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Planning Division Staff Report 
 

File Number OR2022-0002/RZ2022-0002-CR 

Public Hearing Date 
 
August 21, 2025 
 

Heard by Planning and Zoning Commission 
  

Summary:  The developer is requesting to amend the 2020 Comprehensive Plan 
designation for approximately 151.56 acres from ‘Agriculture’ to 
‘Residential’ and concurrently requesting a Conditional Rezone from an 
“A” (Agricultural) zone to a “CR-R1” (Single Family Residential) zone for 
the purpose of developing the property as a residential subdivision.   The 
draft concept plan proposes a minimum of 135 residential lots on the 
151.56 acres.  The properties are located at and adjacent to 23422 Ustick 
Road along Ustick and Van Slyke Roads and are further described as 
parcels R36525 (4N-4W-31 SE), R33209 and R33210 (3N-4W-06-NE), 
R36523 and R36523010 (4N-4W-31-SE) Boise-Meridian, Canyon County, 
Idaho.  These properties lie within the Homedale and Wilder Fire Districts 
and the Vallivue and Homedale School Districts.  The property lies within 
the Greenleaf area of city impact.  The development properties contain 
areas of 15% slope or greater. 
 

  

Analyst:  
 

Deb Root, Principal Planner 
 

Recommendation:  
Denial of Comprehensive Plan Amendment and  
Denial of Conditional Rezone 

 

Public Notification 
Neighborhood meeting conducted on:   8-15-2024 

Affected agencies noticed on: 
Radius notices mailed to properties within 600 feet on:   

12-10-2024 & 07-17-2025 
07-17-2025 

Newspaper notification published on:   07-22-2025 

Posted notice on site on:   07-22-2025 
 

 
1. Project Data and Facts 

Property Owner Dave Christensen and Phyllis Indart 

Applicant/Representatives Brent Orton/Todd Lakey/Alan Mills 

mailto:zoninginfo@canyoncounty.id.gov
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Location of Property 

A portion of the SE quarter of Section 31-4N-4W and located on the 
NW corner of the intersection of Van Slyke Road and Ustick Road 
and a portion of 06-3N-4W-NE located on the south side of Ustick 
Road approximately 1320 feet west of the Ustick and Van Slyke 
intersection.  

Parcel Number 
R36523 (73.06 acres), R36525 (36.79 acres), R33209 (41.21 acres) 
and R33210 (0.50 acres) 

Size of Property 151.56 acres total 

Existing Zoning “A” (Agricultural) 

Future Land Use Designation Agriculture 

Area of City Impact Greenleaf area of city impact 

Soils Classification 
Class III and Class IV Moderately Suited Soils.  Parcel R33209 
contains a portion of least suited soils where the slopes exceed 15% 
along the southern boundary.   

Current Land Use Agricultural--crop land and a cattle feedlot 

Applicable Codes: 

CCCO §01-17-07, §07-01-15, §07-05, §07-06-03, §07-06-07, §07-10, 
§07-17, §09-03 Greenleaf Impact Area, §67-6509, §67-6511, §67-
6537.  The 2020 Canyon County Comprehensive Plan is the 
applicable plan for review of this application that was originally filed 
on February 1, 2022.  A revised application was submitted August 
23, 2024. 

  

Property Background  

The subject properties are currently in agricultural production with the exception of R33210 which is 
a 0.50 acre residential property located within the Indart feedlot property, R33209.  Each of the 
properties R33209, R36525, and R36523 are original parcels (PI2021-0049 & PI2023-0183) and are 
currently eligible for administrative division in accordance with CCZO §07-18-03.  
   
The Christensen property, R36523, containing approximately 73 acres is in agricultural production 
with a large pivot irrigation system (2010/2011 installation).   Christensen purchased the property in 
2015.  Currently the majority of the property is planted with corn.  It appears there was a grain crop 
that has been harvested on the remainder of the property.   
 
The Indart properties, R36525, R33209 and R33210 (a small ag-residential parcel), totaling 78.50 
acres, are currently established as a feedlot dating back into the 1960’s.  Both properties are 
comprised of feeder cattle pens and are not utilized for crop production.  Although the use as a 
feedlot has reportedly diminished in the past several years, the property continues to be utilized for 
the purposes of a feedlot (cattle in feed pens) as recent as DSD GIS Fall 2024 aerials.   The pens and 
structures remain on the facility as seen in Exhibit B2a.  
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2. Land Use 
Description and Character of Surrounding Area  

The surrounding area is primarily agricultural (Exhibit B2a).  There are a few subdivision developments 
and development pods created by administrative land divisions.  Other development was created 
through the former conditional use permit processes that provided for development clusters in the 
agricultural zone.  Within a one mile radius of the subject properties there are eight platted 
subdivisions on 333.38 acres, a total of 146 lots, with an average lot size of 2.28 acres (Exhibit B2d).  
This current application is requesting 135 lots on 151.56 acres with an average lot size of 0.82 acres 
(Exhibit A2).  Within the 600 foot notification area, 43 properties were notified, those properties have 
an average acreage size of 18.43 acres.  The properties are located along an undulating ridge with site 
distance challenges along the rural roadways.  The properties lie within a nitrate priority area.  There 
have been recent reports of elevated nitrates and unhealthy levels of arsenic and uranium in area 
residential wells (see Van Slyke Farms case No. RZ2021-0027-CR and Exhibit B7 herein) 
 
The property is located at the southwest boundary of, and within, the Greenleaf area of city impact.  
The City of Greenleaf has the property identified on their future land use map as ‘Agricultural’ (Exhibit 
B2f).  They do not identify the area for residential development.  The Friends Dairy, a CAFO, is located 
approximately 5800 feet to the northeast of the subject properties at the intersection of Tucker Road 
and Boehner roads.  This is an intensive agricultural operation with a large composting process and 
land application of nutrients in the area (Exhibit C1). 
 
Summerwind at Orchard Hills and Timber Stone golf course:  On February 18, 1999 the Planning and 
Zoning Commission signed the FCOs for the case no. 986615L32-4N-4W approving the development 
of 254 acres for a golf course, amenities, and approximately 95 residential lots of approximately ¾ 
acre each.  Time extensions were granted as well as modification of a condition to remove the 
requirement for subdivision road improvements including curb, gutter, sidewalks and street lights 
(CU2003-49).  In 2006 the preliminary plat was approved.  Phase I and phase 2 final plats for 
Summerwind at Orchard Hills residential subdivision were recorded in 2007.  It has been the more 
recent five to seven years that the approved subdivisions were developed (built upon) with housing 
units.  The average lot size for the development is 2.65 acres inclusive of the required open space of 
the golf course.   The residential lots within the development range in size from 0.68 acres to 0.98 
acres.    
 
The administrative divisions that were originally available to the golf course properties were located 
along the roadways prior to development approvals for Summerwind/Timber Stone.  Three of the 
parcels have been re-developed and platted adjacent to Timber Stone including Highlight Estates (9 
lots with a 1.10 acre average lot size), Jahn Estates (5 lots with 1.07 acre average), and Artist View 
Subdivision (3 lots with 1.10 acre average).  The remainder of the administrative parcels (10) located 
along Ustick and Van Slyke Roads have an average acreage of 2.66 acres.  Two additional subdivisions 
lie within a one mile radius of the property including Garrett Ranch Ridge (1.31 acre average lot size) 
and Orchard View containing three (3) lots with an average lot size of 11.67 acres.  A review of the 
historical files revealed a detailed “Water Supply Assessment-Summerwind at Orchard Hills” 
conducted and submitted for review by SPF Water Engineering, LLC.  Staff has included the April 12, 
2006 summary assessment as Exhibit B9.  Water quality in this area of the county should be 
considered and, if development is approved, conditions should be placed requiring enhanced well 
construction standards for both private and public drinking water (community) wells.   
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To the south and east of the subject properties is the Williamson property that was conditionally 
rezoned to rural residential in 2008 and is subject to a development agreement (DA08-111 Exhibit 
B8).  The property is subject to the 2005 zoning ordinance requirements and requires a minimum 10% 
useable open space, community water system, pressurized irrigation, public roads and other 
conditions specified.  Currently there have been no applications submitted or approved for the 
development of the 311 acres of the conditionally zoned Williamson properties.   This property is 
currently in agricultural production including corn fields and orchards.   
 
The Board of County Commissioners at a recent hearing for Van Slyke Farms (RZ2021-0027 heard May 
1 and June 23, 2025) determined to conditionally approve (pending signatures) the rezoning of 26 
acres from Agricultural to CR-Rural Residential with a minimum two (2) acre lot size and restricted to 
one single family residential home per lot.  There were water quality concerns that resulted in a 
condition requiring all wells to be cased and sealed to a depth of no less than 350 feet with regular 
testing of drinking water encouraged.  The water quality information slides provided by HDR 
Engineering for the Van Slyke Farms development have been included for review and consideration as 
Exhibit B7.  The balance of the properties are currently in productive, pivot irrigated, farmland.   
 
The Christensen/Indart subject properties are comprised of primarily class 3 and 4 soils and 
considered prime farmland if irrigated and farmland of statewide importance if irrigated (Exhibits B2k 
and B2j).  The applicants indicate that the Indart properties (cattle feedlot), parcels R36525 and 
R33209, do not have surface or groundwater irrigation rights (Exhibit A2).  There is no indication as to 
whether an application has ever been filed to obtain water rights for the properties.  Groundwater 
rights will be required for the community well and possibly pressurized irrigation to support the 
proposed development.  The development, if the Plan Amendment and Rezone are approved, should 
be conditioned to ensure that appropriate water rights are obtained for the community water system  
and irrigation of all properties under the development plan. 
 
This region of the county is in agricultural production with sporadic ag-residential homes and farms.   
The Snake River Scenic Byway is located to the south along Homedale Road and to the west along 
Allendale Road and Ustick Roads (shown on Exhibit B2e1).   The Sunny Slope Wine Trail encompasses 
this region to the south of Ustick Road as well.  There is also a developing AgVenture Trail, generally 
located along the scenic byway, that is also thriving in this area of the county and promoted by 
Destination Caldwell.  Each promote the agricultural nature of the county and wine region.  The City 
of Greenleaf is located more than 2.3 miles to the northeast.  The City of Homedale is located 
approximately 3.25 miles to the southwest and Wilder city limits are approximately 2.7 miles to the 
northwest.   Although there has been development approved under former codes and plans (2006-
2011 Exhibit B2d) there has been minimal residential development approved in this area of the 
county for more than 10 years.  Consistent with the overall goals and policies of the Comprehensive 
Plans, the predominate land use is agricultural. 
 
The property and surrounding area are not within planned growth areas.  The parcel is located 
within the 640 acre & 1,650 acre Traffic Analysis Zones (TAZs) including #2731 and #2,718 
(Exhibit B2g). The forecasted growth is a total of two (2) households through 2050.  The 
forecasted job growth is twelve (12) jobs created through 2050.  COMPASS (Community 
Planning Association of Southwest Idaho) maintains and uses the data as part of the 
Communities in Motion Regional Transportation Plan which uses future population, households 
and jobs forecasts to determine future transportation needs for the Treasure Valley. COMPASS 
forecasts do not indicate a population or household growth in the area due to existing large 
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farmlands, agricultural uses and lack of infrastructure and amenities necessary to support 
residential growth. 

 

Adjacent Land Uses and Zoning 
North Agricultural, sporadic ag-residential, and Orchard View Sub [3 lots zoned “A”] 

South 

Agricultural, ag-residential, and Garrett Ranch Ridge Subdivision (21 lots zoned “A”), 
Williamson conditional rezone “CR-RR” (in ag production-no current development), recently 
approved Van Slyke Farms conditional rezone of 26 acres to “CR-RR” with two (2) acre 
minimum lot size 

East 

Agricultural/Highpointe Estates [9 lots “A” zoning], Summerwind at Orchard Hills & 
TimberStone golf course (approved by CUP, golf course and 93 residential lots zoned “A”), 
Jahn Estates [5 lots zoned “A”], Artist View [3 lots zoned “A”] and Friends Dairy (CAFO) at 
Tucker Road 

West Agricultural, sporadic ag-residential 
 

3. Request 

Summary & Analysis 

The developer is requesting to amend the 2020 Comprehensive Plan designation for approximately 
151.56 acres from ‘Agriculture’ to ‘Residential’ and concurrently requesting a Conditional Rezone 
from an “A” (Agricultural) zone to an “CR-R1” (Single Family Residential) zone for the purpose of 
developing the property as a residential subdivision.   The draft concept plan proposes a minimum of 
135 residential lots on the 151.56 acres.  The properties are located at and adjacent to 23422 Ustick 
Road along Ustick and Van Slyke Roads.  These properties lie within the Homedale and Wilder Fire 
Districts and the Vallivue and Homedale School Districts.  The property lies within the Greenleaf area 
of city impact.  The development properties contain areas of 15% slope or greater; however, it is 
primarily gently sloping ground.  
 
The developer is proposing a minimum average lot size of 0.82 acres (gross acreage) with both 
community water and wastewater systems which may be onsite or extended from the city of 
Greenleaf.  The existing golf course is proposed to be an amenity for the development as stated in the 
applicant letter of intent (Exhibit A2).  The applicant indicates that there is a pattern of residential 
development in the area and therefore this project should be approved.  They will dedicate right of 
way and work with the highway district to meet all requirements of the pending traffic impact study.  
The letter of intent indicates that the development is not anticipated to substantially impact public 
services and states that there may be longer response times.  The letter further states that “those 
that desire to live in a more rural location understand that as a net benefit compared to living on 
smaller lots in the more densely populated cities with faster response times.” 
 
The applicant indicates that the proposed Comprehensive Plan Amendment from Agriculture to 
Residential should be approved as there is a pattern of development in the area and it is adjacent to 
properties designated Residential on the 2020 Plan. 
 
The applicant indicates that the Conditional Rezone from “A” (Agricultural) to “CR-R1” (CR-Single 
Family Residential should be approved because there is a pattern of residential development and a 
demand for rural development of lots as proposed.  The applicant proposes a gross average lot size of 
0.82 acres, but also notes that the current zoning code provides for the reduction of lot sizes to 
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5. Comprehensive Plan  
1. The Future Land Use Map designates the properties as ‘Agriculture’ (Exhibit B2e).   
2. The properties are currently, and have historically been, in agricultural production including 

crops and livestock. 
3. The area is not trending toward residential development.  There are conditionally zoned 

properties in the area, including CPR2008-2, subject to a development agreement DA#08-117 
recorded as instrument #2008051339.  The properties have been and remain in agricultural 
crop production including corn and orchards (Exhibit B2a & Exhibit C).   

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

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

 Population Goal No. 1: “Consider population growth trends when making land use 
decisions.” 
 

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

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

 Land Use – Residential Policy #2: “Encourage residential development in areas where 
agricultural uses are not viable.” 
 

 Agricultural Policy #1: “Preserve agricultural lands and zoning classifications.” 
 

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

 Natural Resources Goals #1: “To support the agricultural industry and preservation of 
agricultural land.” 
 

 Natural Resources Policy #3: “Protect agricultural activities from land use conflicts or undue 
inference created by existing or proposed residential, commercial or industrial 
development.” 

 

12,000 square feet where community water and/or sewer is provided.  This provision is also noted on 
the draft development plan. 
 
Staff notes that this development is not consistent with development in the area.   There is little to no 
forecasted household or job growth as identified in the COMPASS TAZ (Exhibit B2g).  There are eight 
total subdivisions on 333 acres comprising 146 total lots with an average lot size of 2.28 acres.  The 
proposed development nearly doubles the platted lot count and does not provide for open space or 
even a rural transition to the agricultural uses in the area.  The request is not consistent with the 
Comprehensive Plan and the requested Conditional Rezone to “CR-R1” (Single Family Residential), a 
transitional urban density, is not consistent with development and the intensive agricultural uses in 
the area.   
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6. Summary of Findings 
 Comprehensive Plan 

o The requested Comprehensive Plan Amendment is not in general conformance with the 
Comprehensive Plan.  The 2020 Plan identifies the properties as Agriculture and the City 
of Greenleaf Comprehensive Plan Future Land Use is also Agriculture.  Agriculture is the 
primary economic driver in the Canyon County.  The overall goal of the Plan is to protect 
agriculture and agricultural operations from growth and sprawl.  The proposed 
Residential designation is not more appropriate than the current designation. 

 Surrounding Uses/Character 
o The proposed plan amendment and conditional rezone is not more appropriate than the 

current land use.  The character of the area is agricultural.   Although there is a block of 
residential development, primarily on and around the golf course, there have not been 
significant residential development approvals in the recent years.  Much of the 
development was approved under different codes and plans and remains zoned as 
agricultural.  Development trends in the area do not support a change in the plan 
designation or zoning. 

 Adequate Services, i.e. sewer, water, drainage… 
o The applicant proposes community water and connection to the City of Greenleaf sewer 

but has just recently requested consideration of connection in July 2025 (Exhibit D8).  
The development, if approved, would be conditioned to provide both community water 
and wastewater treatment as this is a nitrate priority area and there are documented 
water quality concerns including elevated nitrates and unhealthy levels of arsenic and 
uranium in area wells (Exhibit B7 and B9). 

 Transportation/Access 
o There are concerns with the undulating topography including site distance concerns for 

accesses onto the properties and at existing driveways and intersections.  A traffic study 
has not been completed and is required by the Golden Gate Highway District (Exhibit 
D6).  Ustick is classified a minor arterial and Van Slyke Road is a minor collector 
roadway.  The roadways are traveled heavily by farm machinery and trucks, as well as, 
by public passenger vehicles with most travelling at an estimated 50 mph.  Speed 
control signs are not posted on these rural roadways.  A significant concern and 
challenge in the area are the hills and valleys with very limited sight distances along 
these roadways in the agricultural region of the county. 

 Essential Services 
o Agencies were notified of the application.  No responses were received from either fire 

district impacted by the proposed conditional rezone.  EMS and the Sheriff’s office did 
not respond.  The applicant notes in the letter of intent that response times will be 
longer and that people who choose to live in a remote area accept slower response as a 
“net benefit” of living in the country (Exhibit A2).  Vallivue School District indicates that 
continued growth presents challenges for the district and expects that by 2029 most of 
the district facilities will be overcapacity with development that is already approved but 
not currently constructed. 

 Potential Impacts/Mitigation 
o The requested zoning of “CR-R1” is not appropriate in the rural county and in the midst 

of the very predominantly agricultural area.  The applicant is proposing at a minimum to 
almost double the residential lot count in the immediate vicinity of the properties.  
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Should the Commission and Board determine that a comprehensive plan amendment 
and conditional rezone is appropriate for the area, substantial consideration should be 
given to a requirement of meaningful open space and/or lot sizes reflecting the existing 
average lot size of a 2.23 acres, with a strict adherence to the rural residential zoning 
minimum residential lot size of two acres (not an average).  The Board of County 
Commissioners  recently required this condition for Van Slyke Farms (RZ2021-0027).  
Consideration should also be given to restricting the construction of secondary 
residences on the properties.  

o A traffic study has not been completed to identify and mitigate potential traffic impacts 
and site distance concerns with regards to accesses and the roadways.  The Commission 
and Board potentially lacks information to make a finding in the affirmative for criteria 
#4 and #6. 

o The properties are located in a nitrate priority area.  There are documented elevated 
levels of nitrates in area wells and unhealthy levels of arsenic and uranium documented 
recently (Exhibit B7 HDR review for Van Slyke Farms), and as part of the Summerwind at 
Orchard Hills development (Exhibit B9 2006 SPF Water Quality report).  If the 
development is approved, a condition requiring community water and wastewater 
systems should be required.  Well construction standards for all wells consistent with 
Exhibit B7 provisions inclusive of cased and sealed wells to a minimum of 350 feet with 
water testing after completion should also be a condition for development. 

 

7. Criteria 
Staff has provided the Commission with an analysis of the criteria and standards of review in the form of 
draft findings and conclusions for the Commissions consideration in Exhibit F.  The applications and 
decisions must be considered separately as follows:  
 

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

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

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

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

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

 

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

 

Conditional Rezone (CCZO §07-06-07) 
In conjunction with the comprehensive plan amendment request, the applicant is requesting to rezone 
the subject parcel from "A" (Agricultural) to "CR-R-1" (Single Family Residential). The amendment is 
required to meet the following standards of review: 
 

1. Is the proposed conditional rezone generally consistent with the Comprehensive Plan? 
 

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

3. Is the proposed conditional rezone compatible with surrounding land uses? 
 

4. Will the proposed conditional rezone negatively affect the character of the area? What measures will 
be implemented to mitigate impacts? 
 

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

 

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

7. Does legal access to the subject property for the conditional rezone exist of will it exist at the time of 
development? 
 

8. Will the proposed conditional rezone impact essential public services and facilities, such as schools, 
police, fire and emergency medical services? What measures will be implemented to mitigate 
impacts? 

 

8. Comments: 
 Public Comments:   

Staff received twenty-one (21) submissions from the public.  The letters expressed concerns and 
opposition to the proposed applications citing concerns regarding the agricultural nature of the 
area, traffic safety, water, noise, lighting, and lack of compliance with the Comprehensive Plan.  A 
drone video from Growing Together was submitted showing the general area which is available as a 
link on the Canyon County Land Hearings website, identified as Exhibit 14.  An individual submitted 
slide presentations shared by Vallivue School District and an additional slide set evaluating the 
application criteria for this case.  The submissions are attached in Section E:  Exhibits E1-E21. 

  
Agency: 
An agency request for comment was sent December 10, 2024 to the following agencies:  City of 
Greenleaf, City of Homedale, City of Wilder, Homedale and Vallivue School Districts, Southwest 
District Health, Homedale and Wilder Fire Departments, Centurylink, Intermountain Gas, Idaho 
Power and Ziply, Boise Project Board of Control, Wilder Irrigation, COMPASS, Idaho Transportation 
Department, Valley Regional Transit, Canyon County Sheriff’s Office, Canyon County 
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Paramedics/EMT, Homedale City Ambulance, CC Assessor’s office, CC DSD Engineering, Building 
Dept., and Code Enforcement, Bureau of Reclamation, Dept. of Environmental Quality, 
Environmental Protection Agency, and Idaho Department of Water Resources/water rights.  These 
agencies also received a notice on July 17, 2025.  All political subdivisions received the full political 
notice on July 22, 2025. 
 
The following agencies responded to the agency notifications: Boise Project Board of Control noting 
facilities and required easements on the subject properties, DSD Engineering, Vallivue School 
District, Department of Environmental Quality, Idaho Transportation Department, Golden Gate 
Highway District, and a brief email from City of Greenleaf.  The responses and exhibits are attached 
in Section D:  Exhibits D1-D8. 

 
9. Recommendation/Decision Options 
 
Staff Recommendations: 
In consideration of the application, OR2022-0002, and supporting materials, staff concludes that the 
proposed Comprehensive Plan Amendment from Agriculture to Residential is not compliant with 
Canyon County Ordinance 07-06-03. See Exhibit F for draft FCOs. 
 
In consideration of the application, RZ2022-0002-CR and supporting materials, and in consideration of 
the Comprehensive Plan Designation of Agriculture, staff concludes that the proposed Conditional 
Rezone from Agricultural to “CR-R1” (CR-Single Family Residential) is not compliant with Canyon County 
Ordinance 07-06-07. See Exhibit F for draft FCOs. 
 
 

Should the Commission wish to approve the subject applications, 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. The subject properties R36523, R36525, R33209 and R33210, shall be platted in compliance with 
Chapter 7, article 17 of the Canyon County Code of Ordinances subject to the following 
conditions/restrictions: 

a. The development shall be limited to no more than 135 residential lots in substantial 
compliance with the conceptual site plan (Exhibit A3) and applicant’s letter of intent (Exhibit 
A2). 

b. The developer shall provide a minimum of 10% useable open space for the use and 
enjoyment of the subdivision residents. 

c. The developer shall conduct a traffic impact study in accordance with Golden Gate Highway 
District requirements prior to submittal of the preliminary plat application. 

d. The development shall comply with requirements of the local highway district. Evidence of 
compliance with the highway district requirements shall include written correspondence 
from the highway district prior to the Board of County Commissioner’s public hearing held for 
the preliminary plat and prior to the Board of County Commissioner’s signature on the final 
plat. 
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e. Development shall provide a central pressurized irrigation system to service all residential 
and common lots within the development. 

f. Development shall comply with Fire District, Homedale and Marsing, requirements.  Evidence 
shall include written correspondence of compliance from the Fire Districts prior to the Board 
of County Commissioner’s public hearing held for the preliminary plat and prior to the Board 
of County Commissioner’s signature on the final plat. 

g. The Mora Canal and the Deerflat Highline Canal traverse through the subject properties.  The 
developer shall comply with the irrigation entity requirements inclusive of protected 
easements and any proposed irrigation facility crossings on the subject properties.   Evidence 
shall be a written correspondence of compliance from the Bureau of Reclamation prior to the 
Board of County Commissioner’s public hearing held for the preliminary plat and prior to the 
Board of County Commissioner’s signature on the final plat. 

h. The subdivision shall provide area(s) within a common lots or easements for school bus 
stop(s).  The proposed location(s) shall be developed in concert with the bus company 
serving the Vallivue and Homedale School Districts.  Evidence of compliance shall be a letter 
from the bus company indicating that the bus stop locations re acceptable for pick-up/drop-
off of children.  Highway District approval of location and design will be evidenced by 
signature on the final plat. 

i. Subdivision development shall comply with air quality and stormwater pollution protection 
requirements of the Idaho Dept. of Environmental Quality (DEQ). 

j. Potable water shall be provided via a community water system.  

k. Private individual wells are not proposed or approved for this residential development.   

l. A plat note shall be placed on both the preliminary and final plat as follows:  Individual wells 
are required to be constructed at a minimum depth of 350 feet and shall be constructed 
cased with full length surface seals to prevent comingling of aquifer zones.  Following pump 
installations, well water samples should be collected and analyzed at a state-certified 
laboratory.  At a minimum, analyze for coliform bacteria, nitrate, arsenic, uranium, fluoride, 
iron, manganese, aluminum and hardness.  Well owners should contact reputable water 
treatment vendors to discuss treatment and conditioning options specific to their well water 
quality. 

m. All areas containing slopes in excess of 15% shall be designated on the preliminary and final 
plats and shall comply with the Hillside Development code §07-17-33(1). 

n. A water user’s maintenance agreement for the pressurized irrigation system shall be 
provided with application for final plat and recorded concurrently with the final plat. 

o. Surface runoff shall remain on individual lots.   

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

4. Secondary dwellings shall be prohibited on all residential lots with the development. 

5. A master plan showing development phases shall be provided with the preliminary plat.  The 
development shall be developed in no more than four (4) development phases with each phase 
containing no less than thirty (30) lots.  Phased development must comply with 07-17-13(7)A1. 
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6. Developer proposed conditions of approval: (see Exhibit A2) 
 

A. The development of the property shall comply with all applicable federal, state, and 
county laws, ordinances, rules and regulations that pertain to the property as 
provided in this agreement. 

B. The project shall be developed in substantial compliance with the site plan attached 
to this agreement as Exhibit A3. 

C. The development shall be platted pursuant to CCZO 07-17-09 and 07-17-13.  The 
project may be developed in phases.  STAFF NOTES:  The subject property lies within 
the Greenleaf area of city impact and per the impact area agreement this 
development is subject to the city’s subdivision code requirements.  Also, this 
development should be platted pursuant to the Article 17 or as amended at the time 
of submission of the preliminary plat.   

D. The applicant shall mitigate weeds on undeveloped lots within the subject property.  
At such time as an HOA is formed and CCR’s are recorded for the development, the 
HOA will then be responsible for maintenance of weeds on undeveloped lots within 
the applicable phase. 

E. All storm water drainage shall be retained on site or will utilize applicable historic 
drainage rights at predevelopment rates.  An engineered drainage plan shall be 
submitted with the application(s) for preliminary plat.   

F. The project shall have a minimum average lot size of .82 acres.  The average shall be 
calculated for the entire property and maintained as the project is developed.   

G. Multi-family dwellings and telecommunication facilities as noted in CCZO 07-10-27 
shall be prohibited uses on the subject property. 

H. All exterior lighting shall be shielded downward and directed away from adjacent 
properties. 

I. The development shall use community water and wastewater systems by either 
clustered on-site systems, a central on-site system or extension of municipal services.   

J. The development shall utilize public roads. 
K. The project shall comply with applicable requirements of the Golden Gate Highway 

District as noted in Exhibit_____. (Staff Note:  no formal review of the development 
has been completed) 

Decision Options:  Comprehensive Plan Amendment: 
Approval of the Application: “I move to recommend approval for the requested Comprehensive Plan 
Amendment of approximately 151.56 acres from Agriculture to Residential for case number OR2022-
0002, Christensen/Indart, finding the application meets the criteria for approval under Article 07.06.03 
of Canyon County Zoning Regulations, finding that; [Cite reasons for approval & Insert any additional 
conditions of approval].  
 

Denial of the Application: “I move to recommend denial of the requested Comprehensive Plan 
Amendment of approximately 151.56 acres from Agriculture to Residential for case number OR2022-
0002, Christensen/Indart finding the application does not meet the criteria for approval under Article 
07.06.03 of Canyon County Zoning Regulations, finding that [cite findings for denial based on the express 
standards outlined in the criteria & the actions, if any, the applicant could take to obtain approval 
(ref.ID.67-6519(5)]. 
 

Table the Application: “I move to continue case nos. OR2022-0002/RZ2022-0002-CR, Christensen/Indart 
to a [date certain or uncertain] 
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Decision Options:  Conditional Rezone: 
Approval of the Application: “I move to approve the requested Conditional Rezone of approximately 
151.5 acres from Agricultural to “CR-R1” (CR-Single Family Residential) for case number RZ2022-0002-
CR, Christensen/Indart, finding the application meets the criteria for approval with the conditions listed 
in the staff report (as amended) under Article 07.06.07 of Canyon County Zoning Regulations, finding 
that; [Cite reasons for approval & Insert any additional conditions of approval].  
 

Denial of the Application: “I move to deny the requested Conditional Rezone of approximately 151.5 
acres from Agriculture to Residential for case number RZ2022-0002-CR, Christensen/Indart finding the 
application does not meet the criteria for approval under Article 07.06.07 of Canyon County Zoning 
Regulations, finding that [cite findings for denial based on the express standards outlined in the criteria 
& the actions, if any, the applicant could take to obtain approval (ref.ID.67-6519(5)]. 
 

9. Exhibits  
A. Application Packet & Supporting Materials  

1. Master Application 
2. Letter of Intent  
3. Site Concept Plan(s) 
4. Land Use Worksheet 
5. Neighborhood Meeting 
6. Agency Acknowledgement 
7. Traffic Count Information (applicant) 
8. Applicant Presentation slides 8-11-25 Todd Lakey 
9. Applicant Presentation slides 8-11-25 Brent Orton 

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

a. Small Air Ortho 
b. Small Vicinity Map 
c. Zoning and Classification 
d. Subdivision Map & Report 
e. 2020 Comprehensive Plan -applicable plan 

1. 2030 Comprehensive Plan 
f. Greenleaf Future Land Use 
g. TAZ Household and Jobs COMPASS DATA 
h. Nitrate Priority Area 
i. Contour Map 

1. Slope % Map  
j. Soil Map 
k. Prime Farmlands & Report 
l. Dairy, Feedlot and Gravel Pits 
m. Case Map and Report 
n. Lot Classification Map 
o. Maps Legend 
p. Distance to Area Cities (approximate) 

3. Property History Maps (old maps/middle maps) 
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4. Subdivision Development plats 
5. Development History—case file excerpts 
6. Google Earth Pro 2002-2024 review 
7. HDR Engineering Van Slyke presentation-Water Quality 
8. Development Agreement Williamson:  #DA08-111 
9. SPF Water Quality Summary:  2006 Summerwind at Orchard Hills 
10. Application Status letter (application history) 

C. Site Visit Photos:   
1. Site photos taken 8-5-25 
2. 3-28-25 Van Slyke Farms RZ2021-0027 Drone Video clips [credit Growing Together] 

D. Agency Comments Received by:  August 11, 2025 
1. Boise Project Board of Control 
2. DSD Engineering Review 
3. Vallivue School District 

a. July 28, 2025 and clarification 
4. Dept. of Environmental Quality (DEQ) 
5. Idaho Transportation Dept. 4-10-25 

a. Traffic Numbers 
b. ITD 1-1-25 

6. Golden Gate Highway District (GGHD/JUB) 
7. TIS Scope intersections (GGHD & HD4) 
8. City of Greenleaf email-request to consider city services connection 7-21-2025 

E. Public Comments Received by:  August 11, 2025 
1. Hopkins opposition 
2. Turner opposition 
3. Snake River Scenic Byway 
4. Wilson opposition 
5. Zinzer, Fruitts, & Heighes opposition 
6. Karther opposition 
7. Jeff and Lori Stevenson opposition 
8. CJ and Janet Northrup opposition 
9. Richard and Barbara Irish concerns 
10. Anne Delgado opposition 
11. Nancy Thomas opposition 
12. Tracy Tackett opposition 
13. Sonja Graber opposition 
14. Growing Together Drone Video (see Link) 
15. Jill Kenny Land Use 8-11-25 
16. Jill Kenny Vallivue School District slides 
17. Jill Kenny Vallivue School District re-boundary 
18. Jill Kenny Edited Timber Ridge Development 
19. Jill Kenny Open Space exhibit 
20. Rietema concerns 
21. Ford opposition 

 



 

 

 

 

 

 

 

 

 

 

EXHIBIT A 

Application Packet & Supporting Materials 
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BLOWe are requesting R-1 zoning as a conditional rezone to allow higher density due to using a community system in compliance
with Canyon County code 07-10-21, Table 2 Note 1.
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STEVEN J WHITE
22924 CIRRUS VIEW CT

CALDWELL ID 83607
R3654410700

TERRA M CREWS
22919 CIRRUS VIEW CT

CALDWELL ID 83607
R3654410600

NATASHA MILLER
22951 SIGNATURE POINT LN

WILDER ID 83676
R3654450800

HYRUM DAVID CHRISTENSEN
18250 VAN SLYKE RD

WILDER ID 83676
R3654450000

H DAVID CHRISTENSEN LIVING TRUST
18250 VAN SLYKE RD

WILDER ID 83676
R3654450100

 JOE D RUBENS
18533 VAN SLYKE RD

WILDER ID 83676
R3652200000

DANICA CARMEL GLAZIER
22920 CIRRUS VIEW CT

CALDWELL ID 83605
R3654410800

HANS VANDERHOEK
PO BOX 222

OROVADA NV 89425
R3652700000

ELIZABETH M ROSENCRANTZ
2823 COLORADO AVE
CALDWELL ID 83605

R3652600000

RIETEMA FAMILY TRUST
23246 BOEHNER RD

WILDER ID 83676
R3652201100
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IDAHO GOLF PARTNERS INC
22500 AURA VISTA WAY

CALDWELL ID 83607
R3654410000

IDAHO GOLF PARTNERS INC
22500 AURA VISTA WAY

CALDWELL ID 83607
R3654410000

IDAHO GOLF PARTNERS INC
22500 AURA VISTA WAY

CALDWELL ID 83607
R3654410000

WILLIAMSON PROPERTIES LLC
21986 HOSKINS RD
CALDWELL ID 83607

R3320200000

WILLIAMSON PROPERTIES LLC
21986 HOSKINS RD
CALDWELL ID 83607

R3320800000

WHISPERING PINES DEVELOPMENT LLC
6211 CLEVELAND BLVD

CALDWELL ID 83607
R3322400000

H
AN

S 
AN

D
 K

AR
EN

 V
AN

 D
ER

H
O

EK
 F

AM
IL

Y 
TR

U
ST

PO
 B

O
X 

24
0

O
R

O
VA

D
A 

N
V 

89
42

5
R

36
52

80
12

00

HANS VANDERHOEK
PO BOX 222

OROVADA NV 89425
R3652900000

CO
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MIGUEL ANJEL VILLAFANA
26268 USTICK RD
WILDER, ID 83676

R3651501100
JIMMY JORGENSEN
22971 BOEHNER RD

WILDER ID 83676
R3654401000

IGNACIO MARTINEZ
18412 VAN SLYKE RD

WILDER, ID 83676
R36544010A0
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OWNERS/DEVELOPERS:

H. David Christensen & Sandra Christensen
18250 Van Slyke Rd
Wilder, ID 83676
Phone: (208) 863-1953
Email: hdavidchristensen@hotmail.com

Phyllis Indart
23441 Ustick Rd.
Wilder, ID 83676
Phone: (208) 941-1101
Email: pindart33@gmail.com

ENGINEERING CONSULTANT:

Orton Engineering, LLC
17338 Sunnydale Place
Caldwell, ID 83607
Phone: (208) 350-9422
Contact: Brent L. Orton, P.E.
Email: brentorton@ortonengineers.com

SURVEYOR:

Skinner Land Survey
17842 Sand Hollow Road
Caldwell, Idaho 83607
Phone: (208) 454-0933
Contact:TJ Wellard, PLS
Email: TJ@skinnerlandsurvey.com

SURVEY CONTROL NOTES:
Based on the NAD83 State Plane
Coordinate System (Idaho West 1103)
and vertical (NAVD83) Datum

PRELIMINARY PLAT NOTES:

KEY MAP

TIMBER RIDGE SUBDIVISION
DRAFT PRELIMINARY PLAT

 PART OF THE SE ¼ OF SECTION 31, TOWNSHIP 4 NORTH, RANGE 4 WEST
AND PART OF THE NE ¼ OF SECTION 6, TOWNSHIP 3 NORTH, RANGE 4 WEST,

BOISE MERIDIAN, CANYON COUNTY, IDAHO, 2024

PARCEL  INFORMATION

PARCELS LEGAL DEEDED
ACREAGE OWNER

R365230000
0 VAN SLYKE RD
Inst #: 2015036340

31-4N-4W SE E 1/2 SE LS TX 4 73.06 acres H David Christensen, &
Sandra Christensen

R365240100
0 BOEHNER RD

Inst #:2015014952

31-4N-4W SE TX 15204 IN NESE 2.37 acres H David Christensen, &
Sandra Christensen

R36525000 0
23422 USTICK RD
Inst #: 1993018914

31-4N-4W SE W1/2 OF SE1/4 S OF
MORA CANAL

36.50 acres Phyllis A Indart Trust

R33210000 0
23441 USTICK RD
Inst #: 2008008796

# 2008008523
#2008008524

06-3N-4W NE TAX 2 IN LOT 2 0.50 acres Phyllis A Indart Revocable
Trust - 199

R33209000 0
0 USTICK RD
# 1993018914

06-3N-4W NE LOT 2 LESS TAX 2 41.21 acres Phyllis A Indart Trust

LEGEND

PROPERTY BOUNDARY LINE
ROAD CENTERLINE
EXISTING PROPERTY LINE

1. SEWER will be collected in a municipal sewer main network leading to a lift station and pumped to the City of Greenleaf wastewater
treatment plant. Sewer mains will conform to the Idaho Standards for Public Works Construction (ISPWC) and stubbed to each individual
residential lot.

2. DOMESTIC WATER mains will be provided to individual lots by Community Well(s) to be installed by the developer in accordance with
Idaho Department of Water Resources (IDWR) & Department of Environmental Quality (DEQ) Standards.

3. IRRIGATION will be provided Wilder Irrigation District on behalf of the Boise Project Board of Control and Bureau of Reclamation.
Existing groundwater rights will be necessary to supplement available surface water rights. To the extent possible these will be supplied relying
on permits and infrastructure associated with existing irrigation wells.   The existing canals will remain open and in their current locations.
Surface and well irrigation water rights will be diverted to a reservoir with an adjacent pressure irrigation pump station.  Pressurized irrigation will
be delivered to each lot in accordance with the engineered design.  Maintenance of the Irrigation system will be by the Subdivision Water Users
Association.  Watering schedules (such as odd/even watering days) will be used as needed.

4. MAINTENANCE of any irrigation, drainage pipes or ditch crossing a lot not a part of the Subdivisions infrastructure, is the responsibility
of the lot owner unless such responsibility is assumed by an irrigation/drainage entity.  Subdivision irrigation infrastructure will be maintained by
the Homeowners/Water Users Association per Idaho Code 31-3805B to the Curb Stop side of the service.  Irrigation infrastructure downstream
of the service Curb Stop is the responsibility of the lot owner.

5. STORM DRAINAGE will be routed through roadside barrow ditches and retained or detained in common lots or easements.  The Storm
Drainage system will utilize historic drainage rights associated with the property with appropriate treatment at pre-development discharge rates.

6. SPECIFICATIONS: Water, Septic, and irrigation line sizes and locations are preliminary and will be refined during final construction
design.

7. POWER to be provided by Idaho Power.  Some modifications to proposed easements and lot layout may vary slightly depending on
utility company routing.  All on-site Power and joint trench utilities will be located underground.

8. ROADS: All roads (with the exception of Lennon Lane and some possible shared driveways) are public and to be built in accordance
with Golden Gate Highway District standards (Association of Canyon County Highway Districts Standards).

9. ACCESS: Access to residential lots shall be obtained only through approved street access. Direct residential lot access to Ustick Road,
Van Slyke Road and Boehner Road shall be prohibited.

10. SITE WORK AND UTILITY CONSTRUCTION shall be performed in accordance with requirements of Golden Gate Highway District, the
current edition of the Idaho Standards for Public Works Construction (ISPWC), Idaho Plumbing Code (IPC), and all other applicable local, state,
and federal requirements.

11. NO POTENTIALLY DANGEROUS AREAS, including geologically hazardous areas, areas subject to inundations or flood hazard and
areas of high ground water have been identified in the project area.

HIGH NITRATE/NITRITE PRIORITY AREA: This area is identified as a high Nitrate/Nitrite Priority Area by Southwest District Health.
Community sewage disposal is preferred.

PARCELS:
R36524010, R36523, R36525,R33209, R33210

ACREAGE: 151.55 ACRES (6,601,518 SF)

ZONING:
CURRENT: AGRICULTURAL    PROPOSED: R-2
Min Lot Size 12 ACRE
Max Building Height: 35'

SETBACKS:
FRONT: 20'   REAR: 20'  SIDE: 10'  CORNER: 20'

WATER:
Community Well(s), to be regulated by Idaho Department of Water
Resources (IDWR) & Department of Environmental Quality (DEQ) in
compliance with the Safe Drinking Water Act

SEWER:
City of Greenleaf

HIGHWAY DISTRICT:
Golden Gate Highway District No. 3

IRRIGATION DISTRICT:
Wilder Irrigation District

SCHOOL DISTRICTS:
Homedale School District (South of Ustick Rd.)
Vallivue School District #139 (North of Ustick Rd.)

FIRE DISTRICTS:
Homedale Fire (South of Ustick Rd.)
Wilder Fire (North of Ustick Rd.)

IMPACT AREA:
City of Greenleaf

FLOOD ZONE:
Not in Flood Zone

N

SITE INFORMATION

     LAND USE SUMMARY
DESCRIPTION # OF LOTS ACRES % OF TOTAL

   TOTAL LOTS/ACREAGE: 151.56 100%

SINGLE RESIDENTIAL LOTS 135 119.38 78.77%

COMMERCIAL LOTS 0 0 0%

OPEN SPACE/ COMMON LOTS 1 3.59 2.37%

AREA RIGHT OF WAY 28.59 18.86%

     =ONING

EXISTING: AGRICULTURAL PROPOSED: R-2

     MINIMUM LOT SI=E FOR =ONE

SINGLE FAMILY 1
2 ACRE (21,780 SF)

    SUBDIVISION LOT SI=ES

MINIMUM RESIDENTIAL LOT 0.64 ACRE (27,878  SF)

AVERAGE RESIDENTIAL LOT 0.88 ACRE (38,520  SF)

MAXIMUM RESIDENTIAL LOT 1.16 ACRE (50,530  SF)

   TOTAL LOTS/ACREAGE: DWELLING UNIT/ACRE

GROSS LOTS PER ACRE 0.89 LOTS/ACRE

     GOLDEN GATE HWY DIST STANDARD ROW
INTERIOR STREETS (Local Roads) 30' ROW from centerline (60' total)

USTICK ROAD (Principal Arterial) 50' ROW from centerline (100' total)

VAN SLYKE (Minor Collector) 40' ROW from centerline (80' total)

1. UTILITY/DRAINAGE EASEMENTS All Lots feature the following Easements:
 FRONT - 10', SIDE - 5', REAR/BOUNDARY - 10'  for Public Utilities, Irrigation, and Lot Drainage.

2. RIGHT TO FARM   This development recognizes Section 22-4503 of the Idaho Code Right to Farm Act, which states: “No agricultural
operation, agricultural facility, or expansion thereof shall be or become a nuisance, private or public, by any changed conditions in or about the
surrounding nonagricultural activities after it has been in operation for more than one (1) year, when the operation facility or expansion was not
a nuisance at the time it began or was constructed, the provisions of this section shall not apply when a nuisance results from the improper or
negligent operation of an agricultural operation, agricultural facility or expansion thereof.”

3. AVERAGE MINIMUM LOT SIZE of each phase of construction to comply with Canyon County Code (07-10-21) for ZONE R-2: ½ ACRE
Minimum. Per Canyon County Ordinance 07-10-21(2), minimum lot sizes can be decreased to 12,000 square feet when municipal sewer or
water is connected, this subdivision will be connected to City of Greenleaf sewer. Lot sizes have been designed accordingly.

4. SINGLE FAMILY RESIDENTIAL  Residential lots will be for single family residential use under the ordinances of Canyon County.

5. LOT LINES   Internal Lot Lines are conceptual and may change during final platting.

6. CROSS-ACCESS EASEMENTS and storm drainage easements may be provided across lot lines as determined during final design. The
easement shall not preclude the construction of proper hard-surfaced driveways for access to each individual lot.ater, Septic, and irrigation line
sizes and locations are preliminary and will be refined during final construction design.

7. COMMON LOTS:  All common lots will be owned and maintained by the Homeowner's Association/Water Users Association. These lots
are subject to a blanket easement for public utilities that shall not interfere with the construction of clubhouse, well houses,  or subdivision
amenities.

8. COMMUNITY WELL LOT(S):  Lots for community culinary wells shall preserve a 50-foot radius around the well head which shall be kept
clear of buildings or obstructions.   Access to the well head for maintenance shall be preserved at all times

PRELIMINARY ENGINEERING  NOTES:

24Aug2024
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3. AVERAGE MINIMUM LOT SIZE of each phase of construction to comply with Canyon County Code (07-10-21) for ZONE R-2: ½ ACRE

Minimum. Per Canyon County Ordinance 07-10-21(2), minimum lot sizes can be decreased to 12,000 square feet when municipal sewer or

water is connected, this subdivision will be connected to City of Greenleaf sewer. Lot sizes have been designed accordingly.
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HANS VANDERHOEK
PO BOX 222

OROVADA NV 89425
R3652700000

ELIZABETH M ROSENCRANTZ
2823 COLORADO AVE
CALDWELL ID 83605

R3652600000

RIETEMA FAMILY TRUST
23246 BOEHNER RD

WILDER ID 83676
R3652201100
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IDAHO GOLF PARTNERS INC
22500 AURA VISTA WAY

CALDWELL ID 83607
R3654410000

H DAVID CHRISTENSEN LIVING TRUST
18250 VAN SLYKE RD

WILDER ID 83676
R3654450100

HYRUM DAVID CHRISTENSEN
18250 VAN SLYKE RD

WILDER ID 83676
R3654450000

NATASHA MILLER
22951 SIGNATURE POINT LN

WILDER ID 83676
R3654450800

IGNACIO MARTINEZ
18412 VAN SLYKE RD

WILDER, ID 83676
R36544010A0

JIMMY JORGENSEN
22971 BOEHNER RD

WILDER ID 83676
R3654401000

 JOE D RUBENS
18533 VAN SLYKE RD

WILDER ID 83676
R3652200000
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0.79 Ac
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0.97 Ac
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0.76 Ac
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1.16 Ac

IDAHO GOLF PARTNERS INC
22500 AURA VISTA WAY

CALDWELL ID 83607
R3654410000

IDAHO GOLF PARTNERS INC
22500 AURA VISTA WAY

CALDWELL ID 83607
R3654410000

WILLIAMSON PROPERTIES LLC
21986 HOSKINS RD
CALDWELL ID 83607

R3320800000

WHISPERING PINES DEVELOPMENT LLC
6211 CLEVELAND BLVD

CALDWELL ID 83607
R3322400000
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126
0.76 Ac
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0.76 Ac

123
0.76 Ac
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Line Table: Alignments

Line #

L1

L2

L3

L4

L5

L6

L7

L8

L9

L10

L11

L12

L13

L14

L27

L28

L29

L30

L31

L32

Length

330.163

1035.341

330.162

537.519

262.916

73.832

8.302

683.881

894.362

246.206

456.343

298.675

201.020

1633.190

894.362

246.206

456.343

298.675

201.020

1633.190

Direction

S01° 06' 09.39"W

N89° 18' 07.05"E

N01° 05' 57.61"E

S01° 06' 09.39"W

S32° 47' 57.24"E

N37° 00' 07.24"E

N40° 17' 05.16"E

N01° 05' 57.61"E

N00° 35' 05.34"E

N59° 58' 41.60"E

S70° 21' 46.91"E

S61° 24' 18.27"E

N21° 55' 30.72"E

N00° 33' 31.57"E

N00° 35' 05.34"E

N59° 58' 41.60"E

S70° 21' 46.91"E

S61° 24' 18.27"E

N21° 55' 30.72"E

N00° 33' 31.57"E

Line Table: Alignments

Line #
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Length
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558.277
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0.003

174.867

280.736

247.940

471.939

722.813

Direction

N89° 18' 07.05"E

S74° 10' 48.19"E

S76° 29' 26.12"E

N46° 13' 02.51"E

N00° 32' 22.61"E

N13° 25' 09.83"E

N21° 55' 30.72"E

N21° 55' 25.29"E

N21° 55' 30.72"E

N90° 00' 00.00"E

N03° 07' 11.97"E

S89° 19' 18.67"E

S89° 26' 28.43"E

Curve Table: Alignments

Curve #
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CALDWELL ID 83607
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VAN SLYKE FARMS INC
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WILDER ID 83676
R3321100000

VAN SLYKE FARMS INC
P.O. BOX 39

WILDER ID 83676
R3321200000
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David Christensen/Phyllis Indart

Comp Plan and Conditional Rezone 

 Compatible – Character of the Area 

 Pattern of Residential Use/Zoning/Planning – Timberstone Golf Course

 Conformance with Comp Plan and Canyon County Code 

 Community/Municipal Water and Wastewater 

 Conditions of Approval Mitigate Potential Impacts
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Compatible with Character of the 

Area

 Adjacent to Residential Designation – three sides



Adjacent to 310 Acres – Cond. RR 

Zoning

 Williamsons

 DA – County Ord. 

05-002

 Previous RR Zoning

 1 acre lots or 

12,000 sq. ft. with 

central sewer 

and/or water

Williamsons

CRR



Adjacent to 

Timberstone Golf 

Course – Similar to 

Subs in the Area

 Our min. avg. .82 – public systems

 Timberstone:  

 .4 DU/acre Gross Density

 Avg. Res. Lot Size .65 acres

 Garrett Ranch Ridge

 Avg. Res Lot Size 1.4

 Vanslyke Farms

 2 acre lots – Indiv. well/septic



Residences & Timberstone Golf Course



Residences & Timberstone Golf Course



Indart and Christensen Properties

Garrett Ranch Ridge 

Indart
Christensen

Golf 

Course



Not Prime Farm Ground

 Christensen and Indart are generational farmers in area – know the area and 
know prime and non prime farm ground

 Christensen 

 Plants approx. 15 of his acres just to control erosion, weeds and dust – no other 
economic benefit

 Low yields under pivot – insufficient water and other issues

 Least to Moderately suited soils

 Topo – Rolling Ridge Line 

 Limited Water Rights and No Water Rights 



Least to Moderately Suited Soils



Topography

 Hilly Rolling Ground

 Change in Elevation on 

Property – lowest to highest

 100 feet – 2510 to 2610



Christensen Property



Indart Property



Indart Property



Limited and No Water Rights

Indart – No Water

Rights

Christensen

water rights - 

Sufficient for 21

acres but 73 acres



Conformance with Comp. Plan

 “Achieve a land use balance, which recognizes that existing 
agricultural uses and non-agricultural development may occur in the 
same area.”

 “Designate areas where rural type residential development will likely 
occur and recognize areas where agricultural development will likely 
occur.”

 “To guide future growth in order to enhance the quality and character 
of the county while providing and improving amenities and services 
available to residents”

 “Residential development should occur where public infrastructure, 
services and facilities are available or where there is a development 
pattern already established.”



Agencies and Infrastructure 

 Community/Municipal Water and Wastewater 

Systems -Higher water quality standards

 Will meet Hwy Dist. Requirements – ROW 

dedication and Improvements per traffic study 

 No significant negative impact schools, police, 

fire etc.



More Appropriate than Ag 

Designation/Zone 

 Greenleaf Impact Area

 Land Use Balance

 Not Priority Land For Farming

 Poor Farm Ground – ridge, lack of water and non-prime soils

 Community/Municipal Water and Wastewater Systems

 Pattern of Compatible Development - Next to Timberstone and Garrett Ridge 

Ranch Sub. 

 Mutual Amenity with Golf Course



Meets Criteria in Zoning Ordinance

Conditions of Approval

Questions?



Timber Ridge Subdivision 
Rezoning Project 
by H David Christensen & Phyllis Indart
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Vicinity Map





Expected Daily Traffic Trip Generation

Based on the Institute of Transportation 
Engineers Trip Generation Manual, 
each single family residence will 
generate 9.43 trips per day.  A trip is a 
vehicle departing or arriving at the 
home.   



Traffic Study Based on Proposed Preliminary Plat Under Way

Feb 25,2025 Peak Hour (4:28-6:00 pm) 
Turning Movement Counts:

Canyon County Assessor’s Map, accessed 11Aug2025



Stopping Sight Distance











Water & Sewer

Water Service - Municipal Well - Must comply with Safe Drinking Water Act and 
standards adopted pursuant to it.  

Sewer Service - Municipal Sewer  - 

- Collaboration with Greenleaf Staff - 
- Tentative Presentation of Plans to Greenleaf City Council (without the mayor)
- Working to obtain City Council Approval



Questions?  



 

 

 

 

 

 

 

 

 

 

EXHIBIT B 

Supplemental Documents 
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ORCHARD VIEW

GARRETT RANCH RIDGE

HIGHPOINTE ESTATES

SUMMERWIND AT ORCHARD
HILLS PHASE 1
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VAN SLYKE
FARMS INC

AC 50.01

GARRETT RANCHES
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PROPERTIES LLC
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NUMBER OF SUBS ACRES IN SUB NUMBER OF LOTS AVERAGE LOT SIZE

8 333.38 146 2.28

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

0

NUMBER OF LOTS NOTIFIED AVERAGE MEDIAN MINIMUM MAXIMUM

43 18.43 2.69 0.50 87.16

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

0

SUBDIVISION NAME Label LOCATION ACRES NO. OF LOTS AVERAGE LOT SIZE CITY OF… Year
ARTIST VIEW SUB 1 4N4W32 3.47 4 0.87 COUNTY (Canyon) 2004

GARRETT RANCH RIDGE 2 3N4W06 29.36 21 1.40 COUNTY (Canyon) 2006

HIGHPOINTE ESTATES 3 4N4W32 11.76 9 1.31 COUNTY (Canyon) 2011

JAHN ESTATES SUBDIVISION 4 4N4W32 6.31 5 1.26 COUNTY (Canyon) 2008

ORCHARD VIEW 5 4N4W32 35.02 3 11.67 COUNTY (Canyon) 1998

RESUB LT 1 BLK 2 SUMMERWIND AT ORCHARD HILLS PH 16 4N4W32 0.73 1 0.73 COUNTY (Canyon) 2022

SUMMERWIND AT ORCHARD HILLS PHASE 1 7 4N4W32 146.11 55 2.66 COUNTY (Canyon) 2007

SUMMERWIND AT ORCHARD HILLS PHASE 2 8 4N4W32 100.62 48 2.10 COUNTY (Canyon) 2007

ACRES NO. OF LOTS AVERAGE LOT SIZE

SITE ADDRESS ACRES NO. OF SPACES UNITS PER ACRESUBDIVISION NAME

SUBDIVISION NAME

MOBILE HOME & RV PARKS
CITY OF…

SUBDIVISIONS IN PLATTING

SUBDIVISION & LOT REPORT

PLATTED SUBDIVISIONS



droot
Text Box
EXHIBIT
B2e.


droot
Text Box
APPLICABLE PLAN:  2020




Ustick Rd

Middle Rd

A
lle

n
d

al
e 

R
d

Boehner Rd

Homedale Rd

V
an

 S
ly

ke
 R

d

Graphic Ln

Tu
ck

er
 R

d

Upper Pleasant Ridge Rd

R
u

b
y 

L
n

C
ry

st
al

 L
n

A
u

ra
 V

is
ta

 W
ay

Everrose Rd
Lonkey Ln

Garre
tt R

anch W
ay

A
P

 R
d

W
ild

 K
in

g
 L

n

Siro
cc

o C
t

Applewood Way

M
ar

ia
h

 R
id

g
e 

D
r

0 10.5

Miles

Legend
Future Land Use 2030

COMMERCIAL
INDUSTRIAL
RESIDENTIAL

SUBJECT PROPERTY

Christensen/Indart
Future Land Use map

droot
Text Box
EXHIBIT
B2e1



droot
Text Box
2030


droot
Text Box



Ustick Rd

Middle Rd

A
lle

n
d

al
e 

R
d

Boehner Rd

Homedale Rd

V
an

 S
ly

ke
 R

d

Graphic Ln

Tu
ck

er
 R

d

Upper Pleasant Ridge Rd

R
u

b
y 

L
n

C
ry

st
al

 L
n

A
u

ra
 V

is
ta

 W
ay

Everrose Rd

Garre
tt R

anch W
ay

Lonkey Ln

A
P

 R
d

W
ild

 K
in

g
 L

n
Siro

cc
o C

t

Applewood Way

M
ar

ia
h

 R
id

g
e 

D
r

0 10.5

Miles

GreenleafCompPlan
Agriculture
Commercial
High Density
Industrial
Industrial Existing
Low Density Residential
Low to Mid Density

Christensen/Indart
City of Greenleaf Future Land Use

SUBJECT PROPERTY

droot
Text Box
EXHIBIT
B2f




TAZ NO.  2718
HOUSEHOLD. 0

TAZ NO.  2720
HOUSEHOLD. 1

TAZ NO.  2730
HOUSEHOLD. 0

TAZ NO.  2728
HOUSEHOLD. 0

TAZ NO.  2731
HOUSEHOLD. 2

TAZ NO.  2729
HOUSEHOLD. 1

TAZ NO.  2716
HOUSEHOLD. 0

TAZ NO.  2717
HOUSEHOLD. 1

TAZ NO.  2715
HOUSEHOLD. 6

TAZ NO.  2719
HOUSEHOLD. 18

USTICK RD

MIDDLE RD

BOEHNER RD

A
L

L
E

N
D

A
L

E
 R

D

HOMEDALE RD

V
A

N
 S

LY
K

E
 R

D

GRAPHIC LN

T
U

C
K

E
R

 R
D

UPPER PLEASANT RIDGE RD

R
U

B
Y

 L
N

A
U

R
A

 V
IS

TA
 W

A
Y

GARRETT RANCH WAY

W
IL

D
 K

IN
G

 L
N

Christensen/Indart
TAZ Household

Subject Property

0 10.5

Miles

House Hold 2025-2050

-4 - 50

51 - 150

151 - 250

251 - 500

501 - 750

751 - 1263

droot
Text Box
EXHIBIT
B2g






TAZ NO.  2718
JOBS. 9

TAZ NO.  2720
JOBS. 0

TAZ NO.  2730
JOBS. -2

TAZ NO.  2728
JOBS. 3

TAZ NO.  2731
JOBS. 3

TAZ NO.  2729
JOBS. 4

TAZ NO.  2716
JOBS. -3

TAZ NO.  2717
JOBS. -3

TAZ NO.  2715
JOBS. -6

TAZ NO.  2719
JOBS. -7

USTICK RD

MIDDLE RD

BOEHNER RD

A
L

L
E

N
D

A
L

E
 R

D

HOMEDALE RD

V
A

N
 S

LY
K

E
 R

D

GRAPHIC LN

T
U

C
K

E
R

 R
D

UPPER PLEASANT RIDGE RD

R
U

B
Y

 L
N

A
U

R
A

 V
IS

TA
 W

A
Y

GARRETT RANCH WAY

W
IL

D
 K

IN
G

 L
N

Christensen/Indart
TAZ Jobs

Subject Property

0 10.5

Miles

Jobs 2025-2050

-1

0 - 100

101 - 250

251 - 500

501 - 1000

1001 - 2148

droot
Text Box
EXHIBIT
B2g




#0

$8

#0

#0

$8

#0
#0

$8

!m

Ustick Rd

Middle Rd

A
lle

n
d

al
e 

R
d

Boehner Rd

Homedale Rd

V
an

 S
ly

ke
 R

d

Graphic Ln

Tu
ck

er
 R

d

Upper Pleasant Ridge Rd

R
u

b
y 

L
n

C
ry

st
al

 L
n

A
u

ra
 V

is
ta

 W
ay

Everrose Rd
Lonkey Ln

Garre
tt R

anch W
ay

A
P

 R
d

W
ild

 K
in

g
 L

n

Siro
cc

o C
t

Applewood Way

M
ar

ia
h

 R
id

g
e 

D
r

Christensen/Indart
Nitrate Priority & Wells

NITRATE PRIORITY AND WELL INFORMATION IS DERIVED FROM THE IDAHO DEQ,
NITRATE PRIORITY 2020.

0 10.5

Miles

DEQ WELLS
N03_MGL

!m GEO-THERMAL LOCATIONS

NITRATE_PRIORITY

WETLANDS

$80.005 - 2.00

!.2.000001 - 5.00

"/5.0000001 - 10.00

#010.000001 - 49.80

Subject Property

droot
Text Box
EXHIBIT
B2h




HIGHPOINTE ESTATES

SUMMERWIND AT ORCHARD HILLS PHASE 1

SUMMERWIND AT ORCHARD HILLS PHASE 1

GARRETT RANCH RIDGE

2515

2520

2510

2535
2540

2530

2525

2550

2545

2555
2560

2565

2570

2575

2580

2590 2585

25
95

2505

2600

2605

2500

2610

26
15

2620

2495

26
25

2630

25
95

2605

2600

26
00

2605

2600

2600

26
10

Ustick Rd
V

an
 S

ly
ke

 R
d

Boehner Rd

Signature Pointe Ln

Christensen/Indart
Contour Map

IMAGES WERE FLOWN IN THE 2022/2023.

0 200 400 600
Feet

Legend

SUBJECT_PROPERTY

TaxParcels

SectionContours

Wetlands

droot
Text Box
EXHIBIT
B2i




HIGHPOINTE ESTATES

SUMMERWIND AT ORCHARD HILLS PHASE 1

SUMMERWIND AT ORCHARD HILLS PHASE 1

GARRETT RANCH RIDGE

Ustick Rd

V
an

 S
ly

ke
 R

d

Boehner Rd
Slope Percent Map

0 200 400 600
Feet

Slope Percent
0.001 - 3
3.001 - 6
6.001 - 9

9.001 - 12
12.001 - 14.999
15 - 202.718

droot
Text Box
EXHIBIT
B2i1




$8

#0

$8

#0

Ustick

V
an

 S
ly

ke

Boehner

A
P

Everrose

Garre
tt R

anch

A
u

ra
 V

is
ta

Cirrus View

Signature Pointe

Zephyr

33

4

3

3

4
3

3

88

3

33

4

3

3

4

3

Christensen/Indart
Soil Map

SOIL INFORMATION IS DERIVED FROM THE USDA'S CANYON COUNTY SOIL SURVEY OF 2018
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SOIL CAPABILITY CLASS SOIL CAPABILITY SQUARE FOOTAGE ACREAGE PERCENTAGE

3 MODERATELY SUITED SOIL 1481739.18 34.02 19.17%
3 MODERATELY SUITED SOIL 1481739.18 34.02 19.17%
4 MODERATELY SUITED SOIL 886191.60 20.34 11.46%
3 MODERATELY SUITED SOIL 727934.39 16.71 9.42%
3 MODERATELY SUITED SOIL 707035.22 16.23 9.15%
3 MODERATELY SUITED SOIL 555444.95 12.75 7.18%
4 MODERATELY SUITED SOIL 552741.21 12.69 7.15%
3 MODERATELY SUITED SOIL 486954.71 11.18 6.30%
8 LEAST SUITED SOIL 425565.14 9.77 5.50%
8 LEAST SUITED SOIL 425565.14 9.77 5.50%
3 MODERATELY SUITED SOIL 325070.05 7.46 4.20%
3 MODERATELY SUITED SOIL 286346.21 6.57 3.70%
3 MODERATELY SUITED SOIL 286346.21 6.57 3.70%
4 MODERATELY SUITED SOIL 116110.39 2.67 1.50%
3 MODERATELY SUITED SOIL 28850.88 0.66 0.37%
4 MODERATELY SUITED SOIL 21569.94 0.50 0.28%
3 MODERATELY SUITED SOIL 64.44 0.00 0.00%
3 MODERATELY SUITED SOIL 64.44 0.00 0.00%

7730910.73 177.48 100%

SOIL NAME FARMLAND TYPE SQUARE FOOTAGE ACREAGE PERCENTAGE

TsB Farmland of statewide importance, if irrigated 1481739.18 34.02 16.85%
TsB Farmland of statewide importance, if irrigated 1481739.18 34.02 16.85%
TsD Farmland of statewide importance, if irrigated 886191.60 20.34 10.08%
TuC Prime farmland if irrigated 727934.39 16.71 8.28%
TuB Prime farmland if irrigated 707035.22 16.23 8.04%
TuC Prime farmland if irrigated 555444.95 12.75 6.32%
TuD Farmland of statewide importance, if irrigated 552741.21 12.69 6.28%
TvB Prime farmland if irrigated 486954.71 11.18 5.54%
TuE Not prime farmland 425565.14 9.77 4.84%
TuE Not prime farmland 425565.14 9.77 4.84%
TvC Prime farmland if irrigated 325070.05 7.46 3.70%
TsC Farmland of statewide importance, if irrigated 286346.21 6.57 3.26%
TsC Farmland of statewide importance, if irrigated 286346.21 6.57 3.26%
Cu Prime farmland if irrigated and drained 116110.39 2.67 1.32%

TuA Prime farmland if irrigated 28850.88 0.66 0.33%
FeD Not prime farmland 21569.94 0.50 0.25%
TvC Prime farmland if irrigated 64.44 0.00 0.00%
TvC Prime farmland if irrigated 64.44 0.00 0.00%

8795333.30 201.91 100%

SOIL REPORT

FARMLAND REPORT

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



GRADE SOILTYPE

1 BEST SUITED SOIL
2 BEST SUITED SOIL
3 MODERATELY SUITED SOIL
4 MODERATELY SUITED SOIL
5 LEAST SUITED SOIL
6 LEAST SUITED SOIL
7 LEAST SUITED SOIL
8 LEAST SUITED SOIL
9 LEAST SUITED SOIL
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ID CASENUM REQUEST CASENAME FINALDECIS
1 CU2021-0014 Special Events Facility Steele Approved
2 CU2021-0014 Special Events Facility Steele Approved
3 CU2021-0014 Special Events Facility Steele Approved

CASE SUMMARY
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BACKGROUND
• Zoning approval is sought by Van Slyke Farms for a 14-lot residential subdivision.
• At the Canyon County Board of Commissioners hearing in May 2025, Shawna 

Kondo, a neighboring property owner, provided a water quality analysis from her 
domestic well showing a high concentration arsenic (ten times the drinking water 
standard).

• The hearing was continued until June 23 to allow applicant Van Slyke Farms to 
provide additional information regarding local groundwater quality for drinking 
water purposes.

This presentation will discuss Canyon County groundwater quality, first in general 
terms and then specifically for the Van Slyke Farms area.  Recommendations are 
provided.



QUALIFICATIONS
I am registered in Idaho as a professional engineer and a 
professional geologist, and I have worked extensively on 
groundwater quality issues in Canyon County since 1986.  This 
experience includes:

• Long-term groundwater quality monitoring programs

• Investigation, design, or testing of dozens of public drinking 
water system water wells in Canyon County that have sought 
to optimize water quality through careful design.



DISCLAIMER
I am not a geochemist, a toxicologist, or a water treatment 
expert, but I have worked with experts in these fields for many 
years.



GROUNDWATER QUALITY CONCERNS IN CANYON COUNTY
Health-based water quality concerns and standards

o Coliform bacteria and E. coli bacteria – zero CFU/ml
o Nitrate – MCL = 10 mg/L
o Arsenic – MCL = 10 µg/L (0.010 mg/L)
o Uranium – MCL = 30 µg/L (0.030 mg/L)
o Fluoride – MCL = 4 mg/L

These contaminants are present in groundwater everywhere in 
Canyon County in concentrations that vary with depth.

MCL is EPA maximum contaminant limit
mg/l = parts per million (ppm)
µg/L = parts per billion (ppb)



GROUNDWATER QUALITY CONCERNS IN CANYON COUNTY
Aesthetic water quality concerns and secondary (non-enforceable) standards

o Iron - SMCL = 0.300 mg/L (300 µg/L)

o Manganese – SMCL = 0.050 mg/L (50 µg/L)

o Total Dissolved Solids (TDS) - SMCL = 500 mg/L

o Fluoride – SMCL = 2 mg/L

o Odor (typically hydrogen sulfide) – SMCL = 3 TON

o Aluminum - SMCL = 0.20 mg/L

o Hardness – subjective; <100 mg/L is “soft”, >200 mg/L is “hard”

o Iron bacteria, sulfate-reducing bacteria

SMCL is EPA secondary maximum contaminant limit
TON = Threshold Odor Number



GROUNDWATER QUALITY VARIES WITH LOCATION AND DEPTH

• As of 2004, the counties with the highest percentage of Idaho Statewide 
Monitoring Program wells containing an arsenic concentration above 10 µg/L 
were Owyhee County (72%), Washington County (50%), Twin Falls County (49%), 
Payette County (46%), Canyon County (42%) and Gem County (35%)1.

• Arsenic concentrations may show trends horizontally, whereas uranium 
concentrations are more spotty2.  Arsenic and uranium concentrations have 
consistent trends vertically 3.

• Well owners can construct wells to appropriate depths to avoid specific 
contaminants

1Hagan, E.F. (2004)
2Womeldorph, Gus, and Shawn Benner (2018) 

3Womeldorph, L.A. (2019)



GENERAL PATTERNS OF WATER QUALITY WITH DEPTH
Groundwater chemistry is influenced by oxygen content, recharge sources, soil chemistry, sediment 
chemistry, and human activities.  Common trends in Canyon County are:

• Coliform bacteria and E. coli bacteria are found near or at ground surface – presence indicates a 
well construction or plumbing problem

• Nitrate – nearly always decreases with depth

• Arsenic and uranium – typically decrease with depth

• Fluoride - increases with depth

• TDS and hardness – typically decrease with depth

• Manganese and sulfide – typically increase with depth

• Iron - difficult to predict, typically shallower than manganese



SOURCES OF CONTAMINANTS
• coliform bacteria – naturally occurring in soils

• E. coli bacteria – mammals (livestock, septic)

• Nitrate – fertilizer, manure, septic

• Arsenic and uranium – natural, mobilized by irrigation1, 2

• Fluoride – natural from deep geothermal aquifers

• TDS and hardness – natural, often irrigation influenced

• Manganese, iron, aluminum, and sulfide – natural, may be influenced by irrigation or organic matter

1Busbee, M. W., Kocar, B. D., & Benner, S. G. (2009)
2Hansen, B. (2011)



GROUNDWATER QUALITY - VAN SLYKE FARMS VICINITY
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Kondo Well
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GROUNDWATER QUALITY - VAN SLYKE FARMS VICINITY
Kondo Domestic Well – 1/8 mile to the east

• 272-285 feet deep, 188-foot static water level

• Arsenic = 105 µg/L – ten times 10 µg/L MCL

• Uranium = 35 µg/L – slightly above 30 µg/L MCL

• Nitrate = 7.5 mg/L – nearing 10 mg/L MCL

• Hardness = 375 mg/L – very hard



GROUNDWATER QUALITY - VAN SLYKE FARMS VICINITY
TimberStone Public Drinking Water System Wells – 1/2 mile to the northeast

Initial Investigation 2006
• Poor water quality in data for seven nearby Statewide Program wells. Wells were 63 to 325 feet 

deep.
o Arsenic 12 to 65 µg/L
o TDS 375 to 747 mg/L
o Iron and manganese low to very high
o Fluoride moderate

• Two adjacent private wells were sampled (221 and 310 feet deep).
o High arsenic (79 µg/L and 24 µg/L, respectively)
o Nitrate and uranium elevated at 221 feet but not detectable at 310 feet

Conclusion from initial investigation – Avoid water-bearing zones above 300 feet due to high arsenic 
concentrations.



GROUNDWATER QUALITY - VAN SLYKE FARMS VICINITY
TimberStone Public Drinking Water System Wells – 1/2 mile to the northeast

Well drilling and testing - 2006

• Zone tests at 3 depth intervals
o 310-355 feet

 Arsenic 0.017 mg/L – not acceptable
 High manganese

o 380-425 feet 
 Arsenic <0.005 mg/L - acceptable
 Sulfide odor, elevated manganese, low TDS

o 670-715 feet
 Arsenic 0.006 mg/L – acceptable
 Sulfide odor, elevated manganese, lower TDS
 Fluoride 2.28 mg/L (above SMCL but below MCL)

Conclusion – Construct permanent wells to depths below 350 feet.



GROUNDWATER QUALITY - VAN SLYKE FARMS VICINITY
TimberStone Public Drinking Water System Wells – 1/2 mile to the northeast

Well drilling and testing – 2006 (continued)

• Completed TimberStone wells were generally consistent with zone test results

o Shallow well (385-460 feet) had acceptable arsenic (0.005 µg/L), no detectable uranium or 
nitrate, high manganese (0.25 mg/L) and moderate iron (0.13 mg/L), moderate hardness (165 
mg/L), low fluoride (0.44 mg/L), and elevated aluminum (0.24 mg/L).

o Deep well (632-705 feet) acceptable arsenic (0.009 µg/L), no detectable uranium or nitrate, no 
detectable iron or manganese, low hardness (33 mg/L), elevated fluoride (2.1 mg/L) and high 
aluminum (0.40 mg/L).

Overall Conclusion – The best water quality locally is found below 350 feet depth



WATER TREATMENT OPTIONS
• Depending on well depth, homeowners will find different water chemistries and 

will need to consider different water treatment or conditioning methods.

• Treatment can be whole-house (point-of-entry) or drinking water tap only (point-
of-use), or both, depending on needs.

o Point-of-entry treatment or conditioning is typical for water conditioning 
(hardness, iron, manganese, odor) and reduction of some contaminants 
(arsenic).

o Point-of-use treatment typical for removal of contaminants (arsenic, nitrate, 
uranium, fluoride).



CONCLUSIONS 
• High arsenic concentrations are common in many areas within 

Canyon County and Idaho.

• Arsenic in groundwater is from natural sources.

• Groundwater meeting health-based water quality standards (i.e., 
MCLs) is likely to be found below a depth of 350 feet in the Van Slyke 
Farms vicinity.

• Home water treatment systems can be used to improve the aesthetic 
quality of groundwater or to remove contaminants (including arsenic) 
if present.  This is true throughout Canyon County.



RECOMMENDATIONS
• Well depths should consider water quality, with wells tapping zones 

above approximately 350 feet depth expected to have unhealthy 
concentrations of some contaminants.  Lot buyers should be advised 
to drill deeper than 350 feet for optimum water quality.

• Wells should be constructed with full-length surface seals to prevent 
the comingling of aquifer zones.  

• Wells should be properly disinfected following drilling and following 
pump installation/servicing to minimize the spread of bacteria.



RECOMMENDATIONS (continued)
• Following pump installation, well water samples should be collected 

and  analyzed at a state-certified laboratory.  At a minimum, analyze 
for coliform bacteria, nitrate, arsenic, uranium, fluoride, iron, 
manganese, aluminum, and hardness.

• Well owners should contact reputable water treatment vendors to 
discuss treatment and conditioning options specific to their well 
water quality.
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EXHIBIT C 

Site Visit Photos 

 

droot
Text Box
EXHIBIT
C




N

OR2022-0002 &
RZ2022-0002-CR

AREA PHOTOS 8-5-25 
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Van Slyke southward from near 
Boehner Road intersection near 
northeast corner of property



Intersection Ustick and Van Slyke
Photo taken 8-5-25

North East South

N



West on Ustick
from Van Slyke



N

Photos from near property line between 
Christensen and Indart properties from Ustick
Road (8-5-25 image) looking northward

Looking west on Ustick.  
Feedlot accesses at top 
of rise

N
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Residence on south side of Ustick

Feedlot south of 
Ustick Road



N

West on Ustick

Feedlot facilities on north
side of Ustick



N

On Ustick from near west corners 
of Indart properties towards the 
feedlots and Indart residence at 
23441 Ustick Road.

On Ustick from near west corners of 
Indart properties looking 
northwesterly Boehner and Allendale 
Roads in distance



N



N

Friends Dairy CAFO:
• Intersection of Tucker

Road and Boehner 
Road east of subject
properties

• North from Boehner
• Easterly on Boehner
• Composting areas on 

both sides of road



N

Friends Dairy settling pond and 
agricultural surroundings along 
Boehner Road northeast of golf 
course and subject properties.



Golf Course and Summerwind at Orchard Hills

N



Video capture stills from Drone 
Video (3-28-25) provided by
Growing Together for the Van 
Slyke Farms RZ2021-0027 case 

Summerwind at Orchard Hills 
and Golf Course
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Video capture stills from Drone Video (3-28-25) provided by
Growing Together for the Van Slyke Farms RZ2021-0027 case 



Video capture stills from Drone 
Video (3-28-25) provided by
Growing Together for the Van 
Slyke Farms RZ2021-0027 case 



Video capture stills from Drone Video (3-28-25) provided by Growing Together 
for the Van Slyke Farms RZ2021-0027 case 



Video capture stills from Drone Video (3-28-25) provided by Growing Together 
for the Van Slyke Farms RZ2021-0027 case 



 

 

 

 

 

 

 

 

 

 

EXHIBIT D 

Agency Comments Received by Materials Deadline 
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 Canyon County, 111 North 11th Avenue, #310, Caldwell, ID  83605 

 Engineering Division  

 

 

01/15/2025 
23422 Ustick Rd,Wilder  
RE: Engineering Review Response: Case Nos. OR2022-0002 and RZ2022-0002 

Ms. Deb 

The Canyon County Engineering Department has reviewed the proposal for a Comprehensive 
Plan Amendment and Conditional Rezone for approximately 153.93 acres from 'Agriculture' to 
'Residential' with a proposed zone change from “A” (Agricultural) to “CR-R2” (Medium Density 
Residential). Below are the primary concerns and considerations: 

1. Traffic Impact 

 Concern: The development's potential impact on traffic flow and safety along Ustick 
Road and surrounding areas. 

 Recommendation: Coordinate with Highway District #3 to conduct a comprehensive 
Traffic Impact Study (TIS). Ensure ingress/egress points meet county and district road 
safety standards, addressing capacity and safety concerns for increased traffic volumes. 

2. Emergency Access 

 Concern: Adequate emergency access is vital for safety and compliance with fire district 
standards. 

 Recommendation: Collaborate with Homedale and Wilder Fire District to ensure the 
provision of emergency access roads, fire hydrants, and other necessary infrastructure to 
support emergency response requirements. 

3. Drainage and Stormwater Management 

 Concern: A comprehensive stormwater management plan will be required to ensure 
adequate drainage and to mitigate potential impacts on neighboring properties. 

 The presence of 15% or greater slopes on parts of the property poses challenges for 
runoff control, erosion prevention, and compliance with grading standards. 
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 Canyon County, 111 North 11th Avenue, #310, Caldwell, ID  83605 

 Engineering Division  

 

 

 Recommendation: Work with the Boise Project Board of Control/Wilder Irrigation 
District to confirm that runoff will not affect nearby canals or agricultural land. 
Implement adequate stormwater control measures to mitigate any potential impacts. 

4. Agricultural Impact 

 Concern: The proposed development may affect neighboring agricultural properties and 
irrigation facilities. 

 Recommendations: 
o Provide a buffer or setback between residential lots and agricultural lands to 

minimize land-use conflicts. 
o Preserve existing irrigation facilities or modify them to ensure continued 

agricultural productivity. 

5. Flood Hazard Considerations 

 Concern: Although the property is currently in Zone X (outside the floodplain and 
floodway), future FEMA Flood Insurance Rate Map (FIRM) revisions could affect flood 
risk classification. 

 Recommendation: Monitor future FEMA FIRM revisions and assess any changes that 
may impact the development's flood risk classification. 

6. Utilities and Services 

 Concern: Utility capacity for water supply and wastewater disposal must be sufficient to 
support the proposed density. 

 Recommendation: Coordinate with relevant utility service providers to confirm 
availability and capacity. Submit detailed utility plans for review. 

7. Irrigation and Canal Rights-of-Way 

 Concern: The development may affect canal operations and related rights-of-way. 



 

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

 Engineering Division  

 

 

 Recommendation: Coordinate with the Irrigation District to address potential impacts on 
canal operations, maintenance road rights-of-way, and drainage easements. Ensure these 
features are preserved and protected. 

 

We appreciate your attention to these matters. Please provide the required documentation and 
coordinate with the respective agencies to address the above considerations. 

Sincerely, 

Dalia Alnajjar 
Engineering Supervisor  
Canyon County Development Services 
 



Lisa Boyd, Superintendent

5207 S. Montana Avenue

Caldwell, ID 83607

Phone (208) 454-0445

Fax (208) 454-0293

____________________________________________________________________________________

December 12, 2024

Re: OR2022-0002/RZ2022-0002-CR

Dear Canyon County Planning and Zoning Commission,

If approved, the students residing in the development that lands in the Vallivue School

District boundaries would attend the following schools:

● West Canyon Elementary School

● Vallivue Middle School

● Vallivue High School

While the district will have additional capacity with the opening of two new

elementary schools in the fall of 2025, projections indicate that by 2029, 7 out of

Vallivue’s 9 elementary schools will exceed capacity due to developments already

approved. Currently, West Canyon Elementary has the lowest enrollment of all the

elementary schools.

Sincerely,

Joseph Palmer

Assistant Superintendent
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Lisa Boyd, Superintendent 
  

5207 S. Montana Avenue 

 Caldwell, ID 83607 

 Phone (208) 454-0445 

 Fax (208) 454-0293 
 ____________________________________________________________________________________ 

 

July 28, 2025  

 

Re: OR2022-0002/RZ2022-0002 

Students from the proposed subdivision of approximately 135 units would attend West 

Canyon Elementary, Vallivue Middle School, and Vallivue High School. 

While growth projections indicate that most elementary schools in the Vallivue School 

District will reach or exceed capacity by 2029, West Canyon Elementary would be the 

least impacted school. As a result, in an effort to manage enrollment and 

accommodate growth from previously approved but not yet constructed 

developments, the district has strategically added small boundary areas to West 

Canyon’s attendance zone—even though other elementary schools may be 

geographically closer to the new homes. 

We hope this information provides a clear understanding of the challenges the district 

faces and the thoughtful steps being taken to address them. 

 

Sincerely, 

 

Joseph Palmer 

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

Brad Little, Governor 
Jess Byrne, Director 

  

July 21, 2025 

Debbie Root, Planner 
111 North 11th Ave.  
Ste. 310 
Caldwell, Idaho, 83605 
debbie.root@canyoncounty.id.gov 
 

Subject:  Agency Notice OR2022-0002RZ2022-0002  Christensen 

Dear Ms. Root: 
 
Thank you for the opportunity to respond to your request for comment. While DEQ does not review 
projects on a project-specific basis, we attempt to provide the best review of the information provided.  
DEQ encourages agencies to review and utilize the Idaho Environmental Guide to assist in addressing 
project-specific conditions that may apply.  This guide can be found at: 
https://www.deq.idaho.gov/public-information/assistance-and-resources/outreach-and-education/.   
 
The following information does not cover every aspect of this project; however, we have the following 
general comments to use as appropriate: 
 
 
1. AIR QUALITY 

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

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

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

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

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

 
 For questions, contact David Luft, Air Quality Manager, at (208) 373-0550.  
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2. WASTEWATER AND RECYCLED WATER 
 DEQ recommends verifying that there is adequate sewer to serve this project prior to 

approval.  Please contact the sewer provider for a capacity statement, declining balance 
report, and willingness to serve this project.   

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

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

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

 DEQ recommends that cities and counties develop and use a comprehensive land use 
management plan, which includes the impacts of present and future wastewater management 
in this area.  Please schedule a meeting with DEQ for further discussion and recommendations 
for planning development and implementation.   
 
For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-0550. 
 

3. DRINKING WATER 
 DEQ recommends verifying that there is adequate water to serve this project prior to approval.  

Please contact the water provider for a capacity statement, declining balance report, and 
willingness to serve this project. 

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

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

 DEQ recommends verifying if the current and/or proposed drinking water system is a 
regulated public drinking water system (refer to the DEQ website at: 
https://www.deq.idaho.gov/water-quality/drinking-water/.  For non-regulated systems, DEQ 
recommends annual testing for total coliform bacteria, nitrate, and nitrite. 

 If any private wells are included in this project, we recommend that they be tested for total 
coliform bacteria, nitrate, and nitrite prior to use and retested annually thereafter. 

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

 DEQ recommends cities and counties develop and use a comprehensive land use management 
plan which addresses the present and future needs of this area for adequate, safe, and 
sustainable drinking water.  Please schedule a meeting with DEQ for further discussion and 
recommendations for planning development and implementation.   
 
For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-0550. 
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4. SURFACE WATER 
 Please contact DEQ to determine whether this project will require an Idaho Pollutant 

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

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

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

 The Federal Clean Water Act requires a permit for filling or dredging in waters of the United 
States.  Please contact the US Army Corps of Engineers, Boise Field Office, at 10095 Emerald 
Street, Boise, or call 208-345-2155 for more information regarding permits.   
 
For questions, contact Lance Holloway, Surface Water Manager, at (208) 373-0550. 
 

5. SOLID WASTE, HAZARDOUS WASTE AND GROUND WATER CONTAMINATION 
 Solid Waste. No trash or other solid waste shall be buried, burned, or otherwise disposed of at 

the project site.  These disposal methods are regulated by various state regulations including 
Idaho’s Solid Waste Management Regulations and Standards (IDAPA 58.01.06), Rules and 
Regulations for Hazardous Waste (IDAPA 58.01.05), and Rules and Regulations for the 
Prevention of Air Pollution (IDAPA 58.01.01). Inert and other approved materials are also 
defined in the Solid Waste Management Regulations and Standards 

 Hazardous Waste.  The types and number of requirements that must be complied with under 
the federal Resource Conservations and Recovery Act (RCRA) and the Idaho Rules and 
Standards for Hazardous Waste (IDAPA 58.01.05) are based on the quantity and type of waste 
generated.  Every business in Idaho is required to track the volume of waste generated, 
determine whether each type of waste is hazardous, and ensure that all wastes are properly 
disposed of according to federal, state, and local requirements. 

 Water Quality Standards.  Site activities must comply with the Idaho Water Quality Standards 
(IDAPA 58.01.02) regarding hazardous and deleterious-materials storage, disposal, or 
accumulation adjacent to or in the immediate vicinity of state waters (IDAPA 58.01.02.800); 
and the cleanup and reporting of oil-filled electrical equipment (IDAPA 58.01.02.849); 
hazardous materials (IDAPA 58.01.02.850); and used-oil and petroleum releases (IDAPA 
58.01.02.851 and 852).   Petroleum releases must be reported to DEQ in accordance with 
IDAPA 58.01.02.851.01 and 04.  Hazardous material released to state waters, or to land such 
that there is likelihood that it will enter state waters, must be reported to DEQ in accordance 
with IDAPA 58.01.02.850. 
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 Ground Water Contamination.  DEQ requests that this project comply with Idaho’s Ground 
Water Quality Rules (IDAPA 58.01.11), which states that “No person shall cause or allow the 
release, spilling, leaking, emission, discharge, escape, leaching, or disposal of a contaminant 
into the environment in a manner that causes a ground water quality standard to be 
exceeded, injures a beneficial use of ground water, or is not in accordance with a permit, 
consent order or applicable best management practice, best available method or best 
practical method.”   
 
For questions, contact Matthew Pabich, Waste & Remediation Manager, at (208) 373-0550. 

6. ADDITIONAL NOTES 
 If an underground storage tank (UST) or an aboveground storage tank (AST) is identified at the 

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

 If applicable to this project, DEQ recommends that BMPs be implemented for any of the 
following conditions: wash water from cleaning vehicles, fertilizers and pesticides, animal 
facilities, composted waste, and ponds.  Please contact DEQ for more information on any of 
these conditions. 

 
We look forward to working with you in a proactive manner to address potential environmental impacts 
that may be within our regulatory authority.  If you have any questions, please contact me, or any of our 
technical staff at (208) 373-0550. 
 
Sincerely, 

 

Troy Smith  
Regional Administrator 
 



 

 
  

IDAHO TRANSPORTATION DEPARTMENT 
P.O. Box 8028  •  Boise, ID  83707-2028 

(208) 334-8300  •  itd.idaho.gov 

 

 
 
 
 

April 10, 2025 
 
 
Deb Root 
Canyon County Development Services 
111 North 11th Ave. Ste. 310 
Caldwell, Idaho 83605 
 
VIA EMAIL 
 

Development 
Application OR2022-0002/RZ2022-0002-CR 

Project Name Christensen Rezone 
Project Location Approx 2.6 miles east of US 95 MP 35.91 & 2.5 miles south of SH-19 MP 11.7  
Project Description Proposed 135 residential lots on 153 acres  
Applicant Dave Christensen/Phyllis Indart Trust 

 
The Idaho Transportation Department (ITD) reviewed the referenced application(s) and has the following comments: 
 

1. This project does not abut the state highway system. 
2. ITD reviewed the submitted Traffic Generation and Distribution (TG&D) number and have determined that 

minimal impact on the State Highway system.   
3. If at any time during the application process this development proposes more than 150 residences, a Traffic 

Impact Study (TIS) will be required to review.  
 

If you have questions regarding this application, you may contact Niki Benyakhlef at Niki.Benyakhlef@itd.idaho.gov or 
(208)334-8337. 
 
 
Sincerely, 

Niki Benyakhlef 
Niki Benyakhlef 
Development Services Coordinator 
ITD District 3 
Niki.Benyakhlef@itd.idaho.gov   
 

mailto:Niki.Benyakhlef@itd.idaho.gov
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IDAHO TRANSPORTATION DEPARTMENT 
P.O. Box 8028  •  Boise, ID  83707-2028 

(208) 334-8300  •  itd.idaho.gov 

 

 
 
 
 

January 16, 2025 
 
 
Deb Root 
Canyon County Development Services 
111 North 11th Ave. Ste. 310 
Caldwell, Idaho 83605 
 
VIA EMAIL 
 

Development 
Application OR2022-0002/RZ2022-0002-CR 

Project Name Christensen Rezone 
Project Location Approx 2.6 miles east of US 95 MP 35.91 & 2.5 miles south of SH-19 MP 11.7  
Project Description Proposed 135 residential lots on 153 acres  
Applicant Dave Christensen/Phyllis Indart Trust 

 
The Idaho Transportation Department (ITD) reviewed the referenced application(s) and has the following comments: 
 

1. This project does not abut the state highway system. 
2. Traffic Generation and Distribution (TG&D) numbers were not provided with this application. ITD needs more 

information to determine how this proposed use will impact the State Highway system. Depending on the 
findings of the TG&D a Traffic Impact Study (TIS) may be required.  

3. If at any time during the application process this development proposes more than 150 residences, a Traffic 
Impact Study (TIS) will be required to review.  

4. ITD reserves the right to make further comments upon review of any submitted traffic generation data or other 
requested documents. 
 

If you have questions regarding this application, you may contact Niki Benyakhlef at Niki.Benyakhlef@itd.idaho.gov or 
(208)334-8337. 
 
 
Sincerely, 

Niki Benyakhlef 
Niki Benyakhlef 
Development Services Coordinator 
ITD District 3 
Niki.Benyakhlef@itd.idaho.gov   
 

mailto:Niki.Benyakhlef@itd.idaho.gov
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EXHIBIT E 

Public Comments Received by Materials Deadline 
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July 30, 2025

Canyon County Planning & Zoning Commission
111 North 11th Avenue, Suite 310
Caldwell, ID 83605

From:
Anita Turner
19601 Van Slyke Road
Greenleaf, ID 83626
208-713-4813

Subject: Formal Opposition to Timber Ridge Subdivision – Applications OR2022-0002 and
RZ2022-0002

Dear Commissioners,

I am writing to formally oppose the proposed Timber Ridge Subdivision near Van Slyke and
Ustick Roads. This opposition is based on multiple factors: insufficient water resources and
declining groundwater quality; the negative impact of new wells on existing residents’ wells;
inadequate municipal infrastructure; increased traffic and safety concerns; loss of valuable
agricultural land; and inconsistency with local, county, and state planning goals.

Water Resource Concerns:
- High nitrate and arsenic levels have been documented in the area (HDR 2025 study,
Exhibits B2h and B2j). Many local wells already exceed safe EPA limits, and additional wells
for the subdivision will exacerbate contamination and reduce water availability for existing
residents.
- The City of Greenleaf’s water system is already struggling with poor quality and limited
capacity, serving fewer than 1,000 residents. Doubling demand for water and wastewater
services without infrastructure upgrades risks significant public health impacts and service
failures.

Infrastructure and Traffic Impacts:
- Traffic studies (Exhibit A7) estimate an additional 1,285 vehicle trips daily on Ustick and Van
Slyke Roads—rural routes already used by farm equipment and school buses. No
improvements are planned to mitigate safety hazards.
- Sewer and water infrastructure improvements are not funded or approved, yet the project
relies on municipal connections.

Agricultural and Rural Preservation:
- Prime farmland (Exhibit B2k) would be permanently converted to residential use, contrary to
the Canyon County Comprehensive Plan and Idaho’s Right to Farm Act (Idaho Code
§22-4503).
- This rezoning undermines rural character and invites incompatible land use conflicts.
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Conclusion:
For these reasons, I respectfully urge the Planning & Zoning Commission to deny the Timber
Ridge Subdivision and associated rezone applications.

Respectfully submitted,

Anita Turner
19601 Van Slyke Road
Greenleaf, ID 83626
208-713-4813



Snake River Canyon Scenic Byway 

 
 
 
 
 
   

           Showcasing the beauty and agricultural heritage of the Snake River Canyon 

        
 
 
 
To: Canyon County Planning and Zoning Commission 
Fr: Board of Directors, Snake River Canyon Scenic Byway 
Re: Cases No. OR2022-0002 and RZ2022-0002/Ustick and Van Slyke Rds 
Date: August 1, 2025 
 
The Snake River Canyon Board of Directors is opposed to this proposed change in the Comprehensive Plan 
designation and conditional rezone and development for the following reasons: 
 
1. The request is within the viewshed of the Snake River Canyon Scenic Byway, and will negatively impact the 
"Agricultural nature" of the Byway's immediate surroundings.  The Byway was approved by the Canyon County 
BOCC and ITD as Idaho's only "Agriculturally themed" Byway, and the proposed 135 lots (on 151 acres) do not 
in any way represent or protect the agricultural history, nature and value of the area as currently designated 
by the Plan.  This proposal is less than a half of a mile from the Byway, and in the heart of production 
agriculture land, and will negatively impact the Byway's viewshed, which highlights agriculture, not residential 
subdivisions. 
 
2. The insertion of a Single Family Residential zone in this area of the county will change the essentially 
"agricultural" character of the area.  It will adversely affect the agricultural way-of-life of the neighbors who 
choose to live surrounded by production agriculture. In other words, it will negatively affect the neighbor's 
property rights.  
 
Its’ negative impact on traffic and the movement of farm equipment in the area provides a dangerous 
situation for current residents and farmers alike.   Most traffic studies agree that for each new dwelling unit 8 
to 10 trips per day will be generated.  For this development that could represent 1,080 to 1,350 more vehicles 
per day on narrow county roads in a dense development located miles from any city limits. 
 
3. The insertion of a Single Family Residential zone in the middle of an agricultural zone, is a "foot-in-the-door" 
for further development of residential housing in an Ag zone. This property is on the border of the designated 
ag transition zone.  A Single Family zone, completely surrounded by agriculture, is the very opposite of 
protecting existing ag operations that are the economic backbone of our county.   And we have seen over and 
over, once a residential zone is placed into the middle of Ag land, it is quickly joined by other residential zones. 
Residential development of any kind in the agriculture zone negatively affects the character of the area, and 
can lead to the complete destruction of production agriculture and the neighbor's agricultural way-of-life.  
 
Feel free to contact Teri Ottens, Board Secretary/Treasurer at 208-869-6832 with any further questions. 
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CHRISTENSEN / INDART  

OR2022-0002/RZ2022-0002-CR 

 

 

 

 

GROWING TOGETHER DRONE VIDEO 8-11-25:  The link is located at  

 

https://www.canyoncounty.id.gov/land-hearings/  

August 21, 2025  Planning and Zoning Commission 

 

Exhibit E14 

https://www.canyoncounty.id.gov/land-hearings/
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Existing Land 
Uses within 
1.3 Mile of 
the Subject 

Property
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Land Use: Corn



Land use: Pasture



Land Use: Wheat



Land Use: Alfalfa



Land Use: Feedlot/Cattle



Land Use: Grapes



Land Use: Beans



Land use: Orchards 



Land Use: Dairy



Seed Crop Locations: Green Spots



Proposed
Elementary 
Boundaries

for
Fall of 2025
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Quick Recap on Elementary Boundary Goals:
1. Balance enrollments among nine elementary schools based on each 

building’s capacity and the projected 11,000 homes to be built in the 
next five years.

2. Revise proposed boundaries based off of the of feedback submitted by 
the community.



Community Awareness & Feedback Efforts
1. School meetings
2. Newsletter with map and Oct 31st Survey 

Feedback. (survey was bilingual)
3. Map available with QR code for Oct 31st survey 

at all Elementary schools through the 31st. 
4. 1,032 letters sent to all parents/guardians of 

students who would be moving due to the 
boundary changes. The letter also included a link 
to the November 15th survey. (letter and survey 
was bilingual)

5. November 15th survey and map posted to the 
district home page and shared via district 
newsletter.  



Results from Information Sessions and Post Surveys
Elementary 

School
Parents in 

Attendance
Feedback Cards 

Submitted
Oct 31st

Bilingual Survey 
Results

Bilingual Letters 
sent to families 
moving school

Nov 15th
Bilingual Survey Results

Lakevue 62 7 31 187 11

Central 
Canyon

12 3 40 206 7

Desert 
Springs

7 0 38 93 1

Skyway 27 5 16 153 4

East Canyon 24 8 88 302 2

Migrant 
Family 

Meeting

35 11 0

Birch N/A N/A 0 28 10

West Canyon N/A N/A 16 63 2



A History of Elementary Boundary Changes



1992
West Canyon

Central Canyon

East Canyon



2002
West Canyon

Central Canyon

East Canyon

Birch



2008
West Canyon

Central Canyon

East Canyon

Birch

Desert Springs

Lakevue



2024
West Canyon

Central Canyon

East Canyon

Birch

Desert Springs

Lakevue

Skyway



Proposal for 

Fall 2025
West Canyon

Central Canyon

East Canyon

Birch

Desert Springs

Lakevue

Skyway

Falcon Ridge

Warhawk





Projected Enrollments:
SCHOOL CAPACITY 2025-2026 2029-2030

West Canyon 625 351 537

Falcon Ridge 700* 604 819

Central Canyon 625 518 904

Lakevue 725 675 1103

Desert Springs 625 566 871

Skyway 800 696 1059

East Canyon 625 481 735

Warhawk 800 404 685

Birch 625 590 590



November 15th Feedback Survey Results

https://docs.google.com/spreadsheets/d/1ZXZ07Yly5OhfkQUnR2tl5gwI1AaQFvAB/edit?usp=sharing&ouid=105226085733765321346&rtpof=true&sd=true


Process for 
Rezoning

Elementary 
Boundaries

Updating Boundaries for Nine 
Elementary Schools
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Objectives When Considering Boundary Changes:
1. Balance enrollments among nine elementary schools based on each 

school’s respective building capacity.

2. Account for more than 11,000 homes that will be built within the next 
five years.

3. Review feedback from the Brown Bus Company, parents, staff, and 
students to help improve upon the boundary proposal.



The Process So Far:
1. Contracted with PowerSchool’s Projective Enrollment Analytics.

2. Uploaded enrollment data and city development data from Caldwell, 
Nampa, and Canyon County.

3. Reviewed the data and developed boundary proposals with a five year 
projection model (SY 2025 to SY 2029).



Visual Model Example
● Each dot represents a family 

with K-5 student(s).
● Red outlines represents 

11,000 newly approved 
developments.



After 9 drafts…

District leadership received feedback from:
● Brown Bus Company
● Elementary Principals

Principals invited parents to attend an information session to:
● review the boundary draft for their school
● to ask questions
● to provide feedback



Results from September Information Sessions…
Elementary 

School
Parents in 

Attendance
Feedback Cards 

Submitted

Lakevue 62 7

Central Canyon 12 3

Desert Springs 7 0

Skyway 27 5

East Canyon 24 8

Migrant Family 
Meeting

35 11

Birch N/A N/A

West Canyon N/A N/A



East Canyon
Proposed 

Boundaries
Building Capacity: 625

Projected 
Enrollments
2025 SY: 441
2026 SY: 609
2029 SY: 771

Linden Rd

M
id

d
leto

n
 R

d

KC
ID

 R
d

 

Ustick Rd

Cherry Ln

Karcher 
Rd

Orchard Ave

M
ad

iso
n

 R
d

M
id

lan
d

 R
d

11
th A

ve 

Sample of What 
Parents Reviewed



For Parents that 
Could Not Attend 
the Information 
Session…



For Parents that 
Could Not Attend 
the Information 
Session…

Survey open until 
October 25.



For Parents that 
Could Not Attend 
the Information 
Session…

Survey open until 
October 25.

Insert P
oster P

hoto Here



Results from Digital Survey to date…
Elementary 

School
Parent Feedback 

Submitted

Birch 25

Central Canyon 48

Desert Springs 28

East Canyon 52

Lakevue 56

Skyway 39

West Canyon 28



Experimenting with Parent Feedback…



Next Steps:
1. Review all the feedback and see if improvements can be made.

2. Release the proposed boundaries by November 1st. Families shifting to 
a different school will receive a letter as an additional communication 
effort.

3. Collect feedback from November 1st - November 30th.

4. Present the proposed boundaries and feedback to the board for 
approval or denial during the December board meeting.

5. If the board approves the boundaries, multiple communication efforts 
from December 2024 to Fall of 2025 will be sent to notify families. 



Timber Ridge 
Development

What the property looks like today. 
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Legal Criteria for 
Conditional 

Rezone

Why the Proposal Fails Canyon County’s 8 Rezone Standards



Executive Summary

• The proposed R-1 rezone directly conflicts 
with both Canyon County and Greenleaf’s 
adopted plans, disregards the agricultural 
character of the area, and lacks critical data 
on traffic, infrastructure, and public service 
impacts. Approval would set a precedent for 
leapfrog development, intensifying rural 
sprawl and eroding farmland.



Criterion 1: 2020 Comprehensive Plan 
Consistency
• The proposal is inconsistent with the Canyon County 

Comprehensive Plan and Greenleaf’s Future Land 
Use Map, which designate the site as Agriculture. 
Both plans prioritize farmland preservation and rural 
character in this location—no urban densities are 
planned or supported. Approval would directly 
contradict these policies.

https://www.canyoncounty.id.gov/wp-
content/uploads/2023/02/2020-CANYON-COUNTY-
COMPREHENSIVE-rev-map-1-5.pdf (page 93)

https://www.canyoncounty.id.gov/wp-content/uploads/2023/02/2020-CANYON-COUNTY-COMPREHENSIVE-rev-map-1-5.pdf
https://www.canyoncounty.id.gov/wp-content/uploads/2023/02/2020-CANYON-COUNTY-COMPREHENSIVE-rev-map-1-5.pdf
https://www.canyoncounty.id.gov/wp-content/uploads/2023/02/2020-CANYON-COUNTY-COMPREHENSIVE-rev-map-1-5.pdf
https://www.canyoncounty.id.gov/wp-content/uploads/2023/02/2020-CANYON-COUNTY-COMPREHENSIVE-rev-map-1-5.pdf
https://www.canyoncounty.id.gov/wp-content/uploads/2023/02/2020-CANYON-COUNTY-COMPREHENSIVE-rev-map-1-5.pdf
https://www.canyoncounty.id.gov/wp-content/uploads/2023/02/2020-CANYON-COUNTY-COMPREHENSIVE-rev-map-1-5.pdf
https://www.canyoncounty.id.gov/wp-content/uploads/2023/02/2020-CANYON-COUNTY-COMPREHENSIVE-rev-map-1-5.pdf
https://www.canyoncounty.id.gov/wp-content/uploads/2023/02/2020-CANYON-COUNTY-COMPREHENSIVE-rev-map-1-5.pdf
https://www.canyoncounty.id.gov/wp-content/uploads/2023/02/2020-CANYON-COUNTY-COMPREHENSIVE-rev-map-1-5.pdf
https://www.canyoncounty.id.gov/wp-content/uploads/2023/02/2020-CANYON-COUNTY-COMPREHENSIVE-rev-map-1-5.pdf
https://www.canyoncounty.id.gov/wp-content/uploads/2023/02/2020-CANYON-COUNTY-COMPREHENSIVE-rev-map-1-5.pdf
https://www.canyoncounty.id.gov/wp-content/uploads/2023/02/2020-CANYON-COUNTY-COMPREHENSIVE-rev-map-1-5.pdf
https://www.canyoncounty.id.gov/wp-content/uploads/2023/02/2020-CANYON-COUNTY-COMPREHENSIVE-rev-map-1-5.pdf
https://www.canyoncounty.id.gov/wp-content/uploads/2023/02/2020-CANYON-COUNTY-COMPREHENSIVE-rev-map-1-5.pdf
https://www.canyoncounty.id.gov/wp-content/uploads/2023/02/2020-CANYON-COUNTY-COMPREHENSIVE-rev-map-1-5.pdf
https://www.canyoncounty.id.gov/wp-content/uploads/2023/02/2020-CANYON-COUNTY-COMPREHENSIVE-rev-map-1-5.pdf
https://www.canyoncounty.id.gov/wp-content/uploads/2023/02/2020-CANYON-COUNTY-COMPREHENSIVE-rev-map-1-5.pdf


Subject Property, 
adjacent to former 
Residential Area



Van Slyke & Ustick in 
Intensive Agriculture 
Overlay, page 30



Comprehensive Plan pages 76-77



Is the proposed rezone in conformance with the Comp 
Plan? 

No!

The location of the 
proposed subdivision is in a 
designated Agriculture area 

as described by the 
Comprehensive Plan

As displayed on Google 
Earth and submitted Drone 
Footage, the Timber Ridge 

area is surrounded by 
farmland and orchards.



Criterion 2: More 
Appropriate Than Current 
Zoning?
No. Surrounding land uses are all active farms or large-lot subdivisions like 
Summerwind (2.6 and 2.1-acre averages). Agricultural zoning better reflects the 
area’s intended rural transition zone. The applicant’s justification—covering 
infrastructure costs—is a private financial concern, not a planning reason.



Criterion 3: Compatibility 
with Surrounding Land Uses

The proposed 0.82-acre average lots are incompatible with adjacent farms, some rural 
residential living and golf course uses. Without buffers or strict right-to-farm protections, 
conflicts over dust, odors, pesticide drift, and farm traffic are inevitable. This density is 
unlike any subdivision nearby, creating an urban pocket in a rural/agricultural landscape.



Sunnyslope Wine Trail

Approx Van 
Slyke & Ustick



Agventure Trail Map

Approx Van Slyke & 
Ustick



Criterion 4: Impact on 
Character of the Area



Criterion 4: 
Impact on 
Character of 
the Area

The subdivision will erode rural character by replacing 
open farmland with urban-density housing. Unlike 
Summerwind, which integrates open space buffers, 
Timber Ridge offers no visual or agricultural transition —
just abrupt, high-density lots bordering farms and the 
golf course.



One may suggest the 
TimberStone 

community is an 
exception to the area’s 
agricultural character, 

but….
data supports a 

different conclusion



The TimberStone community & golf course 
occupies approximately 290 acres*

*Google Earth



Residential lots, plus 
the golf course pro 
shop, parking lot, and 
training building 
occupy ~125ac*

*Google Earth



The TimberStone community contains 
~57%* predominantly turf-covered OPEN SPACE

*Google Earth



• The high-percentage 
open-space of the 
TimberStone 
neighborhood set the 
standard for residential 
developments melding 
with the character in this 
part of Canyon County

• Unless the proposed 
development is 
substantially revised, it 
will negatively affect the 
character of the area



Criterion 5: Adequate 
Facilities & Services
The plan lacks a proven, regulated water and wastewater provider if Greenleaf does 
not extend service. Known groundwater hazards (arsenic, uranium, nitrates) could 
threaten public health without enforceable, centralized treatment—placing the 
burden entirely on future homeowners.



Criterion 6: Public Street Improvements / Traffic 
Impacts

No Traffic Impact Study has 
been provided. Without it, the 
County cannot assess 
cumulative effects on Ustick 
and Van Slyke Roads, golf cart 
crossings, or agricultural 
equipment routes. Unknown 
impacts risk shifting future 
road costs to taxpayers 
through higher levies.



Criterion 7: Legal Access

While legal access exists, adequacy for projected traffic volumes is 
unverified. Without a TIS, there is no evidence the roads can safely 
accommodate the added traffic while preserving existing traffic flow and 
safety.



Criterion 8: 
Impacts to 

Essential Public 
Services

The proposal will strain already full 
schools, slow emergency response 

times, and stretch limited police and 
fire resources. No mitigation 

measures—such as impact fees or 
facility expansions—are offered to 

address these capacity limits.



Vallivue 
School 
District



Agenda 
Overview

• Current enrollment challenges and new school openings

• Impact of rapid growth on school capacity

• Proposed funding solutions and impact fees

• Community and local government responses

• Future projections and concerns about voter fatigue



Idaho Ed 
News

July 14, 2025

https://www.idahoednews.org/top-news/vallivue-to-open-
two-schools-but-projections-suggest-they-are-a-temporary-
fix/#:~:text=Vallivue%20School%20District%20at%20a,Math:
%2035.3%2C%20IRI:%2071.5

• Vallivue to open two schools, but projections suggest 
they are a temporary fix 

• Warhawk Elementary School 

• Falcon Ridge Elementary School

• Assistant Superintendent Joey Palmer: "Skyway 
Elementary, which was brand new in 2016-17, we were 
thrilled that we were able to build that school and alleviate 
the overcrowding at that time," Palmer said. "But guess 
what? Skyway Elementary is overcrowded, so we're 
repeating history all over again, or we're building two 
elementary schools, and then we're going to say at least 
we're sitting pretty for now.“



Idaho Ed News

Assistant Superintendent Joey Palmer 
• Palmer is grateful to be able to open two new 

schools to adequately serve Vallivue 
students, but the estimation that the 
district’s schools will reach capacity 
before 2030 hangs heavy in his mind.

• Palmer favors changing the law in Idaho to 
allow school districts to collect impact fees 
from developers, similar to policies in other 
states, to help fund new construction.

• As an alternative, Palmer supports local 
ordinances from both the city of Caldwell and 
Nampa to pass something like the city 
of Middleton did in 2024, which prohibits 
developments that would push schools over 
certain capacity levels.

• "If they did something, it doesn't have to be 
exactly what Middleton is doing, but if they 
did think creatively outside of the box, short 
of legislation saying, hey, impact fees need to 
be a thing for school districts, for developers 
to pay, it would be great," Palmer said.

https://www.idahoednews.org/top-news/vallivue-to-open-two-schools-but-projections-suggest-they-are-a-temporary-fix/#:~:text=Vallivue%20School%20District%20at%20a,Math:%2035.3%2C%20IRI:%2071.5
https://www.ktvb.com/article/news/local/208/vallivue-school-district-opens-2-new-elementary-schools-amid-rapid-growth-idaho/277-a25e554a-e1c0-4485-94ff-b77a4ddcf26b
https://www.ktvb.com/article/news/local/208/vallivue-school-district-opens-2-new-elementary-schools-amid-rapid-growth-idaho/277-a25e554a-e1c0-4485-94ff-b77a4ddcf26b
https://www.ktvb.com/article/news/local/208/vallivue-school-district-opens-2-new-elementary-schools-amid-rapid-growth-idaho/277-a25e554a-e1c0-4485-94ff-b77a4ddcf26b


Idaho Ed News (continued) 

• Nampa Councilman Sebastian Griffin said in a statement to 
KTVB:

“In regard to recent reports from Vallivue SD, I believe we are approving too 
much, too fast, and it’s time to take a breath.
 It is clear that growth is no longer paying for itself, and the effects of growth 
are being felt across the Valley.
For me personally, I would absolutely be willing to consider a similar 
ordinance, especially if it helped bring all stakeholders to the table. It is 
crucial for us to have all relevant data and information regarding the effects 
of growth, especially on our schools, prior to any further approval of 
development.”



Idaho Ed News (continued)

Caldwell Councilwoman Diana Register in a statement to KTVB
• "The Vallivue School District has made it clear they expect to be full again 

by 2029, even with the addition of new schools. That’s a serious concern. 
If we continue to approve growth at the current pace without fully 
understanding the strain on infrastructure, we risk putting unnecessary 
pressure on the schools—and by extension, the community. If the 
district’s only option becomes another bond, that cost ultimately falls on 
the taxpayers. That’s not how growth is supposed to work. We often hear 
that growth should pay for growth, but if we’re relying on bonds to fill those 
gaps, it’s the current residents footing the bill time and time again

https://www.idahoednews.org/top-news/vallivue-to-open-two-schools-but-projections-suggest-they-are-a-temporary-fix/#:~:text=Vallivue%20School%20District%20at%20a,Math:%2035.3%2C%20IRI:%2071.5
https://www.idahoednews.org/top-news/vallivue-to-open-two-schools-but-projections-suggest-they-are-a-temporary-fix/#:~:text=Vallivue%20School%20District%20at%20a,Math:%2035.3%2C%20IRI:%2071.5


The 208: Vallivue 
School District opens 

2 new elementary 
schools amid rapid 

growth

• July 21, 2025

• https://www.ktvb.com/article/news/local/208/v
allivue-school-district-opens-2-new-
elementary-schools-amid-rapid-growth-
idaho/277-a25e554a-e1c0-4485-94ff-
b77a4ddcf26b

• As developers convert farmland into 
developments, enrollment has surged beyond 
the capacity of the district's existing facilities.

• District Assistant Superintendent Joey Palmer:
• Palmer said continued growth makes him 

concerned about voter fatigue if the district 
were to seek additional funding from them 
for future construction projects.

• "Voters are feeling the burnout," he said. 
"Although we got 72% voter approval to 
build these two schools, we also receive a 
lot of feedback at the district office saying, 
'Hey, how come developers aren't paying 
their fair share?’”



The 208: Vallivue School District opens 2 new 
elementary schools amid rapid growth (continued)

• District Assistant Superintendent Joey Palmer:
• "You want to take care of your community, but it's also difficult whenever 

it seems like the growth... does it have any end in sight?" he said.
• The district is already projecting capacity issues at the high school level 

soon as housing developments continue to expand around existing 
campuses.



Managing growth in a way that aligns with existing 
infrastructure and ensures every student has the 

space, resources, and support needed to succeed 
is a responsibility.



Rural Sprawl Concern
Extending city services more than two miles from 

Greenleaf’s boundary to serve this subdivision 
would fuel additional rural sprawl. Once extended, 

sewer lines would encourage higher-density 
requests in surrounding farmland, compounding 

infrastructure and service burdens.



Conclusion

The proposal fails multiple mandatory criteria under Canyon County Code §07-
06-07. It conflicts with adopted plans, is incompatible with the area, and lacks 
essential impact studies. The County should deny the rezone to protect public 
health, safety, and the rural character of Greenleaf’s impact area.
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EXHIBIT F 

DRAFT – Findings of Fact, Conclusions of Law & Order (FCOs) 
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 PLANNING & ZONING COMMISSION 
Christensen/Indart – Comprehensive Plan Amendment –OR2022-0002 

DRAFT        FINDINGS OF FACT, CONCLUSION OF LAW AND ORDER 
 

 

Case # OR2022-0002 Christensen/Indart Findings of fact, Conclusions of law and Order Page 1 

 

 
In the matter of the application of 
Christensen/Indart – Case No. OR2022-0002 
The Canyon County Planning and Zoning 
Commission consider the following: 
 
A Comprehensive Plan Amendment changing 
the Future Land Use designation from 
“Agriculture” to “Residential” for 
approximately 151.56 total acres including the 
following parcels R36523 (73.06 acres), R36525 
(36.79 acres), R33209 (41.21 acres) and R33210 
(0.50 acres).  The properties are located at and 
adjacent to 23422 Ustick Road along Ustick 
and Van Slyke Roads and are further described 
as being a portion of 4N-4W-31 SE and 3N-4W-
06-NE, Boise-Meridian, Canyon County, Idaho. 
 
 
Summary of the Record: 
1. The applicant is requesting a Comprehensive Plan Amendment to amend the future land use 

designation from “Agriculture” to “Residential” for approximately 151.56 total acres including the 
following parcels:  R36523 (73.06 acres), R36525 (36.79 acres), R33209 (41.21 acres) and R33210 
(0.50 acres). The properties are located at and adjacent to 23422 Ustick Road along Ustick and Van 
Slyke Roads and are further described as being a portion of 4N-4W-31 SE and 3N-4W-06-NE, Boise-
Meridian, Canyon County, Idaho. 
 

2. The application was filed February 2022.  The applicable Comprehensive Plan is the 2020 Plan.  The 
subject properties are designated as “Agriculture” on the 2020 Canyon County Future Land Use 
Map. 

  

3. The property is located within the Greenleaf Area of City Impact.  Greenleaf designates the subject 
properties as “Agricultural” within the City’s Comprehensive Plan. 

 

4. The subject property is located within Golden Gate Highway District, Wilder and Homedale Fire 
Districts, Vallivue and Homedale School Districts, and Wilder Irrigation District along with the Boise 
Project Board of Control. 

 

5. The neighborhood meeting for the revised application was held on August 15, 2024 pursuant to 
CCZO §07-01-15. The revised application and draft concept plan was submitted on August 23, 2024. 

 

6. Notice of the public hearing was provided on in accordance with CCZO §07-05-01.  Agency and City 
of Greenleaf notice was provided on December 10, 2024 and July 17, 2025. A full political notice was 
provided on July 22, 2025. Newspaper notice was provided on July 22, 2025. Property owners within 
300 feet were notified by mail on July 22, 2025. The property was posted on July 22, 2025. 

 



 
 

Case # OR2022-0002 Christensen/Indart– Findings of fact, Conclusions of law and Order Page 2 

7. The record herein consists of exhibits provided as part of the public hearing staff report, public 
testimony, and all information in case file OR2022-0002 and RZ2022-0002-CR. 

 
Applicable Law 
1. The following laws and ordinances apply to this decision: Canyon County Code of Ordinances 

(CCCO) §01-17 (Land Use/Land Division Hearing Procedures), CCCO §07-05 (Notice, Hearing and 
Appeal Procedures), CCCO §07-06-01 (Initiation of Proceedings), CCCO §07-06-03 (Comprehensive 
Plan Amendment), CCCO §09-03 Greenleaf Impact Area, Title 67 Chapter 65 §67-6537(Use of 
Surface and Groundwater), ( CCCO §07-06-07 (Conditional Rezones), and Idaho Code §67-6511 
(Zoning Map Amendments and Procedures). 

 

a. Notice of the public hearing was provided per CCCO §07-05-01 and Idaho Code §67-6509.   
 

b. The presiding party may establish conditions, stipulations, restrictions, or limitations which 
restrict and limit the use of the rezoned property to less than the full use allowed under the 
requested zone and which impose specific property improvement and maintenance requirements 
upon the requested land use. Such conditions, stipulations, restrictions, or limitations may be 
imposed to promote the public health, safety, and welfare, or to reduce any potential damage, 
hazard, nuisance, or other detriment to persons or property in the vicinity, to make the land use 
more compatible with neighboring land uses. See CCCO §07-06-07(1). 

 

c. All conditional rezones for land use shall commence within two (2) years of the approval of the 
board. If the conditional rezone has not commenced within the stated time requirement, the 
application for a conditional rezone shall lapse and become void. See CCCO §07-05-01 

 

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

3. The commission has the authority to exercise powers granted to it by the Idaho Local Land Use 
and Planning Act (“LLUPA”) and can establish its own ordinances regarding land use, including 
subdivision permits. See I.C. §67-6504, §67-6511.  

 

4. 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. CCCO §07-03-01, 07-06-05.  

 

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

 

6. 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 

https://advance.lexis.com/api/document/collection/statutes-legislation/id/5HD6-49V0-004D-D2GJ-00000-00?context=1000516
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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. 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. CCCO 07-05-03(1)(I).  

 

 
The application, OR2022-0002, was presented at a public hearing before the Canyon County Planning 
and Zoning Commission on August 21, 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 Planning and Zoning Commission decides as follows: 
 

Conclusions of Law 
For Case File OR2022-0002, the Planning and Zoning Commission finds and concludes the following 
regarding the Standards of Review for a Comprehensive Plan Amendment (§07-06-03 CCZO): 
 
07-06-03: COMPREHENSIVE PLAN AMENDMENT CRITERIA: 
(1) The commission shall review the particular facts and circumstances of each proposed 

comprehensive plan amendment and make a recommendation regarding the same to the board. 
The commission and the board shall determine whether the proposed amendment meets the 
requirements of the local land use planning act, Idaho Code title 67, chapter 65, and is consistent 
with the comprehensive plan's purposes, goals and policies 

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

 
  CONCLUSION: The requested type of growth is not in conformance with the comprehensive 

plan.  The 2020 Comprehensive Plan designates the properties as Agriculture on 
the Future Land Use Map.  The Plan generally “…encourages the protection of 
agricultural lands and land uses for the production of food and fiber…”  The 
Commission acknowledges that there is residential development in the area but 
that this area of the county consists primarily of agriculture and intensive 
agricultural operations and the Plan does not support residential growth in this 
area of the county. 

   
  FINDING:  

1. The Future Land Use Map designates the properties as ‘Agriculture’ (Exhibit B2e).  
2. The property lies within the City of Greenleaf area of city impact.  The property is 

designated agricultural on the Greenleaf future land use map (Exhibit B2f). 
3. The properties are currently and have historically been in agricultural production 

including crops and livestock (B2a, C1). 
4. The area is not trending toward residential development.  There are some residential 

developments in the area created through conditional use permit approvals from 1998-
2011.  Those developments are zoned agricultural.  There are conditionally zoned 
properties in the area, CPR2008-2, subject to a development agreement DA#08-111 
recorded as instrument #2008051339.  The properties have been and remain in 
agricultural crop production including corn and orchards (Exhibit B2a & Exhibit C). 
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5. The request is inconsistent with, but not limited to, the following goals and policies of the 
2020 Canyon County Comprehensive Plan: 

 

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

 Population Goal No. 1: “Consider population growth trends when making land use 
decisions.” 
 

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

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

 Land Use – Residential Policy #2: “Encourage residential development in areas where 
agricultural uses are not viable.” 
 

 Agricultural Policy #1: “Preserve agricultural lands and zoning classifications.” 
 

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

 Natural Resources Goals #1: “To support the agricultural industry and preservation 
of agricultural land.” 
 

 Natural Resources Policy #3: “Protect agricultural activities from land use conflicts or 
undue inference created by existing or proposed residential, commercial or industrial 
development.” 

 
B. When considering the surrounding land uses, is the proposed land use more appropriate than 

the current comprehensive plan designation; 
 

  CONCLUSION: The proposed land use amendment is not more appropriate than the current 
comprehensive plan designation of Agriculture.  Although there are pockets of 
development in the vicinity, inclusive of the Timberstone Golf Course, the 
subject properties and the surrounding land uses are predominantly agricultural 
consistent with the Comprehensive Plan designation of Agriculture.   

   
  FINDING:  

1. The subject parcels are zoned “A” (Agricultural).  The land use is predominantly 
agricultural.  Properties within the immediate vicinity are predominantly zoned “A” with 
the average lot size of 19.13 acres for properties within the 600 foot notification area 
(Exhibits B1, B2a, B2c, B2d, B6, C1, and C2). 
 

2. The golf course associated and nearby developments have an average lot size of 2.28 
acres for 146 lots on 311 acres.  Summerwind at Orchard Hills has greater than 50% of 
the developed property in open space providing a natural barrier between the 
residential uses and agricultural lands.  The developments in the area are not urban 
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density subdivisions.  The properties to the north, south and west are agricultural and 
designated agricultural on the future land use map. 
 

3. The property consists of moderately-suited soils and that are considered prime farmland 
and farmland of statewide importance, if irrigated. An approximate 9 acres of parcel 
R33209 is not considered prime farmland (Exhibits B2k). 

 
4. Within the vicinity, the following residential zones have been approved or pending final 

approval: 
 

 CPR2008-2 (Williamson):  Comprehensive Plan Amendment to “Residential” and 
conditional rezone to a “CR-RR” (Rural Residential) Zone of 311 acres approved in 
2008 subject to development agreement DA#08-111 (Exhibit B8). Although 311 
acres was conditionally zoned “CR-RR”, the 311 acres remains in agricultural use. 
The development agreement included landscaping, exterior lighting, open space and 
subdivision requirements which have not been met; and therefore, it is unknown if 
the zone and agreement are vested or expired which would revert the 311 acres 
back to an agricultural zone (Exhibit B2c Zoning Map) 

 OR2021-0012 and RZ2021-0027-CR (Van Slyke Farms):  [pending final signature on 
FCOs and Development Agreement] Comprehensive Plan Amendment to 
“Residential” for approximately 4.66 acres (the balance of the 26 acres was 
identified as Residential in 2020 Plan) and a conditional rezone of 26 acres from 
“Agricultural” to “CR-Rural Residential” with a minimum lot size of two (2) acres and 
no secondary residences.  Due to water quality and safety concerns, wells must be 
drilled, cased and sealed to a minimum depth of 350 feet. 

 

4. The subject property is located within a one-mile radius of eight residential subdivisions, 
146 total lots on a total of 333.38 acres with an average lot size of 2.28 acres (Exhibit B2d). 
The applicants are proposing 135 residential lots on 151 acres with an average lot size of 
0.82 acres.  All of the existing subdivisions are zoned agricultural and were approved 
under a different ordinance and comprehensive plan; and therefore, do not reflect 
current goals and policies.  These development final plats were recorded from 1998 with 
the most recent being 2011.  A replat of a common lot to adjust for setback requirements 
was completed in 2022.   
 

C. Is the proposed comprehensive plan amendment compatible with surrounding land uses; 
 
  CONCLUSION: The proposed comprehensive plan amendment is not compatible with 

surrounding land uses.  The predominant zone and land use is agricultural.  
Although there is residential development in the area the predominant land use 
is agricultural with an average lot size of 19.3 acres within the 600 foot 
notification area.  The proposed 135 residential lot development will nearly 
double the current residential development (146 platted lots) in the area with 
urban transition sized lots of 0.82 acres and very little planned open space or 
transition areas.  The current average lot size of 2.28 in this area of the county, 
doubling the residential units in an intensive agricultural area has the potential 
for conflict with agricultural operations and traffic.  Creating further 
development sprawl may have the devasting affect of encouraging additional 
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creep of residential development in an area that currently does not have 
planned urban services now or into the future. 

   
  FINDING:  

1. The subject properties are zoned “A” (Agricultural) (Exhibit B1 and B2c).   
2. There are eight platted subdivisions within one mile of the development with an 

average lot size of 2.28 acres (Exhibit B2d).  The majority of the subdivision 
development is immediately within or surrounding the Timberstone Golf Course located 
adjacent to the subject properties and east of Van Slyke Road.  All of the platted 
developments are zoned agricultural and created through the former conditional use 
process. 

3. In 2008 a conditional rezone to “CR-Rural Residential” of 311 acres was approved 
(Williamson properties).  To date the properties have not been developed and are in 
agricultural production including crops and orchards. (Exhibit B2a, B2c, and C2) No 
development plan has been submitted or approved for these properties. 

4. The predominant use of the properties in the area is agricultural crop production with 
sporadic ag-residential homes on farms.  (Exhibits B2a, C1, C2) 

5. The property is located within the Greenleaf area of city impact but is located more than 
two (2) miles from the Greenleaf city limits (Exhibit B2p.) 

6. Friends Dairy CAFO is located just over one mile to the north and east of the subject 
properties at Tucker Road and Boehner Road intersection.  The dairy has a large 
composting operation and also applies nutrients to area fields. (Exhibit B2l, C1). 

 
D. Do development trends in the general area indicate that the current designation and 

circumstances have changed since the comprehensive plan was adopted; 
 
  CONCLUSION: The development trends in the general area have not changed to support the 

requested comprehensive amendment from an “Agriculture” designation to a 
“Residential” designation.   

  FINDING:  
1. The future land use map within the 2020 Canyon County Comprehensive Plan 

designates the subject property as “Agriculture”.  Most of the residential designation 
came from the 2008 approval (CPR2008-2, Williamson).   

2. The properties and surrounding area are not growth areas.  The parcels are located 
within Traffic Analysis Zones (TAZ) #2718 comprising an area of 616 acres and #2731 
comprising an area of approximately 2,012 acres. The forecasted household growth for 
TAZ #2731 is for two households and for TAZ #2718 no additional household growth is 
forecasted (Exhibit B2g). COMPASS (Community Planning Association of Southwest 
Idaho) maintains and uses the data as part of the Communities in Motion Regional 
Transportation Plan which uses future population, households and jobs forecasts to 
determine future transportation needs for the Treasure Valley. COMPASS forecasts do 
not indicate a population or household growth in the area due to large farmlands and 
agricultural uses and lack of infrastructures and amenities necessary to support 
residential growth. 

3. The property is located within Greenleaf’s Area of City Impact which designates the 
property as “Agricultural” (Exhibit B2f). 
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4. There has been one recent approval (pending signature) of a comprehensive plan 
amendment to residential for 4.66 acres on the Van Slyke Farms properties to the south.  
No other amendments to the 2020 Plan have been submitted or approved for this area 
of the county.  The conditional rezone was changed from requested “CR-R1” (Single 
Family Residential) with a one acre average minimum lot sizes to “CR-RR” (CR-Rural 
Residential) with a minimum lot size of two (2) acres with no secondary residences 
allowed (pending BOCC signature on FCOs and Development Agreement). 

5. The majority of lots created through the subdivision approvals 1998- 2011 remained 
generally undeveloped through 2019.  Residential construction primarily occurred in the 
last five to six years (Exhibit B6 Google review and GIS imagery2020/2025). 

 
E. Will the proposed comprehensive plan amendment impact public services and facilities. What 

measures will be implemented to mitigate impacts? (Ord. 11-003, 3-16-2011) 
 
CONCLUSION: The proposed comprehensive plan amendment may impact public services or 

facilities.  Golden Gate Highway District will require a traffic impact study 
specific to the proposed development to determine impacts if any (Exhibit D6 
and D7).  No traffic study has been completed for this development proposal.  
Vallivue School District expressed concerns with adding development because 
projections indicate that existing and new schools will reach or exceed capacity 
by 2029 considering currently approved but not yet constructed development in 
their district (Exhibit D3 and D3a).   Longer response times are expected from all 
services including police, fire and EMS.   

   
  FINDING:  

1. Agencies were notified of the application through a full political notification 07-17-25 
and specific requests for comment were sent to affected agencies 12-10-25 (see case 
file OR2022-0002). 

2. The following agencies commented:  Idaho Department of Environmental Quality, 
Southwest District Health, Golden Gate Highway District, Vallivue School District, Idaho 
Transportation Department, DSD Engineering, and the Boise Project Board of Control 
(Exhibits D1-D6). 

3. For the Comprehensive Plan Amendment the notified agencies providing comment did 
not provide comments that indicate significant concerns regarding impact on public 
services and facilities.  However, Vallivue School District did express concerns with 
continued growth on school capacity (Exhibit D3 and D3a).  Golden Gate Highway 
District requires a traffic study, accesses may require a variance due to sight distance 
concerns due to topography of the road ways and required access spacing (D6).   

4. Mitigation through conditions of approval regarding traffic, access, irrigation, water and 
sanitary services could potentially be addressed at the time of future development if the 
Comprehensive Plan Amendment and Conditional Rezone are approved. 

 
 

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

 
CONCLUSION:   The proposed amendment would allow for the use of the property for residential 

uses.  Any uses allowed or conditionally permitted in accordance with CCZO, must 
comply with all applicable federal, state, and local laws with regard to water 
quantity and quality.  The development application proposes and shall be subject 
to conditions of approval to install community well(s) for potable water and 
connection to the City of Greenleaf waste treatment system (Exhibit A2).  The 
property has irrigation water available and shall be conditioned to provide 
pressurized irrigation system to all lots should the Comprehensive Plan 
Amendment and Conditional Rezone be approved. 

 
 
Order 
Based upon the Findings of Fact, Conclusions of Law contained herein, the Planning and Zoning Commission 
forwards this case with a recommendation of denial for Case No. OR2022-0002, a Comprehensive Plan 
Amendment for parcels R36523 (73.06 acres), R36525 (36.79 acres), R33509 (41.21 acres) and R33210 
(0.50 acres) from “Agriculture” to “Residential”. 
 

 
 
RECOMMENDED FOR DENIAL 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 of 2025,  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 executed the same. 

 

  Notary:      

 

 My Commission Expires:  

 ___________________________ 



 PLANNING AND ZONING COMMISSION 
Christensen/Indart—Conditional Rezone –RZ2022-0002-CR 

DRAFT        FINDINGS OF FACT, CONCLUSION OF LAW AND ORDER 
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In the matter of the application of 
Christensen/Indart – Case No. RZ2022-0002-CR 
The Canyon County Planning and Zoning 
Commission consider the following: 
 
A Conditional Rezone from “A” (Agricultural) 
to “CR-R1” (Single Family Residential) for 
approximately 151.56 total acres including the 
following parcels R36523 (73.06 acres), R36525 
(36.79 acres), R33209 (41.21 acres) and R33210 
(0.50 acres).  The properties are located at and 
adjacent to 23422 Ustick Road along Ustick 
and Van Slyke Roads and are further described 
as being a portion of 4N-4W-31 SE and 3N-4W-
06-NE, Boise-Meridian, Canyon County, Idaho. 
 
 
Summary of the Record: 
1. The applicant is requesting a Conditional Rezone to amend the zoning from “A” (Agricultural) to “CR-

R1” (Single Family Residential) for approximately 151.56 total acres including the following parcels:  
R36523 (73.06 acres), R36525 (36.79 acres), R33209 (41.21 acres) and R33210 (0.50 acres). The 
properties are located at and adjacent to 23422 Ustick Road along Ustick and Van Slyke Roads and 
are further described as being a portion of 4N-4W-31 SE and 3N-4W-06-NE, Boise-Meridian, Canyon 
County, Idaho. 
 

2. The application was filed February 2022.  The applicable Comprehensive Plan is the 2020 Plan.  The 
subject properties are designated as “Agriculture” on the 2020 Canyon County Future Land Use Map 
(Exhibit B2e). 

  

3. The property is located within the Greenleaf Area of City Impact.  Greenleaf designates the subject 
properties as “Agricultural” within the City’s Comprehensive Plan. 

 

4. The subject property is located within Golden Gate Highway District, Wilder and Homedale Fire 
Districts, Vallivue and Homedale School Districts, and Wilder Irrigation District along with the Boise 
Project Board of Control. 

 

5. The neighborhood meeting for the revised application was held on August 15, 2024 pursuant to 
CCZO §07-01-15. The revised application and draft concept plan was submitted on August 23, 2024. 

 

6. Notice of the public hearing was provided on August 21, 2025 in accordance with CCZO §07-05-01.  
Agency and City of Greenleaf notice was provided on December 10, 2024 and July 17, 2025. A full 
political notice was provided on July 22, 2025. Newspaper notice was provided on July 22, 2025. 
Property owners within 300 feet were notified by mail on July 22, 2025. The property was posted on 
July 22, 2025. 
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7. The record herein consists of exhibits provided as part of the public hearing staff report, public 
testimony, and all information in case file OR2022-0002 and RZ2022-0002-CR. 

 
Applicable Law 
1. The following laws and ordinances apply to this decision: Canyon County Code of Ordinances 

(CCCO) §01-17 (Land Use/Land Division Hearing Procedures), CCCO §07-05 (Notice, Hearing and 
Appeal Procedures), CCCO §07-06-01 (Initiation of Proceedings), CCCO §07-06-03 (Comprehensive 
Plan Amendment), CCCO §09-03 Greenleaf Impact Area, Title 67 Chapter 65 §67-6537(Use of 
Surface and Groundwater), ( CCCO §07-06-07 (Conditional Rezones), and Idaho Code §67-6511 
(Zoning Map Amendments and Procedures). 

 

a. Notice of the public hearing was provided per CCCO §07-05-01 and Idaho Code §67-6509.   
 

b. The presiding party may establish conditions, stipulations, restrictions, or limitations which 
restrict and limit the use of the rezoned property to less than the full use allowed under the 
requested zone and which impose specific property improvement and maintenance requirements 
upon the requested land use. Such conditions, stipulations, restrictions, or limitations may be 
imposed to promote the public health, safety, and welfare, or to reduce any potential damage, 
hazard, nuisance, or other detriment to persons or property in the vicinity, to make the land use 
more compatible with neighboring land uses. See CCCO §07-06-07(1). 

 

c. All conditional rezones for land use shall commence within two (2) years of the approval of the 
board. If the conditional rezone has not commenced within the stated time requirement, the 
application for a conditional rezone shall lapse and become void. See CCCO §07-05-01 

 

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

3. The commission has the authority to exercise powers granted to it by the Idaho Local Land Use 
and Planning Act (“LLUPA”) and can establish its own ordinances regarding land use, including 
subdivision permits. See I.C. §67-6504, §67-6511.  

 

4. 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. CCCO §07-03-01, 07-06-05.  

 

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

 

6. 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 

https://advance.lexis.com/api/document/collection/statutes-legislation/id/5HD6-49V0-004D-D2GJ-00000-00?context=1000516
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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. 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. CCCO 07-05-03(1)(I).  

 
Conclusions of Law 
For Case File RZ2022-0002-CR, the Planning and Zoning Commission finds and concludes the following 
regarding the Standards of Review for a Conditional Rezone from “A” (Agricultural) to “CR-R1” (Single 
Family Residential) (§07-06-07 CCZO): 
 
07-06-07: CONDITIONAL REZONE CRITERIA: 
(1) The commission shall review the particular facts and circumstances of each proposed conditional 

rezone and make a recommendation regarding the same to the board.  The presiding party shall 
apply the following standards when evaluating the proposed conditional rezone: 

 
A. Is the proposed conditional rezone generally consistent with the comprehensive plan? 

 
  CONCLUSION: The requested type of growth is not consistent with the comprehensive plan.  

The 2020 Comprehensive Plan designates the properties as Agriculture on the 
Future Land Use Map.  The Plan generally “…encourages the protection of 
agricultural lands and land uses for the production of food and fiber…”  The 
Commission acknowledges that there is residential development in the area but 
that this area of the county consists primarily of agriculture and intensive 
agricultural operations and the Plan does not support residential growth in this 
area of the county. 

   
  FINDING:  

1. The Future Land Use Map designates the properties as ‘Agriculture’ (Exhibit B2e).  
2. The property lies within the City of Greenleaf area of city impact.  The property is 

designated agricultural on the Greenleaf future land use map (Exhibit B2f). 
3. The properties are currently and have historically been in agricultural production 

including crop and livestock (B2a, C1). 
4. The area is not trending toward residential development.  There are developments in 

the area created through conditional use permit approvals from 1998-2011.  Those 
developments are zoned agricultural.  There are conditionally zoned properties in the 
area, CPR2008-2, subject to a development agreement DA#08-111 recorded as 
instrument #2008051339.  The properties have been and remain in agricultural crop 
production including corn and orchards (Exhibit B2a & Exhibit C). 

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

 

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

 Population Goal No. 1: “Consider population growth trends when making land use 
decisions.” 
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 Population Policy No. 3: “Encourage future population to locate in areas that are 
conducive for residential living and do not pose an incompatible land use to other 
land uses.” 
 

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

 Land Use – Residential Policy #2: “Encourage residential development in areas where 
agricultural uses are not viable.” 
 

 Agricultural Policy #1: “Preserve agricultural lands and zoning classifications.” 
 

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

 Natural Resources Goals #1: “To support the agricultural industry and preservation 
of agricultural land.” 
 

 Natural Resources Policy #3: “Protect agricultural activities from land use conflicts or 
undue inference created by existing or proposed residential, commercial or industrial 
development.” 

 
B. When considering the surrounding land uses, is the proposed conditional rezone more 

appropriate than the current zoning designation; 
 

  CONCLUSION: The proposed Conditional Rezone from “A” (Agricultural) to “CR-R1” (CR-Single 
Family Residential) is not more appropriate than the current zoning designation 
of “A” (Agricultural).  The Commission acknowledges that there is residential 
development in the area, inclusive of the Timber Stone Golf Course; however, 
the subject properties and the surrounding land uses are predominantly 
agricultural consistent with the Comprehensive Plan designation of Agriculture.   

   
  FINDING:  

1. The subject property is currently zoned “A” (Agricultural). Per CCCO 07-10-25(1), the 
purposes of the “A” (Agricultural) Zone are to:  

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

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

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

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

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

2. The land use in this region of the county is predominantly agricultural.  Properties within 
the immediate vicinity are predominantly zoned “A” (Agricultural) with the average lot 
size of 19.13 acres for properties within the 600 foot notification area (Exhibits B1, B2a, 
B2c, B2d, B6, C1, and C2). 
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3. The golf course and associated nearby developments have an average lot size of 2.28 

acres for 146 lots on 311 acres.  Summerwind at Orchard Hills/Timber Stone has greater 
than 50% of the developed property in open space providing a natural barrier or 
transition between the residential uses and agricultural lands.  The existing 
developments in the area are not urban density type subdivisions.  The properties to the 
north, south, and west are agricultural and designated agricultural on the future land 
use map. 
 

4. The property consists primarily of moderately-suited soils, designated as Class 3 and 
Class 4, that are considered prime farmland and farmland of statewide importance, if 
irrigated. An approximate 9 acres of parcel R33209 is not considered prime farmland 
(Exhibits B2k). 

 
5. Within the vicinity, the following residential zones have been approved or pending final 

approval: 
 

 CPR2008-2 (Williamson):  Comprehensive Plan Amendment to “Residential” and 
conditional rezone to a “CR-RR” (Rural Residential) Zone of 311 acres approved in 
2008 subject to development agreement DA#08-111 (Exhibit B8). Although 311 
acres was conditionally zoned “CR-RR”, the 311 acres remains in agricultural use. 
The development agreement included landscaping, exterior lighting, open space and 
subdivision requirements which have not been met; and therefore, it is unknown if 
the zone and agreement are vested or expired which would revert the 311 acres 
back to an agricultural zone (Exhibit B2c Zoning Map) 

 OR2021-0012 and RZ2021-0027-CR (Van Slyke Farms):  [pending final signature on 
FCOs and Development Agreement] Comprehensive Plan Amendment to 
“Residential” for approximately 4.66 acres (the balance of the 26 acres was 
identified as Residential in 2020 Plan) and a conditional rezone of 26 acres from 
“Agricultural” to “CR-Rural Residential” with a minimum lot size of two (2) acres and 
no secondary residences.  Due to water quality and safety concerns, wells must be 
drilled, cased and sealed to a minimum depth of 350 feet. 

 

6. The subject property is located within a one-mile radius of eight residential subdivisions, 
146 total lots on a total of 333.38 acres with an average lot size of 2.28 acres (Exhibit B2d). 
The applicants are proposing 135 residential lots on 151 acres with an average lot size of 
0.82 acres.  All of the existing subdivisions are zoned agricultural and were approved 
under a different ordinance and comprehensive plan; and therefore, do not reflect 
current goals and policies.  These development final plats were recorded from 1998 with 
the most recent being 2011.  A replat of a common lot to adjust for setback requirements 
was completed in 2022.   
 

C. Is the proposed conditional rezone compatible with surrounding land uses; 
 
  CONCLUSION: The proposed conditional rezone is not compatible with surrounding land uses.  

The predominant zone and land use is agricultural.  Although there is residential 
development in the area the predominant land use and zoning is agricultural 
with an average lot size of 19.3 acres within the 600 foot notification area.  This 
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is an intensive agricultural area with large farm equipment and trucks traversing 
the roadways.  There are multiple hills and valleys creating site distance 
challenges at intersections and driveway approaches.  Most of the intersections 
in the area are only two way stops.  There is a dairy CAFO approximately 1.25 
miles to the northeast of the properties at Boehner and Tucker Roads. The 
proposed 135 residential lot development will nearly double the current 
residential development (146 platted lots) in the area with proposed urban 
transition sized lots of 0.82 acres and very little planned open space or 
transition areas.  The current average lot size of the platted subdivisions within 
one mile of the property is 2.28 acres.  Doubling the residential units in an 
intensive agricultural area has the potential for conflict with agricultural 
operations and traffic.  Creating further development sprawl could have the 
effect of encouraging additional creep of residential development in an area 
that currently does not have planned urban services now or into the future. 

   
  FINDING:  

1. There are eight platted subdivisions within one mile of the development with an 
average lot size of 2.28 acres (Exhibit B2d).  The majority of the subdivision 
development is immediately within or surrounding the Timber Stone Golf Course 
located adjacent to the subject properties and east of Van Slyke Road.  All of the platted 
developments are zoned agricultural and created through the former conditional use 
process. 

2. In 2008, a conditional rezone to “CR-Rural Residential” of 311 acres was approved 
(Williamson properties).  To date the properties have not been developed and are in 
agricultural production including crops and orchards. (Exhibit B2a, B2c, and C2) No 
development plan has been submitted or approved for these properties. 

3. The predominant use of the properties in the area is agricultural crop production with 
sporadic ag-residential homes on farms.  (Exhibits B2a, C1, C2) 

4. The property is located within the Greenleaf area of city impact but is located more than 
two (2) miles from the Greenleaf city limits (Exhibit B2p.) 

5. Friends Dairy CAFO is located just over one mile to the north and east of the subject 
properties at Tucker Road and Boehner Road intersection.  The dairy has a large 
composting operation and also applies nutrients to area fields. This is an intensive 
agricultural operation.  (Exhibit B2l, C1). 

 
D. Will the proposed conditional rezone negatively affect the character of the area?  What 

measures will be implemented to mitigate impacts? 
 
CONCLUSION: The proposed conditional rezone for the purpose of creating urban density in a 

rural agricultural area will negatively affect the agricultural character of the 
area.  The predominant land use and general character of the area is 
agricultural.  The developer is proposing to establish 135 residential lots with a 
gross average lot size of 0.82 acres.  The average lot size of the existing platted 
developments within one mile is 2.28 acres.  The developer proposes to utilize a 
community water system and to connect to the City of Greenleaf sewer system 
or to provide a central wastewater system or clustered on-site septic systems to 
mitigate impacts.  The draft concept plan provides for one approximate three 
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(3) acre multi-purpose lot as community space.  There is no provisions in the 
draft plan for rural transition to the adjacent agricultural lands surrounding the 
properties. 

 
FINDING: 

1. The subject properties are agricultural operations.  The applicant letter of intent 
indicates that feedlot operator has abandoned the use however there were cattle in the 
feedlot in the fall of 2024 as evidenced in aerial GIS photos including Exhibit B2a.  

2. There are eight platted subdivisions within one mile of the development with an 
average lot size of 2.28 acres (Exhibit B2d).  The majority of the subdivision 
development is immediately within or surrounding the Timber Stone Golf Course 
located adjacent to the subject properties and east of Van Slyke Road.  All of the platted 
developments are zoned agricultural and created through the former conditional use 
process. 

3. In 2008, a conditional rezone to “CR-Rural Residential” of 311 acres was approved 
(Williamson properties).  To date the properties have not been developed and are in 
agricultural production including crops and orchards. (Exhibit B2a, B2c, and C2) No 
development plan has been submitted or approved for these properties. 

4. The predominant use of the properties in the area is agricultural crop production with 
sporadic ag-residential homes on farms.  (Exhibits B2a, C1, C2) 

5. The property is located within the Greenleaf area of city impact but is located more than 
two (2) miles from the Greenleaf city limits (Exhibit B2p.) 

6. Friends Dairy CAFO is located just over one mile to the north and east of the subject 
properties at Tucker Road and Boehner Road intersection.  The dairy has a large 
composting operation and also applies nutrients to area fields. (Exhibit B2l, C1). 

 
E. Will adequate facilities and services including sewer, water, drainage, irrigation and utilities 

be provided to accommodate proposed conditional rezone? 
 
CONCLUSION:   As proposed and conditioned, the developer proposes to utilize a community 

water system and to connect to the City of Greenleaf sewer system or to 
provide a central wastewater system or clustered on-site septic systems to 
mitigate impacts.  The draft concept plan provides for one approximate three 
(3) acre multi-purpose lot as community space.  If approved, the development 
will require platting as a residential subdivision and the developer will be 
required to meet the subdivision code requirements, state statutes, and agency 
requirements as well as all conditions of approval as enumerated in a 
development agreement with Canyon County. 

 
FINDING: 
 Sewer:   As conditioned the development will require a community wastewater system 

or connection to the City of Greenleaf municipal sewer.  This is a nitrate priority 
area with area wells that have tested with elevated nitrates and other 
contaminants that exceed safe drinking water levels of arsenic and uranium.  
Individual septic systems are not proposed or approved in this application 
findings.   
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 Water:   As conditioned the development will require a community water system for 
potable water in compliance with Department of Environmental Quality 
approvals for a public drinking water system in conformance with IDAPA 
58.01.08 (Exhibit D4).  This is a nitrate priority area with area wells that have 
tested with elevated nitrates and other contaminants that exceed safe drinking 
water levels of arsenic and uranium.  Private wells are not proposed; however, 
for safety of the public and aquifer, staff recommends that a condition be added 
to ensure that if private wells are constructed on any of the properties, that well 
construction standards as recommended by Terry Scanlan, PE in Exhibit B7 (slide 
set for Van Slyke Farms water quality testimony).  Proposed condition:  A plat 
note shall be placed on both the preliminary and final plat as follows:  Individual 
wells are required to be constructed at a minimum depth of 350 feet and shall be 
constructed cased with full length surface seals to prevent comingling of aquifer 
zones.  Following pump installations, well water samples should be collected and 
analyzed at a state-certified laboratory.  At a minimum, analyze for coliform 
bacteria, nitrate, arsenic, uranium, fluoride, iron, manganese, aluminum and 
hardness.  Well owners should contact reputable water treatment vendors to 
discuss treatment and conditioning options specific to their well water quality.  

 
 Irrigation: The Christensen property, R36523, has irrigation water rights.  The applicant 

states that the Indart properties, R36525, R33209, and R33210 do not have 
irrigation water rights.  The development proposes that all lots will be irrigated 
with a pressure irrigation system.  A condition should be placed requiring that 
the developer secure adequate water rights to service the entirety of the 
development with both community potable water as well as surface irrigation 
water and ground water rights to meet the irrigation requirements for a 
pressurized irrigation system for all lots within the proposed development. 

 
 Drainage: If approved for development, All stormwater drainage shall be retained on the 

subject properties.  A grading and drainage plan will be required for the 
subdivision development.  The development shall also be required to meet the 
hillside development code §07-17-33(1) where applicable on slopes exceeding 
15%.  

 
F. Does the proposed conditional rezone require public street improvements in order to provide 

adequate access to and from the subject property to minimize undue interference with 
existing or future traffic patterns? What measures have been taken to mitigate traffic 
impacts? 
 
CONCLUSION: It is unclear if street improvements will be required.  A traffic impact study is 

warranted but has not been completed at the time of this hearing (Exhibit D6).  
There are identified sight distance concerns at access standard locations which 
could also require variance(s) from Golden Gate Highway District. 

 
FINDING: 

1. Golden Gate Highway District indicates that a traffic impact study is warranted for the 
proposed project (Exhibit D6). 
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2. The topography of this area is rolling hills creating sight distance hazards at driveway 
approaches, intersections, and with vehicle traffic, both farm equipment, trucks and 
residential traffic. 

3. No speed controls are posted on area roadways. 
 

G. Does legal access to the subject property for the conditional rezone exist or will it exist at the 
time of development? 
 
CONCLUSION: The subject properties have road frontage on Ustick Road, Van Slyke Road and 

Boehner Road.  There are currently agricultural approaches to the properties 
and a residential access to R33210.  Access will be available to the properties in 
accordance with the requirements of Golden Gate Highway District (GGHD). 

 
FINDING: 

1. Subject Parcels R36525, R33210, R33209 and R36523 have road frontage on Ustick 
Road. 

2. Parcel R36523 also has road frontage on Van Slyke Road and Boehner Road. 
3. GGHD requires that a traffic impact study be completed and that variances may be 

required for approaches that do not meet spacing requirements due to sight distance 
concerns. 

 
H. Will the proposed conditional rezone amendment impact essential public services and 

facilities, such as schools, police, fire and emergency medical services? What measures will be 
implemented to mitigate impacts? 
 

 CONCLUSION:  The proposed conditional rezone may impact essential public services and 
facilities.  Vallivue School District expressed concerns with adding development 
due to projections indicating that existing and new schools will reach or exceed 
capacity by 2029 considering currently approved, but not yet constructed, 
development in their district (Exhibit D3 and D3a).   Longer response times are 
expected from all services including police, fire and EMS (Exhibit A2, page 9).  
The sheriff’s office, fire departments and emergency medical services were 
notified of the application but no responses or concerns with the proposed 
development were received by staff.   

 
 FINDING:  

1. Agency notification:  Notice of the public hearing was provided in accordance with CCZO 
§07-05-01.  Agency and City of Greenleaf notice was provided on December 10, 2024 
and July 17, 2025.  A full political notice was provided on July 22, 2025. Newspaper 
notice was provided on July 22, 2025. Property owners within 300 feet were notified by 
mail on July 22, 2025. The property was posted on July 22, 2025 as evidenced in case file 
no. OR2022-0002 & RZ2022-0002-CR. 

2. The following agencies responded to the agency notifications: Boise Project Board of 
Control noting facilities and required easements on the subject properties, DSD 
Engineering, Vallivue School District, Department of Environmental Quality, Idaho 
Transportation Department, Golden Gate Highway District, and a brief email from City of 
Greenleaf.  The responses and exhibits are attached in Section D:  Exhibits D1-D8. 
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3. An agency request for comment was sent December 10, 2024 to the following agencies:  
City of Greenleaf, City of Homedale, City of Wilder, Homedale and Vallivue School 
Districts, Southwest District Health, Homedale and Wilder Fire Departments, Centurylink, 
Intermountain Gas, Idaho Power and Ziply, Boise Project Board of Control, Wilder 
Irrigation, COMPASS, Idaho Transportation Department, Valley Regional Transit, Canyon 
County Sheriff’s Office, Canyon County Paramedics/EMT, Homedale City Ambulance, CC 
Assessor’s office, CC DSD Engineering, Building Dept., and Code Enforcement, Bureau of 
Reclamation, Dept. of Environmental Quality, Environmental Protection Agency, and 
Idaho Department of Water Resources/water rights.  These agencies also received a 
notice on July 17, 2025.  All political subdivisions received the full political notice on July 
22, 2025. 
 

 
 
Order 
Based upon the Findings of Fact, Conclusions of Law contained herein, the Planning and Zoning Commission 
forwards this case with a recommendation of denial for Case No. RZ2022-0002-CR, a Conditional Rezone 
of approximately 151.56 acres including parcels R36523 (73.06 acres), R36525 (36.79 acres), R33509 
(41.21 acres) and R33210 (0.50 acres) from “A” (Agricultural) to “CR-R1” (CR-Single Family Residential). 
 

 
 
DENIED 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 of 2025,  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 executed the same. 

 

   

  Notary:       

 

My Commission Expires:  

___________________________________ 
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