@hotmail.com" <mymaria79@hotmail.com>,
"tanyaorton@ortonengineers.com" <tanyaorton@ortonengineers.com>, Jay Gibbons <Jay.Gibbons@canyoncounty.id.gov>,
Carl Anderson <Carl.Anderson@canyoncounty.id.gov>

Brent,

 

Unfortunately, we cannot provide a proposed address until the special events facility is approved, as Dan stated. If we
assign or provide a proposed address now and something requires an address before the facility is approved or denied, it
could necessitate an address change. Providing a proposed address at this stage may cause more issues.

 

Tony

[Quoted text hidden]

Brad <farmerbrad71@gmail.com> Thu, May 23, 2024 at 9:35 AM
To: Tony Almeida <tony.almeida@canyoncounty.id.gov>
Cc: brentorton <brentorton@ortonengineers.com>, Dan Lister <Daniel.Lister@canyoncounty.id.gov>,
mymaria79@hotmail.com, tanyaorton@ortonengineers.com, Jay Gibbons <Jay.Gibbons@canyoncounty.id.gov>, Carl
Anderson <Carl.Anderson@canyoncounty.id.gov>

Thx. So much for everyone checking into this. We will be patient and wait for the hearing. I will get my cartons ordered
and coming. Have a great day

Brad McIntyre

“We know more about the movement of celestial bodies than about the soil underfoot.” --- Leonardo DaVinci, circa
1500s

On May 23, 2024, at 9:16 AM, Tony Almeida <tony.almeida@canyoncounty.id.gov> wrote:
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Arbay Mberwa

From: Orton Engineering <office@ortonengineers.com>
Sent: Tuesday, May 27, 2025 11:50 PM
To: Brent Orton
Cc: Arbay Mberwa; David Orton; farmerben71@gmail.com; Maria McIntyre; Loren William 

McIntyre; Loren William McIntyre
Subject: Re: [External] McIntyre Pastures Conditional Use Permit
Attachments: egg distributers.pdf; egg candlers.pdf; Site Plan.pdf; McIntyre Letter of Intent- Sign 

Permit (1).docx; McIntyre Signed Sign Permit.pdf; McIntyre Pasture Store Parking and 
Floor Plan.pdf; Orton Engineering Mail - Addressing - McIntyre Pastures.pdf; Application 
for Food EstablishmentSWDH License 12.30.21.pdf; McIntyre Pastures-Dust Control 
Plan- 23May25.pdf; Stamped McIntyre Farm Store & Egg Facility Bld Code 
Evaluation.pdf

Hello Arbay - 
 
Thank you for all of your help on the McIntyre CUP!  Here is a report back on several of the items we have been working 
through over the last few weeks and a copy of a draft of our power point for the hearing:  
 
Sign Application:  Today our employee Riley Belnap dropped off the sign application to Development Services for the 
McIntyres (see attached).   
 
Building Permits:  We planned to drop off the ag exempt zoning compliance applications for the Hay sheds, the winter 
chicken storage and brooder shed today but learned that new form needed to be used.  The new forms are now signed 
and are attached below. We will submit the hard copy of this application in the morning to the building department.  

To help 
protect your 
privacy, 
Micro so ft 
Office 
prevented 
auto matic  
download of 
this pictu re  
from the  
In ternet. exemptzoningcomplianceapplicationpapersversion2.zip 

 
Change in Occupancy Permit - we have compiled the building permit for the change in occupancy and completed the 
code analysis (attached).  We will be dropping it off at the building department in the morning. Attached is a floor plan 
of the Farm Store that shows the retail farm store as 893.2 sqft.   We are seeking to be able to have the size of this farm 
store approved as part of the conditional use permit process (the code allows a 400 sqft farm store without a conditional 
use permit). 
 
Highway District:  The McIntyre's are scheduled to meet with the Highway District board tomorrow morning to discuss 
the variance for the Chicken Brooder building to be <70' from the section line.  We will let the building department and 
development services know the outcome of the meeting.  
 
Marsing Rural Fire:  Marsing Rural Fire has already done a site visit and inspected the McIntyre Farm Store for the use as 
a commercial building.  Their signed commercial checklist was attached in the original CUP application (page 42-
43).   We will also send the updated code evaluation and analysis to the fire department for their review and the parking 
circulation map and will include you on that email. 
 
Site Parking Circulation Map for Overflow Parking:  We have attached a site circulation map showing the added 
overflow parking- We will also send on this plan to the highway district and fire district for approval as requested.   Using 
the rate from the Canyon County Code Parking  we calculated that the required number of parking spaces would be 4.5 
for the store and 6 for employees for the egg packaging, storage, office and store clerk for a total of 11 spaces for the 
Farm Store.   
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The existing parking for the farm store includes 6 spaces in front of the store that is paved (including 1 Van Accessible 
ADA space), 5-6 spaces on the gravel area along the the west fence in front of the winter Chicken housing, and 2-3 
spaces in front of the meat freezer (one parking space is most often used by the refrigerated farm truck).   For a total of 
12-14 parking spaces in front of the farm store, which satisfies the code requirements.  
 
For events, we used the factor of 20% of the max request attendees (250) for a total required parking space of 50 for 
events.    
 
For existing overflow event parking, there are two places to park.  The first area is the gravel parking lot in the rear of 
the farm store where there are 19 parking spaces. This parking area is large enough for the small group farm education 
classes.   The second overflow event parking is in the pasture on the grass. We have shown 70 parking spaces in the 
overflow grass parking area, but it could be decreased or increased as needed.  Dimensional requirements for temporary 
event parking are listed as 24'+ drive aisle to allow for 2 way traffic circulation with 20' deep parking spaces that are 9' 
wide.   The parking circulation plan shows 89 total parkings spaces for events between the gravel rear parking and grass 
parking.  
 
Food Establishment License Permit:  The McIntyre's have reached out to Southwest District health and were guided to 
apply for the Food Establishment License Permit (They sent off their application today which is attached).  The 
McIntyre's also have active Egg Candlers and Egg Distributor's Licenses through the Idaho Department of Agriculture 
(attached).      
  
Separate Address Request:  In reviewing the Canyon County Code on Addressing, it states in 06-5-17 2a -   "Only one 
number shall be assigned to each business use or dwelling unit."  This wording  of "business use" in the code 
is different from what was mentioned by mapping that the farm store would need to be zoned commercial to 
receive a separate address. We think this what they meant.  We would ask that the McIntyre Pasture's farm 
store be considered as a separate business use and eligible for a separate address without needing to be 
rezoned commercial, as the farm store is a different use from the McIntyre's farm operations. If it is helpful, we 
spoke with the property tax assessor. They currently are taxing the 1.5 acres surrounding the farm store of this 
parcel as commercial use and the remaining 22.36 acres as agricultural farm use. 
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Article 4 of this same code section further states that "4. Apartments, campuses, strip malls, and other such 
developments may only have one address number assigned depending on the design and layout of the 
development; with additional building or suite numbers assigned within the development."     
 
If mapping is not comfortable with assigning a fully separate address for the McIntyre Pastures Farm Store if 
not zoned commercial, could it be possible to assign the McIntyre Pastures Farm Store a secondary address 
unit designator as outlined in the USPS publication 28-Postal Addressing Standards,213 -  Such as McIntyre 
Pastures, 17995 Lewis Lane, BLDG B, Caldwell, ID 83607?   
 
The McIntyre's preference would be to have a separate address for the farm store from the parcel address so 
that the store is easily identifiable for emergency services, mail, and customers using online mapping tools to 
find the Farm Store and events.  We expect this to be preferred by emergency responders as well. Attached is 
a previous email from Dan Lister and Tony Almeda that discusses that a separate address could be given after 
the conditional use permit was approved. (see attached) This was one of the expectations of the McIntyres and 
Orton Engineering from working with County staff at the time we made the application. 
 
Dust mitigation plan was previously sent, as well as requests to update the previous draft of conditions (attached). We 
sent an email to Dan Lister requesting validation of which applications would be necessary to bring the parcel into 
compliance because he assisted us at the time we made the original application and will complete any further 
applications that are needed after receiving verification. We believe we have addressed all the items under the 
conditions of approval. Please let us know if there are others we are missing! 
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Environmental & Community Health Services 
208 455 5400    FAX 208 455 5405  13307 Miami Lane    Caldwell    Idaho  83607    phd3.idaho.gov 

Application for Food Establishment License 
Purpose (check one):    ☐  New Food Permit    ☐  

 

New/Change of Owner   ☐  Informational Change
 Type of Operation (check one): 

Food Establishments with more than two license ($250)     Mobile Unit without Commissary ($80) 
Food Establishment (school, restaurant, market, processor) ($200)  Mobile Unit with Commissary ($100) 

Establishment Information 

Name of Establishment (site name):  
  Address of Establishment: 

City/State: Zip Code: 

Business Telephone: Business Fax: 

Business Email:  Business Website: 

Owner Information 
Type of Ownership:     ☐Association     ☐Corporation    ☐ LLC     ☐ Partnership        ☐Sole Proprietor    ☐Other

Name of Ownership: 

Ownership Address: 

City/State: Zip: 
Ownership Telephone: Owner Fax: 
Ownership Email: 

Names of all people listed on ownership: 

Name: 

Telephone: Email: 

Name: 

Telephone: Email: 

Billing Information 
Mail To:  

Attention:  

Address: 

City/State:  Zip:   

McIntyre Pastures

17708 Lewis Ln

Caldwell, Idaho 83607

sales@mcintyrefamilyfarms.com www.mcintyrefamilyfarms.com

McIntyre Pastures

Brad McIntyre

25085732182

10478 Riverside Rd

Caldwell,Idaho 83607

McIntyre Farms Inc

10478 Riverside Rd
Caldwell, Idaho 83607

2085732182

Loren McIntyre, Benjamin McIntyre, Bradley McIntyre

Bradley McIntyre
2085732182 farmerbrad71@gmail.com

Benjamin McIntyre

2085731778 farmerben71@gmail.com

Exhibit A11
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Environmental & Community Health Services 
208 455 5400    FAX 208 455 5405  13307 Miami Lane    Caldwell    Idaho  83607    phd3.idaho.gov

Updated: 12/30/2021 2 

Electronic Inspection Contact Information 
Provide E-mail Address(es) for Individuals Requiring Copies of Inspection Reports: 
Name:    E-mail:
Name:    E-mail:
Name:    E-mail:
**Please note if no e-mail addresses are provided, inspection reports, will be mailed to address provided** 

Operation Times 

☐Year Round          ☐Seasonal    From  to 
Hours of Operation (please enter hours): 
Monday Tuesday Wednesday Thursday Friday Saturday Sunday 

Please check each of the boxes after reading: 
 Food license expiration.  The license for an Idaho food establishment expires on December 31 of each year. 

  Renewal of license.  A renewal application and a license fee must be submitted to the regulatory authority 
by December 1 of each year for the next calendar year starting January 1. 

  License is not transferable.  A license may not be transferred when ownership changes, according to section 
8-304.20.  The new owner must apply for his own license. Idaho Food Code 8-301.11 and IDAPA 16.02.19
Application for License

    I have been given a copy of the Responsibilities of the Permit Holder – Initial ______________ 
I understand and hereby agree to comply with the rules governed by the Idaho Food Code, and the 
Responsibilities of the Permit Holder as contained in the Idaho Food Code Section 8-304.11.  As the legal 
owner/agent I attest to the accuracy of the information provided in this application form. 

Signature of Owner/Agent____________________________________________ Date ____________________ 
Indicate whether signature is that of Legal Owner or Agent 

Please print owner’s name 

____________________________________________________________________________________ 

An incomplete application will not be accepted or processed. 
Make checks payable to Southwest District Health 

On-Site Contact 
Name of On-Site Contact:  

Telephone Number:  Email: 

☐ Owner     ☐  Manager   ☐  Supervisor     ☐  Other

Maria McIntyre

2085737030 sales@mcintyrefamilyfarms.com

9am - 5pm 9am - 5pm 9am - 5pm 9am - 5pm 9am - 5pm 9am-3pm closed

BM

5/25/25

Bradley McIntyre

http://www.swdh.org/


       Applicant’s Copy 

Idaho Food Code Compliance and Enforcement Policies 

RESPONSIBILITIES OF THE PERMIT HOLDER § (8-304.11) 

Upon acceptance of the Permit issued by Southwest District Health to operate a food establishment, the permit 

holder, in order to retain the Permit to operate the establishment shall: 

1) Post the Permit in a location in the food establishment that is conspicuous to consumers;

2) Comply with the provisions of this Code including the conditions of a granted variance as specified under

§ 8-103.12 and approved plans specified under § 8-201.12;

3) If a food establishment is required under § 8-201.13 to have a Hazard Analysis Critical Control Point

(HACCP) Plan, it must comply with the plan as specified under § 8-103.12;

4) Immediately contact Southwest District Health to report an illness of a food employee or a conditional
employee as specified under § 2-201.11(B);

5) Immediately discontinue operations and notify Southwest District Health if an imminent health hazard may

exist such as a fire, flood, extended interruption of electrical or water service, sewage backup, misuse

of poisonous or toxic materials, onset of an apparent foodborne illness outbreak, gross unsanitary

occurrence or condition. or any other circumstance that may endanger public health according to §

8-404.11;

6) Allow Southwest District Health or other health authority representatives upon due notice, reasonable access

to the food establishment for inspections, information, or sample collection, and to access records, as

specified under § 8-402.11;

7) Replacement of existing facilities and equipment specified under § 8-101.10 with facilities and equipment

that comply with this Code if:

a) Southwest District Health directs the replacement because the facilities or equipment constitute a
public health risk, are a nuisance, or no longer comply with their initial accepted criteria or

intended use,

b) Southwest District Health directs the replacement of the facilities and equipment due to a change

of ownership, or

c) The facilities and equipment are replaced in the normal course of operation.

8) Comply with directives of Southwest District Health including time frames specified for corrective actions

on inspection reports, notices, orders, warnings, and other directives issued by Southwest District Health

regarding the LICENSE HOLDER’S FOOD ESTABLISHMENT or in response to community emergencies.

9) Accept notices issued and served by Southwest District Health according to LAW and

10) Be subject to administrative, civil, injunctive, and criminal remedies authorized in LAW for failure to

comply with this Code or a directive of Southwest District Health including time frames for corrective

actions specified in inspection reports, notices, orders, warnings, and other directives.

11) Notify customers that a copy of the most recent establishment inspection report is available upon request by

posting a sign or placard in a location in the food establishment that is conspicuous to customers or by

another method acceptable to Southwest District Health.

Environmental & Community Health Services 
208 455 5400    FAX 208 455 5405  13307 Miami Lane    Caldwell    Idaho  83607    phd3.idaho.gov 
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*Hwy District requires 70' Setback from Section Line. 
McIntyres are seeking variance for existing buildings, as topography makes expansion of road unlikely in the future.

 * South Board of Control has requested to not allow new buildings to be located within 40' from canal centerline. 

10.     EMERGENCY ACCESS               The paved parking area allows for a Fire apparatus to access and serve the Farm store and outbuildings in an emergency.
                                                                There is adequate area for a fire turn around in both the rear gravel parking lot as well as in the pasture farm land on the remaining 22+ acres.
                                                                Ambulances and emergency vehicles can access all portions of the property during event. 

PARKING DIMENSIONS:   Temporary Overflow Parking spaces for special events will be
 20' deep x 9' wide, with 24'+ drive aisle to allow for two way traffic circulation.
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McIntyre Pastures ~ McIntyre Farms 
Store & Egg Packing Building 

BUILDING CODE SUMMARY 
 

 

Name of Project: McIntyre Pastures Farm Store 

Address: 17995 Lewis Lane, Caldwell, Idaho Zip Code: 83607 

Proposed Use: Agricultural Building with Farm Store  

Owner/Authorized Agent: Loren or Ben McIntyre 

E-Mail: mcintyrefarmsinc@gmail.com 

Owned By:   City/County    Private    State 

Code Enforcement Jurisdiction:   Canyon County_____    County_________   State (for MEP) 
 

 
LEAD DESIGN PROFESSIONAL:  Orton Engineering, LLC, Brent Orton PE, MSCE;  
brentorton@ortonengineers.com  
 
Idaho Adopted 2018 EDITION OF THE IBC FOR:  New Construction  Addition  Upfit 

EXISTING:  Certificate of Occupancy  Alteration  Repair 

CONSTRUCTED ______ ORIGINAL USE: _Ag___CURRENT USE _M, B, S-2_____ 
 

 

BUILDING DATA 
Construction Type:    I-A   II-A   III-A   IV   V-A 
   I-B   II-B   III-B     V-B 
 Mixed construction:    No  Yes  Types __________________ 

Sprinklers:  No  Partial  Yes  NFPA 13  NFPA 13R  NFPA 13D 

Standpipes:  No  Yes     Class  I  II  III  Wet  Dry 

Fire District:  No  Yes  Flood Hazard Area:  No  Yes 

Building Height: Feet 27’(Steeple, 42’)  Number of Stories 1  

Mezzanine:  No  Yes 
Gross Building Area:  

FLOOR  EXISTING  (SQ FT)  NEW  (SQ FT)  SUB-TOTAL 
1st  Floor  4000 SF     
       

TOTAL       4000 
 

 
ALLOWABLE AREA 

Primary Occupancy: Assembly  A-1  A-2  A-3  A-4  A-5 
 Business  Educational  Factory  F-1 Moderate  F-2 Low 

Hazardous  H-1 Detonate   H-2 Deflagrate   H-3 Combust   H-4 Health   H-5 HPM 
Institutional  I-1  I-2  I-3  I-4 

I-3 Condition  1  2  3  4  5 
  Mercantile  Residential  R-1  R-2  R-3  R-4 

Storage   S-1 Moderate    S-2 Low  High-piled  
 Utility and Miscellaneous  Parking Garage   Open   Enclosed  Repair Garage 

Secondary Occupancy: __B & M_________________________________________________________________ 

Special Uses:  402  403  404  405  406  407  408  409  410  411  412
  413  414  415  416  417  418  419  420  421  422  423 

Special Provisions:   509.2        509.3       509.4      509.5        509.6       509.7       509.8 

Mixed Occupancy:     No          Yes  Separation: ___0__  Hr. Exception: ___________________ 

 Incidental Use Separation  (508.2)  

  Non-Separated Use  (508.3.2) 

27May2025
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The required type of construction for the building shall be determined by applying the height and area 
limitations for each of the applicable occupancies to the entire building.  The most restrictive type of 
construction, so determined, shall apply to the entire building. 

  Separated Use  (508.3.3)  -  See below for area calculations 
For each story, the area of the occupancy shall be such that the sum of the ratios of the actual floor area 
of each use divided by the allowable floor area for each use shall not exceed 1. 

 
    Actual Area of Occupancy A        +        Actual Area of Occupancy B 
Allowable Area of Occupancy A        Allowable Area of Occupancy B   

 
                                                         +           _____________________   +   ……    =  ______   

 
-   Allowable Area (T506.2) Allowable Stories (T504.4)  

o B  9000 ft2 Stories: 2 
o M  9000 ft2  Stories: 1 
o S-1  9000 ft2  Stories: 1 

1 story above grade plane, 9000 ft2 NS Max (Building is under table value so no Area Increases were 
computed).   

 
STORY NO. 

 
DESCRIPTION 

AND USE 
(A) 

BLDG AREA 

PER STORY 

(ACTUAL) 

(B) 
TABLE 506.25 

AREA 

(C) 
AREA FOR 

FRONTAGE 

INCREASE1 

(D) 
AREA FOR 

SPRINKLER 

INCREASE2 

(E) 
ALLOWABLE 

AREA OR 

UNLIMITED3 

(F) 
MAXIMUM 

BUILDING 

AREA4 

1.  Store M 893.2 SF 9000 SF Did not 
compute  

0% 9000 9000 SF 
 

1. Egg 
Washing/ 
Packaging 
B 

531 SF 9000 SF Did not 
compute 

0% 9000 

 Carton & 
Box 
Storage S-
1 

2,374 SF 9000 SF Did not 
compute 

0% 9000 

       
1  Frontage area increases from Section 506.2 are computed thus: 

a. Perimeter which fronts a public way or open space having 20 feet minimum width =  _296___ (F) 
b. Total Building Perimeter  =  ______ (P) 
c. Ratio (F/P)  =   100%__  (F/P) 
d. W = Minimum width of public way   =  ___ ___  (W) Limited to 30 by 506.2.1 (W/30 limited to 2)  
e. Percent of frontage increase   If =  100 [ F/P - 0.25] x  W/30 =  ___  (%) 

  

< 1 

< 1.00 



 
Figure 1 Occupancy Classifications by Area 
 
Occupancy Classifications have been selected to most closely align with space utilization.   
M – Appropriate for the store portion of the building 
S-1 S-1 Moderate Hazard Storage is necessary because cartons and boxes are stored (under 12’ 
in height) in the building.   
- Cartons are on Pallets and cannot be stacked (they stand about 5 feet high) 
- Cardboard boxes are also stored on pallets (8 to 10 feet high)  

B Business – this area is for the processing (washing and packing) of the eggs produced on the 
farm.  (A Group F classification could also have been used – either is appropriate to this use).   



ALLOWABLE HEIGHT 

 
 ALLOWABLE 

(TABLE 504.3; 504.4) 
INCREASE FOR SPRINKLERS SHOWN ON PLANS CODE 

REFERENCE 

Type of Construction Type ___V-B______________ Type  __V-B______  

Building Height in Feet Feet  _40’ Feet = H + 20' =  __0__ 18’ T504.3 

Building Height in Stories Stories  ____1_______ Stories + 1 =  ____0_____ Stories  1 T504.4 

 
 

 
FIRE PROTECTION REQUIREMENTS 

BUILDING ELEMENT FIRE 

SEPARATION 

DISTANCE  

(FEET) 

RATING DETAIL # 

AND 

SHEET # 

DESIGN # 

FOR 
RATED 

ASSEMBLY 

DESIGN # FOR 
RATED 

PENETRATION 

DESIGN # 

FOR 
RATED 

JOINTS 

REQ'D PROVIDED 

(W/_________* 

REDUCTION) 

Structural Frame, 

including columns, girders, 
trusses 

       

Bearing Walls        

Exterior        

North >30ft (>100ft) 0hr      

East >30ft (>600ft) 0hr      

West >30ft (48ft) 0hr      

South >30ft (>600ft) 0hr      

Interior        

Nonbearing Walls and 
Partitions 

   Exterior walls 

       

North >30ft (>100ft) 0hr      

East >30ft (>600ft) 0hr      

West >30ft (48ft) 0hr      

South >30ft (>600ft) 0hr      

Interior walls and partitions  0      

Floor Construction 

   Including supporting beams 

   and joists 

 0      

Roof Construction 

   Including supporting beams 

   and joists 

 0      

Shaft Enclosures - Exit  0      

Shaft Enclosures - Other
  

 0      

Corridor Separation  0      

Occupancy Separation  0      

Party/Fire Wall Separation  0      

Smoke Barrier Separation  0      

Tenant Separation  0      

Incidental Use Separation  0      

* Indicate section number permitting reduction 
 
Refer Conex Units (Refrigerated Shipping Containers – non-Ammonia unitized refrigeration units) are adjacent to 
the building as currently placed and have been regarded as equipment.  Note that the preengineered building plans 
referred to the building as freezer storage because it was originally thought that the building would house the 
freezers.  The refer units are weather capable shipping units and do not need to be kept, placed, or installed indoors.  
This provided important space for the agricultural processing application that the building has been used for as 
represented here (Specifications are available on request). 



 



 LIFE SAFETY SYSTEM REQUIREMENTS 

 
Emergency Lighting:    No   Yes 
Exit Signs:     No   Yes  
Fire Alarm:     No   Yes 
Smoke Detection Systems:    No   Yes   Partial _______ 
Panic Hardware:     No   Yes 

 

 
EXIT REQUIREMENTS 

 
NUMBER AND ARRANGEMENT OF EXITS 

 
FLOOR, ROOM OR 

SPACE DESIGNATION 
MINIMUM2  

NUMBER OF EXITS 
TRAVEL DISTANCE ARRANGEMENT MEANS OF 

EGRESS1,3 (SECTION 1007.1.1) 
REQUIRED SHOWN 

ON PLANS 
ALLOWABLE TRAVEL 

DISTANCE  
(TABLE 1015.1) 

ACTUAL 

TRAVEL 

DISTANCE 

SHOWN ON 

PLANS 

REQUIRED 

DISTANCE 

BETWEEN 

EXIT DOORS 

ACTUAL 

DISTANCE 

SHOWN ON 

PLANS 

LEVEL 1   200 57’ MAX >93’/2= 
46.5’ 

85’ OK 

SHARED       
       
       
       

1  Corridor dead ends (Section 1017.3)    
2  Buildings with single exits (Table 1006.3.2), Spaces with one means of egress (Table 1006.3.3(2)) 
3  Common Path of Travel (Section 1006) 
 

EXIT WIDTH & OCCUPANCY 
 

USE GROUP 
OR SPACE 

DESCRIPTION 

(a) (b)  (c) EXIT WIDTH (in)2,3,4,5,6 

AREA1 
sq. ft. 

AREA1 
PER 

OCCUPANT 
(TABLE 1004.5) 

CALCULATED 
OCCUPANT 

LOAD 
(ab) 

EGRESS WIDTH 

PER OCCUPANT 

(1005.3.1-2) 

REQUIRED WIDTH 

(SECTION 1005.3.2) 

(ab) x c 

ACTUAL WIDTH 

SHOWN ON PLANS 

STAIR LEVEL STAIR LEVEL STAIR LEVEL 

Total 
4000SF 
(Gross) 

   
0.2 

in/occ 
 

0.2*26=
5.3  

  
3-0 
(each) 

Business (Egg 
Washing, 
Packing 

531 SF 150 4       

Mercentile 
(Store) 

893 SF 60 15        

Storage S-1 2374 SF 15 8        

          

Total Allowable 
Occupancy 

    26             

1  See Table 1004.1.1 to determine whether net or gross area is applicable. 
   See definition "Area, Gross" and "Area, Net" (Section 1002) 
2  Minimum stairway width (Section 1005.3.1); min. corridor width (Section 1005.3.2); min. door width (Section 1005.3.2) 
3  Minimum width of exit passageway (Section 1021.2) 
4  See Section 1005.6 for converging exits. 
5  The loss of one means of egress shall not reduce the available capacity to less than 50 percent of the total required (Section 
1005.1) 
6  Assembly occupancies (Section 1025) 
7  Max Occupancy with One Exit (Table 1006.2.1): 49 
 
Allowable Occupancies: 
Level 1: 26 
 



 

 
Figure 2 Exiting Path Lengths 

 
While the facility could be served by a single exit, the exit configuration is convenient to the agricultural production 
operation and exits meet the distribution requirements of IBC.   



STRUCTURAL DESIGN 

SEE STRUCTURAL COMPUTATIONS AND ASCE HAZARDS REPORT 
Canyon County Adopted Requirements:   

 

Building Plans 

 
 

 

 
 



PLUMBING FIXTURE REQUIREMENTS 
FROM IDAHO PLUBMING CODE, 2017: 
TABLE 422.1 —continued MINIMUM NUMBER OF REQUIRED PLUMBING 
FIXTURES1  

CLASS- 
IFICATION 

OCCU- 
PANCY2  DESCRIPTION 

WATER 
CLOSETS3   

Urinals4 
LAVATORIES5,6  

BATHTUBS/ 
SHOWERS  

DRINKING 
FOUNTAIN  OTHER  MALE 

 
FEMALE MALE MALE  FEMALE 

(Most 
Restrictive 

of S-1, M, B) 
 

B Business 
Occupancy  

1:1-50 
2:51-
100 
3:101-
200 
4:201-
400 
>400 
+1:500  

1:1-15 
2:16-30 
3:31-50 
4:51-100 
8:101-200 
11:201-
400 
>400 
+1:150 

1:1-100 
2:101-
200 
3:201-
400 
4:401-
600 
>600+ 
1:300 

1:1-75 
2:76-
150 
3:151-
200 
4:201-
300 
5: 301-
400 
>400+ 
1:250 

1:1-50 
2:51-100 
3:101-150 
4:150-200 
5: 201-
300 
6: 301-
400 
>400+ 
1:200 

—  1:150  
1 service 

sink  

(Most 
Restrictive 

of S-1, M, B) 
 

S-1 Mod Haz 
Storage 
Occupancy  

1:1-100 
2:101-
200 
3:201-
400 
>400 
+1:500  

1:1-100 
2:101-200 
3:201-400 
>400 
+1:150 

 1:1-200 
2:201-
400 
3:400-
750 
>750+ 
1:500 

1:1-200 
2:201-400 
3:400-750 
>750+ 
1:500 

—  

1:1-250 
2:251-500 
3:501-750 

>750+1:500  

1 service 
sink  

(Most 
Restrictive 

of S-1, M, B) 

 M Mercantile 
Occupancy  

1:1-100 
2:101-
200 
3:201-
400 
>400 
+1:500 

1:1-100 
2:101-200 
3:201-400 
>400 
+1:200 

1:1-200 
2:201-
400  
>400+ 

1:500 

1:1-200 
2:201-
400  
>400+ 

1:500 

1:1-200 
2:201-300  
3:301-400 
>400+ 

1:400 

—  

1:1-250 
2:251-500 
3:501-750 

>750+1:500 

1 service 
sink  

 

 
 

USE  WATERCLOSETS URINALS LAVATORIES SHOWERS/ 
TUBS 

DRINKING FOUNTAINS 
MALE FEMALE MALE FEMALE REGULAR ACCESSIBLE 

SPACE REQUIRED 1 1 0 1 1 0 0 (IDAPA 
24.39.30) 

 

 (One Total)  (One Total)    
PROPOSED 1 1 0 1 1 0   

 

 
 

ACCESSIBLE PARKING 
 

LOT OR PARKING 

AREA 
TOTAL #  OF PARKING SPACES # OF ACCESSIBLE SPACES PROVIDED TOTAL # 

ACCESSIBLE 
PROVIDED 

REQUIRED PROVIDED REGULAR  VAN SPACES  WITH 8' 
ACCESS AISLE 

Store 4.5 6 5 1 1 
Balance of Bld 6 (6 employees) 9 9 -  
TOTAL 11 15 14 1 1 

 
 

 
SPECIAL APPROVALS 



 
Not specific to this building – please see planning narrative for items related to CUP.   
 

 
ENERGY SUMMARY 

ENERGY REQUIREMENTS: 
The following data shall be considered minimum and any special attribute required to meet the energy code shall 
also be provided. Each Designer shall furnish the required portions of the project information for the plan data sheet. 
If energy cost budget method, state the annual energy cost budget vs allowable annual energy cost budget. 
 
THERMAL ENVELOPE (Energy Calculations by Others) 
 

Method of Compliance: 

 Prescriptive  ___% Glazed Wall Area 

 Performance   Energy Cost Budget 
 

Roof/ceiling Assembly (each assembly) 

Description of assembly:   
  U-Value of total assembly 
  R-Value of insulation 
  Skylights in each assembly: N/A 
   U-Value of skylight 
   total square footage of skylights in each assembly 
 

Exterior Walls (each assembly) 

  Description of assembly: 
  U-Value of total assembly 
  R-Value of insulation 
  Openings (windows or doors with glazing) 
   U-Value of assembly 
   shading coefficient 
   projection factor 
   low e required, if applicable 
  Door R-Values 
 

Walls adjacent to unconditioned space (each assembly) 

  Description of assembly 
  U-Value of total assembly 
  R-Value of insulation 
  Openings (windows or doors with glazing) 
   U-Value of assembly 
   Low e required, if applicable 
  Door R-Values 
 

Walls below grade (each assembly) 

  Description of assembly 
  U-Value of total assembly 
  R-Value of insulation 
 

Floors over unconditioned space (each assembly) 

  Description of assembly 
  U-Value of total assembly 
  R-Value of insulation 
 

Floors slab on grade 

  Description of assembly 
  U-Value of total assembly 
  R-Value of insulation 
  Horizontal/vertical requirement 
  slab heated 



 
 
 

 
ELECTRICAL SUMMARY 

 
ELECTRICAL SYSTEM AND EQUIPMENT 
 

Method of Compliance: 

 Prescriptive   Performance   Energy Cost Budget 
 

Lighting schedule 

  lamp type required in fixture 
  number of lamps in fixture 
  ballast type used in the fixture 
  number of ballasts in fixture 
  total wattage per fixture 
  total interior wattage specified vs allowed 
  total exterior wattage specified vs allowed 
 

Equipment schedules with motors (not used for mechanical systems) 

  motor horsepower 
  number of phases 
  minimum efficiency 
  motor type 
  # of poles 
 
 

 
MECHANICAL SUMMARY 

 
MECHANICAL SYSTEMS, SERVICE SYSTEMS AND EQUIPMENT 
 

Method of Compliance 

 Prescriptive   Energy Cost Budget 
 

Climate Zone _____ 

 
Thermal Zone 

  winter dry bulb 
  summer dry bulb 
 

Interior design conditions 

  winter dry bulb 
  summer dry bulb 
  relative humidity 
 

Building heating load 
 
Building cooling load 
 
Mechanical Spacing Conditioning System 

  Unitary 
            description of unit 

           heating efficiency 
            cooling efficiency 
           heat output of unit 
           cooling output of unit 

  Boiler 



      total boiler output.  If oversized, state reason. 
Chiller 
      total chiller capacity.  If oversized, state reason. 
 

List equipment efficiencies 
 
Equipment schedules with motors (mechanical systems) 

  motor horsepower 
  number of phases 
  minimum efficiency 
  motor type 
  # of poles 
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ASCE Hazards Report
Address:
No Address at This Location

Standard: ASCE/SEI 7-22 Latitude: 43.516329

Risk Category: II Longitude: -116.75081

Soil Class: Default Elevation: 2354.896600743828 ft 
(NAVD 88)

Wind

Results: 

Wind Speed 101 Vmph

10-year MRI 71 Vmph

25-year MRI 77 Vmph

50-year MRI 82 Vmph

100-year MRI 87 Vmph

300-year MRI 95 Vmph

700-year MRI 101 Vmph

1,700-year MRI 108 Vmph

3,000-year MRI 112 Vmph

10,000-year MRI 122 Vmph

100,000-year MRI 140 Vmph

1,000,000-year MRI 158 Vmph

Data Source: ASCE/SEI 7-22, Fig. 26.5-1B and Figs. CC.2-1–CC.2-4, and Section 26.5.2

Date Accessed: Fri May 23 2025

Page 1 of 8https://ascehazardtool.org/ Fri May 23 2025

https://ascehazardtool.org/


Value provided is 3-second gust wind speeds at 33 ft above ground for Exposure C Category, based on linear 
interpolation between contours. Wind speeds are interpolated in accordance with the 7-22 Standard. Wind speeds 
correspond to approximately a 7% probability of exceedance in 50 years (annual exceedance probability = 
0.00143, MRI = 700 years). Values for 10-year MRI, 25-year MRI, 50-year MRI and 100-year MRI are Service 
Level wind speeds, all other wind speeds are Ultimate wind speeds.

Site is not in a hurricane-prone region as defined in ASCE/SEI 7-22 Section 26.2.

Page 2 of 8https://ascehazardtool.org/ Fri May 23 2025
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PGA M : 0.17

SMS : 0.44

SM1 : 0.25

SDS : 0.29

SD1 : 0.16

TL : 6

SS : 0.29

S1 : 0.089

VS30 : 260

Seismic Design Category: C

Multi-Period Design Spectrum

S  (g) vs T(s)a

Multi-Period MCE   SpectrumR

S  (g) vs T(s)a

Two-Period Design Spectrum

S  (g) vs T(s)a

Two-Period MCE   SpectrumR

S  (g) vs T(s)a

Design Vertical Response Spectrum

Vertical ground motion data has not yet been made 
available by USGS.

MCE   Vertical Response SpectrumR

Vertical ground motion data has not yet been made 
available by USGS.

Seismic

DefaultSite Soil Class: 

Results: 

Page 3 of 8https://ascehazardtool.org/ Fri May 23 2025
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Data Accessed: Fri May 23 2025

Date Source: 
USGS Seismic Design Maps based on ASCE/SEI 7-22 and ASCE/SEI 7-22 Table 1.5-2. Additional data for 
site-specific ground motion procedures in accordance with ASCE/SEI 7-22 Ch. 21 are available from USGS.

Page 4 of 8https://ascehazardtool.org/ Fri May 23 2025
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Ice

Results: 

Data Source: 

Date Accessed: 

Ice Thickness: 0.25 in.

Concurrent Temperature: 15 F

3-s Gust Speed 48 mph

Standard ASCE/SEI 7-22, Figs. 10-2 through 10-8

Fri May 23 2025

Ice thicknesses on structures in exposed locations at elevations higher than the surrounding terrain and in valleys 
and gorges may exceed the mapped values.

Values provided are equivalent radial ice thicknesses due to freezing rain for 250, 500, 1,000, and 1,400-year 
mean recurrence intervals along with concurrent 3-s gust speeds and concurrent air temperatures. The shading 
indicates special icing regions, with elevations above 2,100 ft (640 m) in the east, 6,000 ft (1829 m) in the west, 
and 1,600 ft (488 m) in Alaska, with sparse weather station data for determining design ice loads. In these regions, 
as well as in regions with complex terrain causing unusual icing conditions and regions where snow or in-cloud 
icing results in larger loads, the mapped values should be adjusted based on a combination of local historical 
records and experience, reanalysis data, and numerical weather prediction systems.

Snow

Results: 

Ground Snow Load, p  : 24 lb/ftg

2

20-year MRI Value: 6.79 lb/ft^2

Winter Wind Parameter: 0.25

Mapped Elevation: 2409.0  ft

Data Source: ASCE/SEI 7-22, Figures 7.6-1 and 7.6-2 A-D

Date Accessed: Fri May 23 2025

Values provided are ground snow loads. In areas 
designated "case study required," extreme local 
variations in ground snow loads preclude mapping at this 
scale. Site-specific case studies are required to establish 
ground snow loads at elevations not covered.

Snow load values are mapped to a 0.5 mile resolution. 
This resolution can create a mismatch between the 
mapped elevation and the site-specific elevation in 
topographically complex areas. Engineers should consult 
the local authority having jurisdiction in locations where 
the reported ‘elevation’ and ‘mapped elevation’ differ 
significantly from each other.

Ground Snow Loads for IRC only, p        :g(asd) 16.8 lb/ft
2
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Rain

Results: 

Data Source: 

Date Accessed: 

15-minute Precipitation Intensity: 3.2 in./h

60-minute Precipitation Intensity: 1.16 in./h

NOAA National Weather Service, Precipitation 
Frequency Data Server, Atlas 14(https://
www.nws.noaa.gov/oh/hdsc/)
Fri May 23 2025

Page 6 of 8https://ascehazardtool.org/ Fri May 23 2025
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Flood

Results: 

Data Source: 

Date Accessed: 

FIRM Panel: 

Insurance Study Note: 

Flood Zone Categorization: X (unshaded)

Base Flood Elevation: 

FEMA National Flood Hazard Layer - Effective Flood 
Hazard Layer for US, where modernized (https://
msc.fema.gov/portal/search)
Fri May 23 2025

If available, download FIRM panel here

Download FEMA Flood Insurance Study for this area here
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The ASCE Hazard Tool is provided for your convenience, for informational purposes only, and is provided “as is” and without warranties of any 
kind. The location data included herein has been obtained from information developed, produced, and maintained by third party providers; or 
has been extrapolated from maps incorporated in the ASCE standard. While ASCE has made every effort to use data obtained from reliable 
sources or methodologies, ASCE does not make any representations or warranties as to the accuracy, completeness, reliability, currency, or 
quality of any data provided herein. Any third-party links provided by this Tool should not be construed as an endorsement, affiliation, 
relationship, or sponsorship of such third-party content by or from ASCE.

ASCE does not intend, nor should anyone interpret, the results provided by this Tool to replace the sound judgment of a competent 
professional, having knowledge and experience in the appropriate field(s) of practice, nor to substitute for the standard of care required of such 
professionals in interpreting and applying the contents of this Tool or the ASCE standard.

In using this Tool, you expressly assume all risks associated with your use. Under no circumstances shall ASCE or its officers, directors, 
employees, members, affiliates, or agents be liable to you or any other person for any direct, indirect, special, incidental, or consequential 
damages arising from or related to your use of, or reliance on, the Tool or any information obtained therein. To the fullest extent permitted by 
law, you agree to release and hold harmless ASCE from any and all liability of any nature arising out of or resulting from any use of data 
provided by the ASCE Hazard Tool.
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Loren McIntyre

10499 Randall Ln. Caldwell, ID 83607

2085731778 mcintyrefarmsinc@gmail.com

Ben McIntyre

McIntyre Farms

10478 Riverside Rd. Caldwell, ID 83607

208-573-1778 farmerben71@gmail.com

17995 Lewis Ln, Caldwell, ID 83607

30154000 0 25.91

6' 15'

90sqft

1"

No

18 3W2N

Agricultural

NW

NO NO
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May 27, 2025 
 
Canyon County 
Development Services Department 
111 North 11th Avenue, #310 
Caldwell, ID 83605 
 
Dear Canyon County Development Services, 
 
Orton Engineering, LLC is representing McIntyre Pastures, located at 17995 Lewis Ln, Caldwell, 
ID 83607, Parcel #30154000 0  in seeking approval for a storefront wall sign. 
 
We propose the installation of a permanent exterior wall-mounted sign to properly identify the 
business. The following is the proposed specifications of the sign: 
 
Height: 6 feet 
Width: 1 inch 
Length: 15 feet 
Total Sq. Ft: 90 
 
The sign will be installed on the front facing facade of the building, oriented towards the NW in 
order to be seen from Lewis Lane, which runs in front of the business in order to provide ease of 
visibility for the public.  
 
The sign will display the business name and logo. It will be simple and aesthetic.  
 
Again, it will be wall-mounted. There will be no illumination. There are no moving parts on the 
sign.  
 
We respectfully request the review and approval of this sign permit application. Please do not 
hesitate to reach out with any questions or clarifications.  
 
Thank you for your time and consideration in this matter. 
 
Respectfully, 

 
 
Brent L. Orton, PE 
Orton Engineering, LLC  

 

Orton Engineering, LLC 

17338 Sunnydale Place 

Caldwell, ID 83607 

(208) 350 - 9416 

brentorton@ortonengineers.com 

McIntyre Sign Permit                 
Letter of Intent 

 
 Sign Permit  

Owner: McIntyre Pastures 
17995 Lewis Ln, Caldwell, ID 83607 

208-573-1773 
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SIGN PERMIT
McINTyRE PaSTuRES
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Orton Engineering  17338 Sunnydale Place ,Caldwell, ID, 83607  Phone 208 350 9422  
brentorton@ortonengineers.com 

 
 
May 29, 2025 
 
Canyon County Development Services 
111 North 11th Ave 
Caldwell, ID 83605 
 
 
Subject: Addendum to Original Letter of Intent for Conditional Use Application for Farm Store and Agritourism 
Special Event Venue 
 
 
Dear Canyon County Development Services and Planning and Zoning Commission or Hearing Examiner:  
 
This letter is an addendum to the previously submitted Letter of Intent for McIntyre Pastures to 
clarify the requested Conditional Use Permit.  
 
The McIntyres are seeking a conditional use permit for the following:  

1. Farm Store  
2. Egg Packaging Operation 
3. Agritourism Events such as Farm Tours and Events, Farm to Fork Dinners, Farm Festivals, 

Farm/Agricultural Educational Classes, etc.  
In working with the Development Services Team assisting us with the case, it become apparent that 
a use must be identified to which the use desired is most similar.  This will allow us to demonstrate 
compliance with county code and provide a clear path of decision for the hearing officer or body.  
Many land use codes, including ours, guide to identify the most similar use to that desired by which 
to consider an allowed or conditional use.   
 
The Conditional Use Land Use Designations from the Canyon County Code that relate most to the 
McIntyres operation include the following:  
 
Zoning Classification A 

Animal facility (large): bird farm, calf raising 
operation, dairy, feedlot, and swine farm1 

C 

Contractor shop C 

Farm implement sales or service, farm supply 
sales 

C 

Food processing facility C 

Exhibit A17.1



Nursery (retail/wholesale) C 
Sale (commercial) of hay, grain, seed and 
related supplies 

C 

Similar uses to a conditional use C 

Special events facility C 

 
 
 Conditional Use Permit Category: 
 

1. Farm Store: The products that are sold at the McIntyre Farm Store can be found on their 
website: https://mcintyrefamilyfarms.com/store, and include beef, pork, chicken, fish, eggs, 
raw milk and dairy products, farm swag, honey, dry goods and tallow/soap.  Roughly 93.5% of 
the products offered online and at their store are produced directly by the McIntyres on their 
farm, and 6.5% are products that McIntyre’s are reselling.  There is not a specific category for 
a Farm store in the land use matrix of the code, but those that are similar include: 
 

a. “Similar Uses to a Conditional Use”;   
b. Sales – “Farm implement sales or service, Farm Supply Sales;   
c. Sales (commercial) of hay, grain, seed and related supplies”;  
d. “Nursery (retail/wholesale)” 

 
Interestingly, while plant sales are not the main feature at the farm, the Nursery 
(Retail/Wholesale) category may be an appropriate fit based on the sales of products 
generated on the farm and the lesser resale offerings of items from other local producers.   
This most similar fit for the McIntyres, “Nursery (retail/wholesale),” is defined in the code as: 
 
“NURSERY (RETAIL/WHOLESALE): The selling of products and plants at retail and/or 
wholesale.” 
 
This employs the “Similar Uses to a Conditional Use” category in the land use table which 
reinforces the guidance to citizens and staff to utilize the most aligned fit within the land use 
table and which would allow the flexibility to cover all that the McIntyre’s are seeking to do.  
 
It should be noted that the McIntyre’s have a Seller’s Permit through the State of Idaho that 
allows them to sale their own products and resale the products of others so their operation is 
consistent with Idaho Rules and Law pertaining to selling their ag products.  
 

2. Egg Packaging Operation: We believe the conditional use category that most closely fits 
this is the “Food Processing Facility” – non/restaurant.  The McIntyres already have an Egg 
Candler’s license and egg distributor’s license from the Idaho Department of Agriculture.  
They have also applied with Southwest District Health for a Food Establishment License 
Permit.   
 

3. Agritourism Events:  The “Special Events Facility” category fits well with this request for 
Farm Tours, Farm to Fork Dinners, Seasonal Festivals, and Agricultural Educational Classes 
offered.  Canyon County Code provides this definition: “SPECIAL EVENTS: Any temporary 
event including, but not limited to, weddings, picnics, barbecues, holiday events and parties, 
dances, concerts, footraces and walks, bazaars, and harvest festivals.”   
 
The McIntyre’s plan to hold no more than 10 special events per month, excluding the Farm to 
Fork Dinner Events;  no more than 6 Farm to Fork dinners in a calendar year.  This is a greater 
number of events than have occurred previously, but allows room for growth and an 
enhancement to our local agritourism.  These events also generate a greater appreciation 
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Orton Engineering  17338 Sunnydale Place ,Caldwell, ID, 83607  Phone 208 350 9422  
brentorton@ortonengineers.com 

among members of the community and visitors for the value and importance of agriculture.   
For Farm events, appropriate SWDH Food Establishment Licensing and Permitting shall be 
obtained by the McIntyres or a licensed caterer to prepare and serve food at special events.   
 
McIntyres anticipate no more than 250 attendees at special events. While typically less than 
50 people have attended past events, McIntyres hope and desire the flexibility to grow their 
events to include more people.   All amplified noise associated with events shall be turned off 
no later than 10pm. During Special Events, the number of portable restrooms shall be as 
recommended by the Southwest District Health and the Technical Guidance Manual.  Dust 
Mitigation measures will be employed, such as maintaining the gravel and the grass overflow 
parking lot so as to not become a nuisance.   
 
Adequate parking and an Americans with Disabilities with Amendments Act (ADA or ADAA) 
accessible parking space for the Farm Store are provided for on the paved front parking area 
in front of the Store.  For small agritourism or farm educational experiences, or smaller Farm 
to Fork dinners, there are 19 graveled parking spaces 9’x20’ in the back of the Farm Store 
building.  For larger special events, such as farm seasonal festivals, there is overflow parking 
on the grass parking area that can be increased or decreased as needed.  For parking 
circulation all drive aisle will be at least 24’ wide and parking spaces 9’ x 20’.  A parking 
circulation plan has been created that demonstrates ample room for 89 total parking spaces.       
 

Farm Store Size 
 
In the current Canyon County Code the allowed uses in an agricultural zone related to the McIntyre’s 
Farm operation shown on the land use matrix include 
 
Zoning Classification Ag 

Accessory uses and/or structures to 
allowed use 

A 

Agricultural research facility A 

Agriculturally related activities A 

Agriculture, except those animal uses with 
more restrictive provisions within this article 
and all other uses specifically listed in other 
zones1 

A 

Animal facility (small) on 5 acres or more1 A 

Animals are allowed as long as it is not an 
animal facility or CAFO1 

A 

Nursery A 

Outdoor sales or displays (accessory to 
allowed use) 

A 

Seasonal activities A 

Similar uses to allowed use A 

 
07-02-03 outlines the following related definitions (with Emphasis Added): 
 



AGRICULTURE: “Tilling of soil, pasturage, sod/turf farms, horticulture, aquaculture, viticulture, 
floriculture, raising crops directly from the soil, raising livestock, poultry, poultry products, dairy 
animals and dairy products, beekeeping or beekeeping products, fur animals, trees grown in row 
crop fashion, fruits of all kinds and their products, floral and ornamental and greenhouse products, 
including all uses and facilities customarily accessory and incidental thereto, including, but not 
limited to, the storage and warehousing of fertilizers or agricultural produce or raw products”.     
 
AGRICULTURALLY RELATED ACTIVITIES: “Uses that include incidental farm equipment sales and 
service, incidental farm supply sales, roadside stands, sod and/or turf farms, U-pick fruit or 
vegetables, corn mazes, and similar uses that do not involve processing (except those incidental 
operations necessary to prepare for market or to convert into marketable form).”   
 
Note that 07-14-23 limits a Roadside Stand to 400 sq feet.  
  
The above listed uses are those allowed uses for properties in the agricultural zone.  These appear 
to fit with what the outputs of their operation to provide pasture raised beef, pork, chicken, turkey, 
milk and eggs to the community, as well as the sale of the farm crops that McIntyres produce on 
their farm.  Allowed uses, of course, may occur without a conditional use permit.  
 
While a 400 sq ft roadside stand is already an allowed use under the Canyon County Code, the 
McIntyre’s are not seeking to do a roadside stand, but a larger Farm Store  where they can store 
their products, provide refrigeration and freezers for the meat, eggs and milk and milk products, and 
display the products that they have produced at their farm for sale to their clients.  The McIntyre’s 
current Farm Store area of their farm storage building is just under 900 sq ft and modest in size 
compared to neighboring Farm stores, Fruit Stands and Wineries in the Treasure Valley.   The farm 
store does not fit the typical roadside stand, nor the typical retail store, hence the consideration of 
most similar uses.  
 
Some farm supply operations, nurseries or contractor shops are not limited by square footage 
according to the code.  Here’s why considering the McIntyre’s use to be in alignment with and most 
similar to the definition of a Nursery (retail/wholesale) use. A NURSERY is:  “A place where plants are 
grown for sale or transplanting and where seventy five percent (75%) of the products offered for 
sale are grown on the premises.”  The McIntyres do grow their own hay and grain as well as their 
own animal meat, milk and egg products, and in alignment with this definition over 75% of the 
products offered at their farm store are grown on the premises.  Since Nursery’s are already an 
allowed use in the agricultural zone, it could be argued that the Farm Store if using the definition of a 
Nursery is already an allowed use in an agricultural zone, without any limitations needing to be 
placed on the size of their Farm store.  They do resell some products and goods from other 
producers.  The proportion of these sales is less in quantity and volume than 25% of the total sales.    
 
In order to cover all the proposed uses of the Farm Store, Special Events and Egg Processing 
Facility,  the McIntyres would ask for approval of the conditional use request to approve their 
McIntyre Pastures Farm Store under the [Nursery (Retail/Wholesale)], Special Events, and Food 
Processing Facility,   so that they can continue to provide meat, milk, and eggs and fun farm events 
to the Treasure Valley community and to make sure their farm is operating in compliance with 
Canyon County Code. 
 
 
Noticing to Neighbors and Agencies 
 
We are happy to note that several nearby neighbors attended the Neighborhood Meeting with an 
open presentation and discussion of each of these facets of the Farm (Farm Store, Farm Events and 
the Egg washing and package - Processing Facility.  The neighbors signed a petition of support for 
the McInytres operation.  When different agencies were contacted about this project (Fire, Highway, 
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Health District, Irrigation, etc.)  all were notified of the conditional use permit and the purposes for 
which it was being sought (see also the narrative in the original Letter of Intent).  
 
We wish to express appreciation to the Canyon County Development Services team for the kind and 
thorough assistance and for guiding and helping us to make an application that is fully compliant 
with Canyon County Code.   
 
Sincerely,  
 
 
 
Brent Orton and the Orton Engineering Team 
 
  



Burden of Proof for Products Sold at the McIntyre’s Store:  
 
 Of all the posted sale items on McIntyres website: 230 items are directly produced by McIntyre 
Farms (93.5% - including Pork, Chicken, Beef, Honey, Eggs, Spices, etc.)  and only 15 items (6.5%) 
are not produced at the McIntyre Farms (Fish, Salt, Raw Milk and Raw Butter, Goat Cheese, Oats, 
Beans, Popcorn, Lard Soaps).    
 
 
Main Categories:  
 

 
 
 
Farm Store Products: 
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Beef   
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Chicken 
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Eggs 
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*Hwy District requires 70' Setback from Section Line. 
McIntyres are seeking variance for existing buildings, as topography makes expansion of road unlikely in the future.

 * South Board of Control has requested to not allow new buildings to be located within 40' from canal centerline. 

10.     EMERGENCY ACCESS               The paved parking area allows for a Fire apparatus to access and serve the Farm store and outbuildings in an emergency.
                                                                There is adequate area for a fire turn around in both the rear gravel parking lot as well as in the pasture farm land on the remaining 22+ acres.
                                                                Ambulances and emergency vehicles can access all portions of the property during event. 

PARKING DIMENSIONS:   Temporary Overflow Parking spaces for special events will be
 20' deep x 9' wide, with 24'+ drive aisle to allow for two way traffic circulation.
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 McIntyre Pastures Emergency Plan 
 Outdoor Special Events Emergency Plan 

 Event Name:  McIntyre Pastures Farm Special Events 
 Location:  McIntyre Pastures Red Barn, 17708 Lewis  Ln, Caldwell, ID 83607 
 Date Prepared:  June 2025 

 1. Event Overview 

 ●  Estimated Attendance:  20 - 250 (depending on event) 

 ●  Primary Contact: 
 Name: Ben and Maria McIntyre 
 Phone:  (208) 869-4306 
 Email:  sales@mcintyrefamilyfarms.com  ,  farmerben71@gmail.com 

 ●  Event Features: 
 Hayrides, Maze, Petting Zoo, Live Music, Kids' Activities Area, 
 Farm to Fork Dinners, Farm Education 

 2. Emergency Contacts 

 Service  Name/Agency  Phone Number 

 Emergency (Fire/Police/EMS)  911  911 

 Local Fire Department  Marsing Fire  (208) 896-4796 

 Local EMS  Marsing Ambulance 
 EMS 

 208-740-2449 

 Event First Aid  On-Site Medical - 
 Red Barn 

 (208) 869-4306 

 Nearest Hospital  West Valley Medical 
 Center 

 (208) 459-4641 

 Sheriff/Police Department  Canyon County 
 Sheriff Office 

 208-454-7510 
 Non Emergency: 
 208-454-7531 

�Exhibit A18
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 3. Emergency Communication Protocol 

 ●  Primary Communication:  Mobile phones with group text 

 ●  Public Announcements:  PA system at farm event 

 ●  Emergency Code Words: 

 ○  Code Red:  Fire 

 ○  Code Blue:  Medical Emergency 

 ○  Code Yellow:  Missing Child 

 ○  Code Black:  Severe Weather/Tornado 

 ○  Code White:  Security Threat 

 4. First Aid & Medical Response 

 ●  Location:  First Aid area at Farm Store 

 ●  Staffing:  All staff trained in CPR and First Aid 

 ●  AEDs:  Located at the Farm Store 

 ●  Incident Report:  Log kept for medical incidents, filed  with Event Manager 

 5. Weather Emergencies 

 ●  Monitoring:  Staff will monitor NOAA Weather Radio  and local alerts 

 ●  Shelter Locations: 

 ○  Barn & Workshop Area 

 ○  Vendor Tents (temporary cover only) 

 ○  Designated Shelter Point near Parking Lot 



 ●  In Case of Thunderstorms/Tornadoes: 

 ○  Announce evacuation/shelter-in-place using PA system 

 ○  Direct guests to hard shelter areas 

 ○  Suspend all activities until the threat has passed 

 6. Fire Emergencies 

 ●  Evacuation Route:  Clearly marked exits from fields  and activity zones 

 ●  Fire Extinguishers:  Located at: 

 1.  Food Vendor Area 

 2.  Farm Store 

 ●  Response: 

 1.  Call 911 

 2.  Use extinguishers if small/controlled 

 3.  Evacuate guests as needed 

 4.  Communicate via PA system 

 7. Lost Child or Missing Person 

 ●  Reporting Location:  Main Farm Store or any staff member 

 ●  Response: 

 1.  Announce “Code Yellow” on staff channels 

 2.  Deploy roving volunteers to search areas 

 3.  Announce safe reunion location (e.g., Lost & Found at Farm Store) 

 4.  If unresolved in 15 minutes, notify law enforcement 



 8. Evacuation Procedures 

 ●  Triggers for Evacuation: 

 ○  Fire 

 ○  Severe Weather 

 ○  Security Threat 

 ○  Hazardous Material Spill 

 ●  Evacuation Responsibilities: 

 ○  Event Manager:  Initiate order 

 ○  Volunteers/Staff:  Guide guests to exits 

 ○  Parking Team:  Direct traffic out safely 

 ●  Reunification Point: 

 ○  Designated space near parking lot for separated families 

 9. Security & Traffic Control 

 ●  On-Site Security:  Trained volunteers 

 ●  Traffic Management: 

 ○  Clear signage for entry/exit 

 ○  Flaggers during peak arrival/departure 

 ●  Emergency Access: 

 ○  Clear lanes maintained at all times 

 ○  No parking within 15 feet of emergency lanes 



 10. Vendor & Staff Briefing 

 ●  All vendors and staff will receive a  safety briefing  prior to the event. 

 ●  Briefing covers: 

 ○  Emergency code words 

 ○  Location of extinguishers and exits 

 ○  Evacuation roles 

 ○  First aid protocol 

 11. Post-Incident Reporting 

 ●  All incidents will be documented using an Incident Report Form 

 ●  Reports submitted to Event Manager within 2 hours 

 ●  A debrief will be held within 72 hours of event conclusion 

 12. Map of Festival Grounds 

 (Attach map with labeled emergency exits, first aid station, shelter areas, and parking routes) 







Parking and Circulation Plan
          McIntyre Farms

For large events -
recommended to 
have parking attendants 
direct 1 lane traffic around
freezer to prevent congestion.
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Supplemental Documents 

Hearing Examiner 

Case# CU2024-0010 

Hearing date: July 7, 2025 

 



PARCEL INFORMATION REPORT 5/13/2025 10:18:19 AMR30154
PARCEL NUMBER: R30154

OWNER NAME: K L FARM PROPERTIES LLC

CO-OWNER:

MAILING ADDRESS: 10478 RIVERSIDE RD CALDWELL ID 83607

SITE ADDRESS: 17995 LEWIS LN

TAX CODE: 1810000

TWP: 2N   RNG: 3W   SEC: 18  QUARTER: NW

ACRES: 25.91

HOME OWNERS EXEMPTION: No

AG-EXEMPT: Yes

DRAIN DISTRICT: NOT In Drain Dist

ZONING DESCRIPTION: AG  / AGRICULTURAL

HIGHWAY DISTRICT:  NAMPA HWY DIST #1

FIRE DISTRICT:  MARSING FIRE

SCHOOL DISTRICT:  VALLIVUE SCHOOL DIST #139

IMPACT AREA: NOT In Impact Area

FUTURE LAND USE 2011-2022 : AG

FLU Overlay Zone Desc 2030: INTENSIVE AGRICULTURE OVERLAY

FLU RR Zone Desc 2030:

FUTURE LAND USE 2030: INTENSIVE AGRICULTURE OVERLAY \ AG

IRRIGATION DISTRICT: BOISE PROJECT BOARD OF CONTROL \ WILDER IRRIGATION 
DISTRICT

FEMA FLOOD ZONE: X FLOODWAY: NOT In FLOODWAY FIRM PANEL: 16027C0350F
     

WETLAND: Riverine \ Riverine

NITRATE PRIORITY: NO Nitrate Prio

FUNCTIONAL Classification: NOT In COLLECTOR

INSTRUMENT NO. : 2019043536

SCENIC BYWAY: NOT In Scenic Byway

LEGAL DESCRIPTION: 18-2N-3W NW GOVT LT 1 IN NWNW LS TX 00162, 04505, 19570 & LS 
A PT OF RD ON N

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

1 8.75 3 2.92

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

NUMBER OF LOTS NOTIFIED AVERAGE MEDIAN MINIMUM MAXIMUM

15 29.84 12.38 0.15 92.50

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 2N4W12 8.75 3 2.92 COUNTY (Canyon) 2007

ACRES NO. OF LOTS AVERAGE LOT SIZE

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

SUBDIVISIONS IN PLATTING

SUBDIVISION & LOT REPORT

SUBDIVISION NAME

RIFT VALLEY SUB

PLATTED SUBDIVISIONS

MOBILE HOME & RV PARKS

SUBDIVISION NAME

SUBDIVISION NAME
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SOIL CAPABILITY CLASS SOIL CAPABILITY SQUARE FOOTAGE ACREAGE PERCENTAGE

8 LEAST SUITED SOIL 77.32 0.00 0.01%
8 LEAST SUITED SOIL 84943.13 1.95 7.53%
3 MODERATELY SUITED SOIL 656215.04 15.06 58.14%
4 MODERATELY SUITED SOIL 387458.16 8.89 34.33%

1128693.65 25.91 100%

SOIL NAME FARMLAND TYPE SQUARE FOOTAGE ACREAGE PERCENTAGE

VaE Not prime farmland 77.32 0.00 0.01%
FeE Not prime farmland 84943.13 1.95 7.53%
TuB Prime farmland if irrigated 656215.04 15.06 58.14%
FeC Prime farmland if irrigated 387458.16 8.89 34.33%

1128693.65 25.91 100%

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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EXHIBIT C 

Site Visit Photos: April 29, 2025 

Hearing Examiner 

Case# CU2024-0010 

Hearing date: July 7, 2025 

 



Site Visit to 17995 Lewis Ln Caldwell Id. 83607 (R30154) April 29, 2025 

1 
CU2024-0010 

 

Facing north on Lewis Ln. from the entrance  
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Site Visit to 17995 Lewis Ln Caldwell Id. 83607 (R30154) April 29, 2025 

2 
CU2024-0010 

Facing northeast on Lewis Ln.  

 

Facing east on Lewis Ln 

 



Site Visit to 17995 Lewis Ln Caldwell Id. 83607 (R30154) April 29, 2025 
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CU2024-0010 

Facing southeast on Lewis Ln 

 

 

Facing south on Lewis Ln 

 

Facing southwest on Lewis Ln 



Site Visit to 17995 Lewis Ln Caldwell Id. 83607 (R30154) April 29, 2025 
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CU2024-0010 

 

Facing west on Lewis Ln 

 



Site Visit to 17995 Lewis Ln Caldwell Id. 83607 (R30154) April 29, 2025 

5 
CU2024-0010 

Facing northwest on Lewis Ln 

 

 

Store Front 

 

Store register 



Site Visit to 17995 Lewis Ln Caldwell Id. 83607 (R30154) April 29, 2025 
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Store 

 



Site Visit to 17995 Lewis Ln Caldwell Id. 83607 (R30154) April 29, 2025 
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CU2024-0010 

Egg Processing Facility 

 

 



Site Visit to 17995 Lewis Ln Caldwell Id. 83607 (R30154) April 29, 2025 
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CU2024-0010 

 

 



Site Visit to 17995 Lewis Ln Caldwell Id. 83607 (R30154) April 29, 2025 
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CU2024-0010 

Freezer 

 

 

Employee Parking 



Site Visit to 17995 Lewis Ln Caldwell Id. 83607 (R30154) April 29, 2025 
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CU2024-0010 

 

Overflow Parking Entrance 

 

Overflow parking 



Site Visit to 17995 Lewis Ln Caldwell Id. 83607 (R30154) April 29, 2025 
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CU2024-0010 

 

Overflow Parking 

 

Special events location 



Site Visit to 17995 Lewis Ln Caldwell Id. 83607 (R30154) April 29, 2025 

12 
CU2024-0010 

 

Special events location 

 



Site Visit to 17995 Lewis Ln Caldwell Id. 83607 (R30154) April 29, 2025 

13 
CU2024-0010 

 

Irrigation Canal 

Irrigation canal easement (40 feet on each 

side from the center line) 



 

 

 

 

 

 

 

 

 

 

EXHIBIT D 

Agency Comments Received by: June 27, 2025 

Hearing Examiner 

Case# CU2024-0010 

Hearing date: July 7, 2025 
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Arbay Mberwa

From: Eddy Thiel <eddy@nampahighway1.com>
Sent: Wednesday, December 4, 2024 2:09 PM
To: Arbay Mberwa
Subject: [External]  FW: Agency Notification / Case No. CU2024-0010 / McIntyre Farms, K&L 

Properties
Attachments: Agency Response Requested Notification Form 12.02.2024.pdf; Application.pdf; 

20230223 McIntyre Farms Access Variance.pdf

Good Afternoon Arbay, 
 
Nampa Highway District typically requires a paved apron for any commercial approach onto our roadways. The patron 
has already provided a paved apron for their rural store on the subject property, so we have no objection to the 
proposal. I have attached an Application to Vary Standards that was approved by the Highway District Commissioners 
that was approved subject to a License Agreement that is also attached that addresses the paved apron. 
 
If you have any questions or comments feel free to contact us. 
 
Thank you, 
 
Eddy 
 

Eddy Thiel 
ROW 
eddy@nampahighway1.com 
4507 12th Ave. Rd. • Nampa, id 83686 
TEL 208.467.6576 • FAX 208.467.9916 
 

From: Jennifer Almeida <Jennifer.Almeida@canyoncounty.id.gov>  
Sent: Wednesday, December 4, 2024 12:49 PM 
To: 'jenny.titus@vallivue.org' <jenny.titus@vallivue.org>; 'lisa.boyd@vallivue.org' <lisa.boyd@vallivue.org>; 
'joseph.palmer@vallivue.org' <joseph.palmer@vallivue.org>; 'mitch.kiester@phd3.idaho.gov' 
<mitch.kiester@phd3.idaho.gov>; 'anthony.lee@phd3.idaho.gov' <anthony.lee@phd3.idaho.gov>; 
'marsingfiredistrict@yahoo.com' <marsingfiredistrict@yahoo.com>; 'marsingruralfire@gmail.com' 
<marsingruralfire@gmail.com>; 'knute.sandahl@doi.idaho.gov' <knute.sandahl@doi.idaho.gov>; Eddy Thiel 
<eddy@nampahighway1.com>; 'brandy.walker@centurylink.com' <brandy.walker@centurylink.com>; 
'monica.taylor@intgas.com' <monica.taylor@intgas.com>; 'jessica.mansell@intgas.com' <jessica.mansell@intgas.com>; 
'easements@idahopower.com' <easements@idahopower.com>; 'mkelly@idahopower.com' 
<mkelly@idahopower.com>; 'Contract.Administration.Bid.Box@ziply.com' 
<Contract.Administration.Bid.Box@ziply.com>; 'tritthaler@boiseproject.org' <tritthaler@boiseproject.org>; 
'gashley@boiseproject.org' <gashley@boiseproject.org>; 'gis@compassidaho.org' <gis@compassidaho.org>; Code 
Enforcement <CodeEnforcement@canyoncounty.id.gov>; Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>; GIS and 
Addressing Division <GISAddressing@canyoncounty.id.gov>; 'BRO.Admin@deq.idaho.gov' 
<BRO.Admin@deq.idaho.gov>; 'D3Development.services@itd.idaho.gov' <D3Development.services@itd.idaho.gov>; 
'niki.benyakhlef@itd.idaho.gov' <niki.benyakhlef@itd.idaho.gov>; 'webmaster@valleyregionaltransit.org' 
<webmaster@valleyregionaltransit.org>; Christine Wendelsdorf <Christine.Wendelsdorf@canyoncounty.id.gov>; 
Michael Stowell <mstowell@ccparamedics.com> 
Subject: Agency Notification / Case No. CU2024-0010 / McIntyre Farms, K&L Properties 
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Please see the attached agency notice. You are invited to provide written testimony or comments by January 6, 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.  
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 Arbay Mberwa at Arbay.Mberwa@canyoncounty.id.gov  
 
Thank you, 

 
 

 
Jennifer Almeida 
Office Manager 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 

  
Direct Line:  208-455-5957            
Email:  Jennifer.Almeida@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.  
 

































1

Arbay Mberwa

From: Jennifer Almeida
Sent: Tuesday, December 10, 2024 11:22 AM
To: Arbay Mberwa
Subject: FW: [External]  RE: Agency Notification / Case No. CU2024-0010 / McIntyre Farms, K&L 

Properties

Follow Up Flag: Follow up
Flag Status: Flagged

 
 

 
Jennifer Almeida 
Office Manager 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 

  
Direct Line:  208-455-5957            
Email:  Jennifer.Almeida@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: D3 Development Services <D3Development.Services@itd.idaho.gov>  
Sent: Tuesday, December 10, 2024 11:22 AM 
To: Jennifer Almeida <Jennifer.Almeida@canyoncounty.id.gov> 
Subject: [External] RE: Agency Notification / Case No. CU2024-0010 / McIntyre Farms, K&L Properties 
 
Hello, 
 
After careful review of the transmittal submitted to ITD on December 4, 2024 regarding, Case No. CU2024-
0010/McIntyre Farms, K&L Properties, the Department has no comments or concerns to make at this time. This 
application does not meet thresholds for a Traffic Impact Study nor does it pose any safety concern.  If you have any 
questions please contact Niki Benyakhlef at (208) 334-8337/ Niki.Benyakhlef@itd.idaho.gov. 
 
Thank you 
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Mila Kinakh 
D3 Planning and Development 
Administrative Assistant 
 

 
 
 
 
 

From: Jennifer Almeida <Jennifer.Almeida@canyoncounty.id.gov>  
Sent: Wednesday, December 4, 2024 12:49 PM 
To: 'jenny.titus@vallivue.org' <jenny.titus@vallivue.org>; 'lisa.boyd@vallivue.org' <lisa.boyd@vallivue.org>; 
'joseph.palmer@vallivue.org' <joseph.palmer@vallivue.org>; 'mitch.kiester@phd3.idaho.gov' 
<mitch.kiester@phd3.idaho.gov>; 'anthony.lee@phd3.idaho.gov' <anthony.lee@phd3.idaho.gov>; 
'marsingfiredistrict@yahoo.com' <marsingfiredistrict@yahoo.com>; 'marsingruralfire@gmail.com' 
<marsingruralfire@gmail.com>; 'knute.sandahl@doi.idaho.gov' <knute.sandahl@doi.idaho.gov>; 
'eddy@nampahighway1.com' <eddy@nampahighway1.com>; 'brandy.walker@centurylink.com' 
<brandy.walker@centurylink.com>; 'monica.taylor@intgas.com' <monica.taylor@intgas.com>; 
'jessica.mansell@intgas.com' <jessica.mansell@intgas.com>; 'easements@idahopower.com' 
<easements@idahopower.com>; 'mkelly@idahopower.com' <mkelly@idahopower.com>; 
'Contract.Administration.Bid.Box@ziply.com' <Contract.Administration.Bid.Box@ziply.com>; 
'tritthaler@boiseproject.org' <tritthaler@boiseproject.org>; 'gashley@boiseproject.org' <gashley@boiseproject.org>; 
'gis@compassidaho.org' <gis@compassidaho.org>; Code Enforcement <CodeEnforcement@canyoncounty.id.gov>; Dalia 
Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>; GIS and Addressing Division <GISAddressing@canyoncounty.id.gov>; 
'BRO.Admin@deq.idaho.gov' <BRO.Admin@deq.idaho.gov>; D3 Development Services 
<D3Development.Services@itd.idaho.gov>; Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov>; 
'webmaster@valleyregionaltransit.org' <webmaster@valleyregionaltransit.org>; Christine Wendelsdorf 
<Christine.Wendelsdorf@canyoncounty.id.gov>; Michael Stowell <mstowell@ccparamedics.com> 
Subject: Agency Notification / Case No. CU2024-0010 / McIntyre Farms, K&L Properties 
 
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 January 6, 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.  
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 Arbay Mberwa at Arbay.Mberwa@canyoncounty.id.gov  
 
Thank you, 
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Jennifer Almeida 
Office Manager 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 

  
Direct Line:  208-455-5957            
Email:  Jennifer.Almeida@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 D3







 

 

 

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

Brad Little, Governor 
Jess Byrne, Director 

  

May 5, 2025 

Arbay Mberwa, Planner 
111 North 11th Ave.  
Ste. 310 
Caldwell, Idaho, 83605 
arbay.mberwa@canyoncounty.id.gov 
 

Subject:  Agency Notice CU2024-0010 / Orton 

Dear Arbay Mberwa: 

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 the 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 planning 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 are 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 groundwater 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 planning 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 the 
best construction 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 released 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 
 



1

Arbay Mberwa

From: Tom Crosby
Sent: Tuesday, May 6, 2025 4:10 PM
To: Arbay Mberwa
Cc: Scott Hillman
Subject: CU2024-0010

Arbay, 
The building department will require a change of occupancy permit application for the store/production/assembly 
building/freezers.  Architectural plans with full code analysis will be required for permitting and plan review, also 
because this structure was built without inspections and as part of the change of occupancy an observation letter from 
a  structural engineer approving the new occupancy is required. Please advise client that all State electrical, mechanical 
and plumbing inspection sign offs will be required for the change of occupancy permit, SWDH permit may need to be 
revised if the permit does not reflect the correct commercial occupancy, and Fire District preliminary approvals, permits 
and impact fees will be required as a part of the occupancy permit. 
 
During building departments review of CU2024-0010 it was found that there are multiple structures on the parcel that 
were not permitted, the Building Official is advising the planning dept. to ask for compliance with unpermitted buildings 
before approving CU2024-0010. Unpermitted structures are 3 hay storage buildings 1 framed membrane structure and a 
20x30 (brooding house). All unpermitted structures appear to meet setback requirements with exception to the 
(brooding house) and may be eligible for Ag. Permits. The brooding house does not meet a front section line setback of 
70 ft. and will have to be relocated or inquire with the highway district for a setback waiver. Please advise your client 
that unpermitted structures permit fees will be doubled per. Canyon County Fee Resolution no. 25-046. 
 
Thank You, 
Tom 
 

 
Tom Crosby 
Building Official 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 
Direct Line:  208-455-5980 
Email:  Tom.crosby@canyoncounty.id.gov  
 
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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Arbay Mberwa

From: Arbay Mberwa
Sent: Tuesday, May 13, 2025 9:48 AM
To: 'Brent Orton'; Madelyn Vander Veen
Subject: RE: [External]  Re: FW: McIntyre Farms address
Attachments: GIS_Address Request_Application.pdf

Good Morning, 
 
I spoke with Maddy and a second address on the parcel can be acquired. It will require the building to be in compliance 
with the building and zoning code and an addressing application (75$ fee attached). When you are completing a building 
permit application for the structure you can go through the addressing request application simultaneously.  
 
Please reach out and let me know if you have questions, 
 

 
 
Arbay Mberwa 
Associate Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 
Direct Line:  208-455-6039            
Email:  Arbay.Mberwa@canyoncounty.id.gov 
Website: www.canyoncounty.id.gov 
Public office hours: 
Monday, Tuesday, Thursday and Friday 
8am – 5pm 
Wednesday: 1pm – 5pm 
**We will not be closed during lunch hour ** 

 
From: Brent Orton <brentorton@ortonengineers.com>  
Sent: Monday, May 12, 2025 9:46 PM 
To: Arbay Mberwa <Arbay.Mberwa@canyoncounty.id.gov>; Madelyn Vander Veen 
<Madelyn.VanderVeen@canyoncounty.id.gov> 
Subject: [External] Re: FW: McIntyre Farms address 
 
Hello Madelyn and Arbay -- 
 
We wanted to clarify that the McIntyre's current farm address for their parcel (17995 Lewis Lane) leads people to their 
agricultural farm shop and office that is on the west side of the canal.  They are seeking to get a different address for a 
secondary structure on their parcel - the Farm Store that is on the East Side of the Canal  (so there are 2 different main 
structures).    
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With duplexes - tenants are typically able to get a 2nd address for each duplex on the same parcel.  Is there a process 
that the McIntyre's can do to get addressing to the McIntyre Pastures Farm Store/Egg Packing shed without being zoned 
commercial?   
 
Thanks! 
 
Brent L. Orton, PE 
(208)350-9422 
brentorton@ortonengineers.com 

 
 
 
On Thu, May 8, 2025 at 10:48 AM Arbay Mberwa <Arbay.Mberwa@canyoncounty.id.gov> wrote: 

Hello, 

  

Please see email below from DSD GIS Division.  

  

Please reach out and let me know if you have questions, 
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Arbay Mberwa 

Associate Planner 

Canyon County Development Services Department 

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

Direct Line:  208-455-6039            

Email:  Arbay.Mberwa@canyoncounty.id.gov 

Website: www.canyoncounty.id.gov 

Public office hours: 

Monday, Tuesday, Thursday and Friday 

8am – 5pm 

Wednesday: 1pm – 5pm 

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

  

From: Madelyn Vander Veen  
Sent: Thursday, May 8, 2025 10:31 AM 
To: Arbay Mberwa <Arbay.Mberwa@canyoncounty.id.gov> 
Subject: McIntyre Farms address 

  

Hello Arbay, 

  

Regarding the request for a second address for the building on McIntyre Farms shop and food processing facility: 
Unfortunately we are unable to give one structure two addresses unless the property was to be rezoned to a 
commercial zone. 

  

Best, 

  

Madelyn Vander Veen 

GIS Analyst, Canyon County Development Services 

madelyn.vanderveen@canyoncounty.id.gov | Direct: 208-455-6035 
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DSD public office hours: 

Monday, Tuesday, Thursday and Friday: 8am – 5pm 

Wednesday: 1pm – 5pm 

PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email system may be a public record and may 
be subject to disclosure under the Idaho Public Records Act and as such may be copied and reproduced by members of the public.  
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Arbay Mberwa

From: Tom Crosby
Sent: Thursday, May 8, 2025 9:51 AM
To: Arbay Mberwa
Subject: FW: [External]  FW: 17995 Lewis Ln, Caldwell ID 83607 McIntyre Farms

Arbay, 
Please see information below from SWDH for your CU2024-0010 case. 
Thanks, 
Tom 
 

From: Mitch Kiester <Mitch.Kiester@swdh.id.gov>  
Sent: Thursday, May 8, 2025 9:43 AM 
To: Tom Crosby <Tom.Crosby@canyoncounty.id.gov> 
Cc: Jeff Buckingham <Jeff.Buckingham@swdh.id.gov>; Savanha Rodriguez <Savanha.Rodriguez@swdh.id.gov> 
Subject: [External] FW: 17995 Lewis Ln, Caldwell ID 83607 McIntyre Farms 
 
Tom,  
 
Please see below, McIntyre Farms. They do need a permit from our agency.  I have copied Jeff Buckingham and 
Savanha Rodriguez who can both provide greater guidance on this matter if needed.  
 
Thank you  
Mitch  
 
 
 
Check out our new online self-service portal here! PORTAL 
 

 

Mitch Kiester, MPH, CPM, REHS/RS | Program Manager | Southwest District Health       
13307 Miami Lane | Caldwell ID 83607 |ph: 208.455.5321|cell: 208.580.3953  
Mitch.Kiester@phd3.idaho.gov  |  Healthier Together  | www.swdh.org 

    

 
 

From: Savanha Rodriguez <Savanha.Rodriguez@swdh.id.gov>  
Sent: Thursday, May 8, 2025 9:32 AM 
To: Mitch Kiester <Mitch.Kiester@swdh.id.gov> 
Cc: Jeff Buckingham <Jeff.Buckingham@swdh.id.gov> 
Subject: Re: 17995 Lewis Ln, Caldwell ID 83607 McIntyre Farms 
 
Hi Mitch, 
 
That facility does appear to need a health permit and does not currently have one. Our understanding is they 
store frozen USDA meat on site at their retail location, therefore that establishment is required to be 
regulated by our agency. I believe Jeff was going to reach out to them as they began the licensing process but 
never submitted the required food license application for us to issue a health permit.  
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Thanks for letting us know of this and please let me know if there's anything you need from me today 
regarding this.  
 
Best, 
Savanha  
 
Get Outlook for iOS 

From: Mitch Kiester <Mitch.Kiester@swdh.id.gov> 
Sent: Thursday, May 8, 2025 9:04 AM 
To: Savanha Rodriguez <Savanha.Rodriguez@swdh.id.gov> 
Cc: Jeff Buckingham <Jeff.Buckingham@swdh.id.gov> 
Subject: 17995 Lewis Ln, Caldwell ID 83607 McIntyre Farms 
  
Savanha, 
  
Does McIntyre Farms, located at 17995 Lewis Ln, Caldwell ID 83607 need a food permit?  Canyon County 
called me and stated they are running a county store at this address. Anthony, please review the SSD permit 
you issue on this location in 2022 to make sure it is up to code.  Canyon County told me you met with Brent 
Orton on this project in 2024 and you did not have any issues. Please review and clarity what you approved 
during your pre development meeting? 
  
Thank you 
Mitch 
  
  

 
Mitch Kiester, MPH,CPM,REHS/RS | Program Manager 
o 208.455.5321 | c 208.580.3953 | f 208.454.7722 
mitch.kiester@swdh.id.gov | SWDH.org 
13307 Miami Ln., Caldwell, ID 83607 
  

      Healthier Together 

This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom they are addressed. This message 
contains confidential information and is intended only for the individual named. If you are not the named addressee you should not disseminate, distribute or copy 
this email. Please notify the sender immediately if you have received this email by mistake and delete this email from your system. If you are not the intended 
recipient you are notified that disclosing, copying, distributing or taking any action in reliance on the contents of this information is strictly prohibited. 
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The material was received I was able to get the pictures in the case file but not the video, if you can put that on a drive that 
would be great. Is this public comment in support? I did receive the letter of support from Growing Together and added 
that to the case file.  
  
Please reach out and let me know if you have questions, 
  

 
  
Arbay Mberwa 

Associate Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 
Direct Line:  208-455-6039            
Email:  Arbay.Mberwa@canyoncounty.id.gov 
Website: www.canyoncounty.id.gov 
Public office hours: 
Monday, Tuesday, Thursday and Friday 
8am – 5pm 
Wednesday: 1pm – 5pm 
**We will not be closed during lunch hour ** 
  

From: Connie Lou Aebischer <connielou@tvpidaho.com>  
Sent: Wednesday, May 14, 2025 4:19 PM 
To: Arbay Mberwa <Arbay.Mberwa@canyoncounty.id.gov> 
Subject: [External] Drone footage / photos for McIntyre File CU2024-0010  
  
Please let me know if you need me to put them on a thumb drive and submit them at the counter. 
  

DJI_20250401103722_0001_D.MP4 
DJI_20250401104149_0008_D.JPG 
DJI_20250401104146_0007_D.JPG 
DJI_20250401104143_0006_D.JPG 
DJI_20250401104138_0005_D.JPG 
DJI_20250401104123_0004_D.JPG 

  
Connie Lou 

Connie Lou Aebischer 
Independent Consultant 
for Treasure Valley Planning, LLC 

 
Victory in life isn't about personal success; it is about helping others who have a need that you can 
fill.      ~Ellen Cole Landreth 
  
  
  

Exhibit E2



Connie Lou Aebischer May 14, 2025  Exhibit E2 

1 of 5 
 



Connie Lou Aebischer May 14, 2025  Exhibit E2 

2 of 5 
 



Connie Lou Aebischer May 14, 2025  Exhibit E2 

3 of 5 
 



Connie Lou Aebischer May 14, 2025  Exhibit E2 

4 of 5 
 

A video was submitted along with this public comment and couldn’t 

be included in the staff report. Please see Canyon County website to 

view the video.  
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