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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.

Deb Root, Principal Planner

Denial of Comprehensive Plan Amendment and
Denial of Conditional Rezone

Public Notification

Neighborhood meeting conducted on: 8-15-2024

Affected agencies noticed on: 12-10-2024 & 07-17-2025
Radius notices mailed to properties within 600 feet on: 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

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
Location of Property 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.

R36523 (73.06 acres), R36525 (36.79 acres), R33209 (41.21 acres)

Parcel Number 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

Class Il and Class IV Moderately Suited Soils. Parcel R33209
Soils Classification 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

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.

Applicable Codes:

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 (PI12021-0049 & P12023-0183) 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 %
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 | 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”]

Agricultural, ag-residential, and Garrett Ranch Ridge Subdivision (21 lots zoned “A”),
Williamson conditional rezone “CR-RR” (in ag production-no current development), recently

Seuth approved Van Slyke Farms conditional rezone of 26 acres to “CR-RR” with two (2) acre
minimum lot size
Agricultural/Highpointe Estates [9 lots “A” zoning], Summerwind at Orchard Hills &
East 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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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.

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:

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

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

e 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.”

e 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.”

e lLand Use — Residential Policy #2: “Encourage residential development in areas where
agricultural uses are not viable.”

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

e 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.”

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

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

e Comprehensive Plan
0 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.

e Surrounding Uses/Character
0 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.

e Adequate Services, i.e. sewer, water, drainage...
0 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).

e Transportation/Access
0 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.

e Essential Services

(0}

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.

e Potential Impacts/Mitigation

(0}

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.

0 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.

0 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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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 (CCZ0 §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.

I. 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
Letter of Intent
Site Concept Plan(s)
Land Use Worksheet
Neighborhood Meeting
Agency Acknowledgement
Traffic Count Information (applicant)
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

Small Vicinity Map
Zoning and Classification
Subdivision Map & Report
2020 Comprehensive Plan -applicable plan

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

1. Slope % Map
j. Soil Map
k. Prime Farmlands & Report
I
m.

©No v AWN

Poo o

T oo

Dairy, Feedlot and Gravel Pits
Case Map and Report
. Lot Classification Map
. Maps Legend
. Distance to Area Cities (approximate)

n
o
p
Property History Maps (old maps/middle maps)
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Subdivision Development plats
Development History—case file excerpts
Google Earth Pro 2002-2024 review
HDR Engineering Van Slyke presentation-Water Quality
Development Agreement Williamson: #DA08-111
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
Hopkins opposition
Turner opposition
Snake River Scenic Byway
Wilson opposition
Zinzer, Fruitts, & Heighes opposition
Karther opposition
Jeff and Lori Stevenson opposition
CJ and Janet Northrup opposition
Richard and Barbara Irish concerns
Anne Delgado opposition
Nancy Thomas opposition
. Tracy Tackett opposition
. Sonja Graber opposition
Growing Together Drone Video (see Link)
. Jill Kenny Land Use 8-11-25
Jill Kenny Vallivue School District slides
Jill Kenny Vallivue School District re-boundary
Jill Kenny Edited Timber Ridge Development
. Jill Kenny Open Space exhibit
Rietema concerns
Ford opposition
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EXHIBIT A

Application Packet & Supporting Materials
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ZONING AMENDMENT
PUBLIC HEARING - APPLICATION

OWNERNAME: 4 David Christensen & Phyllis Indart

PROPERTY | MAILING ADDRESS:
OWNER 18250 Van Slyke Rd., Wilder, Idaho 83676 & 23441 Ustick Rd, Wilder, ID) 83676

PHONE: (208)863-1953 EMAIL:  hdavidchristensen@hotmail.com
(208)941-1101 (Indart) pindart33@gmail.com
1 consent to this application and allow DSD statf / Commissioners to enter the property for site

inspections. if the owner(s) is a business entity, please include business documents, including
those that indicate the person(s) who are eligible to sign.

Signature: : [&} Date: __08/23/2024
Lﬂk ‘vt‘
APPLICANT NAME:
APREICANT Brent L.. Orton, PE
IF DIFFERING | COMPANYNAME: 1400 Engineering, LLC
FROM THE
PROPERTY | MAILING ADDRESS: 17338 Sunnydale Place
OWNER - :
PHONE: (208)350-9422 EMAIL: brentorton@ortonengineers.com

STREET ADDRESS: Northwest comner of Van Slyke and Ustick Road, Wilder,|ID 83676

PARCEL NUMEEFY) saaesasese, R36523, R36525, R33200, R33210
PARCEL SIZE: 2.37 ac, 73.06 ac, 36.79 ac, 41.21 ac, 0.5 ac

SITE INFO CHECK THE APPLICABLE APPLICATION TYPE:
O REZONE | ¥ CONDITIONAL REZONE WITH DEVELOPMENT AGREEMENT

CURRENT ZONING: A gricultural | PROPOSED ZONING o o™
FLOOD ZONE (YESINO) ZONING DISTRICT:

Agricultural

FOR DSD STAFF COMPLETION ONLY:
CASE NUMBER DATE RECEIVED:

RECEIVED BY: APPLICATION FEE: CK MO CC CASH

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

zoninginfo@canyoncounty.id.qov - Phone: 208-454-7458
Revised 3/21/23
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*8/24/2024 . Updé . and Ammended Application for
Christensen's Case RZ2022-0002 & OR 2022-0002

Link to Original Application: https://iwww.canyoncounty.id.goviwp-content/uploads/2023/07/Master-Application-RZ2022-0002-OR2022-0002. pdf
Original Application is included at the end of this revised application.

*Revised to Conditional Rezone. ZONING AMENDMENT
PUBLIC HEARING - CHECKLIST

Zoning Amendment/Conditional Rezone CCZO Section 07-06-05/07-06-07
Check the applicable application type:
ORezone

irConditionaI Rezone with Development Agreement

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

Description Appjicant Staff
Master Application completed and signed. V, e %
Letter of Intent (see standards on next page) V‘ -
Land Use Worksheet v gL
Neighborhood Meeting form was completed and signed v s jZ’JW/
Completed Agency Acknowledgement form including: \/ , '
Southwest District Health v /
Irrigation District ) v 1
Fire District  +{enwdale ¥ Wildie v %
Highway District/ldaho Transportation Dept v L
Area of City Impact (If applicable) v L
Conditional Rezone:
Proposed conditions of approval and/or Concept Plan (can be a /
draft survey/draft preliminary plat/drawing) y
Deed or evidence of property interest to the subject property 4
Fee: $ 950 Rezone Tc;:al_'.d$$§:32;)g .
1,4 iti ZONe  [osenwmeen Ryvaa-op 3/ Labrpme v a][] 35250 Paiat .
22,800 vort Amentimant [ S saaAl gt e LI ardSeso ity Cory e o Cons
**Fees are non-refundable** Remaining Due: $400

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

REZONE OPTION:

When considering a zoning map amendment (rezone) of a property, a conditional rezone is recommended when
considering conceptual site plan and/or addressing potential impacts through mitigation strategies and measures
such as restricting uses, limiting the area to be rezoned to retain agricultural uses, and agricultural preservation

methods such as buffers and disclosures. Without a conditional rezone, no conditions can be considered as part
of the rezone application.

The applicant/owner and DSD Planner must sign (below) if the conditional rezone option was discussed

fﬂ%ﬂicaﬁnt/owner declined the option.
Applicant/Owner: Date 08/23/2024

DSD Planner: _\ / 1/ Date C7 - 2%6 - 51
y { T/V AY
. CANYON COUNTY DEVELOPMENT SERVICES DEPARTMENT
111 North 11" Avenue, #310, Caldwell, ID 83605
zoningin| o@can!oncounlz id.gov - Phone: 208-454-7458

A bt FeoBtelia ot g ety
Yo -W W”IJ)M?%CGLO i (ﬁ%"““"//’”@




BORTON - LAKEY

AW aND PoOLICY

141 E. CARLTON AVE., MERIDIAN, IDAHO 83642

(208) 908-4415 (OFFICE) (208) 493-4610 (FAX)

August 23, 2024

Debbie Root, Principal Planner
Canyon County Development Services
111 N. 11t Ave. Ste 310

Caldwell, ID 83605

Re: OR2022-002 and RZ2022-0002
Dear Ms. Root,

| am writing in follow up to my client's application for a rezone of their property
known as the Timber Ridge project. My client desires to modify their initial application
from a straight rezone to a conditional rezone with a development agreement. As far as
the development team is concerned: Dave Christensen and Phyllis Indart remain on the
application and contact list as the property owners along with myself, Alan Mills and our
Engineer Brent Orton as members of the project team. Corey Blain, Rob Nash and Todd
McCauley are no longer involved as representatives on the project. Our revised proposal
maintains the proposed zoning but changes it to a conditional rezone with conditions that
will reduce the potential impacts of the previous application. One of the owners, Dave
Christensen, was one of the original developers of the Timberstone Golf Course and
corresponding residential development and this subject property is adjacent to and
compliments the golf course and residential development. There was some discussion
with staff regarding incorporating horse uses in the project but we conducted another
neighborhood meeting and neighbors expressed a strong consensus against horse uses

being incorporated in the project. _ _ _
We are requesting R-1 zoning as a conditional rezone to allow higher density due to using g)fgnmumty system in compliance
. with Canyon County code 07-10-21, Table 2 Note 1.

—SHRei=thar=—to—rake=thic—a—oondiienal+ezene. This approach allows us to establish
average lot size commitments that provide some flexibility and support the use of
community systems. We propose to include a minimum average lot size of .82 acres
which will be included and required in the development agreement. Multifamily dwellings
and telecommunication facilities will be excluded as potential uses under the development
agreement. Parcel 36546000 consisting of 70.53 acres, which was the more agriculturally
viable parcel, is being removed from the request and will not be a part of this project. We
have included a revised site plan with this letter. My client is also proposing to use
community water and community wastewater systems. These systems may be provided
by on-site systems or by the extension of municipal services. We are exploring both

EXHIBIT
A2


droot
Text Box
EXHIBIT
A2



options. If we were to pursue 2 acre lots and RR zoning as previously discussed that
approach would have to utilize individual well and septic to work financially. We believe
this approach with larger lots and the community systems will benefit the project and the
surrounding area. The proposed minimum average lot size of almost 1 acre (.82 acre
average) is needed to support the use of community systems. This is a reduction in the
density and the corresponding impact compared to the initial proposal. These Iot sizes
are consistent with or larger than the adjacent residential lots in the Timberstone golf
course development.

07-06-07: CONDITIONAL REZONE:

This proposal meets the criteria for approval under the Canyon County Zoning
Ordinance - specifically Section 07-06-07 Conditional Rezones as noted below. We
may supplement this analysis as this application moves forward.

1. Is the proposed conditional rezone generally consistent with the
comprehensive plan.

Yes. See the following analysis.

Residential

The subject property is adjacent to an area designated for residential use in the
2020 comprehensive plan.

The comprehensive plan describes the residential designation and states
“Residential development should be within areas that demonstrate a development
pattern of residential land uses.” The subject property is adjacent to the Timberstone
Golf Course development which is designated for residential use on the comprehensive
plan map. It is also in close proximity to the Garret Ranch Ridge Subdivision. The
subject property is also contiguous with approximately 310 acres that is conditionally
zoned RR. This area has a pattern of residential uses adjacent to or in very close
proximity to this project. The Timberstone Golf Course was developed with residential
lots incorporated into the golf course use which is a common pattern for golf courses.
The lots in this project would benefit from the golf course as an amenity and the golf
course will benefit from the addition of these homes as an enhancement to their green
fee revenues and use of the course. The property is in the impact area for Greenleaf.
Impact areas are where most growth is intended to occur.

The following Goals and Policies support our application.
Property Rights Component

Goals:
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1. Canyon County will ensure that land use policies, restrictions, conditions and fees do
not violate private property rights or create unnecessary technical limitations on the use
of property.

Policies:

10. Land use laws and decisions should avoid imposing unnecessary conditions or
procedures on development approvals.

These policies support allowing this application adjacent to or near existing
development to proceed forward. The proposed lot sizes are consistent with or larger
than the adjacent lot sizes in the Timberstone development and similar to the lots sizes
in the nearby subdivision. The property is not prime agricultural ground. It consists
largely of moderately and least suited soils. The property is sloped and uneven and a
large portion is occupied by an old feedlot that is no longer in use. Surface water rights
are limited for this property. The old feedlot was land granted without water rights and
the remainder of that parcel is high ground with less than one third of the typical surface
water rights for such property.

Population Component

Goals:
1. Consider population growth trends when making land use decisions.

2. To encourage economic expansion and population growth throughout the county plus
increase economic diversity for continued enhancement of our quality of life to meet
citizen needs.

3. To guide future growth in order to enhance the quality and character of the county
while providing and improving the amenities and services available to Canyon County
residents.

Policies:

1. Provide the planning base for an anticipated population of 225,503 by the year 2015,
and 242,908 by the year 2020.

3. Encourage future population to locate in areas that are conducive for residential living
and that do not pose an incompatible land use to other land uses.

The subject property is adjacent to and near other residential development and
property that is designated for residential use as provided in the applicable
Comprehensive Plan. This project will support the Timberstone Golf Course which is an
existing area amenity for the County and the golf course will be an amenity to this
proposed development. This development and the golf course provide a mutual benefit
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to each other. The subject property is located in the impact area for the City of
Greenleaf. The subject property is also contiguous with approximately 310 acres that is
conditionally zoned RR. There is an existing pattern of development in the immediate
area and it is in an impact area which is where most growth should occur. The demand
for this type of residential use remains high and this project will support the higher than
anticipated population growth.

Economic Development Component

Goals:

1. To diversify and improve the economy of Canyon County in ways that are compatible
with community values.

5. To ensure that land use policies, ordinances and processes allow for a viably
economic environment for development.

Policies:

7. Canyon County should identify areas of the county suitable for commercial, industrial
and residential development. New development should be located in close proximity to
existing infrastructure and in areas where agricultural uses are not diminished.

This is an area that is identified as being suitable for residential growth. It is
adjacent to a residential designation and the property is located in Greenleaf’s impact
area. There is compatible existing residential development in the immediate area. The
subject property is also contiguous with approximately 310 acres that is conditionally
zoned RR. This project repurposes property with poor agricultural viability into a viable
compatible use that will help support the golf course. The golf course is an amenity to
the county and it is a recreational use that is an economic driver for the County. The
project will utilize community water and wastewater systems.

Land Use Component
Goals:

4. To encourage development in those areas of the county which provide the most
favorable conditions for future community services.

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

6. Designate areas where rural type residential development will likely occur and
recognize areas where agricultural development will likely occur.
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Policies:

2. Encourage orderly development of subdivisions and individual land parcels, and
require development agreements when appropriate.

Residential

This policy recognizes that population growth and the resulting residential development
should occur where public infrastructure, services and facilities are available or where
there is a development pattern already established.

3. Encourage compatible residential areas or zones within the county so that public
services and facilities may be extended and provided in the most economical and
efficient manner.

The subject property is in the Greenleaf impact area which is an area that is
planned for growth and ultimately for the extension of services. The subject property is
contiguous with approximately 310 acres that is conditionally zoned RR. The owners
are proposing to use community water and wastewater systems. The property owners
are also exploring the option of extending city services from Greenleaf. If city services
are not extended with the project these community systems could be incorporated into
the city system. There are certainly agricultural uses remaining in the area but those
uses have co-existed with the Timberstone development and the Garret Ranch Ridge
Subdivision for years. This demonstrates the land use balance that can be achieved
and which is described in Goal 8. Goal 6 recognizes that residential and agricultural
uses can co-exist in the right locations. The subject property is adjacent to and near
other residential developments and property that is designated for residential use as
provided in the Comprehensive Plan. There is an existing pattern of development in the
immediate area and it is in an impact area which is where most growth should occur.
The demand for this type of residential use remains high due to the larger than
anticipated population growth.

Public Services, Facilities and Utilities Component

Water

Maintenance of high-quality water sources and adequate wastewater and stormwater
management are all of great importance in Canyon County. These services are
provided within the county through a combination of municipal, public, and private
service providers.

Policies:

3. Encourage the establishment of new development to be located within the
boundaries of a rural fire protection district.
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4. Encourage activities to promote the protection of groundwater and surface water.

The applicant is proposing community water and wastewater systems. In
meetings with staff they encouraged the use of community systems. The subject
property is located in the Wilder and Homedale Fire Districts.

Transportation
Policies:

13. Ensure that all new development is accessible to regularly maintained roads for fire
protection and emergency service purposes.

15. Work with highway districts, ITD, cities and others to reserve rights-of-way for
planned transportation facilities.

The subject property has access onto Van Slyke Road and Ustick Road. The
applicant will work with the highway district to meet their requirements for road
improvements and will dedicate the applicable necessary right of way to the highway
district. The right-of-way dedication associated with this project would be approximately
13% of the total property (approximately 9 acres for Ustick and VanSlyke including
existing prescriptive right-of-way and 12 acres for internal roads).

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

Yes.

The current zoning is not the best long-term use of this property. The ground is
not best suited for agricultural use and production. A large portion of the property
consists of an old feedlot that is no longer in use. Attempting to re-institute the feedlot
would create potential challenges for the residential uses and zoning in the area.
Locating a feedlot in a nitrate priority area also is not optimal. The property lacks full
water rights for viable agricultural use. The property is adjacent to a residential
designation in the comprehensive plan and in close proximity to existing residential
uses. The property is located adjacent to the Timberstone golf course and
corresponding residential development. This proposed rezoning would support that
adjacent use which is an amenity in Canyon County. There is a strong demand for
these rural type lots. The adjacent golf course only enhances that demand. Many
people do not want to live on city sized parcels in higher density development.
Additionally, not every location in the county is appropriate for this type of large lot
development. This property is located in the Greenleaf impact area where growth is
planned and intended to occur. The subject property is adjacent to approximately 310
acres that is conditionally zoned RR. This is an area where the land use balance with
agriculture and residential uses co-existing as described in the comprehensive plan can
and should occur. The existing residential development and golf course in the area
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demonstrate that this is a location where such balance can be achieved to provide a
diversity of housing choices for those not wanting to live in the city.

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

Yes.

Again, the property is located adjacent to the Timberstone golf course and in
close proximity to other residential developments. Those uses have compatibly co-
existed with the other agricultural uses in the area for years. This property is also
located in the Greenleaf impact area where growth is planned and intended to occur.
The subject property is immediately adjacent to approximately 310 acres that is
conditionally zoned RR. This is an area where the land use balance with agriculture
and residential uses co-existing in the same area as described in the comprehensive
plan can and should occur. The existing residential development and golf course
development in the area demonstrate that this is a location where such balance can be
achieved and where agriculture uses and residential uses can and should be allowed to
compatibly co-exist.

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

No and the applicant is proposing several conditions of approval that help
mitigate potential impacts.

The proposed use is adjacent to the existing golf course and residential
development. One of the owners of the Subject property, Mr. Christensen, was also the
developer of the Timberstone golf course. This subject property has been intended to
be developed adjacent to the golf course. This proposed development would
complement and benefit that existing golf course with its residential uses. The property
is located in the impact area for the City of Greenleaf. The subject property is also
located adjacent to 310 acres of land that is conditionally rezoned to RR. The character
of the area around the golf course has been established for years and this proposed
use adjacent to it is consistent with that character. The applicants are now requesting a
conditional rezone with a development agreement. The applicant is proposing a
minimum average lot size of .82 acres which will be a condition in the development
agreement. This lot size is similar to or larger than the residential lots incorporated into
the Timberstone golf course development and S|m|Iar to the lots in almost adjacent
Garret Ranch Rldge Subd|v13|on . - v

10272020 Rompome-mit-re-exettced-atiogetheras-petentiedees. The applicant will be utilizing a

L0 . . : :
community water system and wastewater system. The applicant will also comply with
any requirements of the highway district for any necessary road improvements based
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on the applicable Association of Canyon County Highway Districts road standards and
traffic impact analysis.

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

Yes.

The applicant is proposing community water and wastewater systems. The
community systems will either be provided by on-site systems or through the extension
of city services from the City of Greenleaf. A pressurized irrigation system will be
provided to the respective lots. Stormwater runoff will be retained on site or will utilize
applicable historic drainage rights at predevelopment rates.

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 traffic patterns?
What measures have been taken to mitigate traffic impacts?

The Applicant will dedicate the applicable right of way to the Golden Gate
Highway District and will work with the district to comply with the district's requirements
for any necessary roadway improvements. Ustick Road is a minor arterial so it is
intended and designed to handle and distribute higher volumes of traffic than collectors
and local roads while maintaining an emphasis on property access. Generally traffic
volumes from this project are expected to be well within roadway design standards.
Right-of-way dedication for Ustick and VanSlyke roads along with any required
mitigation based on applicable highway district standards will ensure appropriate
mitigation of the traffic impacts generated by the development.

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

Yes. The property has frontage on Ustick and Van Slyke Roads with a number
of existing access points. The proposed access for the project will reduce the total
number of access points and will ensure safe placement of accesses based on
necessary stopping sight distance as analyzed by the applicant and reviewed by the
highway district.

8. 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?
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The project is not anticipated to substantially impact public services. The
property may have some longer response times. Those that desire to live in a more
rural location understand that as a net benefit compared to living in on smaller lots in the
more densely populated cities with faster response times. Proposed central water
services which will include fire hydrants and appropriate access will improve the
facilities needed by emergency responders as compared to an individual well and septic
approach. These will be larger high value homes that will contribute more to the
respective public agency's tax base than the average home in Canyon County.

The application meets the requirements in the Canyon County Code for approval
of a conditional rezone on the subject property. We are open to discussion of other
potential conditions of approval that may be included in the development agreement.
We ask that the application be approved and as always are happy to respond to any
questions you may have.

Sincerely,

BORTON-LAKEY ND POLICY

it

Todd M. Lakey
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Proposed Conditions for Development Agreement

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.

The project shall be developed in substantial compliance with the site plan attached to
this Agreement as Exhibit

The development shall be platted pursuant to CCZO 07-17-09 & 07-17-13. The project
may be developed in phases.

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.

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

The project shall have a minimum average lot size of .82 acrcs. This average shall be
calculated for the entire property and maintained as the project is developed.
Multifamily dwellings and telecommunication facilities as noted in CCZO 07-10-27 shall
be prohibited uses on the subject property.

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

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

The development shall utilize public roads.

. The project shall comply with the applicable requirements of the Golden Gate Highway

district as noted in Exhibit



SITE INFORMATION

PARCELS:
R36524010, R36523, R36525,R33209, R33210

OWNERS/DEVELOPERS:

H. David Christensen & Sandra Christensen
18250 Van Slyke Rd

Wilder, ID 83676

Phone: (208) 863-1953 .
Email: hdavidchristensen@hotmail.com ZONING:

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

CURRENT: AGRICULTURAL PROPOSED: R-2

Min Lot Size 3 ACRE
Max Building Height: 35'

Phyllis Indart

23441 Ustick Rd.
Wilder, ID 83676
Phone: (208) 941-1101

SETBACKS:
Email: pindart33@gmail.com

FRONT: 20" REAR: 20" SIDE: 10' CORNER: 20’

ENGINEERING CONSULTANT: 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

Orton Engineering, LLC

17338 Sunnydale Place

Caldwell, ID 83607

Phone: (208) 350-9422

Contact: Brent L. Orton, P.E.

Email: brentorton@ortonengineers.com

SEWER:
City of Greenleaf

HIGHWAY DISTRICT:
Golden Gate Highway District No. 3

SURVEYOR:

IRRIGATION DISTRICT:
Wilder Irrigation District

Skinner Land Survey

17842 Sand Hollow Road
Caldwell, Idaho 83607

Phone: (208) 454-0933
Contact:TJ Wellard, PLS

Email: TI@skinnerlandsurvey.com

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.)

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

and vertical (NAVD83) Datum IMPACT AREA:

City of Greenleaf

FLOOD ZONE:

Not in Flood Zone

PRELIMINARY PLAT NOTES:

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: 72 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:

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.
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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%
ZONING
EXISTING: AGRICULTURAL PROPOSED: R-2
MINIMUM LOT SIZE FOR ZONE
SINGLE FAMILY 4 ACRE (21,780 SF)
SUBDIVISION LOT SIZES
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)
PARCEL INFORMATION
DEEDED
PARCELS LEGAL ACREAGE OWNER
R365230000 31-4N-4W SE E 1/2 SELS TX 4 73.06 acres H David Christensen, &
0 VAN SLYKE RD Sandra Christensen
Inst #: 2015036340
R365240100 31-4N-4W SE TX 15204 IN NESE 2.37 acres H David Christensen, &
0 BOEHNER RD Sandra Christensen
Inst #:2015014952
R36525000 0 31-4N-4W SE W1/2 OF SE1/4 S OF 36.50 acres Phyllis A Indart Trust
23422 USTICK RD MORA CANAL
Inst #: 1993018914
R33210000 O 06-3N-4W NE TAX 2 IN LOT 2 0.50 acres Phyllis A Indart Revocable
23441 USTICK RD Trust - 199
Inst #: 2008008796
# 2008008523
#2008008524
R33209000 0 06-3N-4W NE LOT 2 LESS TAX 2 41.21 acres Phyllis A Indart Trust
0 USTICK RD

# 1993018914
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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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Line Table: Alignments

IEIEE IS

Line# | Length Direction
L1 330.163 | S01° 06' 09.39"W
L2 1035.341 | N89° 18' 07.05"E
L3 330.162 | NO1° 05'57.61"E
L4 537.519 | S01° 06' 09.39"W
L5 262.916 | S32°47'57.24"E
L6 73.832 N37° 00' 07.24"E
L7 8.302 N40° 17' 05.16"E
L8 683.881 NO1° 05' 57.61"E
L9 894.362 | NOO° 35' 05.34"E
L10 246.206 | N59° 58'41.60"E
L11 456.343 | S70° 21'46.91"E
L12 298.675 | S61°24'18.27"E
L13 201.020 | N21°55'30.72"E
L14 1633.190 | NOO° 33' 31.57"E
L27 894.362 | NOO° 35' 05.34"E
L28 246.206 | N59° 58'41.60"E
L29 456.343 | S70° 21'46.91"E
L30 298.675 | S61°24'18.27"E
L31 201.020 | N21°55'30.72"E
L32 1633.190 | NOO° 33' 31.57"E
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Line Table: Alignments Curve Table: Alignments
Line# | Length Direction
Curve # Radius Length Delta

L15 179.434 | N89° 18' 07.05"E

C1 55.00 32.54 33.9018
L16 198.917 | S74° 10'48.19"E

Cc2 203.65 336.08 94.5531
L17 365.416 | S76° 29' 26.12"E

C3 115.00 187.23 93.2828
L18 558.277 | N46° 13' 02.51"E

C4 55.37 80.91 83.7333
L19 322.646 | NOO° 32' 22.61"E

C5 55.00 37.62 39.1854
L20 164.134 | N13° 25' 09.83"E

C6 55.00 57.01 59.3934
L21 84.328 N21° 55' 30.72"E

Cc7 55.00 47.67 49.6587
L22 0.003 N21° 55' 25.29"E

Cc8 55.00 8.60 8.9580
L23 174.867 | N21° 55' 30.72"E

C9 55.00 20.51 21.3664
L24 280.736 | N90° 00' 00.00"E

C18 55.00 57.01 59.3934
L25 247.940 | NO3° 07'11.97"E

C19 55.00 47.67 49.6587
L26 471.939 | S89°19' 18.67"E

Cc20 55.00 8.60 8.9580
L33 722.813 | S89° 26' 28.43"E

C21 55.00 20.51 21.3664

C10 356.38 170.34 27.3862

C11 399.74 334.29 47.9145

C12 378.51 406.01 61.4595

C13 545.45 354.52 37.2405

C14 115.00 17.07 8.5058

C15 55.00 8.81 9.1726

C16 353.21 479.05 77.7074

C17 55.00 84.05 87.5582
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LAND USE WORKSHEET

PLEASE CHECK ALL THAT APPLY TO YOUR REQUEST:

GENERAL INFORMATION

DOMESTIC WATER: 0O Individual Domestic WeII{ Centralized Public Water System 0O City

1.

N/A — Explain why this is not applicable:

How many Individual Domestic Wells are proposed?
2. SEWER (Wastewater) O Individual Septic { Centralized Sewer system

* Intending to build a lift station and conn

O N/A - Explain why this is not applicable: Citv-6£-6 . R R (v ‘ G

3. IRRIGATION WATER PROVIDED VIA:
Surface Irrigation Well O None
4. IF IRRIGATED, PROPOSED IRRIGATION:
Pressurized O Gravity
5. ACCESS:
Frontage O Easement Easement width Inst. #
. Will be made after approva

6. INTERNAL ROADS: of preliminary plat.

M’ublic %rivate Road User’s Maintenance Agreement Inst #
7. FENCING +*TBD [ Fencing will be provided (Please show location on site plan)

Type: Wrought Iron Fencing anticipated Height: 4 -6
8. STORMWATER: O Retained on site JSwaIes O Ponds (Borrow Ditches

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

Canals: Deer Flat Highline Canal Water Right #63-2806 and #63-3244

Mora Canal Extension Canal

ct to

EXHIBIT

Ad

Revised 3/29/23


droot
Text Box
EXHIBIT
A4



RESIDENTIAL USES

1. ?MBER OF LOTS REQUESTED:
Residential 135 O Commercial 00 Industrial

(Common 1 O Non-Buildable

2. FIRE SUPPRESSION:

Water supply source: Fire Hydrants relying on community wells

3. INCLUDED IN YOUR PROPOSED PLAN?
O Sidewalks O Curbs 0O Gutters O Street Lights {None

NON-RESIDENTIAL USES

1. SPECIFIC USE: Clubhouse, Pickleball Courts, Outdoor Picnic Area, Tot Lot

2. DAYS AND HOURS OF OPERATION: Amenities and Clubhouse will be
J onday 0 unmanned and available for residents
/w —to schedute and for HOA events.
Tuesday to

{Wednesday to
JThursday to

{ Friday to
{Saturday to
{Sunday to
3. WILL YOU HAVE EMPLOYEES? O Yes }so, how many? {No
4. WILLYOUHAVEASIGN? O VYes ¥ No O Lighted O Non-Lighted
Height: _ ft Width: _ ft. Height above ground: __ ft
What type of sign: Wall Freestanding Other

5. PARKING AND LOADING:
How many parking spaces?

~ 20 spaces: With 1 Van Accessible Parking Space

Is there is a loading or unloading area? Not

Revised 3/29/23




ANIMAL CARE-RELATED USES

MAXIMUM NUMBER OF ANIMALS: _N/A: Intended for residents to adhere to Canyon County
Cod i i

A A=A~ [

HOW WILL ANIMALS BE HOUSED AT THE LOCATION? N/A

O Building O Kennel O Individual Housing O Other

HOW DO YOU PROPOSE TO MITIGATE NOISE? N/A

0O Building O Enclosure O Barrier/Berm O Bark Collars

>

ANIMAL WASTE DISPOSAL N/A

O Individual Domestic Septic System O Animal Waste Only Septic System
O Other:

Revised 3/29/23
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NEIGHBORHOOD MEETING SIGN-UP

CANYON COUNTY DEVELOPMENT SERVICES DEPARTMENT
111 North 11th Avenue, #310, Caldwell, ID 83605
zoninginfo@canyoncounty.id.gov  Phone: 208-454-7458  Fax: 208-454-6633

NEIGHBORHOOD MEETING SIGN UP SHEET
CANYON COUNTY ZONING ORDINANCE §07-01-15

Applicants shall conduct a neighborhood meeting for any proposed comprehensive plan amendment, zoning map
amendment {rezone), subdivision, variance, conditional use, zoning ordinance
map amendment, or other requests requiring a public hearing.

N s & ~ SITEINFORMATION ) B ) ) |

Site Address:  Corner of Ustick and VanSlyke Parcel Number: R36523, R365240100, R36525, R33210, R33209

cty:  Caldwell State:  ID ~ |zZIPCode: 83607
Notices Mailed Date: 8/4/2024 Number of Acres:151.55 Current Zoning: Agricultural

Description of the Request: Comp Plan Ammend., Rezone, Preliminary Plat & Special Use Permit

APPLICANT / REPRESENTATIVE INFORMATION
Contact Name:  Brent L Orton
Company Name: Orton Engineering, LLC
Current address: 17338 Sunnydale Place

City: Caldwell State: ID ZIP Code: 83607
Phone: (208)350-9422 Cell: same Fax:
Email: brentorton@ortonengineers.com

MEETING INFORMATION
DATE OF MEETING: _ 8/15/2024 MEETING LOCATION: West Canyon Elem. 18548 Ustick Rd
MEETING START TiMg;  07:00 pm MEETING END TIME: _ 08:20 pm

ATTENDEES: 37

NAME (PLEASE PRINT) SIGNATURE: ADDRESS:
1. See Attached Sheet

2.

3.

Revised 6/9/22



| 10.

11,

12.

13.

14,

15.

16.

17.

18.

19.

20.

NEIGHBORHOOD MEETING CERTIFICATION:

I certify that a neighborhood meeting was conducted at the time and location noted on this form and in
accordance with Canyon County Zoning Ordinance § 07-01-15.

APPLICANT/REPRESENTATIVE (Please print):

Brent L. Orton

APPLICANT/REPRESENTATIVE (Signature): ( (

pate: 08, 15 , 2024

Revised 6/9/22



Welcome! Please Sign-in!

Project Description: _Timber Ridge Subdivision____

Date of Meeting: _
Locatlon =

8[15[202

End Tlme __§:_2£9 zv\.__ |

Please sign in to allow us to illustrate attendance at the required neighborhood meeting to allow us to -
satisfy the requirements for city/county code.

J

L —
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CANYON COUNTY LISTING - R36524010, R36523, R36525, R33209, R33210 - 600 feet
August 23, 2024
This information should be used for informational use only and does not constitute a legal document for the description of these properties. Every effort has been made to insure
the accuracy of these data & is subject to change without notice; however, the Assessor's Office assumes no liability nor do we imply any particular level of accuracy. The Canyon
County Assessor's Office disclaims any responsibility or liability for any direct or indirect damages resulting from the use of these property listings,

PIN Owner Name { In Care Of Address City, State, Zip
365441090 BROKAW ORVILLE AND LUCILLE TRUST 22916 CIRRUS VIEW CT CALDWELL, ID, 83607
36544507 0 CAROTHERS CHARLES SCOTT 22953 SIGNATURE POINTE LN WILDER, ID, 83676
36546000 0 CHRISTENSEN H DAVID 18250 VAN SLYKE RD WILDER, ID, 83676
365240100 CHRISTENSEN H DAVID 18250 VAN SLYKE RD WILDER, ID, 83676
365230000 CHRISTENSEN H DAVID 18250 VAN SLYKE RD WILDER, ID, 83676
365445010 CHRISTENSEN H DAVID LIVING TRUST 18250 VAN SLYKE RD WILDER, ID, 83676
365445010 CHRISTENSEN H DAVID LIVING TRUST 18250 VAN SLYKE RD WILDER, ID, 83676
365445000 CHRISTENSEN HYRUM DAVID 18250 VAN SLYKE RD WILDER, ID, 83676
365445020 CHRISTENSEN KELLY A 22500 AURA VISTA WAY CALDWELL, ID, 83607
36544106 0 CREWS TERRA M 22919 CIRRUS VIEW CT CALDWELL, 1D, 83607
365441100 DAILY TERESA M 22912 CIRRUS VIEW CT CALDWELL, ID, 83607
332211200 GARRETT RANCHES PACKING 24113 HOMEDALE RD WILDER, ID, 83676-5807
365300130 GENTLE WILLIAM R LIVING TRUST 23733 BOEHNER RD WILDER, ID, 83676
365441080 GLAZIER DANICA CARMEL 22920 CIRRUS VIEW CT CALDWELL, ID, 83605
365441000 IDAHO GOLF PARTNERS INC 22500 AURA VISTA WAY CALDWELL, ID, 83607
365441000 IDAHO GOLF PARTNERS INC 22500 AURA VISTA WAY CALDWELL, ID, 83607
365441000 IDAHO GOLF PARTNERS INC 22500 AURA VISTA WAY CALDWELL, 1D, 83607
365441000 IDAHO GOLF PARTNERS INC 22500 AURA VISTA WAY CALDWELL, ID, 83607
332100000 INDART PHYLLIS A REVOCABLE TRUST-1993 23441 USTICKRD WILDER, 1D, 83676
332090000 INDART PHYLLIS A TRUST 23441 USTICKRD WILDER, 1D, 83676
365250000 INDART PHYLLIS A TRUST 23441 USTICKRD WILDER, ID, 83676
365440100 JORGENSEN JIMMY 22971 BOEHNER RD WILDER, 1D, 83676
332211180 KIMES ERIK C 18616 EASTER PEAK AVE NAMPA, 1D, 83687
3654401040 MARTINEZ IGNACIO 18412 VAN SLYKE RD WILDER, 1D, 83676
332211190 MAGSAR JOSEPH A 23602 GARRETT RANCH WAY WILDER, 1D, 83676
36544506 0 MCCUTCHEON FAMILY TRUST 22957 SIGNATURE POINTE LN WILDER, 1D, 83676
36544508 0 MILLER NATASHA 22951 SIGNATURE POINT LN WILDER, ID, 83676
365220110 RIETEMA FAMILY TRUST 23246 BOEHNER RD WILDER, ID, 83676
36526000 0 ROSENCRANTZ ELIZABETH M 2823 COLORADO AVE CALDWELL, ID, 83605
365220000 RUBENS JOE D 18533 VAN SLYKE RD WILDER, 1D, 83676
36544104 0 SHIPP FAMILY TRUST 22911 CIRRUS VIEW CT CALDWELL, ID, 83607
36544503 0 SKAAR DUWAYNE AND COLLEEN REVOCABLE REAL PROPERTY TRUST 22958 SIGNATURE POINTE LN WILDER, ID, 83676
365441050 SMITH STEVEN C 22915 CIRRUS VIEW CT CALDWELL, ID, 83607
365240000 TURNER MICHAEL 23057 BOEHNER RD WILDER, 1D, 83676
365280120 VAN DER HOEK HANS AND KAREN FAMILY TRUST PO BOX 240 OROVADA, NV, 89425
332110000 VAN SLYKE FARMS INC P.0. BOX 39 WILDER, ID, 83676
332120000 VAN SLYKE FARMS INC P.0. BOX 39 WILDER, 1D, 83676
365270000 VANDERHOEK HANS PO BOX 222 OROVADA, NV, 89425
365290000 VANDERHOEK HANS PO BOX 222 OROVADA, NV, 89425
365150110 VILLAFANA MIGUEL ANJEL 26268 USTICK RD WILDER, ID, 83676
332240000 WHISPERING PINES DEVELOPMENT LLC 6211 CLEVELAND BLVD CALDWELL, ID, 83607
365460110 WHITE ROGER 22922 BOEHNER RD WILDER, 1D, 83676
365441070 WHITE STEVENJ 22924 CIRRUS VIEW CT CALDWELL, ID, 83607
332020000 WILLIAMSON PROPERTIES LLC 21986 HOSKINS RD CALDWELL, ID, 83607
332080000 WILLIAMSON PROPERTIES LLC 21986 HOSKINS RD CALDWELL, ID, 83607
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Orton Engineering, LLC

17338 Sunnydale Place ! . o

Caldwell, ID 83607 Timber Ridge Subdivision
Ph 208 350 9422 near Van Slyke & Ustick Road
brentorton@ortonengineers.com Caldwell Idaho, 83607

Regarding: Comprehensive Plan Amendment, Rezone and Preliminary Plat for a Proposed Subdivision -
Timber Ridge, and Special Use Permit - at the northwest corner of Van Slyke and Ustick Road.

Dear Friends:

We represent the developer of the proposed Timber Ridge Subdivision, and we are excited to share with
you the current and updated layout and amenities of this project. The special features and highlights of
this 154.34 acre subdivision include larger 1.5 to 2.88 acre lots with several view lots available, a
community stable, and riding arena. We believe this project will add additional value to the surrounding

area, allow other individuals and families to enjoy living in the country setting and add beauty to this part
of Canyon County.

We are still in the process of refining the preliminary plat but below is the current preliminary layout for
this project. Some adjustments may be made as we meet with the Highway District, Southwest District
Health and other entities to define exact locations for approaches onto Van Slyke and Ustick Road and

plan for water and sewer. We will also be pursuing a special use permit for horse related activities at the
arena and a possibility of veterinary services.
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As part of the process for applying for a Preliminary Plat and Special Use Permit and revising our past
application for a Comprehensive Plan Amendment and Rezone, we will be holding a neighborhood
meeting. The neighborhood meeting is a great opportunity to speak with the owner and development team
directly. These meetings are a prerequisite to making an application to Canyon County for these land-use
actions. We hold these meetings in an open house format in hope to give each person a chance to ask
questions and express concerns and ideas.

We typically include notes, comments, and concerns from neighborhood meetings in the project
application. We’re eager to show off the project, share with our neighbors, and hear from you. We will
be making an application soon after the neighborhood meeting. If you are within 300 feet of the project
boundaries, the Idaho Land Use Planning Act requires that you receive a public notice to your property
address of record notifying you of the public hearing dates before the Planning and Zoning Hearing
Examiner or Commission, and again before the Canyon County Commissioners - so watch for these in the
near future.

If you can’t make the meeting or just want information sooner, please feel free to reach out to Orton
Engineering, LLC at (208)350-9422.

The Neighborhood Meeting will be held on:
Date: Thursday, August 15th, 2024
Time: 7:00 pm to 8:00 pm

Location: West Canyon Elementary School Gymnasium,
19548 Ustick Rd, Caldwell, ID 83607

Sincerely,

Lo

Brent L. Orton, PE, MSCE

Orton Engineering, LLC
(208)350-9422

brentorton@ortonengineers.com



Designing the Future
[ gning

Orton Engineering, LLC
17338 Sunnydale Place

Caldwell, ID 83607 Timber Ridge Subdivision
Ph 208 350 9422 near Van Slyke & Ustick Road
brentorton@ortonengineers.com Caldwell Idaho, 83607

Engineering Narrative

8/15/2024: Engineering Talking Points for the Neighborhood Meeting
Welcome to the Neighborhood Meeting for Timber Ridge Subdivision!

- We want you to be heard.
o Please consider filling out a comment card.
o There will be project representatives ready to hear your concerns and ideas and answer
questions individually.
- What is happening with this project?
o Advice of County, concerns at the time of the original application -~ Application elements and
what has changed.
o There are a number of elements to the application as indicated in the meeting notice:
* Rezone, Comp Plan Amendment, Subdivision/Preliminary Plat, Conditional Use
Permit.
= Rezoning
e This is an action that asks the land-use jurisdiction to change the zone of the
property
e The original application asked for what Canyon County calls a rezone or
unconditional rezone.
e The proposed modification to our application seeks to change this to what
Canyon County refers to as a Conditional Rezone - a rezone including a
development agreement.

o This is beneficial for spelling out the conditions that the developer
agrees to fulfill as well as enumerating the what is contemplated and
permitted in the application.

= Subdivision/Preliminary Plat -
e This is an action that allows the division of land into individual lots served by
organized infrastructure.
e The original application called for 0.67 Acre Lots.

o Over the course of the last two years, County Staff have provided
recommendations and advice about ways to improve the application
including larger lots.

o The concept plan shared in the neighborhood meeting letter calls for 1.5
to 2.8 Acre Lots with an average lot size (including consideration of the
common areas) over 2 acres (1.8 Ac Avg excluding Common Areas).

3| Page
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o Because of the high nitrate area, we are interested in bringing sewer
from Greenleaf for septic. In order to make that feasible, We
anticipate having to increase the density to make the plan work.
We need to increase the number of lots to 135 lots to make it
feasible to bring sewer.

o Since we just completed the feasibility study today, we do not have
the current layout available for review. However we will send a
follow up letter with the preliminary layout when it is ready for
your review.

o For reference, the Timberstone lot sizes are as follows:

= Approximately 0.4 DUA Gross Density
= Average Lot Size 0.65 Ac = 28,532 ft2

=  Comprehensive Plan Amendment.

e This action asks the land-use jurisdiction to alter the future land use map in the
comprehensive plan to align with the desired use.

e State Statute requires an application to be governed by the comprehensive plan
in place at the time of application.

e This would identify this area as Residential instead of agriculture.

= Conditional Use Permit

® A conditional use permit (Called by some agencies, a special use permit)
authorizes uses with instance specific conditions.

e In this case, horse related amenities are in consideration.

This alone would not be expected to require a conditional use permit.
The owner group is aware of other horse amenities that have ceased.
o These appear to have failed because of the financial, maintenance, or
time burden on the residents of the subdivision.

e A conditional use permit is desired here to allow events to be part of the horse
use and potentially veterinary services, both of which require a conditional use
permit.

o Ideas for what these events could include:
* Horse Mountaineering Training
® Possible roping competitions
= Horse shows
= Events for youth
= 4H Events
= Subdivision Events

e Our intent here is to provide the amenity while enabling the horse related
amenities to produce enough profit to be self-sustaining.

e These appear to satisfy the code requirements.

We have received a communication from Canyon County with extremely aggressive
timelines by which we must submit our revised application.
Our feasibility work is still in process.
=  We are very interested a central sewer system
o (lift station and force main to Greenleaf)
* Timberstone utilizes a privately owned central water system.

e We are interested in using community well as well and if pursued, we may
connect a new source to Timberstone’s wells to provide backup and
redundancy for these wells regulated under the Safe Drinking Water Act and
Idaho Department of Environmental Quality. This is still to be determined.

e Brent will explain how these systems work.



Orton Engineering, LLC
17338 Sunnydale Place

Caldwell, ID 83607 Timber Ridge Subdivision
Ph 2083509422 near Van Slyke & Ustick Road
brentorton@ortonengineers.com Caldwell Idaho, 83607

* IMPORTANT:
e Accomplishing the desired central sewer and water systems and Amenities
may require
o more lots (smaller lots), or
o larger lots and
= areduction in amenities or
= abandonment of central services. These are desirable for the
area because of the nitrate priority area.
o Expect to have to bring the lots just under 1 acre to make the amenities
and central services pencil out.
o (then why are we presenting this now - because of our imposed
deadline by Canyon County to push our application forward).
e The owner desires to maintain the lots at around 1 acre as we sort through
these feasibility questions.
o What is the average lot size in Timberstone?
- Why this land?
o The owners are multi-generational farmers. This is high land with limited water rights and
poor access to water and difficult to keep productive.
* The 73-acre parcel has 21 acres worth of water rights. About 30 acres of this property

is unprofitable enough that it is often planted only to prevent erosion or dust blow-off
and not harvestable.

* The East short 80 acres was a feed lot that never had irrigation water rights.

e Most of this property is agriculturally non-viable (unless it were returned to
production as a feed lot).

o The Property to the South is already conditionally rezoned for residential development (and

the owners are coordinating to make a harmonious theme and increase the feasibility of
central services)

- Well construction and how we protect the wells of others.
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8/15/2024:

Feedback from the Neighborhood Meeting:

Concerns of the citizens:

No Horses, No Areana, No Events - Expressed concern that there is not enough parking area for
horses and horse trailers and they most likely will be parking on the streets for events. Rodeo events
also are often loud bring alcohol and neighbors were concerned about that.

Strong request from neighbors to remove the Horse/Areana/Vet amenities and therefore the
conditional use permit from the application. Client will comply and remove horse amenities,
conditional use permit and special use permit.

Water — concern over aquafer capacity and contamination of wells. Orton Engineering shared
information on well construction and the benefit of using mud rotary with full depth seals and how
community wells are permitted by IDWR and regulated by the DEQ and benefits of using community
wells over individual wells on each property from a diversion rate standpoint. Orton Engineering
also spoke to the adequacy of the aquifer and recommendation to utilize a hydrogeologist in
monitoring the well construction.

Traffic — concerns of traffic congestion on Ustick Road. Orton Engineering shared information on
traffic mitigation and how it is done. This project will be dedicating the required Right of Way on
Ustick and Van Slyke and work with the Highway district on Traffic Mitigation (Nearly 10 acres).
Orton Engineering also shared information about how the project has limited access on Ustick Road
and Van Slyke. The owner instructed Orton Engineering to revise the layout to include a road over
the canals where it is tiled to allow access for residents to exit on Boehner Rd. if north bound to help
reduce the amount of traffic on Ustick.

Concerns that the layout presented was not the final Preliminary Plat Layout. Orton
Engineering, LLC let neighbors know where the project was at and that the feasibility of extending
the sewer from Greenleaf indicated that density would need to change to 135 lots to make it feasible
and would change the lots size to roughly 0.75 to 1.5 acre. Orton Engineering committed to share an
updated layout of the Preliminary Plat when it was ready for submittal so neighbors could see the
final layout. The original application was for an R-2 zone designation. The owner is continuing to
seek that proposed zoning as a conditional rezone with a development agreement and will commit in
the development agreement to an average lot size of .82 acres or more.

Suggestions from citizens:

Irrigation Pond: One resident gave the suggestion to consider adding an irrigation pond to increase
available capacity. The owner felt this was a valuable suggestion. An irrigation pond is intended to
be used to facilitate the combined used of surface water and well water irrigation rights.

For Amenities- neighbors recommended Pickleball courts, Club House for gatherings, Playground or
Tot Lot, walking paths to complement the golf course at Timberstone. The owner felt this was a great
idea and would be much easier to maintain than a horse facility.

Several neighbors requested to keep Lots smaller than 1 acre. Several neighbors expressed that
they didn’t want farm animals, but would like to see more of what is required by the HOA at
Timberstone regarding animals. Applauded plan to keep lots under 1 acre to discourage cows and
pasture animals. A few of the neighbors requested to keep lots large at 2- 5 acre to keep rural.
The difficulty of the larger lots eliminates the feasibility of paying to bring lift station and sewer from
Greenleaf or building another type of community septic system and would mean individual well and
septic in a high nitrate priority area. The owner would like to keep the lots just under 1 acre.
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AGENCY ACKNOWLEDGMENT

Date: August 19, 2024 Timber Ridge Subdivision
Applicant: Brent L Orton, Orton Engineering, LLC representing H. David Christensen & Phyllis Indart

DU TgIan2u2s

Parcel Number: 46544646, R36523, R36525, R33209, R33210
Site Address: Northwest comer of Van Slyke and Ustick Road. and additional parcel south of Ustick Rd.

SIGNATURES DO NOT INDICATE APPROVAL OR COMPLETION OF OFFICIAL REVIEW,

The purpose of this form is to facilitate communication between applicants and agencies so that
relevant requirements, application processes, and other feedback can be provided to applicants
early in the planning process. Record of communication with an agency regarding the project can be
submitted instead of a signature. After the application is submitted, impacted agencies will be sent a
hearing notification by DSD staff and will have the opportunity to submit comments.

Southwest District Health: _ * Predevelopment meeting held on Aug. 2, 2024, Pd. $100
& Applicant submitted/met for informal review.

Date: Oﬁ[lﬂ@ggj Signed: m ‘g-a.z

Authorized SoutHwest District Health Representative
(This signature does not guarantee project or permit approval)

Fire District: District; Homedale Fire (S. of Ustick)/ Wilder Fire (N. of Ustick)
O Applicant submitted/met for informal review.

Date: ‘-5\2.@\ 2e2Y Signed: A\Nw &\)AMVA
Aug%?ri' d
Date: g/ Z”/ ZoZlf Signed:

Highway District:
O Applicant submitted/met for informal review. District: Golden Gate Highway District No, 3

Date: 08222024 Signed: - VM

Authorized Highway District Representative
(This signature does not guarantee project or permit approval)

le Fire District Representative
ogh not: anro;ecl or permit approval)

Authbrized Wilder Fire Bistrict Representative

(This sighature does not guarantee project or permit approval)

irrigation District: District: ~ Wilder Irrigation District
O Applicant submitted/met for informal review.

Date: ?/Af/7 ?/ Signed:

orizéd Trrigation Representative
(This signatffre does not guarantee project or permit approval)

Area of City Impact City: City of Greenleaf
;?Applicant submitted/met for informal revie

Date: 2 Aus o <y Signed: %:%/44/%‘

Authorized AOCI Representative
(This signature does not guarantee project or permit approval)

DISCLAIMER: THIS ACKNOWLEDGMENT IS ONLY VALID SIX MONTHS FROM THE DATE ISSUED



Debbie Root

From: Brent Orton <brentorton@ortonengineers.com>
Sent: Thursday, March 6, 2025 10:41 PM

To: Debbie Root; Niki Benyakhlef

Cc: David Christensen

Subject: Re: [External] Christensen/Indart

Hello Debbie and Niki,

We are getting back to you on the Christensen/Indart Subdivision - Timber Ridge.

There are 135 buildable lots proposed.

At the ITE, Trip Generation 9th Edition Rate of 9.52 trips/day per ITE, for single-family detached housing we estimate
an ADT: 1,285.2 Trips per day.

We know that for this many trips, we will need to complete an official Traffic Study and submit it with the Preliminary
Plat Application.

For Distribution we did traffic counts on 2/24/2025 during peak hour 4pm - 6pm on the Intersection of Van Slyke and
Ustick Road, as well as on an existing example subdivision - Timberstone Subdivision, that is just East of the proposed
Timber Ridge Subdivision.

Our percentages showed the following distributions:

Traffic Counts

Direction Straight |Left Right Total Trips on Ustick
Easthound on Ustick 91 4 0 257
Westhound on Ustick 144 3 15

Direction Straight |Left Right Total Trips on Van Slyke
Northbound on Van Slyke 8 0 2 39
Southbound on Van Slyke 16 11 2

Please let us know if you need anything else!

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

&

On Mon, Feb 10, 2025 at 7:19 PM <brentorton@ortonengineers.com> wrote:

Nice to meet you Josh!
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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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Adjacent fo 310 Acres — Cond. RR
Zoning =
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» Previous RR Zoning AN\
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» Williamsons

» | acre lots or
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central sewer
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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 Cours




Residences & Timberstone Golf Course




Indart and Christensen Properties
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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 Soills
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Indart Property




Indart Property
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Limited and No Water Rights
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Conformance with Comp. Plan

» “Achieve aland 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 AgQ
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 l

Conditions

L: '.
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TOTAL SURVEY ACREAGE:
AREA SINGLE FAMILY RESIDENTIAL
AREA COMMON LOTS
AREA RIGHT OF WAY

151.55
111.342
19.818
20.39

ACRES
ACRES
ACRES
ACRES

100%

73.47%
13.08%
13.45%

OVERALL LOT DATA:

TOTAL LOTS
SINGLE FAMILY RESIDENTIAL LOTS
COMMON AREA LOTS

SINGLE FAMILY RESIDENTIAL LOT DATA:

MINIMUM LOT SIZE
AVERAGE LOT SIZE
MAXIMUM LOT SIZE

GROSS LOTS PER ACRE
NET LOTS PER ACRE

135
135

23256.64 SF
35926.35 SF
59091.29 SF

0.89 LOTS/ACRE
1.21 LOTS/ACRE



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. Atripis a
vehicle departing or arriving at the

Trip home.
Generation

Manual
171th Edition




Traffic Study Based on Proposed Preliminary Plat Under Way

%"’“ "' Feb 25,2025 Peak Hour (4:28-6:00 pm)
o=ml [urning Movement Counts:

) » & ."-5 % Y
—— @ Ustick Rd & Van Slyke
it 2 16 11

) N,

91 —» < 144

w
7 R;314B y z) !

Canyon County Assessor’s Map, accessed 11Aug2025




Stopping Sight Distance




Centerline of V Slyke PROFILE

12620
Y2610
=1 250' S.5.0=-y=—250' S50 =~ 2
5 2600
2 o8y u1 — I_‘-asmm_ R ]
= — 2590

/
2580
7 N\ access poiT 1 T

2560
/,,/‘<; 2550
== EXISTING GROUND 2540
- {2530
L
— {2520
2510
+2500
:249'3
e f O R R f1 OW %o, | O of B
0+00 2400 4+00 £+00 8+00 104+0¢ 12+00 18+CC 6+00 18+CO 20400 22+00 24400 26+00 28+00 20+00 32+00 34400 36+00



2630 - . . : . : — o " o

ISR | 250" $.S. 280" S.S.D
206201 E - | S - + 3 1 + + 1 +

2084 HT

+ + + + + + + + + + + +
ol < =1 b 2|z b
pa] o e 1 ] = e ]
al= = w |2 I B
NS o = 5y b r
P o 4 b 73] b wlin
~ ~ b ™~ “~lea
O+00 2400 4400 6+00 E+00 10+00 12400 14400 18+ 00 20+ 00




SSD gy

= - 2°-08J-HT ! ! ! e | | | | 155490

- { ! ! ! 1 T HT. ! ot { { ! ! | |
- ! ! ! ! 1 .= ACCESS POINT | Ban

2l
el B
~IE

22100

+00 34400







Water & Sewer 4 |PNGINEERING

Designing the Future

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

R33209
PARCEL NUMBER:

OWNER NAME:

CO-OWNER:

MAILING ADDRESS:

SITE ADDRESS:

TAX CODE:

TWP:

ACRES:

HOME OWNERS EXEMPTION:
AG-EXEMPT:

DRAIN DISTRICT:

ZONING DESCRIPTION:
HIGHWAY DISTRICT:

FIRE DISTRICT:

SCHOOL DISTRICT:

IMPACT AREA:

FUTURE LAND USE 2011-2022 :
FLU Overlay Zone Desc 2030:
FLU RR Zone Desc 2030:
FUTURE LAND USE 2030:
IRRIGATION DISTRICT:

FEMA FLOOD ZONE:

WETLAND:

NITRATE PRIORITY:
FUNCTIONAL Classification:
INSTRUMENT NO. :
SCENIC BYWAY:

LEGAL DESCRIPTION:

PLATTED SUBDIVISION:
SMALL CITY ZONING:

SMALL CITY ZONING TYPE:

PARCEL INFORMATION REPORT

7/17/2025 9:15:42 AM

R33209
INDART PHYLLIS A TRUST

23441 USTICK RD WILDER ID 83676
0 USTICK RD
0770000

3N RNG: 4w SEC: 06 QUARTER: NE
41.21

No

Yes

NOT In Drain Dist

AG / AGRICULTURAL
GOLDEN-GATE HWY #3

HOMEDALE FIRE

HOMEDALE SCHOOL DIST #370
GREENLEAF

AG

INTENSIVE AGRICULTURE OVERLAY

INTENSIVE AGRICULTURE OVERLAY \ AG

BOISE PROJECT BOARD OF CONTROL \ WILDER IRRIGATION
DISTRICT

X FLOODWAY: NOT In FLOODWAY FIRM PANEL: 16027C0225F

NOT In WETLAND

ADA CANYON

MINOR ARTERIAL

9318914

NOT In Scenic Byway

06-3N-4W NE LLOT 2 LESS TAX 2

DISCLAIMER:

. FEMA FLOOD ZONE REFERS TO THF DESIGNATED FEMA FLOOD AREAS POSSIBLY ONF (1) OF SEVERAL ZONFS - SFF FIRM PANFL NUMBER
2. THIS FORNM DOFS NOT CALCULATE DATA FOR PARCELS INSIDE CITY LIMITS SO WATCH YOURSELVES.

3. WETLANDS CLASSIFICATION WILL POPULATE IF "ANY" PORTION OF SAID PARCEL CONTAINS A DELINEATED WETLAND

4. COLLECTORS AND ARTERIALS ARE BASED ON THE SHERRIFS CENTERLINE WITH AN ADDITIONAL 100 FOOT BUFFER

CANYON COUNTY ASSUMES NO LIABILITY FOR DIRECT. INDIRECT. SPECIAL, OR CONSEQUENTIAL DAMAGES RESULTING FROM
THE USE OR MISUSE OF THIS PARCEL INFORMATION TOOL OR ANY OF THE INFORMATION CONTAINED HEREIN.
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CANYON COUNTY DEVELOPMENT SERVICES MAKES NO WARRANTY WITH RESPECT TO THE
ACCURACY, COMPLETENESS, OR USEFULNESS OF THIS PARCEL INFORMATION TOOL.

R33210
PARCEL NUMBER:

OWNER NAME:

CO-OWNER:

MAILING ADDRESS:

SITE ADDRESS:

TAX CODE:

TWP:

ACRES:

HOME OWNERS EXEMPTION:
AG-EXEMPT:

DRAIN DISTRICT:

ZONING DESCRIPTION:
HIGHWAY DISTRICT:

FIRE DISTRICT:

SCHOOL DISTRICT:

IMPACT AREA:

FUTURE LAND USE 2011-2022 :
FLU Overlay Zone Desc 2030:
FLU RR Zone Desc 2030:
FUTURE LAND USE 2030:
IRRIGATION DISTRICT:

FEMA FLOOD ZONE:

WETLAND:

NITRATE PRIORITY:
FUNCTIONAL Classification:
INSTRUMENT NO.:
SCENIC BYWAY:

LEGAL DESCRIPTION:

PLATTED SUBDIVISION:
SMALL CITY ZONING:

SMALL CITY ZONING TYPE:

PARCEL INFORMATION REPORT

7/17/2025 9:17:11 AM

R33210
INDART PHYLLIS A REVOCABLE TRUST-1993

23441 USTICK RD WILDER ID 83676
23441 USTICK RD
0770000

3N RNG: 4w SEC: 06 QUARTER: NE
0.50

No

No

NOT In Drain Dist

AG /AGRICULTURAL
GOLDEN-GATE HWY #3

HOMEDALE FIRE

HOMEDALE SCHOOL DIST #370
GREENLEAF

AG

INTENSIVE AGRICULTURE OVERLAY

INTENSIVE AGRICULTURE OVERLAY \ AG

BOISE PROJECT BOARD OF CONTROL \ WILDER IRRIGATION
DISTRICT

X FLOODWAY: NOT In FLOODWAY FIRM PANEL: 16027C0225F

NOT In WETLAND

ADA CANYON

MINOR ARTERIAL
2008008796

NOT In Scenic Byway
06-3N-4W NE TAX 2 INLOT 2

DISCLAIMER:

1. FEMA FLOOD ZONF REFERS TO THF DESIGNATED FEMA FLOOD ARFEAS POSSIBLY ONF (1) OF SEVFRAL ZONFS - SFF FIRN PANFL NUMBFR
2. THIS FORM DOES NOT CALCULATF DATA FOR PARCELS INSIDE CITY LIMITS SO WATCH YOURSELVES

3 WETLANDS CLASSIFICATION WILL POPULATE IF "ANY" PORTION OF SAID PARCEL CONTAINS A DELINEATED WETLAND

4. COLLECTORS AND ARTERIALS ARE BASED ON THE SHERRIFS CENTERLINE WITH AN ADDITIONAL (00 FOOT BUFFER

CANYON COUNTY ASSUMES NO LIABILITY FOR DIRECT. INDIRECT. SPECIAL, OR CONSEQUENTIAL DAMAGES RESULTING FROM
THE USE OR MISUSE OF THIS PARCEL INFORMATION TOOL OR ANY OF THE INFORMATION CONTAINED HEREIN,



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

R36525
PARCEL NUMBER:

OWNER NAME:

CO-OWNER:

MAILING ADDRESS:

SITE ADDRESS:

TAX CODE:

TWP:

ACRES:

HOME OWNERS EXEMPTION:
AG-EXEMPT:

DRAIN DISTRICT:

ZONING DESCRIPTION:
HIGHWAY DISTRICT:

FIRE DISTRICT:

SCHOOL DISTRICT:

IMPACT AREA:

FUTURE LAND USE 2011-2022 :
FLU Overlay Zone Desc 2030:
FLU RR Zone Desc 2030:
FUTURE LAND USE 2030:
IRRIGATION DISTRICT:

FEMA FLOOD ZONE:

WETLAND:

NITRATE PRIORITY:
FUNCTIONAL Classification:
INSTRUMENT NO. :
SCENIC BYWAY:

LEGAL DESCRIPTION:

PLATTED SUBDIVISION:
SMALL CITY ZONING:

SMALL CITY ZONING TYPE:

PARCEL INFORMATION REPORT

7/17/2025 9:15:26 AM

R36525
INDART PHYLLIS A TRUST

23441 USTICK RD WILDER ID 83676
23422 USTICK RD
0680000

4N RNG: 4w SEC: 31 QUARTER: SE
36.79

No

No

NOT In Drain Dist

AG /AGRICULTURAL
GOLDEN-GATE HWY #3

WILDER FIRE

VALLIVUE SCHOOL DIST #139
GREENLEAF

AG

INTENSIVE AGRICULTURE OVERLAY

INTENSIVE AGRICULTURE OVERLAY \ AG

BOISE PROJECT BOARD OF CONTROL \ WILDER IRRIGATION
DISTRICT

X FLOODWAY: NOT In FLOODWAY FIRM PANEL: 16027C0225F

Riverine

ADA CANYON

MINOR ARTERIAL

9318914

NOT In Scenic Byway

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

DISCLAIMER:

1. FEMA FLOOD ZONFE REFERS TO TIE DESIGNATED FEMA FLOOD AREAS POSSIBLY ONF (1) OF SEVFRAL ZONFS - SFF FIRM PANFL NUMBER
2. THIS FORM DOFS NOT CALCULATE DATA FOR PARCFLS INSIDE CITY LIMITS SO WATCH YOURSELVFS

3. WETLANDS CLASSIFICATION WILL POPULATE IF "ANY " PORTION OF SAID PARCEL CONTAINS A DELINEATED WETLAND

4, COLLECTORS AND ARTERIALS ARE BASED ON THE SHERRIFS CENTERLINE WITH AN ADDITIONAL 100 FOOT BUFFER

CANYON COUNTY ASSUMES NO LIABILITY FOR DIRECT. INDIRECT. SPECIAL, OR CONSEQUENTIAL DAMAGES RESULTING FROM
THE USE OR MISUSE OF THIS PARCEL INFORMATION TOOL OR ANY OF THE INFORMATION CONTAINED HEREIN,



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

R36523
PARCEL NUMBER:

OWNER NAME:

CO-OWNER:

MAILING ADDRESS:

SITE ADDRESS:

TAX CODE:

TWP:

ACRES:

HOME OWNERS EXEMPTION:
AG-EXEMPT:

DRAIN DISTRICT:

ZONING DESCRIPTION:
HIGHWAY DISTRICT:

FIRE DISTRICT:

SCHOOL DISTRICT:

IMPACT AREA:

FUTURE LAND USE 2011-2022 :
FLU Overlay Zone Desc 2030:

FLU RR Zone Desc 2030:

FUTURE LAND USE 2030:

IRRIGATION DISTRICT:

FEMA FLOOD ZONE:

WETLAND:

NITRATE PRIORITY:
FUNCTIONAL Classification:
INSTRUMENT NO. :
SCENIC BYWAY:

LEGAL DESCRIPTION:

PLATTED SUBDIVISION:

SMALL CITY ZONING:

SMALL CITY ZONING TYPE:

PARCEL INFORMATION REPORT

R36523
CHRISTENSEN H DAVID

CHRISTENSEN SANDRA J

18250 VAN SLYKE RD WILDER ID 83676
0 VAN SLYKE RD

0680000

4N RNG: 4w SEC: 31 QUARTER: SE
73.06

No

Yes

NOT In Drain Dist

AG / AGRICULTURAL

GOLDEN-GATE HWY #3

WILDER FIRE

VALLIVUE SCHOOL DIST #139
GREENLEAF

AG

INTENSIVE AGRICULTURE OVERLAY

7/17/2025 9:14:54 AM

INTENSIVE AGRICULTURE OVERLAY \ AG
BOISE PROJECT BOARD OF CONTROL \ WILDER [IRRIGATION

DISTRICT

X FLOODWAY: NOT In FLOODWAY FIRM PANEL: 16027C0225F

Riverine \ Riverine \ Riverine
ADA CANYON

MINOR ARTERIAL
2015036340

NOT In Scenic Byway
31-4N-4WSEE 1/2SELS TX 4

DISCLAIMER:

1. FEMA FLOOD ZONE RFFERS TO THF DESIGNATED FEMA FLOOD AREAS POSSIBLY ONF (1) OF SEVERAL ZONFS - SFF FIRM PANFL NUMBER
2. THIS FORM DOES NOT CALCULATE DATA FOR PARCFLS INSIDE CITY LIMITS SO WATCH YOURSELVFS

3 WETLANDS CLASSIFICATION WILL POPULATE [F "ANY" PORTION OF SAID PARCEL CONTAINS A DELINEATED WETLAND
4. COLLECTORS AND ARTERIALS ARE BASED ON THE SHERRIFS CENTERLINE WITH AN ADDITIONAL 100 FOOT BUFFER

CANYON COUNTY ASSUMES NO LIABILITY FOR DIRECT. INDIRECT. SPECIAL, OR CONSEQUENTIAL DAMAGES RESULTING FROM
THE USE OR MISUSE OF THIS PARCEL INFORMATION TOOL OR ANY OF THE INFORMATION CONTAINED HEREIN,
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SUBDIVISION & LOT REPORT

NUMBER OF LOTS
146

NUMBER OF SUBS ACRES IN SUB
8 333.38

AVERAGE LOT SIZE
2.28

NUMBER OF SUBS IN PLATTING ACRES IN SUB NUMBER OF LOTS

AVERAGE LOT SIZE

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 I I I I I

PLATTED SUBDIVISIONS

SUBDIVISION NAME Label LOCATION ACRES NO. OF LOTS AVERAGE LOT SIZE CITY OF... Year
ARTIST VIEW SUB 1 4N4W 32 3.47 4 0.87 COUNTY (Canyon) 2004
GARRETT RANCH RIDGE 2 3N4WO06 29.36 21 1.40 COUNTY (Canyon) 2006
HIGHPOINTE ESTATES 3 4N4W 32 11.76 9 1.31 COUNTY (Canyon) 2011
JAHN ESTATES SUBDIVISION 4 4N4W 32 6.31 5 1.26 COUNTY (Canyon) 2008
ORCHARD VIEW 5 AN4W 32 35.02 3 11.67 COUNTY (Canyon) 1998
RESUB LT 1 BLK 2 SUMMERWIND AT] 6 4N4W 32 0.73 1 0.73 COUNTY (Canyon) 2022
SUMMERWIND AT ORCHARD HILLS H I 4N4W 32 146.11 55 2.66 COUNTY (Canyon) 2007
SUMMERWIND AT ORCHARD HILLS § 8 AN4W 32 100.62 48 2.10 COUNTY (Canyon) 2007

SUBDIVISIONS IN PLATTING

SUBDIVISION NAME ACRES

NO. OF LOTS

AVERAGE LOT SIZE

MOBILE HOME & RV PARKS

SUBDIVISION NAME SITE ADDRESS ACRES NO. OF SPACES UNITS PER ACRE CITY OF...
I I I I I
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WELL INFORMATION IS DERIVED FROM THE IDAHO
:NITRATE PRIORITY: 2020
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Slope Percent Map

— A~

o
n
o
L
m 1l
SUMMERWIND AT:ORCHARD HILLS PHASE 1

: =

HIGHPOINTE ESTATES

T T

SUMMERWIND ATLORCHARD HILLS FHASE /1

.
%

Ustick Rd

=

[ S
Van_ SlykelRd

B

ARRETT;RANCH RIDGE

Slope Percent EXBHin]iD)IT
m0.001 -3 9.001-12
3.001 - 6 ™12.001 - 14.999 0 200 400 600
6.001 - 9 M 15 - 202.718 w1 Feet



droot
Text Box
EXHIBIT
B2i1
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SOIL REPORT

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%
TUuA 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 INFORMATION IS DERIVED FROM THE USDA's CANYON COUNTY SOIL SURVEY OF 2018
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CASE SUMMARY

CASENUM REQUEST CASENAME FINALDECIS
CU2021-0014 Special Events Facility Steele Approved
CU2021-0014 Special Events Facility Steele Approved
CU2021-0014 Special Events Facility Steele Approved
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Lot Size mmmm  INTERSTATE mms=  MINOR ARTERIAL EXHIBIT
- OTHER FREEWAY/ === PROPOSED MINOR ARTERIAL
E ?'? ;'g EXPRESSWAY B 21’1
L PROPOSED OTHER FREEWAY, =  COLLECTOR
£J21-3.0 EXPRESSWAY
[131-40 == =  PROPOSED COLLECTOR
D41-50 mmm=  PRINCIPAL ARTERIAL 0 0.25 05
- e ARTERIAL Miles
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COMMON LEGEND DATA

== INTERSTATE [7"71 COUNTY BOUNDARY ff’““]m“s

Tt V 7
——— INTERSTATE RAMP  fuwnet IMPACT AREA A
== STATE HIGHWAY CITY LIMITS "
—— RESIDENTIALROAD [ | NAVIGABLE WATERWAY A0
wvrere RAILROAD B SUBJECT PROPERTY X
——— MINOR WATERWAYS SUBDIVISIONS

“** ZONING CLASSIFICATIONS THAT MAY HAVE LIMITING CONDITIONS ***

ZONING

P Z) RR (RUAL RESIDENTIAL)

CR-RR ( RURAL RESIDEN TIAL - COND REZONE
[T R1(SINGLE FAMILY RESIDEN TIAL)

] CR-R1 (FAMILY RESIDEN “IAL - COND REZONE)
[ R2 (MEDIUM DENSITY RESIDENTIAL)

[ C (COMMERCIAL - 1965 ZONING ORD )
C1(NEIGHBORHOOD COMMERCIAL)

CR-C1 (NEIGHBORHOOD COMMERCIAL - COND REZONE)
[2] c2 (SERVICE COMMERCIAL)

CR-C2 (SERVICE COMMERCIAL - COND REZONE)
=3 (LiGHT INDUSTRiAL)

CR-M1 (LIGHT INDUSTRIAL - COND REZONE})

M2 (HEAVY INDUS “RIAL)

[ AG (AGRICULTURAL)

Year Caldwell City Comp Plan
[ 2020 :} City Center
D 2021 [:;_] Residential Estates
5 ;g;; D Low Density
[:i Medium Density
l:] e - High Density
- Commercial
- Industrial
[ | Public

Nampa City Com Plan

B A Future Land Use
LD_Res 2030
MD_Res
B MMERCIAL
[ HD_Res m .

I Res dential Mixed Use {//] INDUSTRIAL

7771 community Mixed Use Y/ /] RESIDENTIAL

- Neighborhood Commercial
Highway Commercial

- General Commercia!

- Business Park

- Downtown

| Employment Center
Light industrial

Heavy Industria

PRIME FARMLANDS MAP

(] Farmland of statewide importance

{27 Farmland of statewide importance, if irrigated

E Farmland of statewide importance, if irrigated and reclaimed

FUNCTIONAL
CLASSIFICATION (2035)

emmmmes |nterstate

Expressway

Proposed Expressway
=== Principal Atrerial
= = = Proposed Principal Atrerial
e Minor Arterial
= = = Proposed Minor Arterial
s Collector

= = = Proposed Collector

/| FEMA FLOODWAY

L]

[ NITRATE PRIORITY AREA

SUBDIVISION MAP
| PLATTED SUBDIVISIONS

| SUBDIVISIONS IN PLATTING
MOBILE HOME PARKS

SMALL AERIAL CONTOUR MAP
CONTOUR ELEVATION

SOIL CAPABILITY MAP

I cuassi-BEST SUITED

I cLAssi1-BEST SUITED
CLASS Ill - MODERATELY SUITED
CLASS IV - MODERATELY SUITED
CLASS V - MODERATELY SUITED
CLASS VI - LEAST SUITED
CLASS VII - LEAST SUITED

I cLAss Vil - LEAST SUITED

GRAVEL PITS, DAIRES, NITRATE PRIORITY & WELLS

& FEEDLOTS MAP DEQWELLS
NO3 MGL
GEO-THERMAL LOCATIONS ‘0 aE
DAIRY LOTS
1| FEeEDLOTS WETLANDS @ ..
— [7Z7777] NITRATE_PRIORITY ,
GRAVEL PITS L= [*]w oo
AlODO 4930
FUTURE LAND USE
2011-2022
I3 coMMERCIAL
[ iNDUSTRIAL
[ ] RESIDENTIAL
LOT CLASSIFICATION

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

B Pars [ Not prime farmiand

I Pubiic

EXA Airport 7] pri PP
Prime farmland if irrigated

1 Prime farmiand if irrigated and drained
E=3 Prime farmland if irrigated and reclaimed

B 0.0-1.0Acres
’j 1.0- 2.0 Acres
[ ]20-30Acres
I 3.0-4.0Acres
- 4.0-5.0 Acres
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BEFORE THE CANYON COUNTY
PLANNING AND ZONING COMMISSION

FINDINGS OF FACT, CONCLUSION’S OF LAW AND ORDER

IN THE MATTER OF AN APPLICATION BY: )

TO AMEND A CONDITION

PARCEL # R36544, R36541, R36542-013, & R36545

)

DOUG BARTLETT ) CASE# CU2003-49
)
)

11

1.2

2.1

APPLICATION PROCESS (CCC0 07-06-03)

LEGAL
Doug Bartlett is requesting to amend condition #12 of Case #986615L32-4N-4W which
requires subdivision improvements of streets, sidewalks, asphalt paving, streetiights, fire
hydrants, concrete curbs and concrete gutters in an "A” (Agricultural) zone. The subject
property is located east of Van Slyke Road, south of Boehner Road, and north of Ustick
Road, Greenleaf, Idaho, in a portion of the S ¥ of Section 32, T4N, R4W, BM.
NOTIFICATION
On February 13, 2003, staff notified other agencies of this application and solicited their
comments. On April 11, 2003 persons owning property within the set distance of the site
were notified of the hearing by mail. On April 14, 2003 notice of the hearing was published
in the Idaho Press Tribune. Notice of the public hearing was posted on the subject property
on April 24, 2003.

PROPERTY REVIEW
PROPERTY HISTORY

On February 18, 1999 the Planning and Zoning Commission signed FCOs for the case
#986615L32-4N-4W. This approved a request for a conditional use permit to establish a
residential community on approximately 254 acres of approximately 95 individual lots of
approximately % acre each and a golf course with a clubhouse, a trail system, necktie
parks, a soccer field, tennis court, basketball court, swimming pool, racquetball court, weight
room, restaurant and snack bar, gift shop, and pro-shop. On January 4, 2001 an extension
was given to the Conditional Use Permit. This extension allowed for an extension beyond

Doug Bartlett, Case # CU2003-49 -
Findings, Facts and Conclusions EXGHIBIT
May 1, 2003 B5

Page 1 of 7
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31

3.2

3.3
3.4
3.5

the “commencement within two (2) years of the date of the final decision by the Board and
completed within five (5) years of the same date.”

PUBLIC HEARING
The Canyon County Planning and Zoning Commission heard this case on May 1, 2003.

Planner for the Development Services Department, Carl Miller, reviewed the staff report and
presented supplemental exhibits D.1 through D.3 into the record.

Chairman Atkeson entered the exhibits into the record.

WITNESSES SIGNED UP IN FAVOR: Michael Engebritson, Due Bullock, Tom Bartlett,
Robert C. Brown, Susan Wildwood, Sarah Whitney, Lowell Hucks, Doug Bartlett, and
Barbara Brown.

WITNESSES TESTIFYING IN FAVOR: Susan Wildwood and Mike Engebritson.

Susan Wildwood- Representative

= Stated that the same road sections used in Silver Spur | would be used in the
proposed subdivision.

Wanted waivers for curb, gutter, and sidewalk due to the rural nature of the area.

The Highway District was in favor of the waivers for curb, gutter, and sidewalk.
Stated that typical streetlights would not be appropriate for the area.

Proposed a light sensitive light pole 4 to 5 feet high in each yard and lighted housing
numbers to reduce light pollution.

» Concrete ribbons and grassy swails would be a better option for this area.

Michael Engebritson
= Mr. Engebritison discussed the development.

= Stated that he preferred barrow ditches as a method to dispose of storm water.
= Stated that he was the design surveyor for the proposed development.
WITNESSES SIGNED UP AS NEUTRAL: John Williamson.
NO NEUTRAL TESTIMONY.

NO WITNESSES TESTIFYING IN OPPOSITION.

Commissioner Nevill moved, seconded by Commissioner Scanlon to close public testimony.
The motion carried unanimously.

Commissioner Nevill moved, seconded by Commissioner Bowen, to accept the answers for
each of the eight questions required by Canyon County Code of Ordinances 07-06-05, from the
staff report with the following changes:

Doug Bartlett, Case # CU2003-49
Findings, Facts and Conclusions
May 1, 2003
Page 2 of 7



ITEM#4

Commissioner Nevill modified the answer to question # 5 to reflect testimony from Ms.
Wildwood in favor of concrete ribbons and grassy swails as an option.

The motion carried unanimously.

MOTION: Commissioner Nevill moved, seconded by Commissioner Scanlon to
approve a request by Doug Bartlett to amend condition #12 of Case
#986615L32-4N-4W to eliminate subdivision improvements of streets,
sidewalks, concrete curbs, and concrete gutters.

» The wording shall be changed from “asphalt paving” to state: “paved public
roads in accordance with standards set by the highway district including asphalt

paving, concrete edge ribbons, and grassy swails.”
» The wording shall be changed from “fire hydrants” to state: “a fire connection
with at least one well that meets fire district fire suppression standards.”

Commissioner Weitz, Nevill, Scanion, and Chairman Atkeson voted in favor.
Commissioner Bowen and Wallace were opposed.

The motion carried with a vote of four in favor and two opposed.

HOMESTEAD AT BARTLETT CREEK SUBDIVISION CASE # SD2002-27

A request by Bartlett Homes for Preliminary Plat approval of Homestead at Bartlett
Creek Subdivision. Also requested is approval of an lrrigation Plan. The site is located
south of Boehner Road, west of Tucker Road, north of Ustick and east of VanSlyke
Road in the South Half of Section 32, Township 4 North, Range 4 West, Boise
Meridian, Canyon County, |daho.

Planner for the Development Services Department, Wendy Howell, reviewed the staff
report and entered supplemental exhibit D.4 into the record.

Chairman Atkeson admitted the exhibit into the record.

WITNESSES SIGNED UP IN FAVOR: Michael Engebritson, Bob Walker, Tom Bartlett,
Due Bullock, Susan Wildwood, Doug Bartlett, and Robert C. Brown.

WITNESSES TESTIFYING IN FAVOR: Susan Wildwood, Bob Walker, and Mike
Engebritson.

WITNESSES SIGNED UP AS NEUTRAL: John Williamson, Mike McGown, and Bruce
Lonks.

WITNESSES TESTIFYING AS NEUTRAL.: John Williamson.

Planning and Zoning Commission
Minutes for May 1, 2003
Page 30of 9
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STAFF REPORT

Canyon County Hearing Examiner
CCZ0 97-001
1995 Canyon County Comprehensive Pian

Status Corporation of Idaho
RFE2005-3
Parcel # R36544, R36541, R36542-013
Status Corporation of Idaho is requesting a Land Use Time Extension (for Homestead at Bartlett
Creek Subdivision), Case No. 986615L32-4N-4W to extend the completion date by one year to

expire 12/4/07 The development is located south of Boehner Road, at the intersection of Van Slyke Road
and Ustick Road., Caldwell, Idaho in the South % of Section 32, T4N, R4w, BM.

Hearing date: May 18, 2006

Applicant: Status Corporation of Idaho
4301 E. Garrity Blvd. #102
Nampa., ID 83687

Representative: Kerry Angelos
4301 E. Garrity Blivd. #102

Nampa, ID 83687 _L .
I o it

¢ In February 1999 the Planning & Zoning Commission granted Doug Bartlett a
conditional use permit to subdivide approximately 254 acres into 85 residential
lots subject to 13 conditions.

e InJanuary 2001 there was a request for an extension of time that was granted by
the Planning & Zoning Commission.

e In December 2002 the Development Services Department Subdivision Review
Team reviewed the preliminary plat and determined that it satisfies the technical
requirements of the Canyon County Subdivision Ordinance.

* In May 2003 the Planning & Zoning Commission considered and approved the
preliminary plat with two (2) conditions and recommended approval of the
irrigation plan.

* In September 2003 the Planning & Zoning Commission considered and approved
the preliminary plat.

e InJanuary 2005 a request for an extension (RFE2004-4) was heard and granted
by the Planning & Zoning Commission.

Property History

Applicant’s Rationale for Land Use Time Extension:
¢ Ownership change.

Applicant’s Progress to Date (Per Application):
¢ Purchased and closed on the property effective December 1, 2005,
¢ Engineer of record has been contacted, to complete the engineering and bring the
project up to date for final plat approval.
¢ 93 test pits dug
Surveyed wells and well logs
¢ Completed preliminary engineering report for comm unity water system waiting for
DEQ approval

*

Emailed on
Status Corporation of tdaho / RFE2005-3
Staff Report prepared (btd) on May 16, 2006
Page 1 of 3
All acreages referenced are approximate
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Case No.
R#: 36544, 26545, 36541, 36542013
1/4 MILE NOTIFICATION DIST.
CU2003-49 300' PROPERTY OWNERSHIP SHOWN

Doug Bartlett is requesting to amend condition #12 of Case #9866151.32-4N-4W
which requires subdivision improvements of streets, sidewalks, asphalt paving,
streetlights, fire hydrants, concrete curbs and concrete gutters in an "A" (Agricultural) zone.

1 9 3 2 gt\ijr\]lgggsROPERTY
Lo HAEL b W 3 A- BARTLETT
32 31 O  B-BROWN
9  C-BARTLETT
A D- BARTLETT
@ 1c 8
v 30 A C D [
i |
w
292
= 19\
25 24 [BYf 23 22 21["'“718 17 16 ||"®
USTICKRD '
27 26 20 15
- 1 MILE >
1. CHRISTENSEN 17. JAHN
2. BATT 18. DANIELS
3. ROESBERRY 19. BENEDICK
4. HUME 20. WILLIAMSON
5. KERNER 21. BENEDICK .
6. ROESBERRY 22. YAMAMOTO J ;
7. HARDING 23. KELLY
8. JORDAN 24, PICKETT XXX
9. HOLTZ 25. OSBORN .
10. SYMMS 26. WILLIAMSON e -/K
11. SYMMS 27. WILLIAMSON I\ |
12. ALLEN 28. CHRISTENSEN T
13. ALLEN 29. VAN VLIET , —
14. WILLIAMSON 30. JOHNSON -
15, WILLIAMSON 31. ROBLING ]
16. JAHN 32. VAN VLIET
Date: 21 MAR 2003 Location: SH 32-4N-4W  Zoning: A EXHIBIT

All proportions and dimensions shown on this drawing are approximate




STAFF REPORT

TO: CANYON COUNTY HEARING EXAMINER
HEARING DATE: December 8, 2005
FILE NO.: CU2005-95 3 : i
PARCEL NO.: R36544-011
’ Subtecl Properry
APPLICANT: Dave & Sandy Christensen ;
18250 Van Siyke Rd. ”"
Wilder, ID 83676
REPRESENTATIVE: Middleton Planning & Design 1
Mary Shaw Taylor I/
518 Meadow Ct. "

Middieton, ID 83644
STATEMENT OF REQUEST

Dave & Sandy Christensen are requesting a Conditional Use Permit to divide
approximately 12.24 acres into 9 (nine) residential lots in an “A” (Agricultural)
Zone. The subject property is located on the east side of Van Slyke Road,
approximately 850" north of the intersection of Ustick Road and Van Slyke Road,
Wilder, Idaho, in a portion of the SW 1 of “Section 32, T4N, R4W, BM.

PROPERTY HISTORY

The parcel went through an administrative lot split in 1997 (LS2004-398). It appears that
the landowner did not pursue the division.

PROJECT DESCRIPTION

Proposed Use

On August 29, 2005 the Development Services Department accepted an application
from Mary Shaw Taylor of Middleton Planning and Design and created file no.
CU2005-95. If this request is approved, platting will be required as per Canyon
County Zoning Ordinance.

Dave & Sandy Christensen (BD) /Case #CU2005-95
Staff Report Preparad on November 25, 2005
Page 1 of 9
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Groundwater Quality in
Western Canyon County

Presented on behalf of Van Slyke Farms, Inc.
to the

Canyon County Board of Commissioners

Terry Scanlan, P.E., P.G. - HDR Engineering ExHIBIT

B7

I-)2 June 23, 2025
© HDR 2025, all rights reserved.
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BACKGROUND

e Zoning approval is sought by Van Slyke Farms for a 14-lot residential subdivision.

e Atthe 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).

e 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

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

experience includes:

_ong-term groundwater quality monitoring programs

nvestigation, 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

| am not a geochemist, a toxicologist, or a water treatment
expert, but | 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 pg/L (0.010 mg/L)

o Uranium -MCL =30 pg/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)
ug/L = parts per billion (ppb)




GROUNDWATER QUALITY CONCERNS IN CANYON COUNTY

Aesthetic water quality concerns and secondary (non-enforceable) standards

o lron-SMCL=0.300 mg/L (300 pg/L)

o Manganese - SMCL =0.050 mg/L (50 pg/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 lron bacteria, sulfate-reducing bacteria

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




GROUNDWATER QUALITY VARIES WITH LOCATION AND DEPTH

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

e Arsenic concentrations may show trends horizontally, whereas uranium
concentrations are more spotty?. Arsenic and uranium concentrations have
consistent trends vertically °.

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

'Hagan, E.F. (2004)
Womeldorph, Gus, and Shawn Benner (2018)
SWomeldorph, 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:

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

e Nitrate — nearly always decreases with depth

e Arsenic and uranium - typically decrease with depth
e Fluoride - increases with depth

e TDS and hardness - typically decrease with depth

e Manganese and sulfide —typically increase with depth

e Iron - difficult to predict, typically shallower than manganese




SOURCES OF CONTAMINANTS

e coliform bacteria —naturally occurring in soils

e E. coli bacteria—- mammals (livestock, septic)

e Nitrate —fertilizer, manure, septic

e Arsenic and uranium — natural, mobilized by irrigation™ 2
e Fluoride —natural from deep geothermal aquifers

e TDS and hardness — natural, oftenirrigation influenced

e Manganese, iron, aluminum, and sulfide — natural, may be influenced by irrigation or organic matter

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




GROUNDWATER QUALITY VAN SLYKE FARMS VICINITY

Van Slyke
Farms

|



GROUNDWATER QUALITY - VAN SLYKE FARMS VICINITY

Kondo Domestic Well - 1/8 mile to the east

o 272-285 feet deep, 188-foot static water level
e Arsenic =105 pug/L-tentimes 10 pg/L MCL
e Uranium = 35 pg/L - slightly above 30 pg/L MCL

e Nitrate =7.5 mg/L-nearing 10 mg/L MCL

e 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

e Poor water quality in data for seven nearby Statewide Program wells. Wells were 63 to 325 feet
deep.
o Arsenic 12to 65 pg/L
o TDS 375to 747 mg/L
o lron and manganese low to very high
o Fluoride moderate
e Two adjacent private wells were sampled (221 and 310 feet deep).
o High arsenic (79 pg/L and 24 pg/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

e /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)

e Completed TimberStone wells were generally consistent with zone test results

o Shallow well (385-460 feet) had acceptable arsenic (0.005 pg/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 pg/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

e High arsenic concentrations are common in many areas within
Canyon County and Idaho.

e Arsenic in groundwater is from natural sources.

e 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.

e 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

e 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.

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

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




RECOMMENDATIONS (continued)

e 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.

e \Well owners should contact reputable water treatment vendors to
discuss treatment and conditioning options specific to their well

water quality.
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CANYON COUNTY/JOHN A. LIAMSON

DEVELOPMENT AGREEMENT

THIS AGREEMENT, made and entered into this ____ day of September, 2008, by and
between Canyon County, Idaho, a political subdivision of the State of Idaho, hereinafter
referred to as “County,” and John A. Williamson and Estate of Evelyn M. Williamson,

hereinafter referred to as “Developer”.

WITNESSETH

WHEREAS, Developer applied at the County to conditionally rezone, from an “A”
(Agricultural) Zone to a “R-R” (Rural Residential) Zone, an approximately 311 acre parcel which
is legally described in Exhibit “A” (attached hereto and incorporated herein by reference)

hereinafter referred to as “Property”;

WHEREAS, on August 25, 2008, the Canyon County Board of Commissioners voted to
grant the Developer’s request for a conditional rezone with conditions of approval, attached
hereto as Exhibit “B”, with a written approval agendized for signature on _4 - < 2008;

WHEREAS, the parties desire to enter into an agreement to comply with Canyon County
Code of Ordinances § 07-06-07(2), Canyon County Zoning Ordinance No. 05-002, and to ensure
the Jandowners will implement and be bound by the conditions of the conditional rezone Order

issued by the Canyon County Board of Commissioners; and

WHEREAS, the County and Developer desire to formalize their respective rights and
responsibilities as required by Canyon County Amended Resolution No. 95-232 entitled, “Rules
Goveming the Creation, Form, Recording, Modification, Enforcement and Termination of
Written Commitments (Development Agreements)” and the Canyon County Code,

NOW THEREFORE, the parties do hereby agree to the following terms and conditions,

SECTION 1. STRUCTURE

Titles and subtitles of this Development Agreement, hereinafter referred to as
“Agreement,” are only used for organization and structure. The language in each paragraph of
this Agreement should control with regard to determining the intent and meaning of the parties.

Canyon County/John A. Williamson
Development Agreement -1-
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SECTION 2. AUTHORIZATION

This Agreement is authorized by Idaho Code Section 67-6511A, and is required by
Article 6 (Conditional Rezoning) of Canyon County Zoning Ordinance No. 05-002. Canyon
County Amended Resolution No. 95-232 sets forth the rules goveming the creation, form,
recording, modification, enforcement and termination of written commitments (Development
Agreements).

Pursuant to County Resolution 95-232, the Agreement must be approved by the Board of
County Commissioners upon recommendation of the Planning and Zoning Commission, which
recommendation may be accepted, modified or rejected. A preliminary, conditional rezoning
approval becomes final when the conditions set forth in the recorded Agreement have been fully
met as determined by the Director of the Development Services Department.

SECTION 3. FROFERTY OWNER

Developer is the owner of the Property, which is located in Canyon County, Idaho, more
particularly described in Exhibit “A”, attached hereto and incorporated herein, which real
property is the subject matter of this Agreement. Developer represents that it currently holds the
complete legal or equitable interest in the Property and that all persons holding legal or equitable
interests in the Property or the operation of the business are to be bound by this Agreement,

SECTION 4. ~ RECORDATION AND TERM

Pursuant to Idaho Code § 67-6511A and County Resolution 95-232, this Agreement will
be recorded by the Clerk in the office of the Canyon County Recorder and will take effect upon
the adoption, by the Board of County Commissioners, of the necessary amendment to the zoning
ordinance. The County Clerk will provide a copy of the recorded Agreement to the Director of
the Development Services Department, the Prosecuting Attorney, and each of the parties.

The Agreement will run with the land and bind the Property in perpetuity, only as in
accordance with faw, and inures to the benefit of, and is enforceable by, the parties and their
respective legal representatives, heirs, successors, or assigns. Provided, however, this Agreement
shall terminate if the Board of County Commissioners subsequently rezones the property to allow
for a higher density use or if annexation of the Property by a city occurs. In this event, however,
the Agreement shall only terminate in regards to the portion of the Property that is actually
rezoned or annexed, while the remainder of the Property shall remain subject to the Agreement.

If any of the privileges or rights created by this Agreement would otherwise be unlawful
or void for violation of (1) the rule against perpetuities or some analogous statutory provision, (2)
the rule restricting restraints on alienation, or (3) any other statutory or common law rules
imposing time limits, then such provision shall continue until twenty-one (21) years after the

Canyon County/John A. Williamson
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death of the last survivor of the now living lawful descendants of George Walker Bush, President
of the United States, or for such shorter period as may be required to sustain the validity of such
provision.

SECTION 5. MODIFICATION

This Agreement may be modified only in writing signed by the parties after complying
with the notice and hearing procedures of Idaho Code § 67-6509. Pursuant to County Resolution
95-232, the modification proposal must be in the form of a revised Development Agreement and
must be accompanied by a statement demonstrating the necessity for the requested modification.

SECTION 6.

This Agreement does not prevent the County, in subsequent actions applicable to the
Property, from applying new rules, regulations, resolutions or policies that do not conflict with
this Agreement.

SECTION 7. COMMITMENTS

Developer will fully and completely comply with the following conditions of the
approved conditional rezone of approximately 311 acres from “A” (Agricultural) to “R-R” (Rural
Residential) zoning, attached hereto as Exhibit “B”.

SECTION 8. USES, DENSITY, AND BEIGHT AND SIZE, OF BUILDINGS

The density or intensity of use of the Property is specified in the Commitments of the
previous section (section 7). The uses and maximum height and size of the buildings on the
Property shall be those set pursuant to law, including those contained in the Canyon County Code
of Ordinances, that are applicable to an “R-R” (Rural Residential) zone and those provisions of
law that are otherwisc applicable to the Propenty.

SECTION 9. LIABILITY AND INDEMNITY OF COUNTY

A. County Review. Developer acknowledges and agrees that it shall not hold or
attempt to hold the County liable, in any way, for any damages or injuries that
may be sustained by Developer as a result of the County’s review and approval of
any plans or improvements, or the issuance of any approvals, permits, certificates,
or acceptances do not, and shall not, in any way, be deemed to insure Developer,
or any of its heirs, successors, assigns, tenants, and licensees, against damage or
injury of any kind and at any time.

B. County Procedures. Developer acknowledges that notices, meetings, and hearings

Canyon County/John A. Williamson
Development Agreement -3-



BEST ORIGINAL
O ® AVAILABLE

have been properly given and held by the County with respect to Developer’s
conditional rezone application in P&Z Case No. CPR2008-2 and any resulting
development agreements, ordinances, rules, regulations, resolutions or orders of
the Board of County Commissioners and agree not to challenge any of such
actions.

C. Indemuity. Developer agrees to, and does hereby, defend, hold harmless and
indemnify the County, the Board of County Commissioners, all County elected
and appointed officials, officers, employees, agents, representatives, and
attorneys, from any and all claims that may, at any time, be asserted by Developer
in any way connected with (T) the County’s review and approval of any plans or
improvements, or the issuance of any approvals, permits, certificates, or
acceptances relating to the use and/or development of the Property; (ii) any
actions taken by the County pursuant to Subsection 9(B) of this Agreement; and
(iii) the performance by County of its obligations under this Agreement and all
related ordinances, resolutions, or other agreements. Further, Developer agrees
to, and does hereby, defend, hold harmless and indemnify the County, the Board
of County Commissioners, all County elected and appointed officials, officers,
employees, agents, representatives, and attomeys, from any and all claims that
may, at any time, be asserted by any party that arise from, or are in any way
connected to, the negligence or other wrongdoing by the Developer.

SECTION 10. PERIODIC REVIEW

The Director of the Development Services Department will administer the Agreement
after it becomes effective and will conduct a review of compliance with the terms of this
Agreement on a periodic basis, including, but not limited to, each time a development of the
Property is platted.

SECTION11.  ENFORCEMENT

Unless terminated pursuant to this Agreement, the terms of this Agreement are
enforceable by any party hereto, or their successors in interest, notwithstanding any subsequent
change in any applicable law adopted by the County that alters or amends the laws, ordinances,
resolutions, rules, or policies (hereinafter referred to as “laws™) specified in this Section, except
as provided in Section 6 of this Agreement.

All laws goveming permitted uses of the Property, including, but not limited to, uses,
density, design, height, size, and building specifications of proposed buildings, construction
standards and specifications, and water utilization requirements applicable to the development of
the Property, are those laws applicable and in force at the time this Agreement is executed (Ord.
05-002, as amended as of the effective date of this Agreement), notwithstanding any subsequent

Canyon County/John A. Williamson
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change in any applicable laws adopted by the County, which alter or amend the laws specified in
this Section, except as provided in Section 6 of this Agreement.

Such subsequent change is void as applied to the Property to the extent that it changes any
laws which any party to this Agreement has agreed to maintain in force as written at the time of
execution, except as provided in Section 6 of this Agreement; provided that this Agreement does
not prevent the Board from requiring the parties to comply with laws of general applicability
enacted subsequent to the date of the Agreement if they could have been lawfully applied to the
Property at the time of execution of the Agreement, provided the Board finds it necessary to
impose the requirements, because a failure to do so would place the residents of a subdivision or
of the immediate community, or both, in a condition perilous to the residents’ health or safety, or
both.

Enforcement of the rules will be according to the Canyon County Zoning Ordinance No.
05-002, and as amended, and/or any other remedy provided by law.

SECTION 12. REOUIRED PERFORMANCE

Developer shall comply with all commitments set out in this Agreement and shall timely
and satisfactorily carry out all required performance to appropriately maintain, in the discretion
of the Caunty, all commitments set forth in this Agreement,

SECTION 13. DEFAULT AND REMEDIES.

In the event of a default or breach of this Agreement, or of any of its terms or conditions,
the party alleging default shall give the breaching party not less than thirty (30) days Notice of
Default, in writing, unless an emergency exists threatening the health and safety of the public. If
such an emergency exists, written notice shall be given in the manner deemed most reasonable by
the non-breaching party. The time of the notice shall be measured from the date of the written
Notice of Defauit. The Notice of Default shall specify the nature of the alleged default and,
where appropriate, the manner and period of time said default may be satisfactorily cured.
During any period of curing, the party charged shall not be considered in default for the purposes
of termination or zoning reversion, or the institution of legal proceedings. If the default is cured,
then no default shall exist and the charging party shall take no further action. Provided, however,
that under no circumstances shall a party to this agreement be permitted to cure the same default
or breach more than two (2) times.

SECTION 14. ZONING REVERSION

The execution of this Agreement is deemed written consent by Developer to change the
zoning of the Property to its prior zoning designation upon failure to comply with the terms and
conditions imposed by the approved conditional rezone and by this Agreement. No reversion

Canyon County/John A. Williamson
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shall take place until after a hearing on this matter pursuant to Idaho Code § 67-6511A.

Upon notice and hearing, as provided in this Agreement and in Idaho Code § 67-6509, if
the property is not used as approved or is abandoned, or conditions are not met, or commitments
not kept, the County Commissioners may cause the Property to revert to the zoning designation
(and the allowed land uses of that zoning designation) existing immediately prior to the
conditional rezone action, i.e., the Property conditionaily rezoned from an “A” (Agricultural)
Zone designation to an “R-R” (Rural Residential) Zone designation may revert back to the “A”
(Agricultural) Zone designation.

SECTION 15, COMPLIANCE WITH LAWS

Developer agrees that it will comply with all federal, state, county, and local laws, rules
and regulations, which appertain to the subject property, including the requirements of County
Amended Resolution No. 95-232, which by this reference is fully incorporated herein.
Developers’ failure to comply with the above laws or the terms of this Agreement will subject it
to an enforcement action by County in a court of competent jurisdiction.

SECTION 16. Tl FP

It is understood that this Agreement between Developer and the County is such that
Developer is an independent contractor and is not an agent of the County.

SECTION 17. CHANGES INLAW

Any reference to laws, ordinances, rules, regulations or resolutions shall include such
laws, ordinances, rules, regulations, or resolutions as they have been, or as they may hereafter be
amended, except as provided for in Section 11 of this Agreement.

SECTION 18. NOTICES

All notices and other communications in connection with this Agreement shall be in
writing and shall be deemed delivered to the addressee thereof, (1) when delivered in person on a
business day at the address set forth below, or (2) on the third business day after being deposited
in any main or branch United States post office, for delivery by properly addressed, postage
prepaid, certified or registered mail, return receipt requested, at the addresses set forth below.

Notices and communications required to be given to County will be addressed to, and
delivered at, the following address:

Director

Canyon County/John A, Williamson
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Development Services Department
Canyon County Courthouse

1115 Albany Street

Caldwell, ID 83605

Notices and communications required to be given to Developer will be addressed to, and
delivered at, the following address:

John A, Williamson Estate of Evelyn M. Williamson
19692 Williamson Lane c/o 19692 Williamson Lane
Caldwell, Idaho 83607 Caldwell, ID 83607

A party may change its address by giving notice in writing to the other party. Thereafter,
notices and other communications will be addressed and delivered to the new address.

SECTION 19. TERMINATION

This Agreement may be terminated in accordance with the notice and hearing procedures
of Idaho Code § 67-6509, and the zoning designation upon which the use is based may be
reversed, upon the failure of Developer, each subsequent owner, or person acquiring an interest
in the Property, to comply with the terms of this Agreement, as provided in Section 4 of this
Agreement.

If this Agreement is terminated, and the 2oning designation is reversed, a document

recording such termination and zoning reversal will be recorded by the Clerk in the office of the
Canyon County Recorder and distributed to the same parties noticed above.

SECTION 20. EFFECTIVE DATE
The commitments contained in this Agreement shall take effect in the manner described

in this Agreement upon the County's adoption of an ordinance amending Canyon County Zoning
Ordinance No. 05-002 to reflect the conditional rezone.

SECTION 21. TIME OF ESSENCE

Time is of the essence in the performance of all terms and provisions of this Agreement.

Canyon County/John A. Williamson
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IN WITNESS WHEREOF, the parties hereto have hereunto set their hands.
BOARD OF COUNTY COMMISSIONERS DEVELOPER

_Aohn A. Williamson

ESTATE OF EVELYN M.
WILLIAMSON BY AND THROUGH
HER CO-PERSONAL
REPRESENTATIVES (see Canyon
County Case No. CV08-08126)

Méyﬂﬂ’wﬁ;

i " ‘ ; ? Shu'ley entz )
uéputy . 4 _zﬂw_,.,m )
R illiamson

Date: 722# -~ f

C. Williamson

Canyon County/John A. Williamson
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STATE OF IDAHO )
ss.
County of Canyon )
On thisyz‘/ day of ___,2008, before me, a Notary Public in and for

said State, personally appeared, DAVID J. FERDINAND, I, STEVEN J. RULE and MATT
BEEBE known or identified to me to be the duly elected commissioners of the Board of County
Commissioners of the County of Canyon, a political subdivision of the State of Idaho, that
executed the said instrument, and acknowledged to me that such County of Canyon, State of
1daho executed the same.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal, the
day and year first above written.

STATEOFIDAHO )
8s.
County of Canyon )

On thisZ244 day of M—' 2008, before me, a notary public, personally
appeared John A. Williamson, known by me, or proved to me on the basis of satisfactory
evidence to be the persons.whose names are subscribed to the within and foregoing instrument
and acknowledged ! ’ het Wiy €xecuted the same.,

s

IN WITNESS, WHEREDF, 1 have hereunto st my hand and affixed my official seal the

ﬁotmy Public for Idaho

day and year first aboye wriiten.. -
Residing at:

My Commission Expires:

Canyon County/Jot #A. Williamson
Development Agreement 9.
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STATE OF IDAHO )
COUNTY OF ; ss
On this /2,4 dayof Tempbee) , 2008, before me, the

undersigned, a Notary Public in and for the State of Idaho, personally appeared John C.
Williamson, Roger L. Williamson and Shirley A. Wentz known by me or proved to me on the
basis of satisfactory evidence to be the persons whose names are subscribed to the within and
foregoing instrument and acknowledged that they executed the same.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the

day and year first above written.
NOTARY PUBLIC FOR IDAHO

Residing at:
My Commission expires:_g¢/-o ;Ap

Canyon County/John A. Williamson
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EXHIBIT A

LEGAL DESCRIPTION
CASE NO. CPR2008-2

Parcel 1 R33200, R33202

Lots 1,2, 3 and 4, all in Section 5, Township 3 North, Range 4 West, Boise Meridian, Canyon
County, Idaho

Parcel 2 R33199

The North 710 feet of the East 750 feet of said Lot 1, Section 5, Township 3 North, Range 4
West, Boise Meridian, Canyon County, Idaho

Parcel 3 R33208

Lot 1, Section 6, Township 3 North, Range 4 West, Boise Meridian, Canyon County, Idaho.

Parcel 4 R33198

All that part of Lot 3 lying South and West of the centerline of the Mora Canal, Section 4,
Township 3 North, Range 4 West, Boise Meridian, Canyon County Idaho; ALSO shown of
record as lying West of the centerline of the Mora Canal.

Parcel 5 R33193

All that part of the South Half of the Northwest Quarter of Section 4, Township 3 North, Range 4
West, Boise Meridian, Canyon County, Idaho, lying west of the centerline of the Mora Canal

Parcel 6 R33193-010

A portion of the Southwest Quarter of the Northwest Quarter of Section 4, Township 3 North,
Range 4 West, Boise Meridian, Canyon County, Idaho more particularly described as follows:

BEGINNING at the brass cap marking the West Quarter comner of the said Section 4, also said
point being the REAL POINT OF BEGINNING; thence

North 00° 52° 20” West 712.00 feet along the Westerly boundary of the said Southwest Quarter
of the Northwest Quarter of Section 4 to an iron pin; thence

North 89° 39* 20” East 296.51 feet to an iron pin; thence

Canyon County/John A. Williamson
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South 00° 49’ 45” East 713.77 feet to an iron pin on the Southerly boundary of the said
Southwest Quarter of the Northwest Quarter of Section 4; thence

North 90° 00’ 00” West 296.00 feet along the said Southerly boundary of the Southwest Quarter
of the Northwest Quarter of Section 4 to the POINT OF BEGINNING.

Parcel 7 R33198

All of Lot 4 of Section 4, Township 3 North, Range 4 West, Boise Meridian, Canyon County,
Idaho; EXCEPTING THEREFROM that part thereof lying Northeast of the centerline of the
right of way of the Mora Canal; ALSO shown of record as lying East of the centerline of the right

of way of the Mora Canal.

Parcel 8

TOGETHER WITH an Ingress-egress easement more particularly described as follows:

The West 30 feet of Government Lot 4 and the West 30 feet of the Southwest Quarter of the

Northwest Quarter of Section 4, Township 3 North, Range 4 West, Boise Meridian, Canyon
County, Idaho, EXCEPT the South 712 feet of the said Southwest Quarter of the Northwest

Quarter.

Canyon County/John A. Williamson
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EXHIBIT B

CONDITIONS OF APPROVAL
CASE NO. CPR2008-2

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

The development shall be platted in accordance with CCZO 05-002, Article 17.
Any final plat for any phase shall bear plat notes referencing the following:

a. “Right to Farm Statement” in accordance with CCZO 07-17-19 (3) and Idaho
Code Section 22-4501 through 22-4504.

b. Confined Animal Feeding Ordinance (CAFO) ordinance provisions referencing
any dairies or feedlots and their proximity to the development.

All roads within the development shall be dedicated to the public and shall be constructed
according to highway district standards.

As part of the submission for the preliminary plat for each phase, the developers shall
comply with the respective highway jurisdiction requirements pertaining to any traffic
study evaluating the impacts of the development of the Subject Property on the affected
roads and fund an appropriate pro-rata share of any improvements necessitated by the
development of any phase, including consideration of previous phases and background
traffic from other developments. The mechanism for funding shall be determined
between the developers and the respective highway jurisdiction.

Wastewater service shall be by individual treatment systems on residential lots meeting
the minimum size acceptable to Southwest District Health. Residential lots smaller than
the minimum lot size acceptable to Southwest District Health shall be served by shared
systems, or if there are a sufficient number of residential lots, by a community wastewater
treatment system developed in accordance with the requirements of the Idaho Department
of Environmental Quality and Southwest District Health.

Domestic water service on residential lots shall be in accordance with the requirements of
the Idaho Department of Water Resources and the Department of Environmental Quality
including ownership and operation.

A site-specific Storm Water Pollution Prevention Plan (SWPPP) shall be in place prior to
any construction on site.

Canyon County/John A. Williamson
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The developer shall submit a weed and gopher control plan to Canyon County Weed and
Gopher Control Department, and obtain their written approval of said plan within 90 days
of the signing of the FCOs by the BOCC.,

The irrigation shall be by one or more pressurized irrigation systems except for residential
lots that do not have water rights. The pressurized irrigation system(s) shall be owned
and operated by private companies, the developer, or the respective homeowners’
associations when established, unless the responsible irrigation entity agrees to own and
operate the system(s).

A landscape plan meeting the then current subdivision requirements shall be submitted
with the application for a Preliminary Plat. Common area landscaping shall be
reasonably maintained in living condition,

The development shall contain not less than ten percent (10%) net common usable open
space. Open space may differ from phase to phase so long as the total common open
space equals net ten percent (10%) upon completion.

All open space/common lots shall be maintained by developer and/or one or more
homeowners’ associations.

The final plats for the development shall show provision for future roadway connectivity
to adjoining developments.

All exterior illumination shall be low-wattage, downward facing, and directed away from
adjacent properties.

Canyon County/John A. Williamson
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April 12, 2006

Mike Engebritson
Engebritson Land Surveying
2251 South Sumac Street
Boise, ID 83706

Subject: Water Supply Assessment for “SummerWind at Orchard Hills”

Dear Mike,

This letter transmits the resuits of our work to date on Tasks 1 and 2 of our scope of work
dated January 6, 2006. This work includes a preliminary evaluation of project water
requirements based on project information available to date and a ground water resource
evaluation.

1. SITE DESCRIPTION

The SummerWind at Orchard Hills (SummerWind) subdivision is located about 2.75 miles
southwest of Greenleaf, Idaho, in the south ¥z of Section 32, Township 4 North, Range 4
West (see Figure 1). This subdivision consists of three parcels of land with a total area of
approximately 248.5 acres. Elevation of the project site ranges from about 2,520 feet to
2,600 feet above mean sea level. Site topography is relatively flat, generally sloping to the
north at around 3.5%. Existing land use on the project site is primarily agricultural (see
Figure 2). Surrounding fand use is agricultural, rural residential, and livestock operations.

2. PRELIMINARY EVALUATION OF PROJECT WATER REQUIREMENTS

The anticipated service area of the public water system for SummerWind includes 92
residential lots occupying a total area of 68.75 acres located within the project boundary
shown on Figure 1. The total development area is 248.5 acres, including 157.69 acres for
total common space lot area, 22.06 acres for proposed and existing rights-of-way, and 68.75
acres for total residential lot area. The common space area includes land for
ingress/egress, public utilities (includes well lot with an area of 0.4 acres), drainage,
irrigation, and recreation (golf course).

The anticipated water demands are summarized in Table 1. Peak flows for water system
design were estimated using methods endorsed by the Idaho Department of Environmental
Quality (DEQ). Project water requirements were estimated without supplemental irrigation.
it is our understanding that you will be constructing a separate pressurized irrigation system
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to use surface water supplied by Wilder Irrigation District and ground water from on-site
irrigation wells. With this separate system, supplemental irrigation will be available from on-
site wells. You have indicated that the Wilder Fire District has approved a tanker connection
at the well site, so the water distribution system design will not include fire flows. For well
design, we are assuming a fire flow requirement of 1,000 gpm.

Peak Hour Peak Day
_ el (DEQ Method) | (DEQ Method)
| Domestic for 92 single-family homes 104 gpm 48 gpm
Fire flow 1,000 gpm ---
Total demand 1,104 gpm 48 gpm n

Table 1. Preliminary estimate of project water requirements.
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Flgure 1. Area Iocatxon map for bummeerd

SPF Water Engineering, LLC

Pagé 2

04/24/06




Figure 2. Site location map for SummerWind.

3. GROUND WATER RESOURCE EVALUATION

3.1. Geology

According to the Geologic Map of the Boise Valley and Adjoining Area, Western Snake
River Plain, ldaho, prepared by Othberg and Stanford (1992). the SummerWind project site
is underlain by the Glenns Ferry Formation (see Figure 3). The Glenns Ferry Formation is
composed of Tertiary-age fine-grained sediments, primarily greenish gray poorly
consolidated siltstone and fine sandstone. This formation is generally arranged in distinct
thick beds (>1,000 ft). The majority of the sediments within the Glenns Ferry Formation are
lacustrine in origin (Othberg 1994). [n this bluffs south of the property, the Glenns Ferry
Formation is overlain by coarse sand and gravel of the Tenmile Gravel (Othberg 1994).

SPF Water Engineering, LLC Page 3 04124106
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Figure 3. Geologic map of the SummerWind area.

3.2, Existing Welis

Wells with drillers' logs located within a2 %2 mile of the SummerWind property were identified
from |daho Department of Water Resources (IDWR) records. Based on these records, there
are 90 wells within a % mile of the project site (see Figure 4) There are six wells with
driller's reports actually located on the property. The locations of two of these (wells 17 and
19) have been confirmed in the field while the other four have been verified to be on the
property by the former owners’ son, Tom Bartlett. These wells are shown on Figure 5
There are also two other wells located on the property without drillers’ reports. These are
labeled the Bartlett and Caylor wells on Figure 5. A summary of all 90 well logs are
provided in Attachment A, with those six wells located on the property highlighted. Of the 80
wells, 69 are domestic wells, 15 are irrigation wells. two are stockwater wells, and three
wells are for other uses (injection, domestic/livestock, and multiple-residence domestic).

The 90 wells range in depth from 41 to 705 feet and had static water levels ranging from 7 to
200 feet below ground surface. Well 16 is listed as being artesian. Production reported on
the drillers’ logs ranged from 8 to 1,100 gallons per minute (gpm). Of these 90 wells, 40 are
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Figure 4. Wells with drillers’ reports within %2 mile of SummerWind.

located within a ¥ mile of the project site. These 40 welis have depths ranging between 41
and 705 feet and static water levels between 8 and 200 feet below ground surface. These
40 wells include the aforementioned artesian. Production reported on the drillers’ logs
ranged from 8 to 450 gpm. These wells were constructed with either an open bottom or
were perforated or screened from 5 to 240 feet of casing. Drillers’ logs for the six wells
located on the property are provided in Attachment B. Other drillers’ logs of representative
wells within a % mile of SummerWind are provided in Attachment C.

Drillers' logs from wells within a % mile of SummerWind indicate that the Glenns Ferry
Formation in this area generally consists of layers of brown or yellow clay and brown sand
up to 200 feet thick, within which are thinner layers of gravel. Water-bearing zones in these
upper layers occur in clay/sand and sand/gravel layers up to 40 feet thick at various depths
(generally greater than 50 feet deep). Generally at a depth of around 200 feet (actual depth
varies between 50 and 300 feet), a layer of blue clay occurs with a thickness of between 15
and 70 feet. Below this blue clay layer there exists layers of blue or brown clay and brown
or black sand. Water-bearing zones in these lower layers occur in sand and fractured
clay/sand layers up to 75 feet thick.
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Figure 5. Wells located on the Summerwind property.

Wells completed in shallow clay/sand or sand/gravel layers above the biue clay layers (well
depths between 41 and 160 feet) have reported yields usually in the range of 8 to 40 gpm.
These shallow wells had static water levels ranging between 8 and 77 feet below ground
surface. Well 33 had a depth of 160 feet, was completed in yellow clay with sand streaks,
and produced 200 gpm. Well 28 was completed in the uppermost blue clay layer at a depth
of 200 feet and was perforated between 168 and 176 feet. This well was tested at 360 gpm.

Wells completed in the deeper sand or fractured clay/sand layers (well depths between 155
and 690 feet) have reported yields of between 20 and 450 gpm. These deeper wells had
static water levels ranging between 20 and 200 feet below ground surface.

If adequate water-bearing sand units are encountered at depth, it is anticipated that the
projected domestic and fire flow water demands for SummerWind can be met with one small
and one large well. The minimum required capacity of both welis in combination will be the
fire flow plus peak hour demand of 1,104 gpm and the minimum required capacity of the
smaller well will be the peak hour demand of 104 gpm.
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Based on drillers’ logs from nearby wells, the wells drilled for SummerWind may need to be
relatively deep (i e. at least 300 feet) to obtain enough water to meet the project demands.
Wells in the area drilled into deeper sand layers have been test pumped at up to 1,100 gpm.
It is anticipated that an efficiently constructed well greater than 300 feet deep would yield
500 to 1,000 gpm, assuming sufficient water-bearing sand units are encountered at depth.

3.3. Water Quality

Ground water quality data from the ldaho Statewide Ground Water Quality Monitoring
Program was available for seven wells located within two miles of SummerWind. The
location of these wells is shown in Figure 6. Selected data are summarized in Table 2, and
all of the data is provided in Attachment D. Drillers' logs were found for six of these wells,
and these are provided in Attachment E. Four of these water quality wells correspond with
wells shown in Figure 4, and these are noted with their well number in Figure 6.

Water quality results from these wells reveal concentrations of arsenic, fecal coliform,
nitrate, gross alpha radiation, iron, manganese, and total dissolved solids exceeding the
primary or secondary maximum contaminant level (MCL) set by the U.S. Environmental
Protection Agency. Primary MCLs are legally enforceable standards for public water
systems to protect public health (domestic wells for individual homes are not considered
public water systems). Secondary standards represent non-enforceable guidelines for
substances that may cause cosmetic or aesthetic effects in drinking water.

The concentration of arsenic exceeded the primary MCL of 10 ug/l in every sample taken
from the seven wells (total of 17 samples). These concentrations ranged from 12 to 65 pg/l.
Nitrate exceed the primary MCL of 10 mg/l at only one well (04N 04W 30BBB2), but in three
of the six samples taken from the well since 1990. This well is relatively shallow. with a
depth of 71 feet. Elevated nitrate concentrations often indicate influence from agricultural
fertilizers and/or septic systems. Gross alpha radiation exceeded the primary MCL of 15
pCi/l at one well (03N 04W 04BDA1). Three samples from two wells (04N 04W 33CDC3
and 04N 04W 30BBB2) tested positive for fecal coliform  The presence of coliform bacteria
generally reflects local conditions or well construction factors, not regional aquifer
characteristics.

Concentrations of iron, manganese, and total dissolved solids exceeded secondary
standards in several wells. Regulatory levels for these constituents are established for
aesthetic reasons (e.g, taste, odor, staining, or hardness). lron concentrations exceeded
the secondary MCL of 300 ug/l in two of the four samples taken from well 04N 04W
33CDC3. Manganese concentrations exceeded the secondary MCL of 50 ug/l in five
samples collected from two wells (04N 04W 33CDC3 and 04N 04W 21DCD1). The
concentration of total dissolved solids exceeded the secondary MCL of 500 mg/f in 10
samples taken from four wells. Water samples from these wells are classified as hard to
very hard. with hardness values ranging from 186 to 420 mg/I

SPF Water Engineering, LLC Page 7 04/24/06
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Figure 8. Ground water quality monitoring wells in vicinity of SummerWind.

These water quality monitoring wells have depths ranging from 63 to 325 feet deep. The
deepest well (03N 04W 05AAB1) was perforated from 140 to 280 feet and from 270 to 322
feet. This well had arsenic concentrations in the range of 58 to 65 pg/l, weli above the
primary MCL of 10 ug/l. This well also had concentrations of total dissolved solids in the
range of 706 to 747 mg/l, above the secondary MCL of 500 mg/l. Because this well was
perforated from a depth of 140 feet down to 322 feet, it is possible that ground water with
poor water quality only occurs at shallower depths and better water quality occurs at depths
greater than 300 feet. It is also possible that even at well depths greater than 300 feet,
arsenic and tota! dissolved solids may be present at levels exceeding their respective MCLs.
Water quality data from well 04N 04W 33CDC3, which has an open-bottom casing down to
220 feet, indicates elevated levels of arsenic and totat dissolved solids as well as iron and
manganese occur at depths as great as 220 feet.

Preliminary water quality sampling for selected parameters should be conducted during
drilling of the wells to evaluate water quality within the different water-bearing zones
encountered, prior to installing well screens and casing. It may be necessary to drill wells at
greater depths to reach an aquifer zone with better water quality. Elevated concentrations
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of selected constituents are often associated with discrete aquifer zones, so one strategy for
well construction in these areas is to seek aquifer zones having acceptable water quality
characteristics. Another option is water treatment, and there are multiple point-of-use water
treatment technologies available for these circumstances. For example, reverse-osmosis
filtration can be used to remove arsenic. Pretreatment (e.g., water conditioning) may be
necessary for water with elevated total dissolved solids when using reverse-osmosis.

3.4. Well Site

The wells must be located on a dedicated well lot that will provide a minimum 50-foot
setback between the wells and other features such as property boundaries, roadways,
sewer lines, and surface water. [f possible, the wells should be located at least 200 feet
from surface water to avoid meeting additional regulatory requirements associated with a
ground water under direct influence of surface water evaluation (GWUDI). It is our
understanding that a well lot has been identified on the property (Lot 15, Block 1, just north
of Lot 14 and just west of Aura Vista Way). This well lot has an area of about 0.40 acres.
Based on a review of the aerial photograph (Figure 2) and the preliminary site plans, it
appears that required setback distances can be met at the proposed well ot location.

Sincerely,

Terry M. Scanlan, P.E.. P.G.
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Development Services

Canyon County, 111 North 11t Ave. Suite 310, Caldwell, ID 83605
(208) 454 7458 = Zoninginfo@canyoncounty.id.or

July 25, 2024

Corcy Blainc Dave Christensen Phyllis Indart

1164 E. Beacon Light Road 18250 Van Slyke Road 23441 Ustick Road
Eagle, Idaho 83616 Wilder, Idaho 83676 Wilder, Idaho 83676
Todd Lakey Alan Mills

Borten-Lakey Law Mills Realty Co.

141 E. Carlton Ave PO Box 206

Meridian, ID 83651 Middleton, ID 83644

RE: Case File Nos. OR2022-0002 & RZ2022-0002: R36546, R36523, R36525, R33209, and R33210
Comprehensive Plan Amendment and Rezone for potential development of Timber Ridge Subdivision a
376 residential lot development.

Applicants,

As you arc aware, Canyon County has been working systematically to reduce the backlog of applications
received during 2020, 2021, and 2022. As part of this continued effort, Development Services Staff have
been reviewing the historic files to ensure completeness, and readiness to move through the hearing
process. As your team has an application that was submitted in 2022, we wanted to document the history
on this case, current status as we understand it, and establish a path forward to completion. To do this, we
need your help with clear communication on status and intent.

On February 1, 2022 a Comprehensive Plan Amendment and Rezone, OR2022-0002 & RZ2022-0002,
was applied for by Corey Blaine on behalf of David Christensen, Rob Nash, Todd McCauley and Phyllis
Indart. The subject properties include five (5) parcels: R36546 (70.53 ac.), R36523 (73.06 ac.), R36525
(36.79 ac.), R33209 (41.21 ac.), and R33210 (0.50 ac.) containing approximately 222 acres at and near
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23422 Ustick Road, Wilder and 18706 Van Slyke Road, Wilder. The properties lie within the Greenleaf
Area of City Impact.

Each of the properties are currently zoned “A™ (Agricultural). The application proposes a comprehensive
plan amendment from Agriculture to Residential and a rezone from “A” (Agricultural) to “R2” (Medium
Density Residential) providing for !z acre residential lot sizes. The application proposes 376 residential
lots with a community water system, community wastewater system, and public roads. Staff notes that
the “R2” zoning district provides for multi-family dwellings and for the properties located within the
Greenleaf area of city impact the lots could be reduced to a minimum of 12,000 square feet with
community water/sewer provisions.

The current development team verbally indicated to staff differing intents on path forward over the past
year, including a potential proposal for significant modifications to the original application, including a
diffcrent development team, changing the requested zoning designation from R2 to RR, no provisions for
community water and waste water, and removal of more than 80 acres of properties from the original
plan.

The following is a timeline of discussions and reviews for the applications as submitted.
e On Deccember 27, 2022, staff sent a letter to the Timber Ridge Development Team,
Owners'Applicants identifying the status of the project and what items needed to be submitted to
DSD for the project to continue to move forward to hearing. Staff strongly recommended the
applicant revise the zoning application to a Conditional Rezone with a development agreement
(DA).

e On Deccember 30, 2022, staff met with Alan Mills to discuss the project and concerns with the lot
sizes, R2 zoning, traffic impacts, and the ability to make affirmative findings for both the
Comprehensive Plan amendment and the Rezone to medium density residential in this remote
arca of the county.

¢ On Dccember 31, 2022, staff received from Mr. Blaine an email indicating the team was in favor
of a conditional rezone and development agreement (DA), but did not submit a request to modify
the application from “R-2” zoning (providing for average 0.5 acre lots) to “CR-R1” zoning with a
development agreement, and DSD did not receive the required development agreement fce as
discussed with the applicant.

e On June 26, 2023 staff followed-up with Mr. Blaine regarding the development agreement fees
still outstanding (DSD administrative staff audit) and he indicated that he would review his
records. No fees have been received to date.

¢ On March 24, 2023 during a review of the application, staff noted discrepancies in what was
being proposed in the application letter of intent (inclusive of 376 lots) versus what the concept
development plan was depicting and requested clarification from Mr. Blaine. Clarification or
new concept drawings were not received at that time.
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On April 4, 2023, staff met in person with the developers including Rob Nash, Todd McCauley
and Corey Blaine to discuss the project, concerns, opportunities, what would need to happen to
move the case forward with staff proposed affirmative findings for the development as proposed,
or modifications that could be made to better reflect compatibility with the existing conditions of
the area.

On June 13, 2023, staff followed-up with Mr. Blaine and the entire team via email on the status of
the application post discussion with the development team. Mr. Blaine responded, “The
application is being amended per your recommendations from when we met in your office
Tuesday April 4th.” He indicated that Todd Lakey would be in touch shortly on the amended
applications.

On August 10, 2023, Todd Lakey reached out to schedule a meeting indicating that the investor
group had restructured their business and were considering reducing the density of the project.

On August 31,2023, staff met with Mr. Lakey, Mr. Mills, and Mr. Christensen to discuss the path
forward with the developer proposing significant modifications to the application inclusive of the
reduction of propertics/acreage and proposing rural residential (RR) zoning. They indicated that
they would not be proposing community water or waste water systems for this revised proposal.
At this meeting, staff indicated due to the magnitude of the changes, they needed to withdraw the
current applications, request a refund of unused fees, and reapply for what they are proposing.

On September 26, 2023 staff also had similar discussions with Mr. Brent Orton who was brought
on as part of the applicant team working to achieve development entitlements.

On September 6, 2023 Alan Mills submitted a parcel inquiry requesting the originality and how
many building permits werc available to each parcel.

On February 5-7, 2024, Mr. Orton reached out indicating that Christensen intended to ask for a
few administrative land divisions to be placed outside of the current pivot sweep. He indicated
that they werc not withdrawing the applications for a plan amendment and rezone. Mr. Orton
also sent via email several concept development plans with potential layouts for

Christensen’ Indart propertics.

To datc, staff has not received further updates from the applicants'developers. The applications
have not been withdrawn as recommended to the current development team at the August and
September meetings, nor has the team resubmitted with the new development request and concept
plan inclusive of new application documents reflecting the proposed revised plans.

It is still our understanding the applicant is planning to modify the applications significantly.

By August 25, 2024, Development Services must receive, in writing, responses to prior staff requests, and
a revised and accurate letter of intent for the project. The letter of intent must also include an updated list
of applicant representatives moving forward, their role and communication point of contacts. If it is still
the intent to make significant modifications to the application, a proposed timeline for the withdrawal of
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the current applications and re-submittal of the new concept with appropriate applications and
documentation, must also be received by August 15, 2024. DSD staff will then review, and establish
timelines and milestones for the case, to ensure all have the same expectations and accountabilities. If we
do not receive the above required items by the due date, the case will immediately be processed as is,
notifications will commence, and the project will proceed through the hearing process without affirmative
findings.

Respectfully,

Deb Root, Principal Planner

Canyon County Development Services
208-455-6034

debbic.rootla canyoncounty.id.goy

Attachments:
December 27, 2022 Review Letter
Master Application submitted 2-1-2022

CC: Sabrina Minshall, Director
Canyon County Development Services

original applicants/developers:
Todd McCauley
tmccaulevicwemail.com

Rob Nash

rob.r.nashia gmail.com

Associatc on Project:
Brent Orton
brentorton(u ortonengineers.com
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Site Visit Photos
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Van Slyke southward from near
Boehner Road intersection near
northeast corner of property



North

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

East

South



West on Ustick
from Van Slyke



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
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Feedlot south of
Ustick Road

Residence on south side of Ustick



West on Ustick

Feedlot facilities on north
side of Ustick



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

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






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



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



Golf Course and Summerwind at Orchard Hills



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







32825 drone vidzo clip north on
an Slyke-looke at intersection of

Ustick/Van Slyl/<Road

Video capture stills from Drone Video (3-28-25) provided by Growing Together
for the Van Slyke Farms RZ2021-0027 case
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Drone video-3-38-35 Van Slyke exhibit
Indart feed'ot on left, Timberstone on
upper right

pig

Video capture stills from Drone Video (3-28-25) provided by Growing Together
for the Van Slyke Farms RZ2021-0027 case
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Agency Comments Received by Materials Deadline
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FRED BUTLER
CHAIRMAN OF THE BOARD

RICHARD MURGOITIO
VICE CHAIRMAN OF THE BOARD

ROBERT D. CARTER
PROJECT MANAGER

THOMAS RITTHALER
ASSISTANT PROJECT MANAGER

APRYL GARDNER
SECRETARY-TREASURER

MARY SUE CHASE
ASSISTANT SECRETARY-
TREASURER

BOISE PROJECT BOARD OF CONTROL

(FORMERLY BOISE U.S. RECLAMATION PROJECT)

2465 OVERLAND ROAD
BOISE, IDAHO 83705-3155

13 December 2024

OPERATING AGENCY FOR 167,000
ACRES FOR THE FOLLOWING
IRRIGATION DISTRICTS

NAMPA-MERIDIAN DISTRICT
BOISE-KUNA DISTRICT
WILDER DISTRICT
NEW YORK DISTRICT
BIG BEND DISTRICT

TEL: (208) 344-1141
FAX: (208) 344-1437

Canyon County Development Services
111 North 11* Ave., Ste. 310
Caldwell, Idaho 83605

RE: David Christensen

OR-2022-0002, RZ2022-802-Ck
Vanslyke and Ustick Rd, Wilder Bl

Wilder Irrigation District W-743, 743-0-1 =Dy i)

Mora Canal 22631+80 &

Deerflat Highline Canal 1058+80

Sec. 06, T3N, R4W, BM,, Sec. 31, T4N, R4W, BM ) 5
RECY

Amber Lewter:

The United States’ Mora Canal and Deerflat Highline Canal lie within the boundary of the above-
mentioned location. The easement for these canals is held in the name of the United States through
the Bureau of Reclamation under the authority of the Act of August 30, 1890. (26 Stat. 391; 43
U.S.C. 945)

The Boise Project Board of Control is contracted to operate and maintain these canals. We assert
the federal easement of 25 feet from the uppermost shoulder (water's edge) south and 20 feet out
and parallel north of the lower toe of the embankment of these canals. Whereas this area is for the
operation and maintenance of our facility, no activity should hinder our ability to do so.

The Boise Project does not approve any landscaping other than gravel within its easements, as
this will certainly increase our cost of maintenance. No variances will be granted.

All fences, gates, pathways and pressurized irrigation lines, as may be required, must be just off
the edge of all Boise Project easements. Easements must be left a flat drivable surface. No
variances will be granted.

Per Idaho Statutes, Title 42, local irrigation/drainage ditches that cross this property, to serve
neighboring properties, must remain unobstructed and protected by an appropriate easement by
the landowner, developer and contractors.

Storm drainage and/or street runoff must be retained on site.

Whereas this property lies within Wilder Irrigation District it is important that representatives of
this development contact the WID office as soon as possible to discuss a pressure system prior to
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any costly design work if it is not owned and operated by the HOA. If applicable, the irrigation
system will have to be built to specific specifications as set by the District / Project.

Boise Project Board of Control must receive a written response from the Wilder Irrigation District
as to who will own and operate the pressure irrigation system prior to review and approval of an
irrigation plan by Boise Project Board of Control.

Parking lots, curbing, light poles, signs, etc. and the placing of asphalt and/or cement over Project
facility easements must be located outside of these easements or get the proper consent to use
agreement through the Bureau of Reclamation and Boise Project prior to any construction being
done within said easement. All work within the easement must take place between October 15th
and March 1* (the non-irrigation season).

Utilities planning to cross any project facility must do so in accordance with the master policies
now held between the Bureau of Reclamation and most of the utilities. In any case no work shall
take place within the easement before proper crossing agreements have been secured through both
the Bureau of Reclamation and the Boise Project Board of Control.

This development is subject to Idaho Code 31-3805, in accordance, this office is requesting a hard
copy of the irrigation and drainage plans.

Wording on the preliminary and final recorded plat needs to state that any proposed and/or future
usage of the Boise Project Board of Control facilities are subject to Idaho Statues, Title 42-1209.

We request a copy of the recorded final plat and/or record of survey (to include instrument, book
and page numbers) be sent to the Boise Project Board of Control so we may track this project to
closure.

Whereas this development is in its preliminary stages, Boise Project Board of Control reserves the
right to require changes when our easements and/or facilities are affected by unknown factors even
during the construction phase.

If you have any further questions or comments regarding this matter, please do not hesitate to
contact me at (208) 344-1141.

Thomas Ritthaler
Assistant Project Manager BPBC

tbr/tr

cc: Tony Avermann Watermaster, Div. 4, BPBC
Lisa Sweet Secretary — Treasurer, WID
File



Canyon County, 111 North 11" 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

e 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

o 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

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

e 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 11" 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

o 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

e 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.

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

6. Utilities and Services
o Concern: Utility capacity for water supply and wastewater disposal must be sufficient to
support the proposed density.
o 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

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



Canyon County, 111 North 11" 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
a IV u e Caldwell, ID 83607
School District #139 Phone ((2283)) PSR

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:

e West Canyon Elementary School
e Vallivue Middle School
e 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,

7020

Joseph Palmer
Assistant Superintendent
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Lisa Boyd, Superintendent

[ ]
5207 S. Montana Avenue
a IV u e Caldwell, ID 83607
School District #139 Phone ((2283)) PSR

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,

7020

Joseph Palmer
Assistant Superintendent
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Debbie Root

From: Joseph Palmer <joseph.palmer@vallivue.org>

Sent: Friday, August 8, 2025 12:03 PM

To: Debbie Root

Subject: Re: [External] Re: Agency Notice OR2022-0002/RZ2022-0002 / Christensen
Hi Debbie,

Thank you for asking for clarification. | struggled to put into words the boundary description for West Canyon.
To your question: Yes, the students would attend West Canyon.

My overall point was that even though West Canyon has space, it is also a school serving as a "relief valve" for
future growth by designating future developments for West Canyon, too. Even though the new developments
would be closer to other schools. I've copied and pasted a portion of our map. The gray section on the left is
West Canyon, and disjointed from the West Canyon zone is another portion going to West Canyon for that
future development. In other words, yes, West Canyon has space, but longterm...we cannot take that for
granted.

Precision Accountg, iy
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On Thu, Aug 7, 2025 at 1:40 PM Debbie Root <Debbie.Root@canyoncounty.id.gov> wrote:

DAY BUBIDY] b

== Py 1m0

Sunnyllope

Joey,

I am not clear on what you are stating with regards to the “small boundary areas” .... If this application is approved and
development occurs would students in the Vallivue district be attending West Canyon? Or is it unclear which school
would be attended? A portion of this application property (42 acres south of Ustick Road) is located within the
Homedale school district.

Respectfully,



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

Brad Little, Governor
Jess Byrne, Director

July 21, 2025

Debbie Root, Planner

111 North 11t 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

e 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).

e 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.

e DEQrecommends 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.

e  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.

e  PerIDAPA 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.

e  For questions, contact David Luft, Air Quality Manager, at (208) 373-0550.
EXHIBIT
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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.deg.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.

July 2025
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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.

July 2025
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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,

26%@@('

Troy Smith
Regional Administrator

July 2025

Page 4 of 4



Your Safety ¢ Your Mobility IDAHO TRANSPORTATION DEPARTMENT
P.O. Box 8028 e Boise, ID 83707-2028

Your Economic Opportunity (208) 334-8300 e 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
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

OR2022-0002/RZ2022-0002-CR

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

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

EXHIBIT
D5


mailto:Niki.Benyakhlef@itd.idaho.gov
droot
Text Box
EXHIBIT
D5



Debbie Root

From: Brent Orton <brentorton@ortonengineers.com>
Sent: Thursday, March 6, 2025 10:41 PM

To: Debbie Root; Niki Benyakhlef

Cc: David Christensen

Subject: Re: [External] Christensen/Indart

Hello Debbie and Niki,

We are getting back to you on the Christensen/Indart Subdivision - Timber Ridge.

There are 135 buildable lots proposed.

At the ITE, Trip Generation 9th Edition Rate of 9.52 trips/day per ITE, for single-family detached housing we estimate
an ADT: 1,285.2 Trips per day.

We know that for this many trips, we will need to complete an official Traffic Study and submit it with the Preliminary
Plat Application.

For Distribution we did traffic counts on 2/24/2025 during peak hour 4pm - 6pm on the Intersection of Van Slyke and
Ustick Road, as well as on an existing example subdivision - Timberstone Subdivision, that is just East of the proposed
Timber Ridge Subdivision.

Our percentages showed the following distributions:

Traffic Counts

Direction Straight |Left Right Total Trips on Ustick
Easthound on Ustick 91 4 0 257
Westhound on Ustick 144 3 15

Direction Straight |Left Right Total Trips on Van Slyke
Northbound on Van Slyke 8 0 2 39
Southbound on Van Slyke 16 11 2

Please let us know if you need anything else!

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

&

On Mon, Feb 10, 2025 at 7:19 PM <brentorton@ortonengineers.com> wrote:

Nice to meet you Josh!
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Your Safety ¢ Your Mobility IDAHO TRANSPORTATION DEPARTMENT

. . P.O. Box 8028 e Boise, ID 83707-2028
Your Economic Opportunity (208) 334-8300 e 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
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

OR2022-0002/RZ2022-0002-CR

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

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

—
(JUD iRaoon saveeY

J-U-B ENGINEERS, INC.
July 18, 2025

Canyon County Development Services Department
Attn: Debbie Root, Principal Planner

111 North 11" Ave., Ste. 310

Caldwell, ID 83605

Phone: (208)455-6034

Email: debbie.root@canyoncounty.id.gov

RE: Case Name: Christensen-Iindart Comprehensive Plan Amendment & Conditional Rezone
Case Number: OR2022-0002 & RZ2022-0002-CR
Parcel(s) #: R36525, R33209, R33210, R36523, & R36523010

Dear Debbie,

On behalf of Golden Gate Highway District No. 3 {GGHD), J-U-B Engineers, Inc. has reviewed the subject
Comprehensive Plan Amendment and Conditional Rezone submitted to GGHD in an email dated July 16,
2025. The subject parcels are located at 23422 Ustick Rd and in the SE1/4 of Section 31, T4N, R4W and
in the NE1/4 of Section 6, T3N, R4W, BM, Canyon County, ID.

The application requests to amend the 2020 Canyon County Comprehensive Plan for approximately
153.93 acres from ‘Agricultural’ to ‘Residential’ and requests a Conditional Rezone from an “A”
(Agricultural) zone to a “CR-R2” {Medium Density 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 153 acres with two (2) accesses proposed on the west side of Van Slyke Rd (one clubhouse access
and one public road access) and two accesses proposed on Ustick Rd (one on the north side of Ustick Rd
and one on the south side in line with the north access). According to the application, “The proposed
accesses will reduce the total number of access points and will ensure safe placement of accesses based
on necessary stopping sight distance as analyzed by the applicant and reviewed by the highway
district.”. Van Slyke Rd is a Minor Collector and Ustick Rd is a Minor Arterial according to the GGHD's
2024 Functional Classification Map.

At this time, and based upon said written information provided with the application, the following
findings and conditions of approval apply:

1. Section 3110.010 Traffic Impact Studies of the 2022 Association of Canyon County Highway
Districts Highway Standards & Development Procedures (ACCHD Standards) states a Traffic
Impact Study (TIS) is required for rural developments if the Peak Hour Trips and Average Annual
Daily Trips exceed 50 and 500, respectively. If a project has special circumstances associated
with it, the District may require a TIS even if the aforementioned criteria are not met. Based on
the information provided and proposed use, a TIS is warranted.

2. If the minimum intersection spacing requirements of Section 3061.010.A Rural Roadway Spacing

and minimum driveway spacing requirements of Section 3061.020.A Rural Roadway Driveway
Spacing of the ACCHD Standards cannot be met, a Variance Application is required.

3. Asite visit by GGHD representatives is required to address possible site distance issues, if any.

4. A more detailed review of the proposed accesses will be performed by GGHD after a TIS is
prepared and during the Preliminary Plat stage.
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July 18, 2025 | Page 2

GGHD reserves the right to provide amended comments/conditions of approval in the event of
application revision or when additional information becomes available. GGHD requests Canyon County
Development Services incorporate these comments and any subsequent comments into proposed
Conditions of Approval for consideration/approval by Canyon County.

Respectfully,
Digitally signed by

%& Z/ %_7 «//Christopher Pettigrew

Date: 2025.07.18
s 12:51:13-06'00"
Christopher S. Pettigrew, P.E.
Project Manager/Engineer, Transportation Services Group
Technical Resources Team Lead (Central)

cc Bob Watkins, GGHD Director of Highways

www.jub.com J-U-B ENGINEERS, Inc.



Debbie Root

From:
Sent:
To:
Cc:

Subject:

Bob Watkins <bobw@gghd3.org>

Tuesday, August 5, 2025 7:12 AM
brentorton@ortonengineers.com; 'Christopher Pettigrew'
Debbie Root; chhream@gmail.com

[External] RE: Timber Ridge Traffic Study Scope

Brent, looking at the possible scope of work for the proposed TIS for both subdivisions Timber Ridge and Williamson.
Chris and myself have come up with what we think is the most logical at this point. | also added Beet and Pride as
requested from HDA4.

1. Ustick/Allendale
2. Ustick/Van Slyke
3. Van Slyke/Boehner
4, Van Slyke/Signature Pt
5. Van Slyke/Homedale Rd
6. Van Slyke/US 95
7. Van Slyke/US19
8. Ustick/Aura Vista
9. Ustick/Mariah Ridge
10. Ustick/Aura Vista
11. Ustick/Friends
12. Ustick/Beet
13. Ustick/Pride
Best,
Bob Watkins

Director of Highways
Golden Gate Highway Dist.#3

From: brentorton@ortonengineers.com <brentorton@ortonengineers.com>

Sent: Thursday, July 31, 2025 1:02 PM

To: 'Christopher Pettigrew' <cpettigrew@jub.com>; Bob Watkins <bobw@gghd3.org>
Cc: 'Debbie Root' <Debbie.Root@canyoncounty.id.gov>; chhream@gmail.com
Subject: Timber Ridge Traffic Study Scope

Good afternoon Friends!

For the Scope on the Timber Ridge Traffic Study the intersections would be:

1.
2.
3.

Ustick and Van Slyke
Van Slyke and Boehner
Ustick and Allendale
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Debbie Root

From: Greenleaf City Clerk <clerk@greenleaf-idaho.us>

Sent: Monday, August 11, 2025 12:22 PM

To: brentorton@ortonengineers.com

Cc: Paul J. Fitzer; Amy Woodruff; Doug Amick; Carrie Huggins - Work; Debbie Root
Subject: [External] Re: Projects desiring to sewer to Greenleaf

Hi Brent!

Thank you for the written request below dated 21 July 2025. At the next available City Council Meeting, held
05 Aug 2025, Council had a policy discussion regarding making residential utility services available outside the
city limits. Council is open to case-by-case consideration of proposals to provide potable water and sanitary
sewer utility services outside the city limits, favoring well-designed development promoting sustainable home
ownership, and with extra-terratorial agreement negotiated with the City Council.

To move forward, please submit a $375.00 'pre-application meeting & site visit' fee as a retainer for city
application processing costs, along with dates available to meet with city staff for discussion and staff input on
a written narrative application including draft extra-terratorial agreement to be scheduled for consideration at
an upcoming City Council meeting.

Thank you,

Lee C. Belt
Greenleaf City Clerk
208/454-0552 phone

208/454-7994 fax
208/880-4061 cell

On 7/21/2025 12:44 PM, brentorton@ortonengineers.com wrote:

Good afternoon Lee!
Here are the proposed preliminary plats for the two subdivisions near Timberstone.

These would want to connect to Greenleaf sewer and will be building public drinking water facilities that
may be desirable to dedicate to Greenleaf as a satellite extension to the water system (or remain
private).

Thanks!!
Brent

Brent L. Orton, PE, MSCE

Orton Engineering

Phone: (208)350-9422

Email: brentorton(@ortonengineers.com

Web: www.ortonengineers.com EXHIBIT
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Ustick and Aura Vista

Ustick and Mariah Ridge

Van Slyke and Signature Pointe Ln.
Ustick and Friends

Nowue

Williamsons have a variance hearing with the Board on the 13" — | think both developments should be considered in the
study — we could have them done together even but would need the mitigation to be separate. We're putting in a
variance application for Christensen’s too to confirm the work we did on access locations and sight distance last year.

May | have your comments on the intersections to study?
Thanks so much!!

Brent

Brent L. Orton, PE, MSCE

Orton Engineering

Phone: (208)350-9422

Email: brentorton(c ortonengineers.com
Web: www.ortonengineers.com

. IORTON

- ENGINEERING

| Designing the fFuture




EXHIBIT E

Public Comments Received by Materials Deadline
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Debbie Root

L

From: Lucero Hopkins <lucerohhhop@gmail.com>

Sent: Tuesday, July 29, 2025 12:08 AM

To: Debbie Root

Subject: [External] Attn: Deb Root - Opposition to Case Nos. OR2022-0002 and RZ2022-0002 -

Comprehensive Plan Amendment and Rezone Request

Dear Planning & Zoning Commission,

| am writing to formally oppose the proposed amendment to the 2020 Comprehensive Plan and the conditional rezone
request for approximately 151.56 acres located at and near 23422 Ustick Road (Case Nos. OR2022-0002 and RZ2022-
0002).

The following are significant concerns related to this proposed development:

1. Incompatibility with the Comprehensive Plan Goals

The current designation of "Agriculture” represents the longstanding rural vision for this area. Changing it to
"Residential" would directly undermine the County’s goals of preserving agricultural land, limiting sprawl, and
supporting sustainable, community-guided growth.

2. Strain on Infrastructure and Public Services

The proposed density—at least 135 residential lots—is too great for an area not designed to support it.

* Transportation: Ustick and Van Slyke Roads are rural corridors not suited to handle the increase in traffic volume,
posing risks to safety and increasing road maintenance costs.

¢ Schools: Vallivue and Homedale School Districts already face resource constraints. Additional students would stress
existing facilities, staff, and transportation networks.

* Emergency Services: The area falls under rural fire districts (Homedale and Wilder) that are not equipped to provide
timely emergency services to a high-density development.

3. Environmental and Topographical Challenges

Significant portions of this property contain 15% or greater slopes, which complicates site development. Erosion, runoff,
and soil stability concerns must be taken seriously, especially in the absence of robust stormwater infrastructure. These
concerns pose long-term risks to both the development and surrounding landowners.

4. Loss of Valuable Agricultural Land

Converting over 150 acres of productive farmland to residential use is short-sighted. Agriculture remains a cornerstone
of Canyon County’s economy, identity, and food systems. Approving this change invites irreversible land fragmentation
and the slow dismantling of our rural heritage.

5. Harm to Existing Residents — Housing Costs, Taxes, and Way of Life

The introduction of this development will exacerbate the displacement of long-time residents who are already being
priced out of the area. Residential growth like this often leads to increased property values and, subsequently, higher
property taxes—burdens that disproportionately affect seniors, working families, and those on fixed incomes.
Moreover, this type of suburban development shifts the character of the region from agricultural and rural to congested
and commuter-oriented. Residents moved to this area for peace, space, and a rural lifestyle—not to be surrounded by
cookie-cutter subdivisions with little regard for context or community cohesion.

6. Encouragement of Urban Spraw| EXHIBIT
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Approving this rezone invites a pattern of fragmented, inefficient development. Rather than compact, strategically
planned growth, we will see isolated pockets of residential development lacking necessary public services, requiring
costly infrastructure expansions, and making transportation and public service delivery less efficient and more expensive
for everyone.

Conclusion

We urge the Planning & Zoning Commission to deny the requests in Case Nos. OR2022-0002 and RZ2022-0002. The long-
term costs to infrastructure, community, environment, agriculture, and affordability far outweigh any short-term
development gains.

Thank you for your consideration.

Sincerely,
Lucero Hopkins



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 ldaho’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, | 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 Cangon Scenic Eywag

Showcasing the bcautg and agricultural hcritagc of the Snake River Cangon

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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Debbie Root

From: Wade willson <diesel5906@gmail.com>
Sent: Wednesday, July 23, 2025 11:36 AM

To: Debbie Root

Subject: [External] Development and zoning

I'm writing you this letter and representing several of my neighbors, in short we do not want more development in our
farmlands, we want to keep Idaho Idaho and the last thing we need is more Californians and out of staters moving to our
state and destroying it like they did the state they left from, there is more than enough room to grow with inside the city
of my meds we don't need a bunch of high-priced houses driving up our taxes and clogging up the roads, and closing
keep it Idaho.
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Debbie Root

From: dine grandecuisine.net <dine@grandecuisine.net>

Sent: Monday, August 4, 2025 10:44 AM

To: Debbie Root

Subject: [External] proposed development off ustick and vanslike

Commisioner, |reside at 21631 Allendale, and | oppose this proposed developement. Allendale has become a
highly traveled road in the last several years by both cars and farm trucks. There is a problem with excessive
speed by both. Our fence has been crashed into several times, our trees mowed down by out of control
drivers. Ustick is even worse for traffic. Our water table is shrinking significantly due to the developements on
Allendale and farm use when the irrigation ditches are not available. Our farm land is dissapearing at a rapid
rate which leaves us dependant on outside sources for our agricultural needs. | do not believe that our current
infrastructure is adequate to support another residential development especially for 135 residential lots. In
doing the math, that would be a minimum of 200 plus more cars on the road, thousands of gallons of fresh
water every day, and tons of additional sewage and waste. These are just a few of the concerns | have.
Marianne Zinzer, Harold Fruitts and Joy Heighes

EXHIBIT
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Debbie Root

From: Louise Karther <louise karther@yahoo.com>

Sent: Monday, August 4, 2025 11:26 AM

To: Debbie Root

Subject: [External] Proposed development at Ustick and Van Slike

Ms. Root, please convey to the commissioners my grave concerns re: the proposed residential development at Ustick and
Van Slike. | am the owner of and reside at 18196 Allendale Rd., a very short distance from the proposed development.
Three family members live with me.

Whereas | am concerned about the disruption of and increased amount of traffic on both Ustick and Allendale, | am even
more concerned about the lack of water to support the building and maintenance of such a large development. Our water
supply is already placed in jeopardy in the fall and spring when irrigation ditches are not in use.

Further, the land proposed for the development is farmland and should continue to be used for agriculture. We have
already lost enough agricultural acreage in Canyon County. It is a travesty to continue to usurp this valuable natural
resource for residential development.

Sincerely,
Louise F. Karther
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Board of County Commissioners
Canyon County
Caldwell. 1D

Date: July 27, 2025
Dear Members of the Board of County Commissioners.

Lam writing to strongly oppose the proposed development under Case # OR2022-0002 and R/2022-002,
located in the Treasure Valley Appellation. As a winemaher. vinevard owner, vineyard developer and wine
business executive for over 30 years, T have witnessed firsthand the critical importance of preserving our
agricultural land for its unique suitability to viticulture and other farming activities. his proposed
development threatens not only the agricultural heritage of our region but also the environmental and cconomic
sustainability of neighboring properties. Below. T outline several compelling reasons why this project should
be denied. grounded in Canyon County’s zoning criteria. environmental concerns, and precedent from
successtul opposition efforts elsewhere.

1. Inconsistency with the Comprehensive Plan and Agricultural Preservation

I'he Canyon County 2030 Comprehensive Plan emphasizes the preservation of agriculture, designating this
areca as agriculture with an intensive agriculture overlay. This designation reflects the region’s unique
suitability for farming. particularly for vineyards within the Treasure Valley Appellation, which is renowned
for its ideal climate and soil conditions for wine grape production. I'he proposed development, with up to 135
residential lots averaging 0.82 acres, directly contradicts the plan’s goals by converting prime agricultural land
into residential use. According to the Canyon County Zoning Ordinance (07-06-03), a comprehensive plan
amendment must align with the plan’s purposes. goals. and policies. This project fails to meet this standard, as
it undermines the preservation of viable farmland critical to the region’s identity and economy.

2. Incompatibility with Surrounding Land Uses

The proposed development is incompatible with the surrounding agricultural landscape, which includes
vineyards, farms, and rural residences. Introducing a dense residential subdivision with a minimum lot size as
small as 0.68 acres will disrupt the rural character of the area and negatively affect neighboring agricultural
operations. The Canyon County Zoning Ordinance (Section 06-03) requires that a conditional rezone be
compatible with surrounding land uses and not negatively affect the area’s character. The scale of this project,
with an estimated 1.285 average daily vehicle trips at full buildout, will introduce noise, traffic, and urban
pressures that are detrimental to the quiet. rural environment essential for agriculture.

3. Threat to the Water Table and Neighboring Wells

The proposed community well system raises significant concerns about the impact on the local water table.
The Treasure Valley relies heavily on groundwater, with private wells typically drilled between 60 and 100
tect deep, fed by the rain cycle and agricultural watering. A development of this scale, with up to 135
houscholds drawing from a community well, risks depleting the water table, which could force neighboring
property owners to redrill existing wells at significant expense. In California, similar concerns about
groundwater depletion led to successful opposition against large-scale developments in agricultural areas,
where vineyard owners and farmers argued that housing projects threatened their water access and agricultural
viability. The uncertainty surrounding the applicant’s plans for sewer (either connecting to Greenleaf’s system
or using a community waste system) further exacerbates concerns about environmental impacts, as
mismanaged wastewater systems could contaminate groundwater, affecting both agriculture and residential
wells.

4. Insufficient Infrastructure and Traffic Concerns
The applicant has not yet completed a traffic impact study, which is critical given the projected 1,285 daily
vehicle trips generated by the development. Without this study, it is impossible to assess the adequacy of road
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improvements on Ustick and Van Slyke Roads, which are alrcady narrow and ill-equipped for significant
traffic increases. The Canyon County Zoning Ordinance (Section 06-03) requires that a conditional rezone
ensure adequate access and minimize interference with existing or future traffic patterns. The lack of clarity on
road widening or tun lanes. combined with the potential for additional traffic from nearby developments (e.g.,
the Williamson properties). suggests that this project will overburden local infrastructure. In a similar case on
Martha's Vineyard, a proposed 100-unit development was opposed due to its excessive traffic impact, with
residents citing 140 heavy truck trips and increased wear on roads as reasons for denial. The Board should
demand a comprehensive traffic study before considering approval. as premature approval risks unmitigated
impacts on public safety and road maintenance.

&. Strain on Public Services and Facilities

The development will place significant demands on public services. including schools, police. fire, and
emergency medical scrvices, without clear mitigation measures. The Canyon County Zoning Ordinance
(Scction 06-03) requires evaluation of impacts on essential public services and facilities. With an estimated
225 new residents (based on average household sizes). this project will strain already limited rural services,
which are not designed to accommodate such rapid population growth. The applicant’s failure to proposc
community spaces, such as parks or playgrounds. further indicates a lack of commitment to supporting the
needs of new residents. leaving existing infrastructure to bear the burden.

6. Economic and Cultural Loss of Agricultural Land

As a former vineyard owner and developer. | can attest that the Treasure Valley Appellation is uniquely suited
for viticulture. contributing to Idaho’s growing wine industry and agritourism economy. Converting this land
to residential use eliminates opportunitics for sustainable agricultural businesscs, which provide long-term
cconomic benefits through jobs, tourism., and local commerce. In Pennsylvania’s Lehigh Valley, vineyard
owners successfully argued against development by highlighting their role in preserving larmland and
preventing urban sprawl, emphasizing that “once it’s gone. it’s gone.” The economic benefits of vineyards,
which can generate higher returns per acre than other crops duc to value-added products like wine. far
outweigh the short-term gains of housing development.

7. Precedent from Successful Opposition Efforts

Across the country. landowners have successfully opposed similar developments by emphasizing agricultural
preservation and environmental impacts. In California, a vineyard owner’s lawsuit against a county for
restrictive land-use policies gained traction by highlighting the importance of rural land for agriculture over
housing. Similarly, in West Virginia, community opposition to a bottling plant cited concerns about traffic and
environmental degradation. leading to significant public pushback. These cases demonstrate that well-
organized. fact-based opposition, supported by writte: testimony and community participation, can sway
decision-makers. I urge the Board to consider these precedents and prioritize the Jong-term sustainability of
Canyon County’s agricultural heritage.

8. Lack of Community Benefits and Speculative Development

The proposed development offers no community amenities, such as parks, playgrounds. or community centers.
which are critical for integrating new residents into the rural fabric. Furthermore, the applicant’s reliance on a
potentially moditiable development agreement raises concerns about speculative development. where initial
promises (¢.g., lot sizes or infrastructure plans) may change post-approval. The Canyon County Zoning
Ordinance requires that amendments be more appropriate than current designations, but this project prioritizes
developer profit over community benefit, risking overdevelopment similar to that seen in California’s Solano
County. where large-scale land purchases led to public outcry over housing-driven sprawl.

9. The Slippery Slope of Granting Variances

Allowing variances or approvals for this development scts a dangerous precedent, creating a slippery slope that
could cascade across Canyon County. Granting concessions to one developer invites others to seek similar
exemptions. eroding the protections of the 2030 Comprehensive Plan and undermining the agricultural zoning



that preserves our rural character. Once exceptions are made. it becomes increasinghy difficult to deny tuture
proposals. leading to uncheched urban sprav] and the ireversible Toss of tarmland. This incremental
weahening ol zoning standards threatens the long-term sustainability of our community and its agricultural
heritage.

Call to Action

I respecttully urge the Board to deny the comprehensive plan amendment and conditional rezone for Casce #
OR2022-0002 and RZ2022-002. This development threatens the agricultural integrity of the Ireasure Valley
Appellation. riskhs depleting the water table. overburdens local infrastructure. and disregards the Canyon
County 2030 Comprehensive Plan’s emphasis on agricultural preservation. I encourage the Board to follow the
example of other communities that have successfully protected their rural character by rejecting similar
proposals. | will be submitting written testimony and attending public hearings, and I urge my neighbors to do
the same, as recommended by Debbie Root of Canyon County Development Services. Together. we can ensure
that this land remains a vibrant part of our agricultural heritage. supporting vinevards and other sustainable
tarming practices for generations to come.

Sincerely.

189})0 Van Slyke Rd

Wilder. ID 83676

(208)800-2691

Concerned Resident, Former Winemaker and Vineyard Devcloper & Owner



Debbie Root

From: CJ & Janet Northrup <famiciwine@gmail.com>

Sent: Tuesday, August 5, 2025 1:59 PM

To: Debbie Root

Subject: [External] Cases No. OR2022-0002 and RZ2022-0002/Ustick and Van Slyke Rds
HI Debbie,

Please see the letter below and accept it as my formal opposition to the proposal to Cases No. OR2022-0002 and
RZ2022-0002/Ustick and Van Slyke Rds.

Janet Northup

16085 Plum Rd.
Caldwell, Idaho, 83607
208-283-7910

August 5, 2025

Jay Gibbons, Director - Canyon County Planning and Zoning

111 North 11" Ave. #310

Caldwell, Idaho 83605

RE: Opposition to Cases No. OR2022-0002 and RZ2022-0002 — Ustick and Van Slyke Roads

Dear Canyon County Planning & Zoning Commissioners,

| am writing to express my strong opposition to the proposed Comprehensive Plan amendment and
conditional rezone and development under Cases No. OR2022-0002 and RZ2022-0002, located at Ustick and
Van Slyke Roads.

This proposal - to insert a Single-Family Residential zone into the heart of our county’s prime agricultural land -
represents a serious threat to the long-term viability of agriculture in Canyon County and undermines both the
letter and spirit of the newest Comprehensive Plan.

When the Agritourism Overlay was adopted within the new Comprehension Plan, Commissioner Leslie Van
Beek wisely recommended that the next step be the formation of a committee to develop a clear,
collaborative vision for agritourism in the county - identifying what types of businesses would be supported
and how to protect agricultural operations. Unfortunately, that follow-through has yet to happen. Without
such a framework in place, approving residential developments like this one only accelerates the
fragmentation of farmland and erodes the very economic and cultural fabric we claim to protect.

The insertion of a residential subdivision (135 lots on 151 acres) into the middle of an agriculturally zoned area
will dramatically alter the character of the surrounding community. This development would be surrounded by
farms, not city infrastructure. The transition from open farmland to dense residential lots creates a ripple
effect: it increases conflict between agricultural operations and new residents, invites further incompatible
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development, and compromises the property rights of those who chose to live in a rural, production-focused
landscape.

Furthermore, traffic safety is a significant concern. The proposed development could generate over 1,000
additional vehicle trips per day on narrow county roads already heavily used by farm equipment. This
introduces dangerous conditions for both farmers and residents and places a burden on infrastructure not yet
designed for such volume.

This project also conflicts with the vision of the Snake River Canyon Scenic Byway. Idaho’s only agriculturally
themed byway (one of five in the Nation) is approved by both the Canyon County Board of Commissioners
(BOCC) and the Idaho Transportation Department (ITD). The proposed subdivision sits less than half a mile
from this byway and would irreversibly degrade the natural scenery and agricultural feel of the surrounding
community. The Byway was created to highlight the region’s agricultural beauty, not obscure it with sprawling
residential development.

In short, approving this request would undermine the intent of the Comprehensive Plan, contradict the
purpose of the Agritourism Overlay, and place agriculture—our county’s economic backbone—at risk. Before
we consider rezoning farmland for residential use, we must first establish the promised agritourism committee
and work together to create a vision that truly supports and protects the future of the Sunnyslope area.

| respectfully ask that you vote against Cases No. OR2022-0002 and RZ2022-0002. Additionally, | would
welcome the opportunity to meet with the three of you to discuss how we can collaboratively develop a long-
term plan that balances growth with agricultural preservation and sustainable agritourism.

Thank you for your time and consideration.
Best Regards,

Janet Northrup



August 7, 2025

Canyon County Planning & Zoning Commissioners
Canyon County Development Services Department

111 North 11t Ave, Suite 310 BY: /\/a"z Oloact
Caldwell,ID83605 P lcemimame—e o

RE@EII VED

Dear Commissioners:

We are writing in response to the proposed development under Case #OR2022-0002 and
RZ2022-002, located near our home in the Treasure Valley Appellation.

As we have considered our response to this proposal, we are mindful that Dave and Sandra
Christensen and Phyllis Indart are neighbors, whose needs and interests we respect. We are
also aware that the convictions of others in our neighborhood may conflict with one another. In
light of this, we submit the following thoughts with the hope that you as our Commissioners
will have wisdom to chart a course that will contribute to the greatest common good.

Our concerns include the following:

1) Prioritizing land use according to the Canyon County 2030 Comprehensive Plan—This
Plan places a priority on the preservation of prime agricultural land. The current
proposal takes this into account, at least to an extent, and is a great improvement on
the initial proposal made in 2021.

However, looking at the bigger picture, utilizing current ag ground for low density
housing which is separate from urban areas seems to do little to address the housing
needs for the majority of our Valley’s residents. Rather than setting precedents for even
more such developments in the future, we urge you to consider focusing on housing
developments closer to urban areas on lots more affordable for the majority of your
constituents. This would not only preserve good farm ground, but would also not disrupt
the rural environment we currently enjoy.

2) Protection of the water table—Having studied the proposal we are not satisfied that the
real and tangible threat to the area water table has been satisfactorily addressed. We
are very concerned that the proposed community well servicing up to 135 residences
will seriously jeopardize the level and quality of the existing aquifer.

If you choose to approve this plan, might we suggest a possible means of mitigating this
concern? The water quality studies provided indicate that the best quality of water will
be found at depths below 350+ feet. If the community well was drilled at least that
deep, would it not protect the shallower aquifer where most neighboring wells have
been drilled? If so, it seems prudent to require a deeper community well.
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In addition, it would seem wise to require that sewage disposal be restricted to the
proposed use of Greenleaf’s disposal plant and not allow local residential systems which
would increase the chances of contaminating our shallower aquifer.

3) Traffic and infrastructure—It appears that a traffic impact study has not been
completed. For the wellbeing of farm equipment that frequently traverses these roads,
not to mention the safety of residents, it is imperative that you require this study, along
with adherence to its concomitant recommendations.

4) Public services overloaded—It seems clear that the effective capacities of area public
services, including schools, police, fire and emergency medical support, are under
significant strain due to our ever-expanding population. Each new development only
adds to their burden.

Solutions to these challenges are indeed complex and require leaders such as yourselves
to take a long-range approach to their resolution. Are we at a point in this area where a
pause in development needs to be put in place, (such as the City of Greenleaf instituted a
few years ago in relation to sewer capacity), in order to allow time for attention to be
given to reinforcing these crucial services?

We are grateful for your willingness to assume the responsibilities you bear as a Board of
Commissioners. We support you as you seek wisdom to weigh and balance the perspectives
and desires of all parties concerned.

Sincerely,

TN < Bt S
Richard and Barbara Irish

18688 Van Slyke Rd.

Wilder, ID 83676
208-901-4558



August 9, 2025

Canyon County Development Services Department
Attn: Deb Root
CASE No. OR2022-0002 & RZ2022-0002

Dear Deb,

Regarding Case OR2022-0002 & RZ2022-0002 requesting a rezone from agriculture to rural residential of
Parcels R36525, R36523, R33209 & R33210, approximately 151.56 acres, to amend to County zoning
map from an “A” (Agricultural) Zone to a “CR-R1” (Single Family Residential) Zone.

CONCERNS/NEGATIVE IMPACT:

e County Recourses: Sherriff, Fire & Ambulance are currently spread thin in Canyon County and this
will have an addition demand of another 135 residential homes. (Developers have no financial
responsibility in this matter to provide for much needed resources.)

e Roads/Schools: The roadways are still under developed & overcrowded schools are not funded by
the developers. Taxpayers will continue bearing the increased financial burden. The roads will see an
increase of 270 cars {est. 2 cars per household).

e Agriculture: The loss of 151.56 acres of viable ag land that could be utilized for farming, horse
ranches or other agri based tourism; not to another residential development. Canyon County is one
of the top seed growers in the nation. A multimillion dollar business.

f oppose the request to develop a minimum 135 residential lots in light of losing viable agriculture land.
it’s a sad note that our current commissioners are not upholding the 2030 overlay and not protecting
our rich land recourses.

Sincerely,

Anne Delgado
15451 Syrah Ct
Caldwell, ID 83607
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Fromv the Desk of Nancy Thomas C%‘\@

August 9, 2025

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

From:

Nancy Thomas

22946 Middle Road, Greenleaf, ID 83626
208-863-1802

Subject: Formal Opposition to Timber Ridge Subdivision — Applications OR2022-0002 and RZ2022-
0002; Christensen/Indart

Dear Planning and Zoning Board Members,

I am writing with concerns about the Christensen/Indart planned development in the area of Van Slyke
and Ustick Roads in Canyon County. | do understand that growth is inevitable and will continue in
Canyon County. However, we have an opportunity to be smart about how, when, and under what
circumstances development occurs, and thereby insure less of a negative impact on our homeowners
and citizens.

The Christensen/Indart proposal, Timber Ridge, has 135 home sites proposed, which exceeds all
previous developments in this area combined. It is one and a half times the number of homesites that
exist in Summerwind/Timberstone. Given an average population of 4 persons per home, this would
potentially bring the population in this small area to 1032 people, which is well over the population of
the city of Greenleaf.

Smaller developments have popped up in recent years, based on information from public
records:
¢ Garrett Ridge Ranch homes have been built over the last several years, however, a
comprehensive plan map amendment related to Garrett Ranch Ridge was approved in 2022.
There are 21 homes/lots in this subdivision.
e Recently Van Slyke Farms was approved for 13 sites on 26 acres.
e Summerwind/Timberstone/Signature Point to the east of this proposed development collectively
has 89 home parcels. It appears only 1 lot remains unsold at this time and nearly all of the lots
have homes.

The Christensen/Indart developers are using these subdivisions to justify even more residential
development; however their rezone request and plan are much different due to the proposed density,
and the large agricultural acreage that is in use that would be lost to homes.

My primary concerns are regarding:
1/ The Canyon County 2020 Comprehensive Plan not being followed.
2/ Water: Irrigation water, wells, water quality and quantity, and waste water.
3/ Highways: Quality of roads, traffic/congestion, noise, vehicle pollution, policing, presence of
farm vehicles.
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From the Desk of Nancy Thomas C\%s\@

1/ The Canyon County 2020 Comprehensive Plan. A comprehensive plan is of little value if not
implemented and used to guide the nature of development. “The Plan is the written will of the people of
the County and to be used to assist governing bodies in moving in the direction that the community has
determined is the most orderly and beneficial. See Idaho Code Title 67-6508.” (page 1)

The Christensen/Indart request for rezoning and development goes against many of the goals and
policies of this plan. These are just a few:

o Property Rights Component: Policy 11. Property owners shall not use their property in a manner that
negatively impacts upon the surrounding neighbors or neighborhoods. (page 16)

o Population Component: Policy 3. Encourage future population to locate in areas that are conducive
for residential living and that do not pose an incompatible land use to other land uses. (page 18)

o Economic Development Component: In terms of agricultural cash receipts, .... “Since 1999, it
(Canyon County) has fallen to 4th place behind Gooding, Jerome, and Cassia Counties. The cause of
this decline may have several causes such as the rise of the dairy industry in Idaho in other counties,
changes in the composition of agriculture production, and from residential development in Canyon
County.” (page 32)

o Economic Development Component: Goal 2. To support the agriculture industries by encouraging the
maintenance of continued agricultural land uses and related agricultural activities. (page 34)

o Economic Development Component: Policy 5. Canyon County should not overdevelop and should
retain agricultural lands/uses and control environmental impacts through conditions placed on
subdivision plats and conditional use permits. (page 34)

¢ Land Use Component: Goal 1. To encourage growth and development in an orderly fashion, minimize
adverse impacts on differing land uses, public health, safety, infrastructure and services. (page 38)

o Land Use Component: Policy 6. Review all development proposals in areas that are critical to
groundwater recharge and sources to determine impacts, if any, to surface and groundwater quantity
and quality.

o Land Use Component, Agriculture: Policy 1 Encourage the protection of agricultural land for the
production of food. (page 40).

Much of the acreage of this development in not only viable farm ground, it is thriving farm ground, as
evidenced by the current corn crops that exist on the Christensen land, and infact three corners of Van
Slyke and Ustick. The Indart cattle farm was in existence for many years, and fairly recently closed
down. This agriculturally zoned ground is still suitable for a feed lot, or a variety of farm animals, if not
crops. It did not just become non-viable because the owners choose not to farm any longer.

2/Water. From the Comprehensive 2020 Plan, Natural Resources Component: Recognize the
importance of surface water and groundwater resources of the county, in accordance with the Article
XV, Section 3, of the Idaho Constitution.

Water issues in the area of this development have been heavily documented. The water quality,
amount, impact to surrounding wells, irrigation water, the new Idaho Law that went into effect July 1,
2025 (Senate bill 1083) has to be carefully considered.

Developers claim that they will provide “community water and waste water systems,” for these 135
properties, “through the extension of city services from the City of Greenleaf.” In a letter to the
community of Greenleaf, city officials acknowledge their difficulty in providing good water quality. (dated
September 6, 2024). Is the city of Greenleaf on board with providing these systems to an additional 135
households?

Watering is already restricted for the homes around the Timberstone Golf Course.

Several residents in the nearby Garrett Ridge have had to re-dig their wells.



From the Desk of Nancy Thomay %\"3

3/ Highways. | am going to focus my comments primarily on Van Slyke Road, as | have had acreage
property fronting this road for 25 years. The section impacted would be from Highway 19 to Homedale
Road.

e The planners are grossly underestimating the additional traffic brought about by this
development. They “counted” traffic at the Van Slyke/Ustick intersection in February of
2025. At that time of year, the truck and farm vehicle traffic are nonexistent. Developer
counts grossly underestimate use of Van Slyke Road, which people will take to get to
Highway 19, the fastest route to Caldwell and Interstate 84. Summer also brings people
towing boats, and an influx of motor homes, and trailers.

e The condition of this road is not safe now, and cannot handle the additional traffic that would
be added by this development.

o ltis a narrow country road. In many sections it drops off sharply at the edge of the
pavement.

o There are no speed limit signs in either direction from Hwy 19 to Homedale Road.

o The presumed speed limit (people are supposed to know that it's 50 mph) is too high
for the volume and type of traffic currently using the road. | would contend that many
of the current truck drivers on this road do not have drivers’ licenses, and would not
know about the 50-mph speed limit.

o On much of this road there are not any, or inadequate shoulders.

o There are line-of-sight issues is several areas, as is now evidenced by the amount of
solid single and double yellow lines.

o People try to drive around slow-moving farm vehicles regardless of passing zones.

o This road is one of the last to be plowed in the winter, if it is plowed at all.

o This road is not adequately patrolled by the Canyon County Sheriff's Office, so there is
inadequate speed enforcement. There have been several accidents caused by speed and
the condition of the road. The CCSO has yet to complete a public records request |
submitted on 7/28/2025, asking for the number of citations over the last 5 years. My guess is
zero.

In addition, the growth resulting from this development will negatively impact the existing infrastructure
and rural lifestyle of those who moved to this area specifically for this lifestyle.

o Law Enforcement, Emergency Medical: Response times are already longer than other areas
that have simiiar numbers of people.

e Schools: Vallivue School District, the second largest district by enroliment, experienced the
highest rate of growth at (58%) in the last fifteen-year period. This development would put
further burden on this district.

e Noise pollution: The sound from traffic on Van Slyke and Ustick roads is already noted by those
that live in this area. What used to be a few slow-moving farm vehicles is now multi-ton trucks
and many more residents at a constant stream, often moving too fast.

e Light and population pollution: We want to see the stars! Many citizens have moved away from
community centers to have views of the sky and the surrounding agricultural landscape. We
don’t want a sea of houses.

Because of the recent application for rezoning and development of Van Slyke Farms Ridge, which lies
to the south of this property, and Garrett Ridge to the west, a great deal of information has already
come forth that would also apply to this application. My hope is that letters from the Division of
Environmental Quality and Department of Water Resources will be provided, as well as the USDA
Canyon County Soil Survey from 2018.

Respectfully,

Nancy R Thomas



Debbie Root

From: NANCY THOMAS PRICE <zederkamme@msn.com>

Sent: Sunday, August 10, 2025 10:06 PM

To: Debbie Root

Subject: (External] Letter regarding Christensen/Indart development.
Attachments: Letter to PZ commissioners Nancy Thomas.pdf

Please see attached.

There are the most beautiful corn crops on 3 of the corners of Van Slyke/Ustick. All the Williamson property,
Dave's, and even all the Van Slyke Farms area... Looks like good AG land!

Narney

Nancy Thomas

Zeder Kamme German Shepherds & Cedar Crest K9 Academy
www.zederkamme.com "Boldness, Beauty, & Brains"

Breeding, training, and showing exceptional German Shepherds for over 25 years!




Debbie Root

From: Tracie Tackett <tracie.tackett@gmail.com>

Sent: Sunday, August 10, 2025 9:40 PM

To: Debbie Root

Subject: [External] case nos. OR2022-0002 & RZ2022-0002;

My comment is to oppose this rezoning | live on boehner road have been here since 1978 the roads in this area boehner
and ustick road are not wide enough for that much traffic an farm equipment. Also nobody brings up the ground water
issue. How many wells can be drilled before all the people in surrounding area loose there water What will happen
then.| vote no on this project.
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Debbie Root

From: Sonja Graber <sonjagraber123@gmail.com>

Sent: Monday, August 11, 2025 12:54 AM

To: Debbie Root

Subject: [External] Ustick Van Slyke and Boehner Rd PROPOSED development

To whom this may concern,

We are writing to express our extreme concern over this proposed subdivision located between Ustick Rd and Boehner
Rd., West of Van Slyke Rd.

We live in this area, At 24771 Ustick Rd.

We find it extremely concerning that “agricuiture only”, farming ground, would be used to create this 135 house,
housing project. Not only is this a concern, but also the fact that Ustick Road and Van Slyke Rd. are definitely in their
current state, not able to deal with the increased traffic needs and concerns. Water is also a huge problem. We are
already experiencing a drop in the water table in our area because of increased housing and farming needs.

This is a rural farming area/community... Many of us want it to stay that way.

Current infrastructure CANNOT handle this growth!

My husband and | own 112 acres west of Allendale Road, with property on both the north and south sides of Ustick
Road. The majority of our property is currently being farmed and has cherry trees on it. A 5 acre section of our property
is separated from the rest of our property because of the large, Deer Flat low line canal... We have recently split 1.5
acres off for our children... But wanted to split this 5 acres into possibly one or two other large lots. Mainly because this
property is completely separate from the rest of our property because of the canal, with NO easy access to the rest of
our farm. This 5 acres is also on somewhat of a slope and part of it has a natural spring running through it so it is a bit
marshy on the east side.

The county wanted to give us all sorts of grief and reasons why this property was zoned agriculture “only”... But yet
some huge project like this can even be a consideration! This absolutely blows our minds!! It seems you have to be the
right person, with the right name, with lots of money, and the right lawyer, who is an Idaho senator! Then you can do
whatever you want with your own property but others CANNOT!

We have owned our property since 2003, and it’s been owned by Graber family since the late 40’s or early 50’s. We are
very much opposed to this large development!! A few additional houses here and there on existing building lots or those
with conditional use permits is one thing, but splitting up 150+ acres into 135 housing lots is nuts and violates the
existing development codes and “agricultural only” restrictions. We are OPPOSED to this development!!

We would most definitely like to attend the public hearing meeting, but we are currently in Alaska for the month of
AugustH!

Sincerely,

Dan and Sonja Graber

24771 Ustick Rd

Wilder Idaho

83676

208-989-0211

Sent from my iPhone
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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
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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

—_—

School meetings

Newsletter with map and Oct 31st Survey

Feedback. (survey was bilingual)

Map available with QR code for Oct 31st survey

at all Elementary schools through the 31st.

1,032 letters sent to all parents/guardians of

students who would be moving due to the S
boundary changes. The letter also included a link ELEMENTARY
to the November 15th survey. (letter and survey BOUNDARIES
was bilingual) 8
November 15th survey and map posted to the Share Your
district home page angl shared Sig district FEEMAGKQ
newsletter.




Results from Information Sessions and Post Surveys

Elementary Parents in Feedback Cards Oct 31st Bilingual Letters Nov 15th
School Attendance Submitted Bilingual Survey sent to families Bilingual Survey Results
Results moving school

Lakevue 62 7 31 187 11
Central 12 3 40 206 7
Canyon
Desert 7 0 38 93 1
Springs
Skyway 27 5 16 153 4

East Canyon 24 8 88 302 2
Migrant 35 11 0
Family
Meeting

Birch N/A N/A 0 28 10

West Canyon N/A N/A 16 63 2



A History of Elementary Boundary Changes
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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 13th Feedback Survey Results


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

Process for
Rezoning
Flementary
Joundaries

Updating Boundaries for Nine
Elementary Schools
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Objectives When Considering Boundary Changes:

1. Balance enroliments 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

e Each dot represents a family
with K-5 student(s).

e Red outlines represents
11,000 newly approved
developments.




After 9 drafts..

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

Principals invited parents to attend an information session to:
e review the boundary draft for their school

e to ask questions

e to provide feedback



Results from September Information Sessions...

Elementary
School

Lakevue
Central Canyon
Desert Springs

Skyway

East Canyon

Migrant Family
Meeting

Birch

West Canyon

Parents in
Attendance

62

12

7

27

24

35

N/A

N/A

Feedback Cards
Submitted

7
3
0
5
8

11

N/A

N/A
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ForParents that £ /L0 & ¢
Could Not Attend B ”WUE
the Information [ SS== SchoolPistrict#139
Session..

Dear Vallivue Community,

Adjusting elementary boundaries is never easy, and we're grateful
for your input. If you haven't yet, please review the draft and share
your feedback via the link below. Your thoughts will guide us as we
work toward improvements. We'll share the next draft for further
input soon, with a goal of school board approval at the December
board meeting.

Sincerely, Joey Palmer, Assistant Superintendent

Review the Draft of Elementary Boundary Changes



F0|’ Paren[S [ha[ Boundary Change Feedback Survey
(Encuesta de retroalimentacion sobre el

Could Not Attend cambio de limites)

Email (correo electrénico)

[ ]
th e n fO rl | I atl O n joseph.palmer@vallivue.org Switch account &
[ ]
S e SS | 0 n * Indicates required question
[ X X ]

Email *

Your emai

Survey open until
0 [tO b e r Z 5 . I would like to take the survey in (Me gustaria realizar la encuesta en) *

(O English
(O Spanish



For Parents that
Could Nat Attend
the Information

Session...

Survey open unti
October 25.

Draft of Elementary
Boundaries

2 -
PLEASE SCAN Ti—IE QR CODE
TO FILL OUT THE
FEEDBACK SURVEY

On the map each dot represents a household
with student(s) grade(s) K-5. The red outlines
show approved future housing developments. The
following factors were considered when
developing this draft:

« School capacity and balanced enroliment

+ Projected growth from future housing

developments.
« Busing logistics

SCAN ME




Results from Digital Survey to date...

Elementary Parent Feedback
School Submitted

Birch 25
Central Canyon 48
Desert Springs 28
East Canyon 52
Lakevue 56
Skyway 39

West Canyon 28



Experimenting with Parent Feedback

E Karcher|




Next Steps:

1.

2.

Review all the feedback and see if improvements can be made.

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

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

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

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.

e
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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.

TIMBER RIDGE SUBDIVISION
DRAFT PRELIMINARY PLAT

PART OF THE SE % OF SECTION 31, TOWNSHIP 4 NORTH, RANGE 4 WEST
AND PART OF THE NE % OF SECTION 6, TOWNSHIP 3 NORTH, RANGE 4 WEST,
BOISE MERIDIAN, CANYON COUNTY, IDAHO, 2024

N




Criterion 1: 2020 Comprehensive Plan
Consistency

LEGEND

* The proposalis inconsistent with the Canyon County B counercia.
Comprehensive Plan and Greenleaf’s Future Land
Use Map, which designate the site as Agriculture. =
Both plans prioritize farmland preservation and rural i
character in this location—no urban densities are LANDFILL

- SCENIC BYWAY

planned or supported. Approval would dlrectly
contradict these policies.
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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
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CANYON COUNTY COMPREHENSIVE PLAN 2030 Van Slyke & Ustick in
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Comprehensive Plan pages 76-77

American Viticultural Area (AVA)

An AVA is defined as “delimited grape-
growing region with specific geographic or
climatic features that distinguish it from the
surrounding regions and affect how grapes
are grown. Using an AVA designation on a
wine label allows vintners to describe more
accurately the origin of their wines to
consumers and helps consumers identify
wines they may purchase”.’

Snake River Valley AVA

As shown in the image to the right?, the
Snake River Valley AVA is an 8,263-square
mile area in southwestern Idaho and

southeastern Oregon. The boundary

encompasses seventeen wineries, forty-six
vineyards, and 1,107 acres of commercial
vineyard production.?

Sunnyslope AVA

The Sunnyslope AVA is a proposed AVA in the region, as shown in the image on the next pa
Sunnyslope AVA will sit within the larger Snake River Valley AVA and highlight the heart of Idaho wine
country located in Canyon County. Like other world class wine producing areas, the Sunnyslope AVA
has a warm dry climate, light sandy well-drained soils, and sloping topography that make it an ideal

location for growing high quality wine grapes.*
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The Sunnyslope Wine Trail
@ Parma Ridge

@ Vale Winery

@ Kerry Hill Winery

@ Huston Vineyards

(@ Vine & Branch Ranch

@® Fujishin Family Cellars

@ Hat Ranch Winery

) Williamson Qrchards & Vineyards
@ Kindred Winery & Vineyards

@@ Ste. Chapelle & Sowtooth wineries
D Hells Canyon and Zhoo Zhoo

@ SCORIA Vineyards

D Vizcaya Winery

@ Indian Creek Winery

+7+ | Additional Sunnyslope Vineyards |+

® Asena Valley Vineyards

@ Skyline Vineyards
® Rock Spur Vineyard




|s the proposed rezone in conformance with the Comp
Plan?

N[e}

The location of the
proposed subdivisionis in a

As displayed on Google
Earth and submitted Drone

Footage, the Timber Ridge
area is surrounded by
farmland and orchards.

designated Agriculture area
as described by the
Comprehensive Plan




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—iIs 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 Trali

Approx Van
Slyke & Ustick

1 - Bitner Vineyards
16645 Plum Ln, Sunnyslope, 1D 83605
208-455-1870 | BitnerVineyards.com

2 - Cuesta Sol Vineyards
16385 Cuesta Sol Ln, Sunnyslope, 1D 83607
208-340-8654 | CuestaSolVineyards.com

3 - Devil's Bedstead Winery
21500 Hoskins Rd, Sunnyslope, 1D 83607
208-914-0774 | DevilsBedstead.com

4 - Dunning Estates
19937 Vino Ln, Sunnyslope, ID 83607
208-606-0936 | TheSlopeFarm.com

5 - Famici Wine Company
21026 Hoskins Rd, Sunnyslope, ID 83607
208-991-1152 | FamiciWine.com

6 - Free Dog\'Vines
15593 Sunnyslope Rd Safinyslope, ID 83607
208-649-5388-"FreeDogWines.com

7 = Fujishin Estate Winery
17543 Allendale Rd, Wilder, ID 83676
208-779-2466 | FFCWinecom

8 - HAT Ranch Winery | WVale Wine Co.

15343 Plum Rd, Sunnyslope, ID 83607
208-994-6416 | HatRanchWinery.com

9 - Hells Canyon Winery | Zhoo Zhoo Wines

18835 Symms Rd, Sunn:,fslupc, 1D 83607
208-477-4757 | HellsCanyonWine.com

10 - Huston Vineyards
16473 Chicken Dinner Rd, Sunnyslope, ID 83607
208-455-7975 | HustonVineyards.com

11 - Indian Creek Winery
1000 N McDermott Rd, Kuna, ID 83634

PARMA

Arena Valley Rd.

&3

- Rudd Rd.

Jacks Rd.

To Cregon

Notus Rd.

o

Sunnyslope
V\/ineyTroiFl)

13 - Kindred Vineyards
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15 - Parma Ridge Winery & Bistro 17 - SCORIA Vineyards 19 - Vizcaya Winery
24509 Rudd Rd, Parma, ID 83680 2639 Walker Lake Rd, Sunnyslope, ID 83607 8987 5 Greenhurst Rd, Kuna, ID 83634

14253 Frost Rd, Sunnyslope, 1D 83607

208-891-7151 | IndianCreekWinery.com 208-504-2127 | KindredVineyards.com

12 - Kerry Hill Winery
17264 Kerry Hill Ln, Wilder, ID 83676
208-501-5815 | KerryHillWinery.com

14 - Koenig Vineyards
21452 Hoskins Rd, Sunnyslope, ID 83607
208-459-4087 | KoenigVineyards.com

208-946-5187 | ParmaRidgewine

16 — Sawtooth Estate Winery
19348 Lowell Rd, Sunnyslope, ID 83607
208-467-1200 | SawtoothWinery.com

208-550-2472 | ScoriaVineyards.com
18 - Ste. Chapelle Winery

19348 Lowell Rd, Sunnyslape, ID 83607
208-453-7840 | SteChapelle.com

208-870-8354 | VizcayaWinery.com

20 - Williamson Orchards & Vineyards
14807 Sunnyslope Rd, Sunnyslope, 1D 83607
208-459-7333 | Williamson.wine



Agventure Trail Map
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Criterion 4: Impact on
Character of the Area




Criterion 4:
Impacton
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.
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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
developmentis
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.

B e i) 4o

O . Ao




“| 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.



Critérion 8:

Im¢g J ts to
Essentia Public
ervices

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




SCHOOL

* Current enrollment challenges and new school openings

* Impactof rapid growth on school capacity
Agenda , , |
* Proposed funding solutions and impact fees

ove rview * Community and local government responses

* Future projections and concerns about voter fatigue



ldaho Ed

NEWE

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%201R1:%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.”



ldaho 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 athing 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

ldaho Ed News (continued)

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

“In regard to recent reports from Vallivue SD, | 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, | would absolutely be willing to consider a similar
ordinance, especially if it helped bring all stakeholders to the table. Itis
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.”

G



ldaho 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

N

G


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 nhew
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 807-
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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Debbie Root

From: Kelly Rietema <kellyrietema@gmail.com>

Sent: Monday, August 11, 2025 10:43 PM

To: Debbie Root

Subject: [External] case nos. OR2022-0002 and RZ2022-0002

We live at 23246 Boehner Rd, Wilder. We have 35 farm acres and a house directly across the street from the planned
residential development. At first we were assured that this development would consist of large parcels, as in 2-3 acres
each. Now we are told that there will be a minimum of 135 homes. There is no maximum number of lots mentioned
and 135 minimum is a lot more than what they made this sound like at the beginning (50-70 homes or so). Would the
investor please consider returning to the 2 -3 acre lots as first discussed rather than the minimum 135 with no
maximum? Not stating a maximum is not being very forthcoming.

The way of life out here is pretty quiet and slow. We farm our little 35 acres and move equipment in and around on
Boehner and Van Slyke.

One of our concerns is with the traffic that this will produce on Van Slyke Road and Boehner Rd. Van Slyke Rd. curves to
the east right at the intersection with Boehner Rd. When heading east on Boehner, we have to pull out a little into the
intersection to see to the north when we are turning onto Van Slyke. There have been several close calls since we've
lived here (about 8 years). Cars do not have a stop there and are not always aware of the slight curve. They can not be
seen until inching out into the intersection. | mentioned this to one of the representatives over a year ago and suggested
that he drive it himself. Unless you drive this route frequently, you probably would not be aware of the problem that
this will create with the tremendous increase in traffic. With the minimum 135 homes, and probably at least two cars
per home, that is a huge increase of traffic on our quiet country roads. Would the owner consider putting in a 4 way
stop here or some other plan to reduce the danger?

Another concern is the noise and the lights that a large neighborhood like this will produce. Part of the reason that
people like to live in the country is for the quiet, the darkness, the lower number of people, and less traffic. (I'm sure
that is how this new subdivision will be marketed... "quiet, country living..."). A subdivision of this size is sure to bring a
lot more noise, a lot more lights, a lot more people, and a lot more traffic.

We are out here because we don't want all of the wi-fi, the noise, the lights, the "city" feel, the conveniences and the
traffic that this many homes bring. If we did, we would have chosen to live in town, in a subdivision. We like knowing
who our neighbors are and the commaradere that is out here. We also like our privacy and keeping to ourselves. With
this many new neighbors, the whole culture of this area will be completely changed.

We are also concerned about the water that this many houses will demand. Some years our well shows signs of stress.
Our well is not very old and is fairly deep. We do not want to be faced with the personal large expense of putting in a
new well on account of someone else’s investment project. Would the developer consider paying for neighbors wells
that go out because of their project?

Finally, we do not like the placement of the road into and out of the subdivision that will be pointing toward our house
on Boehner Rd. When headlights are shining toward our home, it will disturb our personal peace and sleep. Our dog will
most likely alert us that someone is coming onto our property since the lights will be shining toward our house. If it
could be located further east, past where our driveway and house are and not on the far west side of the project, in line
with our driveway, that would be less disturbing for us. | spoke with a representative about this about a year ago and he
said he would check with the owner. | never heard anything else. Would the owner consider moving the road?

EXHIBIT
A E20
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We believe that adding all of these homes to the area will make our property less desirable and less valuable. We also
do not think that we will enjoy living here long term anymore, and this project will make us want to relocate. Currently
we do not want to move.

We would prefer that it not be built at all, but if you must proceed, we are asking for considerably less parcels, as
originally presented, a stop sign, moving the Boehner entrance road east of our house, and financial assistance for a new
well if needed due to the larger demand for water.

Thanks for your time and consideration,
Marc and Kelly Rietema



Ul
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Don and Janet Ford
23909 Applewood Way % 3

Wilder ID 83676-5027 — =~
RECEIVED



-3|qejiene sie Asyy
se S3UlIEDU-PUE|/A0T PI'AJUNOOUCAUBY MMM/ /1sd11y
3)sgam Aunod dyy wouy pauielqo agq ued swal
8uneay dygnd 8uiuia3u0d SUBWNIOP |8 jo s3aldo)

‘apew aq ued syuawadueuse jeyl os Sulieay ayj o3 1oud
$}99M OM] ISB3] 1B 85/ -YSH-80T 1€ Juswnedaq $921A13S Juswdolanag
ayy jjea asea|d “sa1jIqesip Yum suosiad 10§ ajqe|ieae si 33uelsIssy

U Bl b |nu
ALY3d0odd 103rans BB
puaba
L N
KénR oBp wnpRe| \\
Y —~d
& Py

D MR A

SR emy

LMy

Y7 15 0y M

7

"y owyd0g

J
"pPalou J3qwinu 3sed ay3 03 19494 ased|d ‘ased

SIy} Suiuda3U0d 3IUBPUOCSDLIOI {8 U "AOE DI AIUNCIUCAUEI @00 Biqqep

12 00y gaQg ‘Jouuejd IseD dyl eod ased|d ‘suonsanb asey noA y

‘uonjeuriojul 3yl Suimiwgns uosiad
a2yl Aq p10o334 3yj ojul pead pue Suiedy agnd 3yl 03 1ySnouq ag o3 pasu

1lM 3ui|peap 3y} Ja3je Panladdd SUGIYXD Jo AUowWiISd] UM |y "duljpeap
3y} 340j3q IO UO PAAIDIAI 3G 1SN SUOISSILUIGNS S[e1IR.IA "UOIIBULIOJUY
palwgns 2y} Malnal 01 awn alenbape Apoq Suueay ayi 3uimolle
—39yded Sulieay ayy ut padejd aq os|e |jIm auljpeap ay3 Aq paAiadas swall ||V
‘s§uipul} papuawwodas pue Hodas Jjels siayl dojaasap Aayl se uonewloul
3y} Japisuod ued siduueld aunsud 01 SI SUQIYXS |euoiyippe Jo Auowilsay
UalUM 10} aujpeap syl ‘Aep ssauisng 1xau ay) ‘wd g ssauisng JO 9sO|d
0] 9AOW |{IM I “ABpIjOY JO PU3XD9M B UO S| SUI|peSp DWW ay] §| "Sutieay
ays 1e Auowisay [eao Jo ‘Szoz ‘TT Isndny Ag Auowi]ssl uanum apinoid o0}
paliAuL 31 noA "3sed siyl Suienjeas u Juenodw AISA d1e sjuawiwol dljgnd

*191e348 10 9dO|S %ST
JO sease uleluod saiuadold Juawdojansp ayl “13edwi AYd Jo eale Jeajudaly
3yl uiyum salp Apadoud Byl  "SIPMISIQ [00YIS IBPIWOH PUB DBNAL|EA
3yl pue sSIOUISK] 344 JIPJIM pue 3jepawoH ayl uiyum 3y saiuedoud
asayl ‘oyep| ‘Aluno) uohue) ‘ueiplaN-asiog (IN-90-Mb-N€) OTZEEY pue
‘60ZE€Y (IS TE-Mb-NP) £TS9EY pue GZS9eY s|adled se paquIsap Jaylng
alje pue speoy aNA|S uep pue 3d13sn Suoje peoy NINSN ZZyEZ 01 uddelpe
pue 18 pajedoj aJe salyuadosd dyj 'SaJIE 95 TST Yl UO S10| |erudpIsaL
GET JO wnwijuiw e sasodoid UE[d 3doIU0D JEIP 3yl UOISIAIPgNS [e1luapIsal
e se Ayuadoud ayy Suidojanap jo asodind ayl Joj suoz (jeluapisay Alueq
3j8uis) ,,14-4D,, ue 03 duoz (jeanndudy) v, UL WOl BU0Zay {euonlipuo)
e Supsanbas Apuaunouod pue jeiuapisay, 01 ,24Mndudy, woliy saide
95' 15T Ajotewixoidde 1oy uoiieudisap uejd anisuayaidwo) 0Z0Z Yl puswie
03 8upisanbay si 1adojansp a3yl :z000-ZZOTZY B Z000-ZZOZHO °"SON 3se)

"0yep| ‘[]ampjed ‘@nuaAy , TT YHON TTT e pajedo| ‘Buipjing
uoleslsiulwpy Auno) uocAue) ayj JO 100} T 9yl uo Wooy 3uneaN dijgnd
3yl Ul pay 2g |jm Sulieay ay] -ased Suimolos 3yl uo “wd og:9 1e Buiuuidaq
6202 ‘Tz Isn8ny uo 3uuieay odqqnd e pjoy 03} p3jnpayds Sl UOISSILIWO)
3uluoz 3 Suiuueld Auno) uoAue) a3yl jeyl NIAID AGI¥IH SI IDILON

zppumQ Auadoud s8unaaun

¥91¥-20% (807) @uoyd
G09ES @ OUep| ‘||[SMp{RD e OTE 3UNS ‘ONUSAY TT YHON TTT

AININLYVYdIA SFJINYIS AINIWDOTINIA
ALNNOIJ NOANYO




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

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.

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.

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

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.

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.

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.
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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 ldaho 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 |.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. ldaho 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
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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)(1).

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 areais 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:

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

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

e 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.”

e 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.”

e lLand Use — Residential Policy #2: “Encourage residential development in areas where
agricultural uses are not viable.”

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

e 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.”

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

o 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:

e 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)

e (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. Isthe 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 B2I, 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
guantity 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:
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PLANNING AND ZONING COMMISSION
Christensen/Indart—Conditional Rezone -RZ2022-0002-CR

DRAFT FINDINGS OF FACT, CONCLUSION OF LAW AND ORDER

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.

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
CCZ0 §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 ldaho 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. ldaho 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
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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)(1).

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. Therequestisinconsistent with, but not limited to, the following goals and policies of the
2020 Canyon County Comprehensive Plan:

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

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

e 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.”

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

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

e 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.”

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

e 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:

e 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)

e (0OR2021-0012 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. Isthe 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.

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.

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

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.)

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 B2I, 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 B2I, 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: ltis 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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