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PLANNING DIVISION STAFF REPORT 
 
CASE NUMBER: CU2025-0001 
APPLICANT/REPRESENTATIVE:  Brandon Giannini 
PROPERTY OWNER: Brandon Giannini 
 
APPLICATION: Conditional use permit – Special Events Facility and Caretaker 

Residence 
 
LOCATION: 18940 Lower Pleasant Ridge Rd, Caldwell 
 Parcel R36382010 
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REVIEWED BY: Dan Lister, Planning Supervisor 
 
REQUEST:  
The applicant, Brandon Giannini, requests a conditional use permit for a Special Events Facility and 
Caretaker Residence on approximately 12.39 acres in an “A” (Agricultural) zone. The request is for 59 
events a year with a maximum of 300 guests and 150 parking spaces. The hours of operation proposed 
are 8:00 a.m. – 10:30 p.m. The music shut off time at 10:00 p.m. and the cleaning crew leaving by 12:00 
a.m. The proposal is for one full time employee that would stay in the caretaker residence and hiring part 
time employees as needed. There will be porta potties onsite for the events.  
 

PUBLIC NOTIFICATION: 

 Neighborhood meeting conducted on:  December 18, 2024 

JEPA notice sent on: May 2, 2025 

Agency notice: May 2, 2025 and July 3, 2025 

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

 Newspaper notice published on: July 8, 2025 

 Notice posted on site by: July 8, 2025 
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1. BACKGROUND:   

Parcel R36382010 was created through a land division in 1999 (LS2004-359 and LS2004-360). The subject 

property is zoned “A” (Agricultural) and requires a conditional use permit to operate a special events 
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facility and a caretaker residence. On January 23, 2025 a conditional use permit application for a special 

events facility and a caretaker residence was accepted by Canyon County Development Services. 

2. HEARING BODY ACTION: 

Pursuant to the Canyon County Code of Ordinances Section 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 (CCCO §07-07-17).  

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

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

proposed conditional use (CCCO §07-07-19).  

 

OPTIONAL MOTIONS: 

Approval of the Application: “I move to approve for CU2025-0001, Giannini, finding the application does 
meet the criteria for approval under Section 07-07-05 of Canyon County Code of Ordinances, with the 
conditions listed in the staff report, finding that; [Cite reasons for approval & Insert any additional 
conditions of approval].  
 
Denial of the Application: “I move to deny CU2025-0001, Giannini, finding the application does not meet 
the criteria for approval under Section 07-07-05 of Canyon County Code of Ordinances, finding that [cite 
findings for denial based on the express standards outlined in the criteria & the actions, if any, the applicant 
could take to obtain approval (ref.ID.67-6519(5)]. 
 
Table the Application: “I move to continue CU2025-0001, Giannini to a [date certain or uncertain] 
 

3. HEARING CRITERIA 

Table 1. Conditional Use Permit Review Criteria Analysis 

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

Compliant  County Ordinance and Staff Review 

Yes No N/A Code Section Analysis 

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

Staff Analysis A special events facility and caretaker residence are permitted in the “A” 
(Agricultural) zone by conditional use permit, pursuant to Canyon County Code of 
Ordinance (CCCO) §07-10-27.  
 
The applicant submitted a conditional use permit for a special events facility and 
caretaker residence on January 23, 2025. See Exhibit A for the application and 
submitted materials. 
 

 CCCO §07-02-03 defines a Special Events as follows: “Any temporary event 
including, but not limited to, weddings, picnics, barbecues, holiday events 
and parties, dances, concerts, footraces and walks, bazaars, and harvest 
festivals.”  
 

 CCCO §07-02-03 defines Caretaker as follows: “A person properly 
designated to watch over property for security or maintenance”. 

 
See project description analysis contained in Section 07-07-05(2) detailing the 
nature of the request. 

☒ ☐ ☐ 

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

Staff Analysis The nature of the request consists of using the subject property of approximately 
12.39-acres for a special events facility to host weddings, community gatherings, 
events that include vendors, reunions, retirement-type events and activities for 
organizations such as Boy/Girl Scouts (Exhibit A2). Staff recommends if the 
conditional use permit is approved, to add a condition to limit the type of events 
allowed. It was represented at the neighborhood meeting that the proposal was 
for 5 acres to be designated to the special events facility (Exhibit A6). Staff 
recommends if the proposed use were to be approved, to add a condition to 
maintain the use within the 5 acres that is outlined in the site plan (Exhibit A5). 
The applicant is proposing a maximum of 59 events per year that would include a 
maximum of 300 guests, with one full time employee and hiring part time 
employees as needed (Exhibits A2 and A4). Days and hours of operation are 
proposed to be 8:00 a.m. to 10:30 p.m., with music off by 10:00 p.m. and the 
cleaning crew out by 12:00 a.m., Monday through Sunday (7 days a week) 
(Exhibits A4 and A5). If the Commissioners approve the special events facility, 
staff recommends reducing the number of patrons to 200, as well as modifying 
the hours of operation and music shut off time. The applicant is proposing a 
secondary entrance off of Lower Pleasant Ridge Road and 150 parking spots to 
the west of the special events facility with a loading and unloading area (Exhibits 
A4 and A5). There is no outdoor lighting proposed at this time. The applicant is 
proposing porta potties for the events, although within the site plan there is a 
bathroom with two toilets and a shower (Exhibits A2.1 and A5). The guests would 
be responsible for any catering and alcohol. 
 
Within the letter of intent, the applicant states the property includes existing 
farmland and the farmland will continue to be farmed (Exhibit A2). During the 
site visit on July 9, 2025, the fields did not appear to be irrigated or maintained 
(Exhibit C). Also, the applicants are contemplating a future mortgage division 
when a primary residence is constructed (Exhibit D2). Currently, there are no 
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homes on the 12.39-acre property. Approval of a caretaker residence provides for 
a possibility of three residences on the property as contemplated by this 
application. 
 
The applicant advises there is an equestrian arena onsite that will not be used for 
the events under the conditional use permit and will not meet the requirements 
for a commercial arena (Exhibits A2 and A2.1). CCCO §07-02-03 defines a 
Commercial Arena as follows: “A facility, whether private or public, indoor or 
outdoor, the primary purpose of which is to exhibit animals or hold events such as 
rodeos, horse events or cattle auctions or exhibits, and for which a fee is charged 
to participants and an admission charge is paid by the public.” Although, located 
on the applicant’s site plan (Exhibit A5) there is a future indoor event space for 
the equestrian arena. If the Commission moves to approve this application, staff 
recommends a condition that the future indoor arena not be used for the special 
events, unless the property owner obtains a conditional use permit for a 
commercial arena. 
 
In addition, the applicant is requesting a caretaker residence on the subject 
property. The proposal is for the caretaker resident to be the designated 
personnel providing 24-hour care to the event center, arena, and maintain 
security to the subject property. It is proposed that part of the caretaker’s 
responsibilities will be to ensure appropriate measures are enforced by the holder 
of the alcohol license (Exhibit A2). The event center was addressed during the 
neighborhood meeting as seen in Exhibit A6, there is no evidence that the 
caretaker residence was addressed during the neighborhood meeting. 
 
Signage and Buildings 
The facility will include a temporary A-frame sign on days of an event. The sign is 
proposed to be three (3) feet in height and four (4) feet in width (Exhibit A4). In 
accordance with sign ordinance 07-10-13, if the sign is over six feet (6’) in height 
and permanently affixed to the ground, a building permit may be required. 
 
The applicant is not proposing any new structures for the events center. The 
applicants Operation Plan states that the existing buildings will be improved and 
building permits obtained and indicates additional structures may be added in the 
future (Exhibit A3). The applicant’s site plan notes a future 250 x 150 indoor 
event space for the equestrian arena 250x150 in size (Exhibit A5). Staff received a 
new site plan on July 25, 2025 at 6:14 PM from the applicant’s representative, 
Keri Smith, the new site plan does not match the Letter of Intent or Operation 
Plan (Exhibit A5.1) provided at the time of application. According to the new site 
plan there will not be an equestrian arena, in its place there will be tents provided 
by the bride and groom and the existing buildings will be used as a backdrop 
other than the well house, 660 sq. ft. event space and gazebo. Staff’s analysis is 
based upon the site plan provided at the time the application was received and 
what was presented at the time of scheduling the case for the Planning and 
Zoning Commission (Exhibit A5). Staff’s analysis does not include the applicants 
new site plan (Exhibit A5.1). 
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According to the applicants Operation Plan (Exhibit A3) the caretaker residence 
will be constructed when needed. The caretaker residence is proposed to be 
located at the northwest corner of the equestrian arena, as seen on the site plan 
in Exhibit A5. Staff recommends if the proposed use were to be approved, a 
condition be added to have the caretaker residence permitted and constructed 
prior to commencement of use. Alternatively, staff recommends denying the 
caretaker unit. The applicant may re-apply for a caretaker residence when it is 
required to operate the business effectively. Currently there is a primary 
residence permit available to the property. Public comment received in 
opposition expresses concern for approving a caretaker residence with the 
possibility to have an additional residential building permit (Exhibit E4). 

☐ ☒ ☐ 

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

Staff Analysis The proposed use is not consistent with the Comprehensive plan because the 
area is a transitional area for industrial zoning, there is current industrial zoning 
approx. 0.20-miles away from the subject property to the north and approx. 0.50-
miles to the west of the subject property. The current and future industrial zoning 
in the area pose a combability concern for a special events facility that is not 
permitted in an industrial zone. 
 
The 2030 Canyon County Comprehensive Plan designates the subject parcel as 
industrial (Exhibit B2.16). A special events facility is not an allowed use in an 
industrial zone.  
 
The parcel is located in the City of Greenleaf’s Impact Area. The City of Greenleaf 
Comprehensive Plan designates the future land use of the parcel and area as 
“Industrial” (Exhibit B2.12). 
 
The proposal is not aligned with, but not limited to the following goals and 
policies of the 2030 Comprehensive Plan: 
 
Population Component Goals:  

 G2.01.00 Incorporate population growth trends & projections when 
making land-use decisions. 
 

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

 
The surrounding area to the subject property is transitioning to industrial 
zoning. A special events facility is not an allowed use in an industrial zone and 
does not meet the demand of the surrounding area. 

 
Economic Development Goal and Policy:  

 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. 
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The subject property is in a transitional area towards industrial zoning. As well 
as, the 2030 Comprehensive Plan has designated parcel R36382010 as 
industrial. A special events facility is not compatible with the future industrial 
growth in the area. According to the TAZ jobs report in Exhibit B2.13 it is 
anticipated to provide 101-250 jobs. The proposed use does not appear to 
meet the compatibility for economic growth with one full time employee. 

 

Land Use Goals and Policies:  

 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. 

 

 P4.04.02 Align planning efforts in areas of city impacts. 
 

 G4.06.00 Development design should improve the area’s character and 
be compatible with the community’s visual appearance and the natural 
environment. 

 

 P4.07.01 Plan land uses that are compatible with the surrounding 
community. 

 
Canyon County supports growth and development as long as it is compatible 
with the surrounding area. The proposed use is not compatible with the 
surrounding existing and planned industrial area, and it was not found to be 
mitigated with conditions. 

☐ ☒ ☐ 

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

Staff Analysis The proposed use will be injurious to other property in the immediate vicinity and 
will negatively change the essential character of the area. This is mainly due to 
the subject property being in a transitional area for the industrial zoning. A special 
events facility is not a permitted use in an industrial zone and is not compatible 
with the current and future industrial zoning in the area. The letters received in 
opposition speak to the noise that Gayle Manufacturing makes, a special events 
facility creates potential conflict with both residential and industrial uses within 
the area. 
 
Surrounding Land Use Cases:  
Within the last 5 years there has been one land use case approved and two 
denied (Exhibit B2.6). On November 2, 2020 a rezone from “A” (Agricultural) to 
“M-1” (Light Industrial) zone was approved for JRP Properties LLC. There have 
been several other rezones in the area from “A” (Agricultural) to “M-1” (Light 
Industrial) zone prior to the last 5 years. This suggests that the area is trending 
towards an industrial zoning. There are many allowed uses in a “M-1” zone, 
therefore, there is a lack of known uses in the area. Currently, the property to the 
west (0.50 miles) is zoned industrial and is in the platting process for a thirty (30) 
lot industrial development. 
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There has been one (1) subdivision approved within a 1-mile radius of the subject 
property, the subdivision was platted in 2008 (Exhibit B2.7). Within 0.25 miles 
from the subject property there are approximately 17 residences in the vicinity. 
There are approximately 34 residences within 0.50 miles from the subject 
property. 
 
Character of the Area: 
The subject property is zoned “A” (Agricultural) (Exhibit B1). The general 
character of the area is dominantly industrial to the north of Lower Pleasant 
Ridge Road and dominantly agricultural with some residential properties to the 
south of Lower Pleasant Ridge Road. 
 
The subject property is within the City of Greenleaf’s area of city impact. The City 
of Greenleaf designates the future land use of the subject property as “Industrial” 
(Exhibit B2.12). The City of Greenleaf was noticed on May 2, 2025 and July 3, 
2025, no comment was received. 
 
The soil classification for the subject property is primarily Class 2 “Best Suited 
Soil”. The farmland report designates the subject property as “Prime Farmland if 
Irrigated” (Exhibit B2.10). 
 
Within a 2-mile radius from the subject property, there are several gravel pits and 
one feedlot in the area (Exhibit B2.8). 
 
Potential Impacts: 
The special events facility may impact the surrounding area due to the increase in 
noise, dust, increased traffic, and lighting as related to the use. 
 
The proposed special events facility would generate amplified music/noise that is 
uncontained, due to the majority of the event activities being conducted 
outdoors. Special events in nature are mostly on weekends and later in the 
evenings. The music/noise at these times and days would not be conducive to the 
rural nature that the residential properties in the area are accustomed to and 
would be injurious to their way of life. Letters in opposition have spoken to the 
impact noise would have on the surrounding area (Exhibit E). 
 
Although there is no lighting currently proposed, the event activities will be 
primarily outdoors and held throughout the year, therefore, outdoor lighting will 
need to be provided for safety purposes or the hours of operation would need to 
be adjusted to end all event activities at dusk. During the Winter and Fall seasons 
dusk could be as early as 5:00 p.m. With approximately 34 residences in a half 
mile vicinity outdoor lighting for a 5-acre area would produce lighting issues for 
the neighboring properties. 
 
Traffic will be most impacted by the proposed use. See staff’s analysis for the 
traffic impact in criteria below 07-07-05(7). 
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Proposed parking for the special events is near the easement for the property to 
the north. Staff expects traffic to use the easement to gain access to the parking 
area as well as patrons leaving the event to use the easement to gain access to 
Lower Pleasant Ridge Road, unless restricted. This would significantly impact the 
property to the north as the easement is their only way in and out of their 
property. Also, maintenance of that section of the roadway easement could pose 
a problem, staff recommends a Road Users Maintenance Agreement (RUMA). 
Staff recommends parking be placed on the east side of the property near the 
primary entrance and the secondary entrance to the west only be used for 
emergency services. Relocating the parking and restricting the secondary 
entrance helps mitigate concerns with the driveway easement and safety 
concerns with having vehicles drive through the center of the special events 
facility. 
 
The subject parcel is designated industrial in the 2030 Canyon County 
Comprehensive Plan, along with the properties north of Lower Pleasant Ridge Rd, 
starting east of Notus Road and west of Weitz Road. A special events facility poses 
compatibility concerns with the current and future industrial area. If the proposed 
use is surrounded by industrial zoning, the allowed uses could potentially cause 
additional smells, noise and dust that would be unfavorable to the patrons of the 
events. The approval of the event facility may also impact future decisions for the 
industrial planned growth area. 
 
Staff reached out to the property owners to the north. The property owner 
expressed concerns for the proposed use over the phone but was concerned 
about going on the record in opposition. Staff offered to put the comments in 
neutral in the staff report. Comment can be found in Exhibit E6. 

☐ ☒ ☐ 

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 Staff was not able to determine if the project will have adequate water and sewer 
facilities as proposed. There will be adequate 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 domestic well. During the pre-application 
meeting with Southwest District Health in Exhibit A7.1, it was requested for the 
applicant to reach out to the Public Drinking Water department to discuss 
potentially becoming a public water system. The applicant responded that they 
intentionally capped the events just under the threshold as to not have a public 
water system. When staff reached out to the applicant inquiring more about a 
public water system, the applicant responded that it was determined they do not 
need a public water system (Exhibit A2.1). However, comments received from 
Southwest District Health stated that it is advised that the facility is regulated as a 
public water system to ensure public safety (Exhibit D3.1). There is not enough 
evidence for staff to determine if there will be adequate water services provided 
as proposed. Staff recommends that if the conditional use permit is approved, a 
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public drinking water system be required to ensure public safety through required 
well monitoring and testing. 
 
Sewer: 
There is an individual septic located onsite and an additional septic system is not 
proposed. The applicant is proposing porta potties with the number provided 
based on attendance (Exhibit A4). Stated within the applicant’s pre-application 
meeting with Southwest District Health the existing septic system doesn’t have 
any records and it was advised for the applicant to install a new septic system for 
the caretaker residence and the building with 2 bathrooms and a shower (Exhibit 
A7.1).  Southwest District Health comment in Exhibit D3 states that the site 
evaluation has not been conducted to determine site suitability and any existing 
structure connected to a septic system may need to be reevaluated for adequate 
capacity for wastewater disposal. Any new structure that requires wastewater 
disposal must install a new subsurface sewage disposal system. On the site plan 
there is an existing building with 2 toilets and a shower, as well as a future 
caretaker residence (Exhibit A5), there is not enough evidence to say the current 
septic system is sufficient for these uses. In Southwest District Health’s comment, 
received on May 7, 2025, it was advised that porta potties are not recommended 
as the sole method of wastewater disposal and may be used in conjunction with a 
subsurface wastewater disposal system (Exhibit D3). You can see Southwest 
District Health’s full comment in Exhibits D3 and D3.1. Staff recommends a 
condition that requires installation of a waste system to accommodate the 
number of allowed patrons, employees, caretaker residence, primary dwelling, 
and use associated with arena. 
 
Irrigation: 
Irrigation will be provided through a pressurized irrigation and gravity for the 
proposed special events facility according to the land use worksheet (Exhibit A4). 
No changes are proposed to the irrigation system as a result of this project. The 
property is served by Pioneer Irrigation District who was noticed of the proposed 
use on May 2, 2025 and July 3, 2025, no comments were received. 
 
Drainage: 
It appears the use should not alter historic drainage patterns as proposed (Exhibit 
A4). Additional development of the property may affect this. 
 
Stormwater drainage facilities: 
According to the land use worksheet (Exhibit A4) the applicant will have the 
stormwater retained onsite. Staff recommends a condition for the stormwater to 
be retained onsite if the conditional use permit is approved. 
 
Utility Systems: 
An agency notice was sent out to Century Link, Intermountain Gas, Idaho Power 
and Ziply on May 2, 2025 and July 3, 2025, no comments were received. It’s 
anticipated that adequate utilities will be provided to accommodate the proposed 
use due to utilities currently existing on the property. 
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☒ ☐ ☐ 

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 development and/or will exist 
at the time of the development. The property has frontage on Lower Pleasant 
Ridge Road. Per the applicants’ site plan, it is proposed to have two access points 
from Lower Pleasant Ridge Road (Exhibit A5).  
 
Provided in the pre-application meeting notes as seen in Exhibit A7.2, with 
Highway District No. 4, the proposed second approach does not meet the rural 
driveway spacing onto a major collector of 330’. There is also an existing 
approach by easement, for the access to the residence to the north (18954 Lower 
Pleasant Ridge Road,) that is (existing) proposed to be 150’ west of the proposed 
second access.  
 
Highway District No. 4 revised comments received on July 2, 2025 (Exhibit D5) the 
following conditions were proposed: 

1. An access permit from HD4 documenting the commercial use is required. 
2. Improve both driveways serving the proposed event venue to meet 

ACCHD SD-106 to include a paved apron. 
3. Dedicate the southerly 40-feet of the subject property to HD4 as public 

right-of-way for Lower Pleasant Ridge Rd. 
 
Staff reached out to Highway District No. 4 inquiring why a variance was not 
requested due to the pre-application notes. Highway District No. 4 commented 
that the accesses can be considered to function as a circular driveway and that 
they don’t foresee the useful life of a wedding venue in an industrial zone being 
long term (Exhibit D5.1). 

☐ ☒ ☐ 

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

Staff Analysis According to staff’s analysis there mayl be undue interference with existing and 
future traffic patterns.  
 
Highway District No. 4 comments stated that the proposed special event venue 
will increase traffic demand on the transportation system operated and 
maintained by HD4 and the City of Caldwell (Exhibit D5). Highway District No. 4 
estimated the change in land use as follows: 
 
325 persons (includes staff) x 0.40 persons per vehicle = approximately 130 
vehicles per event. 
 
At 59 events per year the special events facility is anticipated to have approx. 
7,670 trips per year. Canyon County’s trip generation per dwelling is 9.52 trips per 
day. Within the letter of intent (Exhibit A2), the applicant will be constructing a 
caretaker residence and will also be building a primary residence in the future.  
 
The properties to the south of Lower Pleasant Ridge Rd are primarily productive 
agriculture with residential properties. The properties to the north of Lower 
Pleasant Ridge Rd is primarily industrial. During a site visit on July 9, 2025 there 
were several semi-trucks driving on Weitz Road and Pinto Road past the subject 
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property. Weitz Road and Pinto Road are used as connectivity to Hwy 55 by way 
of Pride Lane and/or Chicken Dinner Road. The proposed use is not conducive to 
the surrounding area’s traffic patterns. The agricultural operations have large 
equipment and the industrial operations have semi-trucks that use the roads that 
is proposed to be utilized by the subject property, adding 300 guests per event 
has potential of creating conflict with Agricultural and Industrial equipment and 
traffic on both Weitz Rd and Pinto Rd. Letters in opposition speak to the impact 
traffic from the proposed use will have to the area (Exhibit E). 
 
Additionally, the property 0.50 miles to the west, zoned M1 Light Industrial, is 
currently in the platting process for thirty (30) industrial lots, thereby further 
increasing potential incompatible uses and traffic impacts. 
 
Parcel R36382010 has frontage along Lower Pleasant Ridge Road which is a major 
collector.  

☒ ☐ ☐ 

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? 

Staff Analysis Essential services will be provided to accommodate the use including, but not 
limited to, school facilities, police and fire protection, emergency medical 
services, irrigation facilities. The services may 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: 
The subject property is served by Vallivue School District. Agency comments were 
sent out on May 2, 2025 and July 3, 2025, no comments were received. The 
proposed use is not anticipated to negatively impact school facilities with the 
proposed addition of one single family unit and a caretaker unit. 
 
Police and Fire protection: 
The subject property is under the jurisdiction of Canyon County Sheriff’s Office. 
Canyon County Sheriff’s Office is required to provide services to the property. 
Overall, the use is not anticipated to cause a negative impact or require additional 
public funding. Agency notice was sent May 2, 2025 and July 3, 2025, no 
comments were received by the Sheriff’s Office. 
 
Staff recommends if the use were to be approved, to have a condition that limits 
if the Canyon County Sheriff’s Office were to respond to the address more than 
three (3) times a year, for legitimate disturbance calls, the conditional use permit 
could be subject to revocation. 
 
The subject property is under the jurisdiction of Caldwell Rural Fire District. 
Caldwell Rural Fire District sent a comment letter on May 5, 2025 with conditions 
of approval. See full comment in Exhibit D2. The applicant provided an updated 
letter from Caldwell Rural Fire District on June 9, 2025 which can be seen in 
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Exhibit D2.1. Caldwell Rural Fire District provided a revised comment on July 8, 
2025 (Exhibit D2.2). Caldwell Rural Fire District advised that the nearest station is 
Station 1 at 4.7 miles away from the subject property. The estimated response 
time is 7 minutes. 
 
A method of fire suppression is required, staff recommends a condition to have 
an approved method of fire suppression installed prior to commencement of 
events. 
 
Emergency Medical Services: 
Emergency Medical Services are provided to the property. Canyon County 
Paramedics/EMT and Canyon County’s Emergency Management Coordinator 
were notified of the application, no comments were received from Canyon 
County’s Emergency Management Coordinator. Canyon County Ambulance 
District provided comments on July 25, 2025. The comment received provided 
response times and routes to the subject property, it appears the fastest 
response time to the subject property is approximately 7.9 minutes (Exhibit D6). 
Overall, the use is not anticipated to cause a negative impact or require additional 
public funding. 
 
Irrigation Facilities: 
Agency notice was sent out on May 2, 2025 and July 3, 2025 to Pioneer Irrigation 
District, no comments were received. The proposed use in not anticipated to 
negatively impact irrigation facilities. 

 

Table 2. Area of City Impact 

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

Compliant  County Ordinance and Staff Review 

Yes No N/A Code Section Analysis 

☐ ☒ ☐ 

09-03-07 APPLICATION OF COMPREHENSIVE PLAN AND ZONING ORDINANCE: 
There is hereby adopted for the purposes of complying with Idaho Code section 
67-6526(a) the Ordinance codified in this Article, which provides for the 
application of the latest edition of the Canyon County Comprehensive Plan as 
duly enacted and adopted and amended by the County Commissioners, and 
Chapter 7 of this Code, to the area of impact of the City of Greenleaf within the 
unincorporated area of the County, until a new comprehensive plan and/or 
zoning ordinance has been duly adopted in accordance with the provisions of a 
joint exercise of power agreement impact area City of Greenleaf/County of 
Canyon. Until the joint exercise of power agreement is adopted and operational, 
the County shall direct copies of all applications coming before it, pursuant to the 
Local Planning Act of 1975 and Chapter 7 of this Code concerning property 
located in the area of City impact of Greenleaf, for the City of Greenleaf's input on 
the application and shall give such input due consideration; and after the 
adoption of the joint exercise of power agreement and the same becomes 
operational, then the provisions of that agreement shall govern this process. 
(Ord. 94-013, 12-23-94)  
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Staff Analysis Area of City Impact: 
The City of Greenleaf’s agency notice was sent out on May 2, 2025 and July 3, 
2025. No comments were received. The proposed use is not compatible with the 
City of Greenleaf’s land use designation of “Industrial”.  

 

4. AGENCY COMMENTS: 

Agencies including the Canyon County Sheriff’s Office, Canyon County Paramedics/EMT, Caldwell Rural 

Fire District, State Fire Marshall, Canyon County Emergency Management Coordinator, Vallivue School 

District, Southwest District Health, Highway District No. 4, Century Link, Intermountain Gas, Idaho Power, 

Ziply, Pioneer Irrigation District, Idaho Transportation Department, Canyon County Building Department, 

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

Department and the City of Greenleaf were notified of the subject application.  

 

Staff received agency comments from Canyon County Building Department, Caldwell Rural Fire District, 

Southwest District Health, ITD, Canyon County Ambulance District and Highway District No. 4. 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 six (6) total written public comments by the materials deadline of July 28, 2025. Generally, 

of the comments received none were in favor, one (1) was in neutral, and five (5) 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 not compliant with Canyon County Ordinance 07-07-05. A full analysis is detailed 

within the staff report.  

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

conditions be attached:  

 

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

2. 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 
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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 date of the first special event conducted in accordance with 

required conditions being met. 
 

3. The applicant shall comply with applicable Highway District No. 4 requirements, including 
reconstructing the existing accesses in accordance with Standard Drawing ACCHD-106 – 
Commercial & Multiple Residential Approach of the ACCHD Standards as evidenced by the 
applicant providing Development Services with an approved highway district letter indicating 
the completion of improvements and dedication of rights of way prior to commencement of 
the use on the subject property (Exhibit D5). 
 

4. The applicant shall meet Southwest District Health (SWDH) requirements for the proposed 
uses, including public water system requirements (if this is deemed to be required) 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 (Exhibits A7.1, D3 
and D3.1).  

 
a. The number of portable restrooms and maintenance shall be as recommended by 

Southwest District Health (Exhibits A7.1, D3 and D3.1).  
 

b. The applicant shall install a waste system to accommodate the number of allowed 
patrons, employees, caretaker residence, primary dwelling, and use associated with 
arena. 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 (Exhibits A7.1, D3 and D3.1). 

 
5. A public water system shall be constructed and required unless waived by Idaho Department 

of Environmental Quality prior to commencement of the use on the subject property (Exhibits 
A7.1, D3 and D3.1).  

 
6. 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 property (Exhibit D2.2).  

 
a. An approved method of fire suppression by Caldwell Rural Fire District, shall be 

installed prior to commencement of events. 
 

7. The applicant shall obtain required building permits for all structures located on the site plan 
in Exhibit A5 prior to commencement of the use on the subject property and any future or 
new structures/improvements. Evidence shall be an approval document from the Canyon 
County Building Department and Caldwell Rural Fire District. 

 
8. 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 
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shall be contained within the facility area. No light source may be placed greater than fifteen 
(15’) feet in height.   

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

supply ditches, on and adjacent to the subject property. 
 
10. Stormwater drainage shall be retained onsite (Exhibit A4). 

 
11. 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.  The applicant worksheet indicates a 3’x4’ (12 square feet) A-frame 
sign on days of an event.  Applicant must comply with CCZO §07-10-13 and dependent upon 
the location of the signage with The Idaho Administrative Procedures Act (IDAPA) 39.3.60 
governing advertising along the State Highway System. 

 
12. DUST MITIGATION: 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.  

 
13. 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. Evidence of compliance shall be turned into Canyon County DSD prior to 
commencement of the use on the subject property. 

 
a. OFF-STREET PARKING: No parking shall occur on the public right of way. 

 
b. Driveway easement servicing the residential property to the north shall not be utilized 

by the proposed special events facility. The applicant shall install a fence along the 
east and west sides of the easement with a gate at the entrance of the easement at 
Lower Pleasant Ridge Road prior to commencement of the use on the subject 
property. 

 
c. The applicant shall have on site navigation signs and flaggers before, during, and after 

events to assist with circulation. 
 

d. Parking shall be located on the east side of the property next to the special events 
facility. 

 

e. The secondary entrance to the west shall be restricted to emergency services use 
only. 

 
14. No parking signs shall be placed along the access roads so as not to impede ingress/egress of 

emergency services. 
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15. The applicant shall record a Road Users Maintenance Agreement (RUMA) for the driveway 

easement on the property. 
 

16. The proposed development shall be in general conformance with the applicant’s site plan and 
Letter of Intent unless otherwise conditioned (Exhibits A2 and A5). 
 

a. HOURS OF OPERATION: The hours of operation shall be 8:00 a.m. to 9:00 p.m. on 
Sunday - Thursday, 8:00 a.m. to 10:00 p.m. on Fridays and Saturdays. All activities 
concluded, patrons and employees offsite by end of hour operations. 
 

b. NUMBER OF DAYS WITH AN EVENT: There shall be no more than 59 days with an 
event held per calendar year.  

 
c. NUMBER OF GUESTS: No more than 200 guests shall be on site per scheduled event 

to limit effects to the surrounding area.  
 

d. The special events facility shall be limited to 5 acres of the 12.39 acres, as seen in the 
site plan (Exhibit A5). The applicant shall provide Development Services with a legal 
description for the 5 acres to be utilized for the special events facility prior to 
commencement of use. 

 
e. The applicant shall limit the use to weddings, retirement and graduation parties, 

picnics, barbecues, holiday events, footraces and walks, and harvest festivals. 
 

17. MUSIC AND AMPLIFIED SOUND:  All amplified sounds shall be directed away from adjacent 
residences. There shall be no amplified sound of any kind after 8:30 p.m. on Sunday – 
Thursday nights, or after 9:30 p.m. on Friday and Saturday nights.  

 
18. RENTAL AGREEMENTS: Rental Agreements shall be in place with each event holder that limit 

them to the same operational conditions of approval as this conditional use permit. 
 

a. ENFORCEMENT OF RENTAL AGREEMENTS: The property owner or their designee shall 
be made available at all times during events to enforce the rental agreements and the 
conditions of approval. A copy of the rental agreement will need to be provided to 
the Development Services Department prior to commencement of the use. 
 

19. The applicant shall develop an emergency response plan which shall include an evacuation 
plan. The emergency plan shall be filed with the Canyon County Emergency Manager and the 
evacuation plan shall be posted on the site during events. 

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

with the requirements of SWDH Food Establishment Licensing and Permitting. 
 

21. 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.  
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22. If the Canyon County Sheriff’s Office responds to the address more than three (3) times a 
year for legitimate disturbance calls, the special events facility would be in violation of the 
conditional use permit requirements and could be subject to revocation of the permit. 

 
23. No secondary dwelling shall be permitted on the subject property. 
 
24. The applicant shall obtain all required permitting and construct the caretaker residence prior 

to commencement of use. 
 

a. The caretaker residence shall be limited to being within the special events facilities 5-
acre portion of the 12.39 acres as indicated in the site plan (Exhibit A5).  

 
b. The caretaker residence shall not exceed 1200 sq. ft. with 2 bedrooms. 

 

c. The caretaker residence shall not be included as part of an agricultural only land 
division. 

 
25. The indoor (future) arena must not be utilized for the special events approved under the 

conditional use permit. The property owner must obtain a conditional use permit for a 
commercial arena if utilized for special events activities.  

 
26. The conditional use permit for a Special Event Facility shall be limited to Brandon Giannini and 

immediate family members. Should ownership of the property change from Brandon Giannini 
or an immediate family member 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 event facility subject to 
the zoning code requirements in affect at the time of application. 

 

7. EXHIBITS:  

A. Application Packet & Supporting Materials 
1. Master Application 
2. Letter of Intent  

2.1. Additional Information Email 
3. Operations Plan 
4. Land Use Worksheet 
5. Site Plan 

5.1. Updated Site Plan; Received: July 25, 2025 
6. Neighborhood Meeting 
7. Agency Acknowledgement 

7.1. Southwest District Health Pre-Development Meeting 
7.2. Highway District No. 4 Pre-Development Meeting 

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

2.1. Aerial 
2.2. Small Air Photo 1 Mile 
2.3. FEMA Small Air Photo 
2.4. Small Vicinity Map 
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2.5. Zoning & Classification Map 
2.6. Land Use Cases with Report 
2.7. Subdivisions with Report 
2.8. Dairy, Feedlot and Gravel Pit Map 
2.9. Lot Classification Map 
2.10. Soils and Prime Farmland with Report 
2.11. Contour Map 
2.12. City of Greenleaf Land Use Map 
2.13. TAZ Household and Jobs Map 
2.14. Slope Percent Map 
2.15. Neighborhood Notification Map 
2.16. Future Land Use Map 

C. Site Visit Photos:  July 9, 2025 
D. Agency Comments Received by:  July 28, 2025 

1. Canyon County Building Department; Received:  May 5, 2025 
2. Caldwell Rural Fire District; Received:  May 5, 2025 

2.1. Revised Response; Received: June 9, 2025 
2.2. Revised Response; Received: July 8, 2025 

3. Southwest District Health; Received: May 7, 2025 
3.1. Revised Response; Received: July 2, 2025 

4. ITD; Received: May 23, 2025 
5. Highway District No. 4; Received: July 2, 2025 

5.1. Variance Answer; Received: July 28, 2025 
6. Canyon County Ambulance District; Received: July 25, 2025 

E. Public Comments Received by:  July 28, 2025 
1. Tawni Childers – Opposition; Received:  July 15, 2025 
2. Linda Kim Sloan – Opposition; Received:  July 16, 2025 
3. Chuck Childers – Opposition; Received: July 24, 2025 
4. Brad Benke – Opposition; Received: July 28, 2025 
5. Mark and Vivian Ferkin – Opposition; Received: July 28, 2025 
6. Jake and Marnie Fillmore – Neutral; Received: July 28, 2025 

F. Draft – Findings of Fact, Conclusions of Law & Order (FCOs) 

 



 

 

 

 

 

 

 

 

 

 

EXHIBIT A 

Application Packet & Supporting Materials 

Planning & Zoning Commission 

Case# CU2025-0001 

Hearing date: August 7, 2025 
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Archived: Tuesday, July 22, 2025 1:20:57 PM
From: Brandon Giannini 
Mail received time: Mon, 28 Apr 2025 08:03:46
Sent: Mon, 28 Apr 2025 14:03:14
To: Amber Lewter 
Cc: Connie Giannini Keri Smith Connie Lou Aebischer 
Subject: RE: [External] RE: CU2025-0001
Importance: Normal
Sensitivity: None
Attachments:
1_Pre Development Meeting MInutes 1.13.25.pdf; SouthWest District Health.pdf;

Amber see below responses in Red

\~

Have you spoke to the Highway District about the secondary entrance that is proposed? Yes we have ...please see attached from the
highway district.

\~

Have you spoke to Southwest District Health about a public drinking water system and adequate septic for the proposal? Yes, as far as
the public water system per the attached pre-development meeting notes it was determined we would not need a public water system
and it was agreed that porta pottys only will be used as the current system is very old and there are no current records for the system
in place.\~

\~

\~\~\~\~\~ Will you have alcohol onsite and if so, will you or your guest be responsible for the alcohol license? The guests will be
responsible and will\~need to provide us with their caterers alcohol license prior to the event.

\~

Will you or your guests be responsible for the catering license/ food handlers license? Yes our guests will be responsible and they will
have to submit proof of the caterers license prior to the event.

\~

Will the number of guests (300) include employees? No there should be no more than 3 employees on site at a time unless the caters
bring their servers.\~

\~

I need to clarify the hours of operation and time the music will get turned off. I see multiple times throughout the application. I have 8am
start time, music getting turned off at 10pm, guests leave by 10:30pm and clean up crew by 12am. Are all those times correct? Yes\~

\~

Will the arena be used for any events?\~The arena will be used as a separate use apart from the conditional use permit. We are aware of the
definition in the Canyon County Zoning Ordinance for a commercial arena. We will not meet that definition and maintain compliance with a
non commercial arena use.\~

mailto:Brandon@gands-excavation.com
mailto:Amber.Lewter@canyoncounty.id.gov
mailto:conniegiannini@yahoo.com
mailto:keri@tvpidaho.com
mailto:connielou@tvpidaho.com



 


The above represents the District’s current policies to which the parcels may be subject to at time of development.  These 


standards are subject to change and the standards/policies in effect at the time of approach permit application or improvement 


drawings shall apply.  This is not an exhaustive list please see further details within the ACCHD: HSDP 2022. 


Pre- Development Meeting Minutes 
 


Project Name: Lower Pleasant Ridge—Event Center 


Project Owner/Representative: Connie Giannini  


Phone: 208-866-5945 


Email: conniegiannini@yahoo.com; brandon@gands-excavation.com 


Project Location: R3638201 


Jurisdiction: Canyon County 


 


Public Roads: 


Name Classification Exist. R/W Ultimate R/W 


Lower Pleasant Ridge Road Collector 50’ (prescriptive) 80’ 


Chicken Dinner Road Minor Arterial 0’ 100’ 


 


Request: 


Conditional use permit to allow an event center.  See applicant provided site plan.  Days of operation 


include Friday-Sunday 


 


Access: 
Proposed to utilize existing circular approach.  These approaches will be viewed as separate approaches.  


First approach approximately 1,960’ west of the Weitz/Lower Pleasant Ridge intersection.  Second 


approach is 291’ west of the aforementioned approach.  Existing approach by easement for access to a 


resident to the north approximately 150’ west of the western circular approach.   


 


Rural driveway spacing onto a major collector requires spacing of 330’.  


 


Improvement Requirements: 


 Improve approaches to SD-106 


 Adjust approaches to meet major collector spacing 


 Dedicate ROW for Chicken Dinner Road (50’ half width) and Lower Pleasant Ridge (50’ half 


width first 600’ east of Chicken Dinner and then 40’ thereafter) 


 TIS may be required 


 No parking allowed along Lower Pleasant Ridge Road 


 


New impacts to the transportation system caused by the change in land use will be mitigated through 


right-of-way dedication, frontage improvements, or other means identified on the access permit.   


 


Other Comments: 


 


  



mailto:conniegiannini@yahoo.com
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Have you spoke to Southwest District Health about a public drinking water system and adequate septic for the proposal? Yes, as far as

the public water system per the attached pre-development meeting notes it was determined we would not need a public water system

and it was agreed that porta pottys only will be used as the current system is very old and there are no current records for the system

in place.\~



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: Brandon Giannini <Brandon@gands-excavation.com> 
Sent: Wednesday, April 23, 2025 3:22 PM
To: Amber Lewter <Amber.Lewter@canyoncounty.id.gov>
Subject: [External] RE: CU2025-0001

\~

Hi amber,

\~

Totally fine I figured I would ask as I didn’t know if we had reached the allotted splits. Yes lets continue with the conditional use
permit for a special events facility and caretaker residence.

\~

\~

Thanks,

Brandon Giannini
G & S Excavation, LLC

mailto:Brandon@gands-excavation.com
mailto:Amber.Lewter@canyoncounty.id.gov


Office – (208) 467-5330

Cell – (208) 866-1665

Brandon@gands-excavation.com

\~

From: Amber Lewter <Amber.Lewter@canyoncounty.id.gov> 
Sent: Wednesday, April 23, 2025 2:57 PM
To: Brandon Giannini <Brandon@gands-excavation.com>
Subject: CU2025-0001

\~

Hello Brandon,

\~

I wanted to introduce myself as the Planner assigned to your case. I was reviewing your application and noticed in your letter of
intent it requests acknowledgement of being able to split the property for financing purposes. I just wanted to address this before
I continue the application. The property has already met it’s allowed amount of administrative splits, any further splits would
require a comprehensive plan amendment, rezone and platting process. A special events facility would not be allowed in a
residential zone. With that information would you still like to continue with the conditional use permit for a special events facility
and caretaker residence?

\~

\~

Thank you,

\~

Amber Lewter

Associate Planner

Canyon County Development Services Department

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

\~

mailto:Brandon@gands-excavation.com
mailto:Amber.Lewter@canyoncounty.id.gov
mailto:Brandon@gands-excavation.com


alewter
Text Box
Exhibit A3:




alewter
Text Box
Exhibit A4:






alewter
Text Box
Exhibit A5:




Brandon
Polygon

Brandon
Polygon

Brandon
Text Box
150 parking spots

Brandon
Polygon

Brandon
Text Box
roadway access

Brandon
Text Box
Primary entrace

Brandon
Arrow

Brandon
Text Box
Secondary entrance

Brandon
Arrow

Brandon
Text Box
Lower pleasant ridge

Brandon
Text Box
Event space
660 SQFT

Brandon
Text Box

Brandon
Text Box

Brandon
Rectangle

Brandon
Rectangle

Brandon
Rectangle

Brandon
Rectangle

Brandon
Polygon

Brandon
Rectangle

Brandon
Rectangle

Brandon
Rectangle

Brandon
Rectangle

Brandon
Ellipse

Brandon
Rectangle

Brandon
Text Box

Brandon
Text Box

Brandon
Text Box

Brandon
Text Box

Brandon
Text Box

Brandon
Text Box
Well House
42 SQFT

Brandon
Text Box

Brandon
Arrow

Brandon
Arrow

Brandon
Text Box
Gazebo
113 SQFT

Brandon
Arrow

kinsey blankenship
Text Box
*59 events a year or less
*Music turns off at or before 10pm 
*Party departs by 10:30pm
*Clean up crew departs by 12am
*Max of 300 occupancy
*      These structures will be used as a backdrop only they are not inhabited

Brandon
Rectangle

Brandon
Text Box
Care taker residance

Brandon
Text Box
Space to be used for area to set up tents rented by bride and groom

Brandon
Arrow

Brandon
Rectangle

Brandon
Rectangle

Brandon
Rectangle

Brandon
Rectangle

Brandon
Rectangle

Brandon
Rectangle

Brandon
Rectangle

Brandon
Polygon

Brandon
Rectangle

alewter
Text Box
Exhibit A5.1:




alewter
Text Box
Exhibit A6:










alewter
Text Box
Exhibit A7:




alewter
Text Box
Exhibit A7.1:


alewter
Rectangle

alewter
Rectangle

alewter
Rectangle

alewter
Rectangle

alewter
Rectangle

alewter
Rectangle



alewter
Rectangle



 

The above represents the District’s current policies to which the parcels may be subject to at time of development.  These 

standards are subject to change and the standards/policies in effect at the time of approach permit application or improvement 

drawings shall apply.  This is not an exhaustive list please see further details within the ACCHD: HSDP 2022. 

Pre- Development Meeting Minutes 
 

Project Name: Lower Pleasant Ridge—Event Center 

Project Owner/Representative: Connie Giannini  

Phone: 208-866-5945 

Email: conniegiannini@yahoo.com; brandon@gands-excavation.com 

Project Location: R3638201 

Jurisdiction: Canyon County 

 

Public Roads: 

Name Classification Exist. R/W Ultimate R/W 

Lower Pleasant Ridge Road Collector 50’ (prescriptive) 80’ 

Chicken Dinner Road Minor Arterial 0’ 100’ 

 

Request: 

Conditional use permit to allow an event center.  See applicant provided site plan.  Days of operation 

include Friday-Sunday 

 

Access: 
Proposed to utilize existing circular approach.  These approaches will be viewed as separate approaches.  

First approach approximately 1,960’ west of the Weitz/Lower Pleasant Ridge intersection.  Second 

approach is 291’ west of the aforementioned approach.  Existing approach by easement for access to a 

resident to the north approximately 150’ west of the western circular approach.   

 

Rural driveway spacing onto a major collector requires spacing of 330’.  

 

Improvement Requirements: 

 Improve approaches to SD-106 

 Adjust approaches to meet major collector spacing 

 Dedicate ROW for Chicken Dinner Road (50’ half width) and Lower Pleasant Ridge (50’ half 

width first 600’ east of Chicken Dinner and then 40’ thereafter) 

 TIS may be required 

 No parking allowed along Lower Pleasant Ridge Road 

 

New impacts to the transportation system caused by the change in land use will be mitigated through 

right-of-way dedication, frontage improvements, or other means identified on the access permit.   

 

Other Comments: 

 

  

mailto:conniegiannini@yahoo.com
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EXHIBIT B 

Supplemental Documents 

Planning & Zoning Commission 

Case# CU2025-0001 

Hearing date: August 7, 2025 
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EXHIBIT B2 

Case Maps/Reports 

Planning & Zoning Commission 

Case# CU2025-0001 

Hearing date: August 7, 2025 
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ID CASENUM REQUEST CASENAME FINALDECIS
1 CR2022-0024 Conditional Rezone A to CR-M1 Anderson DENIAL
2 RZ2020-0005 Rezone A to M1 JRP Properties APPROVED
3 RZ2020-0015 Rezone "A" to "M-1" Wilke DENIED

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

1 15.31 11 1.39

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

0

NUMBER OF LOTS NOTIFIED AVERAGE MEDIAN MINIMUM MAXIMUM

20 19.37 8.40 0.65 78.32

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

0

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

1 4N4W22 15.31 11 1.39 COUNTY (Canyon) 2008

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

MUNN RANCH SUBDIVISION

PLATTED SUBDIVISIONS

MOBILE HOME & RV PARKS

SUBDIVISION NAME

SUBDIVISION NAME
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SOIL CAPABILITY CLASS SOIL CAPABILITY SQUARE FOOTAGE ACREAGE PERCENTAGE

2 BEST SUITED SOIL 465238.16 10.68 86.20%
3 MODERATELY SUITED SOIL 74512.36 1.71 13.80%

539750.52 12.39 100%

SOIL NAME FARMLAND TYPE SQUARE FOOTAGE ACREAGE PERCENTAGE

GwA Prime farmland if irrigated 465238.16 10.68 86.20%
GwB Prime farmland if irrigated 74512.36 1.71 13.80%

539750.52 12.39 100%

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: July 9, 2025 

Planning & Zoning Commission 

Case# CU2025-0001 

Hearing date: August 7, 2025 
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Site Photos: Taken July 9, 2025 

 

 

 

 

 

 

 

 

 

 

 

 

 

Photo 1:  

Taken on Lower Pleasant Ridge Rd 

from parcels approach facing east 

from the subject property. 

Photo 2:  

Taken on Lower Pleasant Ridge Rd 

from the parcels approach facing 

southeast from the subject property.  



 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

Photo 3:  

Taken on Lower Pleasant Ridge Rd 

from the parcels approach facing 

south from the subject property. 

Photo 4:  

Taken on Lower Pleasant Ridge Rd 

from the parcels approach facing 

southwest from the subject 

property. 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Photo 5:  

Taken on Lower Pleasant Ridge Rd 

from the parcels approach facing 

west from the subject property. 

Photo 6:  

Taken on the parcels approach 

facing north towards the subject 

property. 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

Photo 7:  

Taken on the parcels approach 

facing northwest towards the 

subject property. 

Photo 8:  

Taken on the parcels approach 

facing northeast towards the subject 

property. 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

Photo 9:  

Taken on parcels approach facing 

north towards the subject property. 

Photo 10:  

Taken on the subject property facing 

west towards the proposed special 

events facility. 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Photo 11:  

Taken on the subject property facing 

north towards the bridal suite 

(Exhibit A5). 

Photo 12:  

Taken on the subject property facing 

east towards the bridal suite (Exhibit 

A5). 



  

 

 

 

 

 

 

 

 

  

Photo 13:  

Taken on the subject property facing 

east inside the bridal suite (Exhibit 

A5). 

Photo 14:  

Taken on the subject property facing 

south towards the 384 sq. ft storage 

(Exhibit A5). 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

Photo 15:  

Taken on the subject property facing 

northwest. 

Photo 16:  

Taken on the subject property facing 

north towards the 176 sq. ft storage, 

64 sq. ft storage, and the bathroom 

with 2 toilets and 1 shower (right to 

left) (Exhibit A5). 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Photo 17:  

Taken on the subject property facing 

west. 

Photo 18:  

Taken on the subject property facing 

west towards the groom’s suite 

(Exhibit A5). 



 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

Photo 19:  

Taken on the subject property facing 

southwest towards the well house 

and 660 sq. ft event space (Exhibit 

A5). 

Photo 20:  

Taken on the subject property facing 

north towards the equestrian arena 

entrance (Exhibit A5). 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Photo 21:  

Taken on the subject property facing 

north towards the equestrian arena 

entrance (Exhibit A5). 

Photo 22:  

Taken on the subject property facing 

south towards the 176 sq. ft storage 

(Exhibit A5). 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Photo 23:  

Taken on the subject property facing 

northeast. In this photo you can see 

Gayle Mfg. Co. located on Weitz Rd. 

Photo 24:  

Taken on the subject property facing 

north.  



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Photo 25:  

Taken on the subject property facing 

north. 

Photo 26:  

Taken on the subject property facing 

northwest. 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

Photo 27:  

Taken on the subject property facing 

south towards the well house 

(Exhibit A5). 

Photo 28:  

Taken on the subject property facing 

southwest towards the event space 

(Exhibit A5). 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Photo 29:  

Taken on the subject property facing 

north towards the well house 

(Exhibit A5). 

Photo 30:  

Taken on the subject property facing 

south towards the bar (Exhibit A5). 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

Photo 31:  

Taken on the subject property facing 

south towards the gazebo (Exhibit 

A5). 

Photo 32:  

Taken on the subject property facing 

north towards the groom’s suite 

(Exhibit A5). 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Photo 33:  

Taken on the subject property facing 

west. 

Photo 34:  

Taken on the subject property facing 

south where the second entrance is 

proposed and the proposed parking 

area (Exhibit A5). 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Photo 35:  

Taken on the subject property facing 

southwest towards the proposed 

parking area. In this photo you can 

see the easement that serves the 

property to the north (Exhibit A5).  

Photo 36:  

Taken on the subject property facing 

west towards the proposed parking 

area. In this photo you can see the 

easement that serves the property 

to the north (Exhibit A5).  



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Photo 37:  

Taken on the subject property facing 

northwest towards the proposed 

parking area (Exhibit A5). 

Photo 38:  

Taken on the easements approach 

facing northwest. 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Photo 39:  

Taken on the easements approach 

facing north. 

Photo 40:  

Taken on the easements approach 

facing northeast towards the 

proposed parking area (Exhibit A5). 



 

 

 

 

Photo 41:  

Taken on the subject property facing 

northeast. In this photo you can see 

Gayle Mfg. Co. located on Weitz Rd. 

Photo 42:  

Taken on the subject property facing 

east. In this photo you can see 

Simplot located on Simplot Blvd. 



 

 

 

 

 

 

 

 

 

 

EXHIBIT D 

Agency Comments Received by: July 28, 2025 

Planning & Zoning Commission 

Case# CU20025-0001 

Hearing date: August 7, 2025 
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Archived: Tuesday, July 22, 2025 3:04:17 PM
From: Tom Crosby 
Mail received time: Mon, 5 May 2025 08:54:13
Sent: Mon, 5 May 2025 08:54:12 
To: Amber Lewter 
Subject: FW: Agency Notice CU2025-0001 / Giannini
Importance: Normal
Sensitivity: None
Attachments:
Agency Response Requested Notification Form 2-23.pdf; CU2025-0001 updated application.pdf;

Amber,

Commercial occupancy permits will be required for all structures used for the events. One-story detached accessory structures
used for storage with a floor area of 120 sq. ft. or less are exempt from commercial permitting requirements.

\~

Thanks,

Tom.

\~

From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov> 
Sent: Friday, May 2, 2025 9:09 AM
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>; 'lrichard@cityofcaldwell.org' <lrichard@cityofcaldwell.org>;
'aperry@cityofcaldwell.org' <aperry@cityofcaldwell.org>; 'knute.sandahl@doi.idaho.gov' <knute.sandahl@doi.idaho.gov>;
'chopper@hwydistrict4.org' <chopper@hwydistrict4.org>; 'brandy.walker@centurylink.com'
<brandy.walker@centurylink.com>; 'eingram@idahopower.com' <eingram@idahopower.com>; 'easements@idahopower.com'
<easements@idahopower.com>; 'arobins@idahopower.com' <arobins@idahopower.com>; 'monica.taylor@intgas.com'
<monica.taylor@intgas.com>; 'jessica.mansell@intgas.com' <jessica.mansell@intgas.com>;
'Contract.Administration.Bid.Box@ziply.com' <Contract.Administration.Bid.Box@ziply.com>; 'kirk@pioneerirrigation.com'
<kirk@pioneerirrigation.com>; 'mitch.kiester@phd3.idaho.gov' <mitch.kiester@phd3.idaho.gov>;
'anthony.lee@phd3.idaho.gov' <anthony.lee@phd3.idaho.gov>; 'D3Development.services@itd.idaho.gov'
<D3Development.services@itd.idaho.gov>; 'niki.benyakhlef@itd.idaho.gov' <niki.benyakhlef@itd.idaho.gov>; Brian Crawforth
<Brian.Crawforth@canyoncounty.id.gov>; Christine Wendelsdorf <Christine.Wendelsdorf@canyoncounty.id.gov>; Michael
Stowell <mstowell@ccparamedics.com>; Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>; Tom Crosby
<Tom.Crosby@canyoncounty.id.gov>; Eric Arthur <Eric.Arthur@canyoncounty.id.gov>; Kathy Husted
<Kathleen.Husted@canyoncounty.id.gov>; GIS and Addressing Division <GISAddressing@canyoncounty.id.gov>;
'makline2@marathonpetroleum.com' <makline2@marathonpetroleum.com>
Subject: Agency Notice CU2025-0001 / Giannini

\~

mailto:Tom.Crosby@canyoncounty.id.gov
mailto:Amber.Lewter@canyoncounty.id.gov
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CANYON COUNTY DEVELOPMENT SERVICES DEPARTMENT 
111 North 11th Ave., Ste. 310, Caldwell, ID  83605 | Office:  208-454-7458 


www.canyoncounty.id.gov/elected-officials/commissioners/development-services 
 


AGENCY NOTIFICATION – RESPONSE REQUESTED 
 


Case No.: CU2025-0001  Transmission Date: 5/2/2025 


Address: 18940 Lower Pleasant Ridge Rd  Hearing Body:  


Applicant: Brandon Giannini      Property Owner: Brandon Giannini 
 


RESPONSE DEADLINE: June 2, 2025 
Your agency is hereby notified that Canyon County Development Services has accepted an application: 
 


Case No. CU2025-0001: The applicant, Brandon Giannini, is requesting a Conditional Use Permit for a Special 
Events Facility and Caretaker Residence on approximately 12.39 acres in an “A” (Agricultural) zone. The 
request is for 59 special events a year with a maximum of 300 guests and 150 parking spaces. The hours of 
operation proposed are 8am – 10:30pm with the music shutoff time of 10pm and the cleaning crew leaving 
by 12am. The proposal is for one full time employee that would stay in the caretaker residence and hiring 
part time employees as needed. The applicant will have porta potties onsite for the events. The subject 
property is located at 18940 Lower Pleasant Ridge Rd, Caldwell, also referenced as Parcel R36382010, a 
portion of the SW quarter of Section 24, T4N, R4W, BM, Canyon County, Idaho. 
 


The property is not located within a Floodplain and/or Floodway.  Flood Hazard Zone: X 
 
 


Your agency response is critical to the evaluation of this proposal.  A copy of the letter of intent and other 
applicable documents are enclosed for your review. The application packet can also be found on the County 
website under “Land Hearings”. To provide comments, please respond by June 2, 2025. Comments received by the 
due date will be added to the Staff Report and the hearing body’s packet. Your agency’s comments are an 
important part of our decision-making process.  Contact Amber Lewter at amber.lewter@canyoncounty.id.gov  
with any questions, concerns, or if you need additional information. 
 


Please reference the Case No. listed above in responses and/or correspondence regarding this case.  You may 
respond in the following formats: 


• Mail: 111 North 11th Ave., Ste. 310, Caldwell, ID  83605 


• Email:    amber.lewter@canyoncounty.id.gov   
 


At a minimum, please address the following questions specific to your agency listed below and any additional concerns 
regarding the requested use.  Information submitted will be a part of the record as evidence for the Findings of this 
case: 


 


SOUTHWEST DISTRICT HEALTH DEPARTMENT 
✓ Will a Nutrient Pathogen Study be required? 
✓ Will adequate sanitary systems be provided to accommodate the use? 
✓ Any concerns about the use or request for rezoning? If so, are there any conditions or mitigation measures 


recommended to ensure the use or requested rezone minimizes potential impacts to the surrounding area and 
nearby city? 


 


HIGHWAY DISTRICTS/ITD 
✓ Does legal access to the property exist for the requested use? 
✓ Will there be any undue interference with existing or future traffic patterns created by the requested use? If 


so, are there any conditions or mitigation measures recommended to ensure the use or requested rezone 
minimizes potential impacts to the surrounding area and nearby city? 


✓ Is a TIS required? 



http://www.canyoncounty.id.gov/elected-officials/commissioners/d

mailto:amber.lewter@canyoncounty.id.gov
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✓ What are the cumulative impacts of the use or request rezone to the road network and area? 
 


IRRIGATION DISTRICTS 
✓ Will adequate irrigation be provided to accommodate said use? 
✓ Will any of the services provided by the irrigation district be negatively impacted by the requested use or 


require additional public funding to meet the needs created by the requested use? Are there any conditions or 
mitigation measures recommended to ensure the use or requested rezone minimizes potential impacts to the 
surrounding area and nearby city? 


 


IDAHO DEPARTMENT OF WATER RESOURCES 
✓ Will adequate water be provided to accommodate requested use? 
✓ Any concerns about the use or request for rezoning? If so, are there any conditions or mitigation measures 


recommended to ensure the use or requested rezone minimizes potential impacts to the surrounding area and 
nearby city? 


 


SCHOOL FACILITIES 
✓ Will essential services be provided to accommodate the requested use? 
✓ Will any school services be negatively impacted by the requested use or require additional public funding to 


meet the needs created by the requested use? Are there any conditions or mitigation measures recommended 
to ensure the use or requested rezone minimizes potential impacts to the surrounding area and nearby city? 


 


POLICE, FIRE, AND EMERGENCY MEDICAL SERVICES 
✓ Will essential services be provided to accommodate requested use? 
✓ Will services be negatively impacted by such use or require additional public funding to meet the needs 


created by the requested use? Are there any conditions or mitigation measures recommended to ensure the 
use or requested rezone minimizes potential impacts to the surrounding area and nearby city? 


✓ What is the estimated response time to the subject property?  Is this response time adequate for life safety 
concerns? 
 


DEPARTMENT OF ENVIRONMENTAL QUALITY 
✓ Will the use have a negative impact on air quality? 
✓ Will essential services accommodate said use? 
✓ Will the use impact any nearby surface water sources? 
✓ Will the use negatively impact groundwater? 
✓ Is there a hazardous waste concern? 
✓ Any concerns about the use or request for rezoning? If so, are there any conditions or mitigation measures 


recommended to ensure the use or requested rezone minimizes potential impacts to the surrounding area and 
nearby city? 
 


Idaho Code 37-6509(a) requires notice of a public hearing to be sent to political subdivisions of the state that 
provided services within the planning jurisdiction at least fifteen (15) days before the public hearing. 




























Archived: Wednesday, April 30, 2025 3:08:37 PM
From: Brandon Giannini 
Mail received time: Mon, 28 Apr 2025 08:03:46
Sent: Mon, 28 Apr 2025 14:03:14
To: Amber Lewter 
Cc: Connie Giannini Keri Smith Connie Lou Aebischer 
Subject: RE: [External] RE: CU2025-0001
Importance: Normal
Sensitivity: None
Attachments:
1_Pre Development Meeting MInutes 1.13.25.pdf; SouthWest District Health.pdf;


Amber see below responses in Red


\~


Have you spoke to the Highway District about the secondary entrance that is proposed? Yes we have ...please see attached from the
highway district.


\~


Have you spoke to Southwest District Health about a public drinking water system and adequate septic for the proposal? Yes, as far as
the public water system per the attached pre-development meeting notes it was determined we would not need a public water system
and it was agreed that porta pottys only will be used as the current system is very old and there are no current records for the system
in place.\~


\~


\~\~\~\~\~ Will you have alcohol onsite and if so, will you or your guest be responsible for the alcohol license? The guests will be
responsible and will\~need to provide us with their caterers alcohol license prior to the event.


\~


Will you or your guests be responsible for the catering license/ food handlers license? Yes our guests will be responsible and they will
have to submit proof of the caterers license prior to the event.


\~


Will the number of guests (300) include employees? No there should be no more than 3 employees on site at a time unless the caters
bring their servers.\~


\~


I need to clarify the hours of operation and time the music will get turned off. I see multiple times throughout the application. I have 8am
start time, music getting turned off at 10pm, guests leave by 10:30pm and clean up crew by 12am. Are all those times correct? Yes\~


\~


Will the arena be used for any events?\~The arena will be used as a separate use apart from the conditional use permit. We are aware of the
definition in the Canyon County Zoning Ordinance for a commercial arena. We will not meet that definition and maintain compliance with a
non commercial arena use.\~



mailto:Brandon@gands-excavation.com

mailto:Amber.Lewter@canyoncounty.id.gov

mailto:conniegiannini@yahoo.com

mailto:keri@tvpidaho.com
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The above represents the District’s current policies to which the parcels may be subject to at time of development.  These 



standards are subject to change and the standards/policies in effect at the time of approach permit application or improvement 



drawings shall apply.  This is not an exhaustive list please see further details within the ACCHD: HSDP 2022. 



Pre- Development Meeting Minutes 
 



Project Name: Lower Pleasant Ridge—Event Center 



Project Owner/Representative: Connie Giannini  



Phone: 208-866-5945 



Email: conniegiannini@yahoo.com; brandon@gands-excavation.com 



Project Location: R3638201 



Jurisdiction: Canyon County 



 



Public Roads: 



Name Classification Exist. R/W Ultimate R/W 



Lower Pleasant Ridge Road Collector 50’ (prescriptive) 80’ 



Chicken Dinner Road Minor Arterial 0’ 100’ 



 



Request: 



Conditional use permit to allow an event center.  See applicant provided site plan.  Days of operation 



include Friday-Sunday 



 



Access: 
Proposed to utilize existing circular approach.  These approaches will be viewed as separate approaches.  



First approach approximately 1,960’ west of the Weitz/Lower Pleasant Ridge intersection.  Second 



approach is 291’ west of the aforementioned approach.  Existing approach by easement for access to a 



resident to the north approximately 150’ west of the western circular approach.   



 



Rural driveway spacing onto a major collector requires spacing of 330’.  



 



Improvement Requirements: 



 Improve approaches to SD-106 



 Adjust approaches to meet major collector spacing 



 Dedicate ROW for Chicken Dinner Road (50’ half width) and Lower Pleasant Ridge (50’ half 



width first 600’ east of Chicken Dinner and then 40’ thereafter) 



 TIS may be required 



 No parking allowed along Lower Pleasant Ridge Road 



 



New impacts to the transportation system caused by the change in land use will be mitigated through 



right-of-way dedication, frontage improvements, or other means identified on the access permit.   



 



Other Comments: 
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\~


\~


\~


Thanks,


Brandon Giannini
G & S Excavation, LLC


Office – (208) 467-5330


Cell – (208) 866-1665


Brandon@gands-excavation.com


\~


From: Amber Lewter <Amber.Lewter@canyoncounty.id.gov> 
Sent: Wednesday, April 23, 2025 4:29 PM
To: Brandon Giannini <Brandon@gands-excavation.com>
Subject: RE: [External] RE: CU2025-0001


\~


Hello Brandon,


\~


I have a few questions before the agency notice gets sent out.


\~


Have you spoke to the Highway District about the secondary entrance that is proposed?


\~


Have you spoke to Southwest District Health about a public drinking water system and adequate septic for the proposal?


\~


Will you have alcohol onsite and if so, will you or your guest be responsible for the alcohol license?



mailto:Brandon@gands-excavation.com





\~


Will you or your guests be responsible for the catering license/ food handlers license?


\~


Will the number of guests (300) include employees?


\~


I need to clarify the hours of operation and time the music will get turned off. I see multiple times throughout the
application. I have 8am start time, music getting turned off at 10pm, guests leave by 10:30pm and clean up crew by 12am.
Are all those times correct?


\~


Will the arena be used for any events?


\~


\~


\~


Thank you,


\~


\~


Amber Lewter


Associate Planner


Canyon County Development Services Department


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


\~


Direct Line:\~ 208-454-6631\~\~\~\~\~\~\~


Fax:\~ 208-454-6633


Email:\~ amber.lewter@canyoncounty.id.gov


Website:\~ www.canyoncounty.id.gov


\~


Development Services Department (DSD)



mailto:amber.lewter@canyoncounty.id.gov

http://www.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 **


\~


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: Brandon Giannini <Brandon@gands-excavation.com> 
Sent: Wednesday, April 23, 2025 3:22 PM
To: Amber Lewter <Amber.Lewter@canyoncounty.id.gov>
Subject: [External] RE: CU2025-0001


\~


Hi amber,


\~


Totally fine I figured I would ask as I didn’t know if we had reached the allotted splits. Yes lets continue with the conditional use
permit for a special events facility and caretaker residence.


\~


\~


Thanks,


Brandon Giannini
G & S Excavation, LLC



mailto:Brandon@gands-excavation.com
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Office – (208) 467-5330


Cell – (208) 866-1665


Brandon@gands-excavation.com


\~


From: Amber Lewter <Amber.Lewter@canyoncounty.id.gov> 
Sent: Wednesday, April 23, 2025 2:57 PM
To: Brandon Giannini <Brandon@gands-excavation.com>
Subject: CU2025-0001


\~


Hello Brandon,


\~


I wanted to introduce myself as the Planner assigned to your case. I was reviewing your application and noticed in your letter of
intent it requests acknowledgement of being able to split the property for financing purposes. I just wanted to address this before
I continue the application. The property has already met it’s allowed amount of administrative splits, any further splits would
require a comprehensive plan amendment, rezone and platting process. A special events facility would not be allowed in a
residential zone. With that information would you still like to continue with the conditional use permit for a special events facility
and caretaker residence?


\~


\~


Thank you,


\~


Amber Lewter


Associate Planner


Canyon County Development Services Department


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


\~



mailto:Brandon@gands-excavation.com
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Direct Line:\~ 208-454-6631\~\~\~\~\~\~\~


Fax:\~ 208-454-6633


Email:\~ amber.lewter@canyoncounty.id.gov


Website:\~ www.canyoncounty.id.gov


\~


Development Services Department (DSD)


NEW public office hours


Effective Jan. 3, 2023


Monday, Tuesday, Thursday and Friday


8am – 5pm


Wednesday


1pm – 5pm


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


\~


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


\~


\~



mailto:amber.lewter@canyoncounty.id.gov
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The above represents the District’s current policies to which the parcels may be subject to at time of development.  These 


standards are subject to change and the standards/policies in effect at the time of approach permit application or improvement 


drawings shall apply.  This is not an exhaustive list please see further details within the ACCHD: HSDP 2022. 


Pre- Development Meeting Minutes 
 


Project Name: Lower Pleasant Ridge—Event Center 


Project Owner/Representative: Connie Giannini  


Phone: 208-866-5945 


Email: conniegiannini@yahoo.com; brandon@gands-excavation.com 


Project Location: R3638201 


Jurisdiction: Canyon County 


 


Public Roads: 


Name Classification Exist. R/W Ultimate R/W 


Lower Pleasant Ridge Road Collector 50’ (prescriptive) 80’ 


Chicken Dinner Road Minor Arterial 0’ 100’ 


 


Request: 


Conditional use permit to allow an event center.  See applicant provided site plan.  Days of operation 


include Friday-Sunday 


 


Access: 
Proposed to utilize existing circular approach.  These approaches will be viewed as separate approaches.  


First approach approximately 1,960’ west of the Weitz/Lower Pleasant Ridge intersection.  Second 


approach is 291’ west of the aforementioned approach.  Existing approach by easement for access to a 


resident to the north approximately 150’ west of the western circular approach.   


 


Rural driveway spacing onto a major collector requires spacing of 330’.  


 


Improvement Requirements: 


 Improve approaches to SD-106 


 Adjust approaches to meet major collector spacing 


 Dedicate ROW for Chicken Dinner Road (50’ half width) and Lower Pleasant Ridge (50’ half 


width first 600’ east of Chicken Dinner and then 40’ thereafter) 


 TIS may be required 


 No parking allowed along Lower Pleasant Ridge Road 


 


New impacts to the transportation system caused by the change in land use will be mitigated through 


right-of-way dedication, frontage improvements, or other means identified on the access permit.   


 


Other Comments: 
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403 Blaine Street • Caldwell, ID  83605 • Phone 208-649-1266 • Fax 208-455-3014 

 

Date 05/05/5025 

  

Canyon County – Development Services 

Re: Case Number: CU2025-0001, 18940 Lower Pleasant Ridge Rd 

  

Dear, Canyon County Development Services Department 

 

The Caldwell City Fire Department District has reviewed and can approve the 

application subject to compliance with all the following code requirements and 

conditions of approval. Any deviation from this plan is subject to Fire 

Department approval.  Please note that unless stated otherwise, this memo 

represents the requirements of the 2018 International Fire Code (IFC) as adopted 

by the Idaho State Fire Marshal’s Office. 

 

 

Details: 

• Nearest Fire Station: Station 1 

• Distance: 4.7 miles 

• Estimated response time: 7 minutes 

 

Conditions: 

 
 

1. Fire hydrants, capable of producing the required fire flow, shall be 

located along approved fire lanes. Fire hydrant spacing shall meet the 

requirements of IFC table C105.1.1 (IFC 507.3, IFC B105.2, IFC C105). 

2. Roadway serving a fire hydrant shall be a minimum of 26-feet in width. 

(IFC D103.1) 

3. Dead-end fire apparatus access roads exceeding 150 feet (45 720 mm) in 

length shall be provided with an approved area for turning around fire 

apparatus. (IFC 503.2.5) 

4. Fire apparatus access roads shall extend to within 150 feet of all portions 

of the exterior walls of the first story of a building measured by an 

approved route around the exterior of the building or facility. (IFC 503.1.1) 

alewter
Text Box
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403 Blaine Street • Caldwell, ID  83605 • Phone 208-649-1266 • Fax 208-455-3014 

5. Fire apparatus access roads shall have an unobstructed width of not less 

than 20 feet and an unobstructed vertical clearance of not less than 13 

feet 6 inches. (IFC 503.2.1) 

6. The minimum outside turning radius of a fire apparatus access road shall 

be 48 feet. The minimum inside turning radius shall be 28 feet. (IFC 503.2.4) 

7. Fire apparatus access roads shall have an approved driving surface of 

asphalt, concrete or other approved driving surface and can support the 

imposed load of fire apparatus weighing at least 80,000 pounds. Please 

provide documentation the road surface meets this standard. (IFC 

D102.1) 

8. Fire apparatus access roads shall not exceed 10 percent in grade. (IFC 

D103.2) 

9. Access gates shall comply with requirements of the IFC. If gates are 

electronically operated, they shall be equipped with an automatic 

opening mechanism activated by the Opticom or eKnox System.  

10. Approved secondary access roads shall be provided per section D106 of 

the 2018 IFC. 

11. Fire hydrants serving building FDC’s shall be located not more than 

150’away 

12. An automatic fire sprinkler system installed per NFPA 13R may be required.    

 

13. Where fire apparatus access roads or a water supply for fire protection 

are required to be installed, such protection shall be installed and made 

serviceable prior to and during the time of construction except where 

approved alternative methods of protection are provided. Temporary 

street signs shall be installed at each street intersection where construction 

of new roadways allows passage by vehicles in accordance with (IFC 

Section 505.2. 

 

 

 

 



 
 

 

403 Blaine Street • Caldwell, ID  83605 • Phone 208-649-1266 • Fax 208-455-3014 

14. SECTION D104 COMMERCIAL AND INDUSTRIAL DEVELOPMENTS D104.1 

Buildings exceeding three stories or 30 feet in height. Buildings or facilities 

exceeding 30 feet (9144 mm) or three stories in height shall have not fewer 

than two means of fire apparatus access for each structure.  

15. D104.2 Buildings exceeding 62,000 square feet in area. Buildings or 

facilities having a gross building area of more than 62,000 square feet 

(5760 m2) shall be provided with two separate and approved fire 

apparatus access roads. 

a. Exception: Projects having a gross building area of up to 124,000 

square feet (11 520 m2 ) that have a single approved fire apparatus 

access road where all buildings are equipped throughout with 

approved automatic sprinkler systems.  

16. D104.3 Remoteness. Where two fire apparatus access roads are required, 

they shall be placed a distance apart equal to not less than one half of 

the length of the maximum overall diagonal dimension of the lot or area 

to be served, measured in a straight line between accesses. 

17. When bollards are required they should be MaxiForce Collapsible Bollards  

18. An Automatic Fire Detection System and Fire Alarm System may be 

required based on the occupancy type and evaluation of hazards with 

the structure.  901.4.4 

19. An eKnox lock box, shall be installed on the outside of the building by the 

main entrance and by the sprinkler room.   Additional eKnox Key boxes 

may be required based on occupancy and proximity of other Boxes.  

Each eKnox Box shall have labeled master keys to every lock within the 

structure.  The final number and location shall be with the approval of the 

Caldwell Fire Marshal or designee.  506.1 

20. Private water mains shall be provided in accordance with NFPA 24 507.2.1 

21. Emergency Responder Radio Coverage: New buildings shall have 

approved radio coverage for emergency responders within the building 

based on the existing coverage levels of the public safety communication 

systems utilized by the jurisdiction, measured at the exterior of the building. 



 
 

 

403 Blaine Street • Caldwell, ID  83605 • Phone 208-649-1266 • Fax 208-455-3014 

This section shall not require improvement of the existing public safety 

communication systems. 510. 

 
General Requirement: 

Fire Department required fire hydrants, access, and street identification shall be 

installed prior to construction or storage of combustible materials on site.  Provisions may 

be made for temporary access and identification measures. 

 

Specific building construction requirements of the International Building Code, 

International Fire Code and City of Caldwell Code will apply. However, these provisions 

are best addressed by a licensed Architect at time of building permit application. 

 

Regards, 

 
Alan Perry 

Deputy Chief 

Fire Marshal 

Caldwell Rural Fire Protection District 

Aperry@cityofcaldwell.org 
 
 

mailto:Aperry@cityofcaldwell.org


 
 

 

403 Blaine Street • Caldwell, ID  83605 • Phone 208-649-1266 • Fax 208-455-3014 

 

Date 06/09/2025 

**Update**  

Caldwell City – Planning and Zoning 

Re: Case Number: CU2025-0001, 18940 Lower Pleasant Ridge Rd 

  

Dear, Canyon County Development Services Department 

 

The Caldwell City Fire Department District has reviewed and can approve the 

application subject to compliance with all the following code requirements and 

conditions of approval. Any deviation from this plan is subject to Fire 

Department approval.  Please note that unless stated otherwise, this memo 

represents the requirements of the 2018 International Fire Code (IFC) as adopted 

by the Idaho State Fire Marshal’s Office. 

 

 

Caldwell Fire Department Details 

 

• Nearest Fire Station: Station 1 

• Distance: 4.7 miles 

• Estimated response time: 7 minutes 

 

Conditions: 
 

1. A signal Fire hydrant placed near the pump house, capable of producing 

the required fire flow, shall be located along approved fire lanes. Fire 

hydrant spacing shall meet the requirements of IFC table C105.1.1 (IFC 

507.3, IFC B105.2, IFC C105). 

2. Roadway serving a fire hydrant shall be a minimum of 26-feet in width. 

(IFC D103.1) 

3. Fire apparatus access roads shall extend to within 150 feet of all portions 

of the exterior walls of the first story of a building measured by an 

approved route around the exterior of the building or facility. (IFC 503.1.1) 

4. Fire apparatus access roads shall have an unobstructed width of not less 

than 20 feet and an unobstructed vertical clearance of not less than 13 

feet 6 inches. (IFC 503.2.1) 
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5. The minimum outside turning radius of a fire apparatus access road shall 

be 48 feet. The minimum inside turning radius shall be 28 feet. (IFC 503.2.4) 

6. Fire apparatus access roads shall have an approved driving surface of 

asphalt, concrete or other approved driving surface and can support the 

imposed load of fire apparatus weighing at least 80,000 pounds. Please 

provide documentation the road surface meets this standard. (IFC 

D102.1) 

7. Fire apparatus access roads shall not exceed 10 percent in grade. (IFC 

D103.2) 

8. An eKnox lock box, shall be installed on the outside of the building by the 

main entrance(front gate or main house). Each eKnox Box shall have 

labeled master keys to every lock within the structure.  The final number 

and location shall be with the approval of the Caldwell Fire Marshal or 

designee.  506.1 

9. Private water mains shall be provided in accordance with NFPA 24  

507.2.1 

 
General Requirement: 

Fire Department required fire hydrants, access, and street identification shall be 

installed prior to construction or storage of combustible materials on site.  Provisions may 

be made for temporary access and identification measures. 

 

Specific building construction requirements of the International Building Code, 

International Fire Code and City of Caldwell Code will apply. However, these provisions 

are best addressed by a licensed Architect at time of building permit application. 

 

Regards, 

 
Alan Perry 

Deputy Chief 

Fire Marshal 

Caldwell Rural Fire Protection District 

Aperry@cityofcaldwell.org 
 
 

mailto:Aperry@cityofcaldwell.org
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Date: 7/8/2025 

 **Update** 

Canyon County – Development Services 

Re: Case Number: CU2025-0001, 18940 Lower Pleasant Ridge Rd 

  

Dear, Canyon County Development Services Department 

 

The Caldwell Rural Fire Protection District has reviewed and can approve the 

application subject to compliance with all the following code requirements and 

conditions of approval. Any deviation from this plan is subject to Fire 

Department approval.  Please note that unless stated otherwise, this memo 

represents the requirements of the 2018 International Fire Code (IFC) as adopted 

by the Idaho State Fire Marshal’s Office. 

 

 

Details: 

 

• Nearest Fire Station: Station 1 

• Distance: 4.7 miles 

• Estimated response time: 7 minutes 

 

Conditions: 
 

1. Emergency water supply shall be provided for this site. A minimum of a 

5000-gallon water tank with a 5 inch STORZ fitting at 30* degrees pointing 

down, The fire department connection should be located 3ft. above the 

level of the adjacent grade or access level. Plans shall be submitted to 

City of Caldwell Fire Department through the CitizenServe and Project 

Doc portal. 

2. Roadway serving a fire hydrant/connection shall be a minimum of 26-feet 

in width. (IFC D103.1) 

3. Dead-end fire apparatus access roads exceeding 150 feet (45 720 mm) in 

length shall be provided with an approved area for turning around fire 

apparatus. (IFC 503.2.5) 

4. Fire apparatus access roads shall extend to within 150 feet of all portions 

of the exterior walls of the first story of a building measured by an 

approved route around the exterior of the building or facility. (IFC 503.1.1) 
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5. Fire apparatus access roads shall have an unobstructed width of not less 

than 20 feet and an unobstructed vertical clearance of not less than 13 

feet 6 inches. (IFC 503.2.1) 

6. The minimum outside turning radius of a fire apparatus access road shall 

be 48 feet. The minimum inside turning radius shall be 28 feet. (IFC 503.2.4) 

7. Fire apparatus access roads shall have an approved driving surface of 

asphalt, concrete or other approved driving surface and can support the 

imposed load of fire apparatus weighing at least 80,000 pounds. Please 

provide documentation the road surface meets this standard. (IFC 

D102.1) 

8. Fire apparatus access roads shall not exceed 10 percent in grade. (IFC 

D103.2) 

9. Private water mains shall be provided in accordance with NFPA 24 507.2.1 

10. Commercial building plans shall be submitted to the Canyon County 

Development Services Department first. Once the Canyon County 

Development Services Department provides the applicant with an 

address & receipt of fees, the applicant can then submit the project to 

the Caldwell Fire Department through the Caldwell City’s CitizanServe 

(CS) & Project Dox (PD) portal. The CS portal will issue the project an “FCP” 

number for tracking purposes and be assigned to a plan reviewer. • 

Submit your application packet through the online portal found 

Citizenserve Online Portal 

The Commercial Fire Permit Requirements and Process form can be found 

on-line at Fire Safety Permits | City of Caldwell, Idaho 

 
General Requirement: 

Fire Department required fire hydrants, access, and street identification shall be 

installed prior to construction or storage of combustible materials on site.  Provisions may 

be made for temporary access and identification measures. 

 

Specific building construction requirements of the International Building Code, 

International Fire Code and City of Caldwell Code will apply. However, these provisions 

are best addressed by a licensed Architect at time of building permit application. 

 

Regards, 

https://www.cityofcaldwell.org/Departments/Caldwell-Fire/Fire-Safety-Permits


 
 

 

403 Blaine Street • Caldwell, ID  83605 • Phone 208-649-1266 • Fax 208-455-3014 

 
Alan Perry 

Deputy Chief 

Fire Marshal 

Caldwell Rural Fire Protection District 

Aperry@cityofcaldwell.org 
 
 

mailto:Aperry@cityofcaldwell.org


Archived: Tuesday, July 22, 2025 3:04:44 PM
From: Anthony Lee 
Mail received time: Wed, 7 May 2025 13:52:21
Sent: Wed, 7 May 2025 19:52:09
To: Amber Lewter Amber Lewter 
Subject: [External] RE: Agency Notice CU2025-0001 / Giannini
Importance: Normal
Sensitivity: None

Hi Amber,

1. Will a Nutrient Pathogen Study be required? The development is NOT in a designated Priority Area and does not
require a Nutrient Pathogen Study if the daily estimated wastewater flow is <2500 gallons per day.

2. Will adequate sanitary systems be provided to accommodate the use? A site evaluation has not been conducted to
determine site suitability. \~Any new structure that requires wastewater disposal must install a new subsurface
sewage disposal system. If used in the proposal, any existing structure connected to a septic system may need
to be reevaluated for adequate capacity for wastewater disposal.
\pnlvlcont\pnindent360

3. Any concerns about the use or request for rezoning? If so, are there any conditions or mitigation measures recommended
to ensure the use or requested rezone minimizes potential impacts to the surrounding area and the\~nearby city? There
are no\~concerns with the use or request for rezoning if the applicant meets all SWDH requirements.

Porta potties are not\~recommended as the sole method of wastewater disposal and may be used in conjunction with a
subsurface wastewater disposal system. However, when\~using porta potties for the events, the\~applicant must adhere to all the
service requirements specified under Section 4.18 in the Technical Guidance Manual and IDAPA 58.01.03.

Please let me know if you have any questions or need clarification.

Thank you,

\~

Check out our new online self-service portal here! PORTAL

\~

Anthony Lee, RS/BS | Land Development Senior

o 208.455.5384 | c 208.899.1285 | f 208.455.5300

anthony.lee@swdh.id.gov | SWDH.org

13307 Miami Ln., Caldwell, ID 83607

mailto:Anthony.Lee@swdh.id.gov
mailto:Amber.Lewter@canyoncounty.id.gov
mailto:amber.lewter@canyoncounty.id.gov
https://swdh3.hedgerowsoftware.com/#/home
mailto:anthony.lee@swdh.id.gov
http://www.swdh.org/
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Archived: Tuesday, July 22, 2025 3:04:57 PM
From: Chris Ababon 
Mail received time: Wed, 2 Jul 2025 14:55:03
Sent: Wed, 2 Jul 2025 20:54:55
To: Amber Lewter 
Cc: Anthony Lee 
Subject: Re: [External] RE: Agency Notice CU2025-0001 / Giannini
Importance: Normal
Sensitivity: None
Attachments:
Outlook-A logo wit.png; Outlook-A blue squ.png; Outlook-A logo of .png; Outlook-A red and .png;

Hi Amber,\~

The long and short answer to your question is no, they would not be considered a public water system.

After going around and around on another project/facility with a similar demographic and operating days, Brandon Lowder at
DEQ came to the conclusion that if they are operating under 60 days/year, then they would not be considered a public water
system. Emily Bunn at Canyon County should be able to shed some light on the situation that we are still wrapping up.\~

I would like to note that although the property/facility does not meet the requirements to be regulated as a public water
system, I would advise that the facility is regulated as a public water system to ensure public safety.\~

Chris Ababon, REHS/RS\~|\~Environmental Health Specialist, Senior
o 208.455.5409 |\~c 208.606.2132 |\~f 208.454.7722
christopher.ababon@swdh.id.gov\~|\~SWDH.org
13307 Miami Ln., Caldwell, ID 83607
\~

\~ \~ \~ Healthier Together
\~

From: Anthony Lee <Anthony.Lee@swdh.id.gov>
Sent: Wednesday, July 2, 2025 2:40 PM
To: Chris Ababon <Chris.Ababon@swdh.id.gov>
Subject: FW: [External] RE: Agency Notice CU2025-0001 / Giannini
\~
Fyi:
\~
From: Amber Lewter <Amber.Lewter@canyoncounty.id.gov> 
Sent: Wednesday, July 2, 2025 2:28 PM
To: Anthony Lee <Anthony.Lee@swdh.id.gov>
Subject: RE: [External] RE: Agency Notice CU2025-0001 / Giannini
\~

mailto:Chris.Ababon@swdh.id.gov
mailto:Amber.Lewter@canyoncounty.id.gov
mailto:Anthony.Lee@swdh.id.gov
mailto:christopher.ababon@swdh.id.gov
http://www.swdh.org/
https://www.facebook.com/southwestdistricthealth/
https://www.instagram.com/swdhidaho/
https://www.youtube.com/@SouthwestDistrictHealth
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CAUTION: This email originated outside Southwest District Health's network. Verify links and attachments BEFORE you
click or open, even if you recognize and/or trust the sender. Contact IT with any concerns.

\~
Hello Anthony,
\~
Was it determined that the current domestic well is sufficient for the proposed use of a special events facility, caretaker residence,
and a single family dwelling?
\~
The special events facility is requesting 59 events a year with 300 guests, and additional employees.
\~
Thank you,
\~
\~

Amber Lewter
Associate Planner
Canyon County Development Services Department
111 N. 11th Ave., #310, Caldwell, ID\~ 83605

\~
Direct Line:\~ 208-454-6631\~\~\~\~\~\~\~
Email:\~ amber.lewter@canyoncounty.id.gov
Website:\~ www.canyoncounty.id.gov
\~
Development Services Department (DSD)
Public office hours
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: Anthony Lee <Anthony.Lee@swdh.id.gov> 
Sent: Wednesday, May 7, 2025 1:52 PM
To: Amber Lewter <Amber.Lewter@canyoncounty.id.gov>
Subject: [External] RE: Agency Notice CU2025-0001 / Giannini
\~
Hi Amber,

1. Will a Nutrient Pathogen Study be required? The development is NOT in a designated Priority Area and does not
require a Nutrient Pathogen Study if the daily estimated wastewater flow is <2500 gallons per day.

2. Will adequate sanitary systems be provided to accommodate the use? A site evaluation has not been conducted to
determine site suitability. \~Any new structure that requires wastewater disposal must install a new subsurface
sewage disposal system. If used in the proposal, any existing structure connected to a septic system may need
to be reevaluated for adequate capacity for wastewater disposal.

mailto:amber.lewter@canyoncounty.id.gov
http://www.canyoncounty.id.gov/
mailto:Anthony.Lee@swdh.id.gov
mailto:Amber.Lewter@canyoncounty.id.gov


Archived: Tuesday, July 22, 2025 3:05:06 PM
From: Niki Benyakhlef 
Mail received time: Fri, 23 May 2025 10:53:24
Sent: Fri, 23 May 2025 16:53:19
To: Amber Lewter 
Cc: Caitlin Ross 
Subject: [External] RE: Agency Notice CU2025-0001 / Giannini
Importance: Normal
Sensitivity: None

Hello Amber,

\~

ITD will not be providing comments on this application, as the proposed special event is not expected to impact the state
highway system. Special events are considered temporary in nature and do not affect the highway’s average daily traffic.

Per the MUTCD, average day refers to a day that reflects typical traffic volumes for a given location; generally, a weekday
influenced by employment patterns or a weekend influenced by entertainment or recreation. Since this event does not represent
those typical conditions, no mitigation will be requested.

Please let me know if you have any questions.

\~

Thank you,

\~

Niki Benyakhlef
Development Services Coordinator

\~

\~

District 3 Development Services
O: 208.334.8337 | C: 208.296.9750
Email:\~niki.benyakhlef@itd.idaho.gov

Website:\~itd.idaho.gov

\~

\~

From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov> 
Sent: Friday, May 2, 2025 9:09 AM
To: 'jenny.titus@vallivue.org' <jenny.titus@vallivue.org>; 'lisa.boyd@vallivue.org' <lisa.boyd@vallivue.org>;

mailto:Niki.Benyakhlef@itd.idaho.gov
mailto:Amber.Lewter@canyoncounty.id.gov
mailto:Caitlin.Ross@canyoncounty.id.gov
mailto:niki.benyakhlef@itd.idaho.gov
https://itd.idaho.gov/
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Archived: Monday, July 28, 2025 4:49:52 PM
From: Chris Hopper 
Mail received time: Mon, 28 Jul 2025 15:24:09
Sent: Mon, 28 Jul 2025 21:24:05
To: Amber Lewter 
Subject: [External] RE: CU2025-0001 Giannini
Importance: Normal
Sensitivity: None

Amber-

Access spacing applies to new approaches.\~ The existing driveways can be considered to function as a circular drive for
purposes of this conditional use.\~ I don’t forsee the useful life of a wedding venue in an industrial zone being really long term, so
this isn’t a permanent concern.

\~

Respectfully,

\~

Chris Hopper, P.E.

District Engineer

\~

Highway District No. 4

15435 Hwy 44

Caldwell, Idaho\~ 83607

208-454-8135\~ Ext. 104

\~

From: Amber Lewter <Amber.Lewter@canyoncounty.id.gov> 
Sent: Monday, July 28, 2025 2:25 PM
To: Chris Hopper <chopper@hwydistrict4.org>
Subject: CU2025-0001 Giannini

\~

mailto:chopper@hwydistrict4.org
mailto:Amber.Lewter@canyoncounty.id.gov
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Hello Chris,

\~

I noticed in the pre-development meeting it was mentioned that the proposed accesses did not meet the required spacing. I was
wondering if there is a reason that the applicant is not required to do a variance for this in your comment received July 2, 2025?
Did the applicant state the second access would only be used for Emergency Vehicles?

\~

\~

Thank you,

\~

\~

Amber Lewter

Associate Planner

Canyon County Development Services Department

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

\~

Direct Line:\~ 208-454-6631\~\~\~\~\~\~\~

Email:\~ amber.lewter@canyoncounty.id.gov

Website:\~ www.canyoncounty.id.gov

\~

Development Services Department (DSD)

Public office hours

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

mailto:amber.lewter@canyoncounty.id.gov
https://linklock.titanhq.com/analyse?url=http%253A%252F%252Fwww.canyoncounty.id.gov%252F&data=eJxtjLEKwyAUAL9GR0lVQju8IRQChUL3bqnaKCU-Mc-If5_QOXDbHWeg7-VFXbVTX6lv3IKZYsNosERqIlgx48YXmOSm3vfXD8v44CsYjym5zHTna7NhpRwMaYF55hmG5eOyeLpK_-JsWMATJaYGJseDWqs4yQ6zAwzeN18%25


Archived: Monday, July 28, 2025 11:49:49 AM
From: Michael Stowell 
Mail received time: Fri, 25 Jul 2025 21:03:39
Sent: Sat, 26 Jul 2025 03:03:20
To: Amber Lewter 
Subject: [External] RE: CU2025-0001 Giannini
Importance: Normal
Sensitivity: None
Attachments:
Lower Pleasant Response.pdf;

Hi Amber,

\~

I’ve been pretty busy with budgets and didn’t realize that I hadn’t replied back.\~ Here are the response times for CCP to
respond to the address.

\~

Medic 51 Caldwell – 7.9 minutes

ALS 58 – 11.7 minutes

Medic 52 Caldwell – 10.8 minutes

Medic 53 Middleton – 15.6 minutes

\~

Please let me know if you need anything else.

\~

\~

Michael D. Stowell

Chief
\~

Canyon County\~Ambulance District \~
6116 Graye Lane, Caldwell, ID 83607
(208) 795-6920 office

(208) 795-6922 direct
(208) 795-6921 fax

\~

mailto:mstowell@ccparamedics.com
mailto:Amber.Lewter@canyoncounty.id.gov
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EXHIBIT E 

Public Comments Received by: July 28, 2025 

Planning & Zoning Commission 

Case# CU2025-0001 

Hearing date: August 7, 2025 
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Archived: Tuesday, July 22, 2025 3:58:04 PM
From: Tawni Childers 
Mail received time: Tue, 15 Jul 2025 09:53:22
Sent: Tue, 15 Jul 2025 15:53:17
To: Amber Lewter 
Subject: [External] CASE# CU2025-0001
Importance: Normal
Sensitivity: None

Hello Amber\~
Will you please let me know if you are the correct person to file this opposition letter with regarding the proposed use
of 18940 Lower Pleasant Ridge Rd Caldwell :Parcel R36382010 : Case#CU2025-0001

I’m writing to formally express my opposition to the proposed use of the property located at 18940 Lower Pleasant
Ridge Rd Caldwell for the following reasons.

Residential Impact:\~The proposal to convert this residential lot into a special use permit/ venue is altering the
residential character of the neighborhood. We moved to this area 23 years ago to escape the city and all that comes
with it. We are long-time residents and chose this neighborhood years ago specifically for its quiet surroundings and
sense of community.\~ This venue would be right at our back door and very disruptive to our way of life.\~\~

Noise Pollution: The proposed development includes amplified music 59 times per year—more than the number of
weeks in a calendar year. This suggests an event nearly every weekend, which directly contradicts the quiet
surroundings we sought when moving to this area. Nearby properties—within a half to one mile radius—already
experience sound carryover from smaller gatherings, and existing industrial neighbors such as Gayle Manufacturing
have not adhered to noise regulations. Introducing a formal venue would significantly amplify this issue. The proposed
site lacks natural sound barriers and is adjacent to multiple single-family homes. Sustained elevated noise—especially
during evenings and weekends—would be highly disruptive to daily life. Setting an end time of 10:00 PM is not an
acceptable solution; the problem is not just the timing, but the presence of amplified music itself

Environmental Considerations: Increased traffic flow is a significant concern for many of us. We chose this
neighborhood years ago specifically for its quiet atmosphere and lightly traveled roads. Introducing high-volume
vehicle trips daily will not only generate additional noise, but could also contribute to air pollution, disrupting the
peaceful environment that residents rely on.
This area is home to active farming operations, and I imagine local farmers will find it increasingly difficult to
maneuver equipment or livestock around congested roads, especially during scheduled events. The agricultural rhythm
of this community depends on open access and minimal interference, and this level of traffic would represent a
substantial shift.
Additionally, the property lies less than half a mile from the area where I regularly drive my horses. Increased vehicle
presence poses a safety risk—not only to me and my animals—but also to drivers unfamiliar with wagon protocols or
equestrian road etiquette. This isn’t just a logistical issue; it’s a real concern for the safety and well-being of everyone
involved.

\*\pn\pnlvlblt\pnf1\pnindent240\pnql\pntxtb·
I respectfully urge you to reconsider the current proposal and explore alternatives that better align with the needs of
the surrounding community.\~

Thank you for your time and consideration\~
Sincerely,

mailto:tawni44c@outlook.com
mailto:Amber.Lewter@canyoncounty.id.gov
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From: kim Sloan
Mail received time:  Wed, 16 Jul 2025 10:26:09 
Sent: Wed, 16 Jul 2025 10:25:55  
To: Amber Lewter
Subject: [External]  CU 2025-0001 
Importance: Normal 
Sensitivity: None 
Archived: Tuesday, July 22, 2025 3:58:11 PM 

___________________________________ 

Sent from my iPhone 
Hi Amber, 
I am Linda Kim Sloan . 
My husband, Ron and I own 10 acres on Country View Lane, Caldwell. We have lived here since 2004. 
Before moving here, we owned 19027 Lower Pleasant Ridge road since 1968. 
So.. u can see we are LONG TIME residents of this neighborhood. 
We are totally opposed to Brandon Giannini’s project of making an event center on Lower Pleasant… with 59 
events per year. 
The noise and increased traffic in the area would definitely be annoying. 
We all value the peace and quiet out here.. Gayle Manufacturing made a huge impact on our neighborhood with all 
the TERRIBLE noise and traffic.. and we definitely do not need to keep adding other “businesses.” 
Please do not allow this business to be added to our neighborhood. 
( Case CU2025-0001.) 

Thank you, 
Linda Kim Sloan 
208-880-1942

mailto:kmzi2728@gmail.com
mailto:Amber.Lewter@canyoncounty.id.gov
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Archived: Monday, July 28, 2025 10:01:57 AM
From: Chuck Childers 
Mail received time: Thu, 24 Jul 2025 14:11:35
Sent: Thu, 24 Jul 2025 20:11:24
To: Amber Lewter 
Cc: Chuck Childers 
Subject: [External] CASE# CU2025-0001
Importance: Normal
Sensitivity: None

Hi Amber,

\~

I’m told you are the person to file this Opposition Letter to, regarding the proposed use of 18940 Lower Pleasant Ridge Rd
Caldwell:\~ Parcel R36382010: \~Case#CU2025-0001

\~

I’m writing to formally express my Opposition to the proposed use of the property located at 18940 Lower Pleasant Ridge Rd
Caldwell for the following reasons.

Residential Impact:\~The proposal to convert this residential lot into a special use permit/venue is altering the residential
character of the neighborhood and surround rural area. The Lower Pleasant and Upper Pleasant Ridge area is a beautiful country
side of homes and farmland.\~ We chose to move to this area 23 years ago to escape the noisy and congested city and all that
comes with that. For 23 years we’ve been fortunate to live on our dream property out in the country, a quiet surrounding with a
great sense of community.\~ This venue would not only destroy our peaceful countryside and disrupt our way of life, it’s basically
right at our back door so we’re one of the families that would see the worst of the impacts.\~ We’re not interested in having a
party in our backyard every weekend of the year and/or multiple times throughout the weeks.\~\~

Noise Pollution: The proposed development includes amplified music 59 times per year—more than the number of weeks in a
calendar year. This suggests an event nearly every weekend, which directly contradicts the quiet surroundings we sought when
moving to this area. Properties, due to the topography of the area—within at minimum a couple mile radius—already experience
sound carryover from smaller gatherings, and existing industrial neighbors such as Gayle Manufacturing have not adhered to noise
regulations. Introducing a formal venue would significantly amplify this issue. The proposed site lacks natural sound barriers and is
adjacent to multiple single-family homes. Sustained elevated noise—especially during evenings and weekends—would be highly
disruptive to daily life. Setting an end time of 10:00 PM is not an acceptable solution; the problem is not just the timing, but the
presence of amplified music itself.

Environmental Considerations: Increased traffic flow is a significant concern for many of us. We chose this neighborhood
years ago specifically for its quiet atmosphere and lightly traveled roads. Introducing high-volume vehicle trips daily will not only
generate additional noise but could also contribute to air pollution and disrupting the peaceful environment that residents rely on.

\~

This area is home to a lot of active farming operations as well, and I imagine local farmers will find it increasingly difficult to
maneuver equipment or livestock around congested roads, especially during scheduled events. The agricultural rhythm of this
community depends on open access and minimal interference, and this level of traffic would represent a substantial shift.

mailto:Chuck.Childers@onsemi.com
mailto:Amber.Lewter@canyoncounty.id.gov
mailto:Chuck.Childers@onsemi.com
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\~

Additionally, the property lies less than half a mile from the area where we regularly drive horses. Increased vehicle presence
poses a safety risk—not only to my family and my animals—but also to drivers unfamiliar with wagon protocols or equestrian
road etiquette. This isn’t just a logistical issue; it’s a real concern for the safety and well-being of everyone involved.

\~

I respectfully urge you to reconsider the current proposal and explore alternatives that better align with the needs of the
surrounding community.\~

\~

Thank you for your time and consideration.

\~

Sincerely,

Chuck Childers\~

\~

\~



July 28, 2025 

 

To:  Canyon County Commissioners.  

From: Brad Benke 

Subject:  Giannini Public Hearing Case CR2025-0001 R36413 

I am writing regarding  the application of a Conditional Use Permit and Caretaker Residence for the 

Brandon Giannini property.  I am strongly opposed to this request.   

This area on Lower Pleasant is zoned agricultural, and is completely rural in its function.  My opposition 

is not against having a small seasonal special-events business, but  in having a venue that wants to 

operate year-round, with 150 cars, 300 guests,  and music from 8 AM to 10:30 PM for each  event as 

well as the  proposed logistics to manage such a venue.  There are over 20 rural homes (on agriculture-

zoned property)within a stone’s throw  from this property.  The building on this property is way too 

small to handle the number of people they want. So what they are asking for is a place to have outside 

events with live or DJ pumped in music.  The negative impact of the noise and congestion alone is far 

too detrimental to allow this request for this area. 

Additionally, the request for an additional residential building permit for a caretaker also appears to be a 

way to manipulate the county zoning for an additional building permit when there is already a house 

(living structure) on it.  To ask for a caretakers residence to be built for a maximum 60 events a year 

appears suspect.  Even the largest Venues in the valley don’t have a caretaker’s quarters on the 

property.  The main building on the property was/is a small residential unit that has been somewhat 

remodeled by the previous landowner to handle very small (20-30 attendees inside) wedding parties.   

Further, having a year-round venue with outside porta potties lined up is significantly incongruent  for 

this rural community aesthetic as well as sanitation standards.  As previously stated, the current 

structure is way too small to hold 300 guests, so it is only logical that the music, guests and noise would 

be 95% outside.  We currently have an agricultural-type flower picking venue within 1 ½ miles of this 

property.  It is open only for a three- month time frame and only three days a week, with  12 small 

concerts that end by 9:30 one night a week.  So very limited hours.   In other words, very seasonal with 

limited impact on the neighborhood.   

In summary, please reject this conditional use request unless the applicant can narrow the scope of the 

venue to weekends with a seasonal timeframe, a 9-9:30 PM noise curfew, a lighting curfew, limit the 

number of guests allowed, a sanitation solution with septic system, and a reporting process in place that 

ensures they stay within their use permit.  And NO additional building permit for a caretakers quarters.     
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July 28, 2025 

To: Commissioner Holton, Commissioner Brooks and Commissioner Van Beek, 

Re: Brandon Giannini Public Hearing Case#CR2025-0001 R36413 

We live at 19335 Lower Pleasant Ridge Rd., about a quarter mile from this piece of property that is requesting 

a conditional use permit for an event venue and a caretaker residence.  Although the applicant appears to 

understand the agricultural environment that surrounds this property their application states that they are 

planning to operate this venue year-round and are anticipating 150 cars, 300 guests and music from 8am – 

10:30pm at any given event. They must know that this particular area has been hit hard with M-1 zoning that 

has brought in uncontrolled light pollution, uncontrolled noise pollution and semi-truck activity.  Adding the 

possibility of 150 cars to our rural roads would be one more hit.  Their application states that “traffic impacts 

are expected to be minimal, and parking will comply with county and highway district regulation for off street 

parking.  150 parking spaces are planned for the event facility.”  Let’s go take a walk through the WinCo 

parking lot and see how much land it takes to park 150 cars.  

The application states “ Measures will be implemented to mitigate potential concerns related to noise for the 

events by enforcing reasonable quiet hours and reducing noise based on attendance.”  They have already 

stated the venue will operate 8:00am – 10:30pm year-round.  When there are 300 noisy, drunk attendees at 

10:30pm how will these measures be enforced?  We have been asking since Gayle Steel appeared who is 

monitoring their trucks turning left to Hwy 19 instead of right and traveling down Weitz to wherever in our 

agricultural community.  We know the answer – nobody.  How will this conditional permit be monitored?  The 

applicant is describing an onsite caretaker who will be controlling 300 people.  Really!?!  How will this person 

keep bottles and other “party” garbage from being strewn around our street?  Most concerning, how will this 

caretaker be controlling  drunk drivers meandering through our community where farm equipment travels at 

all times day and night, ATV with farm workers doing their job, humans on horses, bikes or walking?   

This applicant appears to want to be able to have 1. A caretaker house and 2. Owner home.  This is 12.39 acres 

with 150 parking spaces – how will this work?  There have been property owners in our area that have more 

than 12 acres and were not allowed to split for a second home.  This seems looks like a “go around”.   

We oppose this conditional use permit unless the applicant can revisit the year-round use, number of cars and 

partygoers and a plan as to how this will all be managed to keep our community safe.  

 

Mark and Vivian Ferkin 
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Jake and Marnie Fillmore
18954 Lower Pleasant Ridge Road
Caldwell, Idaho 83607

07/28/2025

Canyon County Development Services
c/o Amber Lewter (amber.lewter@canyoncounty.id.gov)
111 N. 11th Ave., Suite 310
Caldwell, Idaho 83605-3522
208-402-4164

Re: Legal Notice Regarding Case No. CU2025-0001

To Amber Lewter and the Canyon County Development Services Department,

This letter is to express our concerns with the proposed Conditional Use Permit for a Special 
Events Facility and Caretaker Residence at 18940 Lower Pleasant Ridge Road, Caldwell, 
Idaho. Our family of seven lives on the property that borders to the north at 18954 Lower 
Pleasant Ridge Road, Caldwell, Idaho, 83607.

We acknowledge that care that has gone into this request and look forward to seeing the 
property get cleaned up. We also anticipate having a good relationship with the new property 
owners. However, we do still have concerns as listed below:

1. Easement Use. We have an easment the runs from the main road to our property. 
Allowing this Facility would likely add to the wear and tear on that driveway. Without a 
fence, people would realistically use the easement as an entry/exit because of ease of 
use and better visibility to the main road.

2. With the proposed 150 parking spaces next to us comes...
1. Dust
2. Vehicle Noise
3. Increased Traffic

3. With the proposed 300 people venue comes...
1. Loud music. Who regulates the music? Even if there is a shutoff time of 10pm, 

there is the possibility of surrounding neighbors having to listen to loud and/or even 
unliked music from 8am – 10pm.

2. Excessive noise. What are the ramifications for noise violations and who will 
enforce them? It is well known that written regulations are extremely difficult to 
enforce. Case in point, we have to deal with the unregulated noise, lights, and truck
traffic coming from Gayle Manufacturing, who is just north of us.
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3. The need for vigilance. With a plethora of people attending events, we will need to
be even more aware of what goes on around our house. This leads to an inability to
relax in our own home the way we are able to now. Even more so if alchohol is 
allowed and people start making stupid decisions.

4. Will alchohol be allowed? This is a big concern for us. When alchohol is involved 
there is always greater possibility of problems, including adding drunk drivers to our 
already accident prone street. Our neighbors have expressed their experiences with 
the past owners hosting weddings at this location.There were many instances of 
having to deal with loud music and intoxicated people. It was not good.

5. Caretaker Residence. Since there is already a building permit that comes with the 
property, we do not see the need for an additional permit. Besides, most people do not 
live at their jobsite.

6. Not the best fit. The Pleasant Ridge community has been very vocal about not 
wanting the neighborhood ruined by an overgrowth of business which brings an 
unwanted and unsafe amount of traffic to the area. This has been clear in many past 
Planning and Zoning meetings where commissioners have mostly voted in favor of the 
existing community.  A 300 person Special Events Center definitely invites a lot of 
traffic to the area. Nothing has changed on Lower Pleasant Ridge Road or the 
surrounding roadways for such increased amount of traffic or wear and tear.

We look forward to having a good and neighborly relationship with the new owners, but do not
relish the idea of having to deal with everything that may come along with a special events 
center. Thank you for taking our concerns into consideration when you make your decisions 
on their request for a Special Events Facility and Caretaker Residence.

Respectfully,

Jake and Marnie Fillmore
18954 Lower Pleasant Ridge Road
Caldwell, Idaho 83607

Jake: 208-880-1062
Marnie: 208-880-1060
thefillmore7@gmail.com
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DRAFT – Findings of Fact, Conclusions of Law & Order (FCOs) 
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 PLANNING OR ZONING COMMISSION 

FINDINGS OF FACT, CONCLUSION OF LAW AND ORDER 
 

 

 

In the matter of the application of: 
Giannini – CU2025-0001 
The Canyon County Planning and Zoning Commission considers the 
following: 
 
Case No. CU2025-0001: The applicant, Brandon Giannini, is 
requesting a Conditional Use Permit for a Special Events Facility and 
Caretaker Residence on approximately 12.39 acres in an “A” 
(Agricultural) zone. The request is for 59 special events a year with a 
maximum of 300 guests and 150 parking spaces. The hours of 
operation proposed are 8am – 10:30pm with the music shutoff time of 
10pm and the cleaning crew leaving by 12am. The proposal is for one 
full time employee that would stay in the caretaker residence and 
hiring part time employees as needed. The applicant will have porta 
potties onsite for the events. The subject property is located at 18940 
Lower Pleasant Ridge Rd, Caldwell, also referenced as Parcel 
R36382010, a portion of the SW quarter of Section 24, T4N, R4W, 
BM, Canyon County, Idaho. 
 

 
 
 
 
 
 
 
 
 
  

 

Summary of the Record 
 

1. The record is comprised of the following: 
 

A. The record includes all testimony, the staff report, exhibits, and documents in Case File CU2025-0001. 
 

Applicable Law 
 

1. The following laws and ordinances apply to this decision: Canyon County Code §01-17 (Land Use/Land 
Division Hearing Procedures), Canyon County Code §07-05 (Notice, Hearing and Appeal Procedures), Canyon 
County Code §07-07 (Conditional Use Permits), Canyon County Code §07-02-03 (Definitions), Canyon 
County Code §07-10-27 (Land Use Regulations (Matrix)), Canyon County Code §07-07 (Conditional Use 
Permits), Idaho Code §67-6512 (Special Use Permits, Conditions, and Procedures), and Canyon County Code 
§07-02-03 (Definitions), Canyon County Code §07-10-27 (Land Use Regulations (Matrix)), Idaho Code §67-
6512 (Special Use Permits, Conditions, and Procedures). 

 

a. Notice of the public hearing was provided pursuant to CCZO §07-05-01, Idaho Code §67-6509 and 67-
6512.   
 

b. A special use permit may be granted to an applicant if the proposed use is conditionally permitted by 
the terms of the ordinance, subject to conditions pursuant to specific provisions of the ordinance, 
subject to the ability of political subdivisions, including school districts, to provide services for the 
proposed use, and when it is not in conflict with the plan. Idaho Code §67-6512. 
 

c. 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. See CCZO §07-
07-01. 
 

d. Upon the granting of a special use permit, conditions may be attached to a special use permit including, 
but not limited to, those: (1) Minimizing adverse impact on other development; (2) Controlling the 
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sequence and timing of development; (3) Controlling the duration of development; (4) Assuring that 
development is maintained properly; (5) Designating the exact location and nature of development;(6) 
Requiring the provision for on-site or off-site public facilities or services; (7) Requiring more 
restrictive standards than those generally required in an ordinance; (8) Requiring mitigation of effects 
of the proposed development upon service delivery by any political subdivision, including school 
districts, providing services within the planning jurisdiction. See Idaho Code §67-6512, CCZO §07-07-
17, and 07-07-19. 

 

2. The commission shall have those powers and perform those duties assigned by the board that are provided for 
in the local land use planning act, Idaho Code, title 67, chapter 65, and county ordinances. CCZO §07-03-01, 
07-07-01. 

 

3. There are no mandates in the Local Planning Act as to when conditional permits may or may not be granted, 
aside from non-compliance with the community master plan. I.C. § 67-6512. Chambers v. Kootenai Cnty. Bd. 
of Comm'rs, 125 Idaho 115, 117, 867 P.2d 989, 991 (1994). 
 

4. The burden of persuasion is upon the applicant to prove that all criteria are satisfied. CCZO §07-05-03. 
 

5. Idaho Code §67-6535(2) requires the following: The approval or denial of any application required or 
authorized pursuant to this chapter shall be in writing and accompanied by a reasoned statement that explains 
the criteria and standards considered relevant, states the relevant contested facts relied upon, and explains the 
rationale for the decision based on the applicable provisions of the comprehensive plan, relevant ordinance and 
statutory provisions, pertinent constitutional principles and factual information contained in the record.  
 

6. The County’s hearing procedures adopted per Idaho Code §67-6534 require that final decisions be in the form 
of written findings, conclusions, and orders. CCZO 07-05-03(1)(I). 

 

The application CU2025-0001 was presented at a public hearing before the Canyon County Planning and Zoning 
Commission on August 7, 2025. Having considered all the written and documentary evidence, the record, the staff 
report, oral testimony, and other evidence provided, including the conditions of approval and project plans, the 
Canyon County Planning and Zoning Commission decide as follows: 

 

CONDITIONAL USE PERMIT HEARING CRITERIA – CCZO §07-07-05 
 

1. Is the proposed use permitted in the zone by conditional use permit? 

 

Conclusion:  The proposed uses, a Special Events Facility and a Caretaker Residence are permitted in the “A” 
(Agricultural) zone by Conditional Use Permit (CUP). 

 

Findings: (1) The subject property, parcel R36382010, containing approximately 12.39 acres is zoned “A” 
(Agricultural) (Staff Report Exhibit B1). 

 

 (2) Special Events are 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.” (CCZO §07-02-03). 

 

 (3) Caretaker is defined as “A person properly designated to watch over property for security or 
maintenance.” (CCZO §07-02-03). 

 

 (4) CCZO §07-10-27 Land Use Regulations (Matrix) provides for Special Events Facility and a 
Caretaker Residence by conditional use permit in the agricultural zone. 

 

 (5) Evidence includes the application, supporting materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CU2025-0001.  

 

 (6) Evidence includes associated findings and evidence supported within this document. 
 
 
 
 

https://advance.lexis.com/api/document/collection/statutes-legislation/id/5HD6-49V0-004D-D2GJ-00000-00?context=1000516
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2. What is the nature of the request? 
 

Conclusion: The nature of the request consists of using the subject property of approximately 12.39-acres for a 
special events facility to host weddings, community gatherings, events that include vendors, 
reunions, retirement-type events and activities for organizations such as Boy/Girl Scouts (Staff 
Report Exhibit A2). The applicant is proposing a maximum of 59 events per year that would include 
a maximum of 300 guests, with one full time employee and hiring part time employees as needed 
(Staff Report Exhibits A2 and A4). Days and hours of operation are proposed to be 8:00 a.m. to 
10:30 p.m., with music off by 10:00 p.m. and the cleaning crew out by 12:00 a.m., Monday through 
Sunday (7 days a week) (Staff Report Exhibits A4 and A5). The applicant is proposing a secondary 
entrance off of Lower Pleasant Ridge Road and 150 parking spots to the west of the special events 
facility with a loading and unloading area (Staff Report Exhibits A4 and A5). The applicant is 
proposing porta potties for the events (Staff Report Exhibit A2.1). The guests would be responsible 
for any catering and alcohol. The applicant is also requesting a caretaker residence on the subject 
property. The proposal is for the caretaker resident to be the designated personnel providing 24-hour 
care to the event center, arena, and maintain security to the subject property. It is proposed that part 
of the caretaker’s responsibilities will be to ensure appropriate measures are enforced by the holder 
of the alcohol license (Staff Report Exhibit A2). The facility will include a temporary A-frame sign 
on days of an event. The sign is proposed to be three (3) feet in height and four (4) feet in width 
(Staff Report Exhibit A4). Provided in the applicant’s Operation Plan it is stated that the existing 
buildings will be improved and building permits obtained, although additional structures may be 
added in the future (Staff Report Exhibit A3). 

 

Findings: (1) The subject property is zoned “A” (Agricultural) (Staff Report Exhibit B1). 
 

 (2) Per CCZO §07-10-27 - Land Use Matrix, the applicant may operate a special events facility 
and have a caretaker residence with an approved CUP in the agricultural zone. 

 

 (3) A conditional use permit was submitted on January 23, 2025, with additional information 
submitted on April 28, 2025, via email (Staff Report Exhibits A1 and A2.1). 

 
 (4) Evidence includes the application, supporting materials submitted by the applicant, public 

testimony, and the staff report with exhibits found in Case No. CU2025-0001. 

 
 (5) Evidence includes associated findings and evidence supported within this document. 
 

3. Is the proposed use consistent with the comprehensive plan? 
 

Conclusion: The Planning and Zoning Commission finds that the proposed use and conditional use application for 
a special events facility and caretaker residence is not consistent with the 2030 Canyon County 
Comprehensive Plan because the 2030 Canyon County Comprehensive Plan has the subject property 
designated for “Industrial” development, a special events facility is not an allowed use in an industrial 
zone. 

 

Findings: (1) The 2030 Canyon County Comprehensive Plan designates the future use of the parcel as 
“Industrial” (Staff Report Exhibit B2.16). A special events facility is not an allowed use in an 
industrial zone (Land Use Matrix 07-10-27). 

 

 (2) The proposal is not aligned with, but not limited to the following goals and policies of the 2030 
Comprehensive Plan: 
 

 Population Component Goals: G2.01.00: “Incorporate population growth trends & 
projections when making land-use decisions.” G2.02.00: “Promote housing, business, 
and service types needed to meet the demand of the future and existing population.” 
 

 Economic Development Goal and Policy: G3.01.00: “Promote a healthy and 
sustainable regional economy by retaining, expanding, and recruiting businesses to 
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favorable locations.” G2.02.00: “Promote housing, business, and service types needed 
to meet the demand of the future and existing population.” 

 

 Land Use Goals and Policies: 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.” P4.01.02: “Align planning efforts in 
areas of city impacts.” G4.06.00: “Development design should improve the area’s 
character and be compatible with the community’s visual appearance and the natural 
environment.” P4.07.01: “Plan land uses that are compatible with the surrounding 
community.” 

 

 (3) Evidence includes the application, supporting materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CU2025-0001. 

 

 (4) Evidence includes associated findings and evidence supported within this document. 
 

4. Will the proposed use be injurious to other property in the immediate vicinity and/or negatively change the 
essential character of the area? 

 

Conclusion:   The Commission finds and concludes that the proposed special events facility will change the 
essential character of the area and will be injurious to the other properties in the vicinity of the area. 
The subject property is in a transitional area for the industrial zoning. A special events facility is not 
a permitted use in an industrial zone and is not compatible with the current and future industrial 
zoning in the area. The letters received in opposition speak to the noise and traffic impact the 
proposed facility would have to the residential houses in the area. A special events facility creates 
potential conflict with both the residential and industrial uses within the area. 

 

Findings: (1) The proposed special events facility would generate amplified music/noise that is 
uncontained, due to the majority of the event activities being conducted outdoors. Special 
events in nature are mostly on weekends and later in the evenings. The music/noise at these 
times and days would not be conducive to the rural nature that the residential properties in 
the area are accustomed to and would be injurious to their way of life. Letters in opposition 
have spoken to the impact noise would have on the surrounding area (Staff Report Exhibit 
E). 

 

 (2) The event activities will be primarily outdoors and held throughout the year, therefore, 
outdoor lighting will need to be provided for safety purposes. With approximately 34 
residences in a half mile vicinity from the subject property, outdoor lighting for a 5-acre area 
would produce lighting concerns for the neighboring properties. 

 

 (3) Traffic will be impacted by the proposed use. See staff’s analysis for the traffic impact in 
criteria no. 7.  

 

 (4) Proposed parking for the special events is near the easement for the residential property to 
the north (18954 Lower Pleasant Ridge Rd). Event traffic is expected to use the easement to 
gain access to the parking area, as well as, patrons leaving the event, unless restricted. This 
would significantly impact the property to the north as this easement is the only way in and 
out of the residential property. 

 

 (5) There has been one (1) subdivision approved within a 1-mile radius of the subject property, 
the subdivision was platted in 2008 (Staff Report Exhibit B2.7). Within 0.25 miles from the 
subject property there are approximately 17 residences in the vicinity. There are 
approximately 34 residences within 0.50 miles of the subject property. 
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 (6) On November 2, 2020 a rezone from “A” (Agricultural) to “M-1” (Light Industrial) zone was 
approved for JRP Properties LLC (Staff Report Exhibit B2.6). There have been several other 
rezones in the area for “A” (Agricultural) to “M-1” (Light Industrial) zone prior to the last 5 
years. There are many allowed uses in a “M-1” zone, therefore, there is a lack of known uses 
in the area. 

 

 (7) The property a half mile west from the subject property is zoned industrial and is currently in 
the platting process for a thirty (30) lot industrial development. There is high potential for 
conflict and traffic impacts between event activities and industrial uses. 

 

 (8) The subject parcel is designated industrial in the 2030 Canyon County Comprehensive Plan, 
along with the properties north of Lower Pleasant Ridge Rd, starting east of Notus Road and 
west of Weitz Road. A special events facility poses compatibility concerns with the current 
and future industrial area. If the proposed use is surrounded by industrial zoning, the allowed 
uses could potentially cause additional smells, noise and dust that would be unfavorable to 
the patrons of the events. 

 
 (9) Notice of the public hearing was provided per CCZO §07-05-01. Affected agencies were 

noticed on May 2, 2025 and July 3, 2025. Newspaper notice was published on July 8, 2025. 
Property owners within 1000’ were notified by mail on July 3, 2025. JEPA notice was 
provided to the City of Greenleaf on May 2, 2025. The property was posted by July 8, 2025. 

 

 (10) Evidence includes the application, supporting materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CU2025-0001. 

 

 (11) Evidence includes associated findings and evidence supported within this document. 
 

5. Will adequate water, sewer, irrigation, drainage and stormwater drainage facilities, and utility systems be 
provided to accommodate the use? 

 

Conclusion: The Commission finds and concludes that as proposed the use will not have adequate facilities for 
sewer and water to accommodate the use based on the comments from Southwest District Health. It 
was found that irrigation, drainage and stormwater drainage facilities, and utility systems will be 
provided to accommodate the use. 

  

Findings: (1) Water will be provided via an individual domestic well. During the pre-application meeting 
with Southwest District Health in Staff Report Exhibit A7.1, it was requested for the 
applicant to reach out to the Public Drinking Water department to discuss potentially 
becoming a public water system. The applicant responded that they intentionally capped the 
events just under the threshold as to not have a public water system. 

 

 (2) Comments received from Southwest District Health stated that it is advised that the facility is 
regulated as a public water system to ensure public safety through required well monitoring 
and testing. 

 

 (3) There is an individual septic located onsite and an additional septic system is not proposed. 
The applicant is proposing porta potties with the number provided based on attendance (Staff 
Report Exhibit A4). Stated within the applicant’s pre-application meeting with Southwest 
District Health, the existing septic system doesn’t have any records and it was advised for the 
applicant to install a new septic system for the caretaker residence and the building with two 
(2) bathrooms and a shower (Staff Report Exhibit A7.1).  

 

 (4) Southwest District Health’s comment in Staff Report Exhibit D3 states that the site 
evaluation has not been conducted to determine site suitability and any existing structure 
connected to a septic system may need to be reevaluated for adequate capacity for 
wastewater disposal. Any new structure that requires wastewater disposal must install a new 
subsurface sewage disposal system. On the site plan there is an existing building with 2 
toilets and a shower, as well as a future caretaker residence (Staff Report Exhibit A5). 
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 (5) In Southwest District Health’s comment received on May 7, 2025, it was advised that porta 
potties are not recommended as the sole method of wastewater disposal and may be used in 
conjunction with subsurface wastewater disposal system (Staff Report Exhibit D3). 

 

 (6) Irrigation will be provided through a pressurized irrigation and gravity for the proposed 
special events facility according to the land use worksheet (Staff Report Exhibit A4). No 
changes are proposed to the irrigation system as a result of this project. The property is 
served by Pioneer Irrigation District who was noticed of the proposed use on May 2, 2025 
and July 3, 2025, no comments were received. 

 

 (7) It appears the use should not alter historic drainage patterns as proposed (Staff Report Exhibit 
A4). Additional development of the property may affect this. According to the land use 
worksheet (Staff Report Exhibit A4) the applicant will have stormwater retained onsite. 

 

 (8) Utility agencies including Idaho Power, CenturyLink, Intermountain Gas, and Ziply were 
sent agency requests for comment on May 2, 2025 and July 3, 2025. Comments specific to 
the requested use were not submitted by the notified agencies. Adequate services currently 
exist. 

 
 (9) Notice of the public hearing was provided per CCZO §07-05-01. Affected agencies were 

noticed on May 2, 2025 and July 3, 2025. Newspaper notice was published on July 8, 2025. 
Property owners within 1000’ were notified by mail on July 3, 2025. JEPA notice was 
provided to the City of Greenleaf on May 2, 2025. The property was posted by July 8, 2025. 

 

 (10) Evidence includes the application, supporting materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CU2025-0001. 

 

 (11) Evidence includes associated findings and evidence supported within this document. 
 

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

 

Conclusion: The Commission finds and concludes that the subject property has legal access off of Lower Pleasant 
Ridge Road. 

 

Findings: (1) Highway District No. 4 provided comment received on July 2, 2025 (Staff Report Exhibit D5) 
the following conditions were proposed: 
 
1.  An access permit from HD4 documenting the commercial use is required. 
 
2.  Improve both driveways serving the proposed event venue to meet ACCHD SD-106 to 

include a paved apron. 
 
3.  Dedicate the southerly 40-feet of the subject property to HD4 as public right of way for 

Lower Pleasant Ridge Rd. 
 

 (2) The access points for the facility are shown on the site plan provided by the applicant (Staff 
Report Exhibit A5). 

 
 (3) Notice of the public hearing was provided per CCZO §07-05-01. Affected agencies were 

noticed on May 2, 2025 and July 3, 2025. Newspaper notice was published on July 8, 2025. 
Property owners within 1000’ were notified by mail on July 3, 2025. JEPA notice was provided 
to the City of Greenleaf on May 2, 2025. The property was posted by July 8, 2025. 

 

 (4) Evidence includes the application, supporting materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CU2025-0001. 

 

 (5) Evidence includes associated findings and evidence supported within this document. 
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7. Will there be undue interference with existing or future traffic patterns? 
 

Conclusion: The Commission finds and concludes that the application as proposed will cause undue interference 
with the existing and/or future traffic patterns. 

 

Findings: (1) Highway District No. 4 comments stated that the proposed special event venue will increase 
traffic demand on the transportation system operated and maintained by HD4 and the City of 
Caldwell. (Staff Report Exhibit D5). Highway District No. 4 estimated the change in land use 
as follows: 325 persons (includes staff) x 0.40 persons per vehicle = approximately 130 
vehicles per event.  

 

 (2) The special events facility is anticipated to have approx. 7,670 trips per year using HD4’s 
calculations. Canyon County’s trip generation per dwelling is 9.52 trips per day. Within the 
letter of intent (Staff Report Exhibit A2), the applicant will have a caretaker residence and will 
be building a primary residence in the future. 

 

 (3) The properties to the south of Lower Pleasant Ridge Rd are primarily productive agriculture 
with residential properties. The properties to the north of Lower Pleasant Ridge Rd is primarily 
industrial. Weitz Road and Pinto Road are used as connectivity to Hwy 55 by way of Pride 
Lane and/or Chicken Dinner Road. The proposed use is not conducive to the surrounding 
area’s traffic patterns. The agricultural operations have large equipment and the industrial 
operations have semi-trucks that use the roads that gain access to the subject property, adding 
300 guests per event has potential of creating conflict on both Weitz Rd and Pinto Rd. 

 

 (4) Letters in opposition speak to the impact traffic from the proposed use will have to the area 
(Exhibit E). 

 

 (5) The property a half mile to the west, zoned M1 Light Industrial, is currently in the platting 
process for thirty (30) industrial lots, thereby further increasing potential incompatible uses and 
traffic impacts. 

 
 (6) Notice of the public hearing was provided per CCZO §07-05-01. Affected agencies were 

noticed on May 2, 2025 and July 3, 2025. Newspaper notice was published on July 8, 2025. 
Property owners within 1000’ were notified by mail on July 3, 2025. JEPA notice was provided 
to the City of Greenleaf on May 2, 2025. The property was posted by July 8, 2025. 

 

 (7) Evidence includes the application, supporting materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CU2025-0001. 

 

 (8) Evidence includes associated findings and evidence supported within this document. 
 

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? 

 

Conclusion: The Commission finds and concludes that essential services will be provided and this application will 
not negatively impact existing services or require additional public funding.   

 

Findings: (1) The proposed special event facility and caretaker residence is not anticipated to impact schools, 
police, or fire districts as there is not expected to be a significant increased need for additional 
police, fire, or ambulance response to the facility. 

 

 (2) Caldwell Rural Fire District provided a revised comment received on July 8, 2025 with 
recommended conditions of approval (Staff Report Exhibit D2.2). 

 
 (3) Notice of the public hearing was provided per CCZO §07-05-01. Affected agencies were 

noticed on May 2, 2025 and July 3, 2025. Newspaper notice was published on July 8, 2025. 
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Property owners within 1000’ were notified by mail on July 3, 2025. JEPA notice was provided 
to the City of Greenleaf on May 2, 2025. The property was posted by July 8, 2025. 

 

 (4) Evidence includes the application, supporting materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CU2025-0001. 

 

 (5) Evidence includes associated findings and evidence supported within this document. 
 

Canyon County Code §09-03-07 - AREA OF CITY IMPACT AGREEMENT ORDINANCE 
 

Conclusion: The property is located within the Greenleaf Area of City Impact. A notice was sent to the City of 
Greenleaf per Canyon County Code Section 09-03-07. Conditions applied require future development to 
work with the City of Greenleaf 

 

Findings: (1) The Commission finds and concludes that the proposed use is anticipated to negatively impact 
the City of Greenleaf. 

 

 (2) The City of Greenleaf’s JEPA notice was sent out on May 2, 2025. No comments were 
received. 

 

 (3) The subject property is designated as “Industrial” in the City of Greenleaf’s land use map (Staff 
Report Exhibit B2.12). 

 

 (4) Notice of the public hearing was provided per CCZO §07-05-01. Affected agencies were 
noticed on May 2, 2025 and July 3, 2025. Newspaper notice was published on July 8, 2025. 
Property owners within 1000’ were notified by mail on July 3, 2025. JEPA notice was provided 
to the City of Greenleaf on May 2, 2025. The property was posted by July 8, 2025. 

 

 (5) Evidence includes the application, supporting materials submitted by the applicant, public 
testimony, and the staff report with exhibits found in Case No. CU2025-0001. 

 
 

Order 
 

Based upon the Findings of Fact, Conclusions of Law and Order contained herein, the Planning and Zoning 
Commission denies Case # CU2025-0001, a conditional use permit for a special events facility and a caretaker 
residence in the “A” (Agricultural) zone on parcel R36382010 located at 18940 Lower Pleasant Ridge Rd, Caldwell, ID 
83607: 

For denial: 

Under Idaho Code Section 67-6519, the hearing body shall specify the actions, if any, the applicant could take to obtain 
approval. 
 
 

1. Due to the future plan of industrial zoning per the 2030 Canyon County Comprehensive Plan, a special events facility 
is not an allowed use in an industrial zone. There are no actions found that the applicant can do to obtain approval 
for the proposed special events facility to meet the future plan of industrial. 
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DATED this ________ day of _________________________, 2025. 

 
 

PLANNING AND ZONING COMMISSION 
                                          CANYON COUNTY, IDAHO 

  
                                                                                               ____________________________________ 
                                                                                                              Robert Sturgill, Chairman 
 

State of Idaho  ) 

    SS 

County of Canyon County ) 

On this ________day of __________________, in the year 2023, before me______________________________, a notary public, 

personally appeared __________________________________, personally known to me to be the person whose name is subscribed to 

the within instrument, and acknowledged to me that he (she) executed the same. 

 

Notary:         

 My Commission Expires:      
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