
Board of County Commissioners 
Hearing Date: November 13, 2025 
Canyon County Development Services Department 

 

                    PLANNING DIVISION ADDENDUM 
 

CASE NUMBER: CR2022-0031 
 

APPLICANT/REPRESENTATIVE:  Elizabeth Allen, Bristlecone Consulting 
PROPERTY OWNER: Werhane Family Living Trust 
 

APPLICATION:    Conditional Rezone 
 

LOCATION:    0 Highway 55, Caldwell 
Also referenced as a portion of Government lot 3 and lying in 
the SE ¼ of Section 34, T3N, R4W, BM, Canyon County, Idaho.  
Parcel R33590012B and R33590012C (8.93 acres) 

 

ANALYST: Michelle Barron, Principal Planner 
 

P&Z RECOMMENDATION:  Denial   
 

SUMMARY:   
The applicant, Elizabeth Allen, Bristlecone Land Use Consulting, representing William and Gena 
Werhane, requests an amendment to the official zoning map to conditionally rezone the property from 
Agricultural “A” to Neighborhood Commercial “CR-C-1”. The request includes a development agreement 
with conditions.   
 

The Planning & Zoning Commission heard the case at a public hearing held on May 15, 2025. The case 
was a tie vote at the public hearing and was continued to July 3, 2025, to allow a Commission member 
who was absent to review the record and participate in the deliberation. After deliberation, the Planning 
& Zoning Commission recommended denial of the request (Exhibit I & II). 

 

The Staff report packet dated May 15, 2025, and all supporting material are contained in Exhibit III. Any 
additional agency & public comments received for the subject public hearing or received as a late exhibit 
at the previous public hearing can be found in Exhibits V & VI. Any Additional supporting documentation 
provided by the applicant to be considered by the Planning & Zoning Commission can be found in Exhibit 
VII.  
 

EXHIBITS:  
I. Planning & Zoning Commission FCOs Dated: July 17, 2025 

II. Planning and Zoning Commission Minutes 

a. Minutes Dated: May 15, 2025 

b. Minutes Dated: July 3, 2025 

c. Minutes Dated: July 17, 2025 

III. Staff Report Packet Dated May 15, 2025 

IV. Staff P & Z PowerPoint Presentation Dated: May 15, 2025 

V. Agency Comments Received by November 3, 2025 
a. DEQ; Received: October 15, 2025 

b. City of Marsing; Received: November 3, 2025 
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VI. Public Comments Received by November 3, 2025 
a. Ciera Buhler; Received: November 3, 2025 

b. Gerri Smith; Received: November 3, 2025 

VII. Applicant Additional Supporting Documents Received by November 3, 2025 

a. Applicant Letter; Received: October 31, 2025 

b. Second Community Poll Results from January 25, 2025; Received October 29, 2025 

c. Applicant PowerPoint Presentation; Received: October 30, 2025 

 



 

 

 

 

 

 

 

 

 

 

 

EXHIBIT I 

P&Z Signed FCOs  
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EXHIBIT II 

P&Z Minutes 
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EXHIBIT III 

Staff Report Packet 

 



Planning and Zoning Commission 
Hearing Date: May 15, 2025 
Canyon County Development Services Department 
 

Case #: CR2022-0031 – WERHANE CONDITIONAL REZONE  
Hearing Date: May 15, 2025 Page 1 of 11 

PLANNING DIVISION STAFF REPORT 
 
CASE NUMBER: CR2022-0031 
APPLICANT/REPRESENTATIVE:  Elizabeth Allen, Bristlecone Consulting 
PROPERTY OWNER: Werhane Family Living Trust 
 
APPLICATION:    Conditional Rezone 
 
LOCATION:    0 Highway 55, Caldwell 

Also referenced as a portion of Government lot 3 and lying in 
the SE ¼ of Section 34, T3N, R4W, BM, Canyon County, Idaho.  
Parcel R33590012B and R33590012C (8.93 acres) 

 
ANALYST: Michelle Barron, Principal Planner 
REVIEWED BY: Dan Lister, Planning Supervisor 
 
REQUEST:  
The applicant, Elizabeth Allen, Bristlecone Land Use Consulting, representing William and Gina Werhane, 
requests an amendment to the official zoning map to conditionally rezone the property from 
Agricultural “A” to Neighborhood Commercial “CR-C-1”. The request includes a development agreement 
with conditions.  
 
The applicant is applying for a Conditional Rezone and has provided the uses that they would like to have 

allowed on the property (Exhibit A.3.2). They would like to limit the uses to Restaurant, 

Microbrewery/Tasting Room, Animal Hospital, Farm Supply Sales, Farm Implement Sales/Service, 

Financial Institution and Retail. 

 

PUBLIC NOTIFICATION: 

Neighborhood meeting conducted on: October 20, 2022 

Agency and Full Political notice: February 18, 2025 

Neighbor notification within 600 feet mailed on: February 18, 2025 

Newspaper notice published on: February 18, 2025 

Notice posted on site on: February 18, 2025 

 

TABLE OF CONTENTS: Page # 

1. Background 2 

2. Hearing Body Action 3 

3. Hearing Criteria 3 

4. Agency Comment 9 

5. Public Comment 9 

6. Summary & Conditions 10 

7. Exhibits 10 
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1. BACKGROUND: 

The hearing that was scheduled for March 20, 2025, was tabled by request of staff to collect more 

information from the Highway Districts and the Fire District.  

Parcel R33590012B was deemed an original parcel according to county records (PI2013-274).  Parcel 

R33590012C is Churruca Lane, which was abandoned by the Idaho Transportation Department when 

Highway 55 was improved.  

Although zoned Agricultural “A”, the parcel has been used for depositing and storing excess fill from the 

Highway 55 road and bridge project for several years. The applicant has had a Phase One Environmental 

Assessment and a Geotechnical Investigation completed. (Exhibit A6.1 and 6.2) 

The applicant has met with the Idaho Transportation Department and Highway District 4 regarding 

commercial access for this property.  (Exhibits A6.3 and D6) 

2. HEARING BODY ACTION: 

Pursuant to Canyon County Ordinance Article 07-06-07(1) Restrictions: In approving a conditional rezone 

application, 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. When the presiding party finds that such conditions, stipulations, restrictions or limitations are 

necessary, land may be rezoned upon condition that if the land is not used as approved, or if an approved 

use ends, the land use will revert back to the zone applicable to the land immediately prior to the 

conditional rezone action.  

 

Additionally, pursuant to Canyon County Ordinance Article 07-06-07(3) Conditional Rezoning Designation: 

Such restricted land shall be designated by a CR (conditional rezoning) on the official zoning map upon 

approval of a resolution by the board for an "order of intent to rezone". An "order of intent to rezone" 

shall be submitted to the board for approval once the specific use has commenced on the property and 

all required conditions of approval have been met and any required improvements are in place. Land uses 

that require approval of a subdivision shall have an approved final plat in accordance with this chapter 

before the "order of intent to rezone" is submitted for approval by the board. Designation of a parcel as 

CR shall not constitute "spot" zoning and shall not be presumptive proof that the zoning of other property 

adjacent to or in the vicinity of the conditionally rezoned property should be rezoned the same. 

 

Should the Commission wish to approve the subject conditional rezone, all applicable Canyon County 

standards pertaining to the required development agreement shall be strictly adhered to.  

 

The commission should consider the procedures outlined above within Canyon County Ordinance 07-06-

01(3).  
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OPTIONAL MOTIONS: 

Approval of the Application: “I move to approve CR2022-0031 – Werhane does meet the criteria for 
approval under Article 07.07.05 of Canyon County zoning Regulations, with the conditions listed in the 
staff report, finding that; [Cite reasons for approval & Insert any additional conditions of approval].  
 
Denial of the Application: “I move to deny CR2022-0031 – Werhane finding the application does not meet 
the criteria for approval under Article 07.06.05 of Canyon County zoning Regulations, finding that [cite 
findings for denial based on the express standards outlined in the criteria & the actions, if any, the applicant 
could take to obtain approval (ref.ID.67-6519(5)]. 
 
Table the Application: “I move to continue CR2022-0031 – Werhane to a [date certain or uncertain] 
 
3. HEARING CRITERIA 

Table 1. Conditional Rezone Standards of Evaluation Analysis 

Standards of Evaluation (07-06-07(6)A): The presiding party shall review the particular facts and circumstances of the 
proposed conditional rezone. The presiding party shall apply the following standards when evaluating the proposed 
conditional rezone: 

Compliant  County Ordinance and Staff Review 

Yes No N/A Code Section Analysis 

☒ ☐ ☐ 

07-06-07(6)A1 Is the proposed conditional rezone generally consistent with the comprehensive 
plan? 

Staff Analysis The proposed conditional rezone change is generally consistent with the 
Comprehensive Plan.  
 
The Future Land Use Map indicates that the parcels are in the Agritourism 
Business Use/Agritourism Farm Use, however, there is no specific zoning 
designation for this use. The applicant is proposing uses that fall into alignment 
with Agritourism Business Use or Agritourism Farm Use. (Exhibit A3 and A3.1) 
The application aligns with the following goals and policies of the 2030 
Comprehensive Plan : 

 
POPULATION P2.01.01  
Plan for the anticipated population and households that the community can support
POPULATION G2.02.00 
Promote housing, business, and service types needed to meet the demand of the 
Future and existing population. 
  
ECONOMIC DEVELOPMENT G3.01.00 
Promote a healthy and sustainable regional economy by retaining, expanding, 
And recruiting businesses to favorable locations. 
ECONOMIC DEVELOPMENT P3.01.01 
Support suitable sites for economic growth and expansion, compatible with the  
Surrounding area. 
ECONOMIC DEVELOPMENT G3.05.00  
Support a diverse economy in Canyon County and recognize that residential, 
Commercial and industrial uses are necessary components of the overall economic 
stability 
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LAND USE AND COMMUNITY DESIGN P4.01.02 
Planning, zoning and land-use decisions should balance the community’s  
Interests and protect private property rights. 
LAND USE AND COMMUNITY DESIGN P4.02.01 
Consider site capability and characteristics when determining the appropriate 
Locations and intensities of various land uses. 
LAND USE AND COMMUNITY DESIGN G4.03.00  
Develop land in a well-organized and orderly manner while mitigating or avoiding 
incompatible uses, protecting public health and safety, and creating a vibrant  
economy through sustainable land use planning.  
LAND USE AND COMMUNITY DESIGN P4.03.01  
Designate areas that may be appropriate for industrial, commercial, and residential land uses while 
protecting and conserving farmland and natural resources. 
LAND USE AND COMMUNITY DESIGN P4.03.03 
Recognize that each land use application is unique and that agricultural and non- 
Agricultural uses may be compatible and co-exist in the same area and in some 
Instances may require conditions of approval to promote compatibility. 
LAND USE AND COMMUNITY DESIGN P4.05.01 
Promote future development and land-use decisions that do not create hardship 
For farmers and agricultural operators. 
 
TRANSPORTATION P8.01.01 
Coordinate land use and transportation planning to locate development near 
Appropriate transportation corridors and services. 

 

☒ ☐ ☐ 

07-06-07(6)A2 When considering the surrounding land uses, is the proposed conditional rezone 
more appropriate than the current zoning designation? 

Staff Analysis In consideration of the surrounding land uses, the proposed conditional zone to 
“C-1” – Neighborhood Commercial is more appropriate than the current zoning 
designation of “A” - Agricultural.  
 
The parcel is located between a production agriculture use and a state highway. 
The land use is agricultural on the Canyon County side of the river.  Across the 
river, in Owyhee County and the City of Marsing, the use is parks along the river 
and a commercial downtown area beyond the parks. 
 
The Canyon Soil Conservation District had no comment on this parcel. (Exhibit 
D2) The soil classification is mostly Class IV and Class V. 
 
The size and location of the parcel, as well as the topography of the parcel, would 
be a challenge to utilize this parcel as an agricultural operation. The location of 
the parcel right off the state highway that leads to the commercial district of 
Marsing across the river provides a suitable location for a limited neighborhood 
commercial use. Sunny Slope, which has many wineries and small agritourism-
related shops, is located just to the Northeast of this property. 
 
Pursuant to Canyon County Code of Ordinances (CCCO) §07-10-25(1), the 
purposes of the “A” – Agricultural zoning district are to: 
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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. 
 

Pursuant to CCCO §07-10-25 (3), the purpose of the “C-1” zoning district is to 
provide for local commercial service needs and to restrict incompatible uses. 
 
Adjacent Existing Conditions: 

Direction Existing Use Primary Zone 

N Production Agriculture A 

S Production Agriculture A 

E Production Agriculture  A 

W Commercial (City of 
Marsing across river) 

N/A 

 
Surrounding Land Use Cases:  
There is a proposed rezone across Highway 55 to the north of this parcel to Rural 
Residential “R-R” (CR2023-0011/OR2023-0005). 
 
Five subdivisions were approved in the area, with the earliest being approved in 
1971 and the latest being approved in 2004 (Exhibit B.2.2.3).  
 
A Special Events Facility (CU2018-0025) that was proposed approximately 1 mile 
to the North was denied. A rezone from “A” to “CR-R-R” (CR2019-0019) was 
approved approximately 1 mile to the Northeast. 

☒ ☐ ☐ 

07-06-07(6)A3 Is the proposed conditional rezone compatible with surrounding land uses? 

Staff Analysis The proposed conditional rezone to “C-1” is compatible with surrounding land 
uses.   
 
Pursuant to CCCO §07-02-03, land uses are compatible if: a) they do not directly 
or indirectly interfere or conflict with or negatively impact one another, and b) 
they do not exclude or diminish one another's use of public and private services. 
A compatibility determination requires a site-specific analysis of potential 
interactions between uses and potential impacts of existing and proposed uses on 
one another. Ensuring compatibility may require mitigation from or conditions 
upon a proposed use to minimize interference and conflicts with existing uses. 
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The surrounding land uses are agricultural in nature. The subject property is set 
apart from the agricultural uses by State Highway 55 (Sunny Slope Road), Marsing 
Road, and Churruca Lane (Exhibit 3.2 page 1).   
 
The parcels are at the entrance into Canyon County from Owyhee 
County/Marsing’s commercial district.  Having a ”C-1” zoning district in this area 
would blend in fairly seamlessly, considering its location and the orientation of 
the property. 
 
The applicant is asking for a “C-1” zoning designation with the restriction of uses 
that include Restaurant, Microbrewery/Tasting Room, Animal Hospital, Farm 
Supply Sales, Farm Implement Sales/Service, Financial Institution, and Retail.   
 
See Staff Analysis of 07-07-05(1)D & B for additional review.  

☒ ☐ ☐ 

07-06-07(6)A4 Will the proposed conditional rezone negatively affect the character of the area? 
What measures will be implemented to mitigate impacts? 

Staff Analysis The proposed conditional rezone will not negatively affect the character of the 
area. Any necessary measures to mitigate impacts are detailed below.  
 
Character of the Area: 
The character of the area is predominantly agricultural, with city commercial 
across the river (Exhibit 3.2 page 1).  This area leads into the fruit production and 
winery area of Sunny Slope Road.  
 
As conditioned, the proposed rezone will not negatively affect the character of 
the area.  The applicant is proposing a condition that the development of the site 
blends in with the surrounding area. (Exhibit A.3 and A3.1) 
 
The applicant conducted some public outreach and spoke to the residents in the 
area about what their vision would be.  This is an area that is rich in history, and it 
is important to the community that the history is honored. 

☒ ☐ ☐ 

07-06-07(6)A5 Will adequate facilities and services including sewer, water, drainage, irrigation 
and utilities be provided to accommodate proposed conditional rezone? 

Staff Analysis  The project will have adequate sewer, water, drainage, irrigation, and utilities to 
accommodate the proposed conditional rezone based on the analysis contained 
herein.  
 
Sewer: 
The Department of Environmental Quality (DEQ) commented with generalized 
comments regarding wastewater.  At the time of development, prior to an 
application for a building permit for the use, the developer will be required to 
meet the requirements of DEQ and Southwest District Health Department for 
wastewater treatment facilities. (Exhibit D4 and D5) 
 
Water: 
The applicant had a meeting with the Southwest District Health Department 
regarding water requirements.  DEQ commented on the rezone application and 
stated depending on the use, a public water system may be required according to 
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IDAPA 58.01.08. The developer will need to follow the requirements of DEQ and 
SWDH at the time of building permit. (Exhibit D4 and D5) 
 
Drainage: 
Historic drainage shall remain in place. According to the Boise Project Board of 
Control, the United States’ Munsey Drain and Gray Drain lie within the boundary 
of the subject parcels. Storm Drainage and/or Street Runoff must be retained on 
site. The BPBC asserts the federal easement of 25 feet from the center both 
directions of the drain’s centerline. They have also listed several other 
requirements that must happen at time of build out of any development. (Exhibit 
D1) 
 
Irrigation: 
Per the applicant's Land Use Worksheet, irrigation is surface water that is gravity-
fed. (Exhibit A2) 
 
Utility: 
Utilities are available in the area as there is a residence nearby. 

☒ ☐ ☐ 

07-06-07(6)A6 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? 

Staff Analysis The proposed conditional rezone may require public street improvements in 
order to provide adequate access to and from the subject property in order to 
minimize undue interference with existing and/or future traffic patterns created 
by the proposed development. Any necessary measures to mitigate traffic 
impacts are detailed below. 
 
There are three agencies that have jurisdiction in this area (Golden Gate Highway 
District, Highway District 4, and Idaho Transportation District). Their comments 
follow: 
 
Highway District 4 commented that they will not require a Traffic Impact Study as 
part of the rezone, but under their standards, they can require a TIS at the time of 
access permitting if one is needed. (Exhibit D6) Highway District 4 also stated that 
conditions from a 2021 letter written by the Golden Gate Highway District are still 
applicable. They do not oppose the use of the existing Churruca Lane approach to 
Marsing Road for access to the property.  Golden Gate Highway District is the 
underlying jurisdiction, and they would have the final say on whether that access 
location is acceptable. (Exhibit D6.1) 
 
Idaho Transportation Department does not object to the proposed application as 
presented, however when conceptual development plans are available, ITD would 
like the opportunity to review and provide further comments. (Exhibit D6) They 
then stated that once a user has been identified, ITD will require time to evaluate 
the development’s impact on the state highway system. A Traffic Generation and 
Distribution (TG&D) report will be required, and a Traffic Impact Study (TIS) may 
also be necessary. ITD requests the opportunity to review all required documents 
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prior to the submission of building permits. Any necessary mitigation for the 
traffic impacts identified by the TIS shall be the responsibility of the applicant to 
install. (Exhibit D6.2) 
 
Although the parcel is within the boundary of the Golden Gate Highway District 
No. 3, Marsing Road is under the jurisdiction of Highway District No. 4, and 
Highway 55 is under the jurisdiction of the Idaho Transportation Department. 
Golden Gate Highway District No. 3 provided comments with some conditions as 
shown in Exhibit D7.  They note that Highway 55 access is subject to ITD approval. 
No direct access onto Marsing Road, and 50-foot right-of-way dedication along 
the subject parcel frontage on Marsing Road. 
 
The following measures will be implemented to mitigate impacts:  
Mitigation for the use that is established will be determined by the highway 
district at the time of an approach permit application.  Traffic Impact Studies may 
be required, and any improvements that need to be made after those studies 
have been analyzed shall be the responsibility of the developer. 
 
The applicant has had a discussion with both Highway District 4 and Idaho 
Transportation District regarding a right-in only access for Highway 55, with the 
main access being restricted to Marsing Road.  

☒ ☐ ☐ 

07-06-07(6)A7 Does legal access to the subject property for the conditional rezone exist or will 
it exist at time of development? 

Staff Analysis The subject property does have legal access for the conditional rezone and will 
exist at the time of the development.  
 
The subject property has an existing access onto Marsing Road, and with the 
addition of parcel R335490012C (Churruca Lane), an approach permit would be 
applied for through Highway District 4 and Golden Gate Highway District No. 3. 
(Exhibit D.6) If the applicant wants to access from State Highway 55, an approach 
permit process will need to be applied for through the Idaho Transportation 
Department. (Exhibit D6.2) 

☒ ☐ ☐ 

07-06-07(6)A8 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?  

Staff Analysis The proposed uses are not anticipated to impact essential public services and 
facilities, including, but not limited to, schools, police, fire, and emergency 
medical services. Any necessary measures to mitigate impacts are detailed below. 
 
Schools: 
As this proposed rezone is for a ”C-1” zone, schools will not be impacted. 
 
Police:  
The Canyon County Sheriff’s Office was notified, but no response was received.  
No impact is expected with the proposed uses. 
 
Fire Protection & Emergency Medical Services: 
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Marsing Fire District and Canyon County Emergency Medical Services were 
notified, and no response was received from Canyon County EMS.  At the time of 
building permit, Marsing Fire District would be contacted for access approval. 
Marsing Fire District responded to a request from staff for response times and 
stated that response time should be 5 to 8 minutes. (Exhibit D8) 

 

4. AGENCY COMMENTS: 

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

Fire District, Boise Project Board of Control, Highway District No. 4, Marsing School District, Idaho 

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

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

Canyon County GIS Department, Idaho Department of Environmental Quality, Idaho Department of Water 

Resources (Water Rights), State Fire Marshall, Canyon Soil Conservation District, Marsing Ambulance, 

COMPASS, and Southwest District Health were notified of the subject application.  A full political notice 

also went out for this proposed rezone. 

 

Staff received agency comments from Boise Project Board of Control, Canyon Soil Conservation District, 

COMPASS, DEQ, Highway District 4, Golden Gate Highway District No. 3, Marsing Rural Fire, and Idaho 

Transportation Department. All agency comments received by the aforementioned materials deadline are 

located in Exhibit D.  

 

Pursuant to Canyon County Ordinance 01-17-07B Materials deadline, the submission of late documents 

or other materials does not allow all parties time to address the materials or allow sufficient time for 

public review. After the materials deadline, any input may be verbally provided at the public hearing to 

become part of the record.  

 

5. PUBLIC COMMENTS: 

Staff received two (2) total written public comment by the materials deadline of May 5, 2025. One 

comment received was neutral the other was in opposition.  There was also a drone video that was 

submitted. All public comments received by the aforementioned materials deadline are located in Exhibit 

E.  

 

Pursuant to Canyon County Ordinance 01-17-07B Materials deadline, the submission of late documents 

or other materials does not allow all parties time to address the materials or allow sufficient time for 

public review. After the materials deadline, any input may be verbally provided at the public hearing to 

become part of the record.  

 

6. SUMMARY & RECOMMENDED CONDITIONS:  

In consideration of the application and supporting materials, staff concludes that the proposed 

conditional rezone is compliant with Canyon County Ordinance 07-06-07(6). A full analysis is detailed 

within the staff report.  

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

conditions be attached:  
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1. The development shall comply with all applicable federal, state, and county laws, ordinances, rules, 

and regulations that pertain to the property. 

2. The development shall comply with any requirements for an approach permit, commission any 

required Traffic Impact Studies, and install any necessary mitigation for traffic impacts identified by 

the TIS as required by the Idaho Transportation Department and/or Highway District 4 and/or 

Golden Gate Highway District No. 3. 

3. The subject parcel shall only be used for the following, as allowed in the “C-1” (Neighborhood 

Commercial) zoning district: Restaurant, Microbrewery/Tasting Room, Animal Hospital, Farm Supply 

Sales, Farm Implement Sales/Service, Financial Institution, and Retail. 

4. Incorporate a historical theme into the project, to be developed and designed by the developer. The 

theme can be a specific orientation, such as Lizard Butte, Oregon Trail, POW Internment Camp, 

Snake River Corridor, Agricultural significance of the area (soil, irrigation, seed production, wine 

production), or an overview of all aspects of the region. To sustain the historical significance, future 

development would include a specific display or commentary. The display would include an outside 

plaque or signage pertaining to the subject, along with interior pictures and displays. For example, if 

a Microbrewery is planned, an obvious IPA could be LIZARD BUTTE IPA with a label designed with a 

drawing of Lizard Butte and a description of the feature. This would segue into demonstrating the 

geographical significance of Lizard Butte during the mid-1800s.  

5. 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." 

7. EXHIBITS:    

A. Application Packet & Supporting Materials 
1. Master Application 
2. Land Use Worksheet 
3. Original Letter of Intent  

3.1. Revised Letter of Intent 
3.2. Revised Letter of Intent #2 

4. Site Plan 
5. Neighborhood Meeting 
6. Studies and additional materials provided by the applicant 

6.1. Phase I Environmental Site Assessment 
6.2. Geotechnical Investigation 
6.3. Communication and details from applicant with ITD 
6.4. Applicant Presentation 

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

2.1. Aerial Map 
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2.2. Zoning Map 
2.3. Subdivisions and Plats Map 
2.4. Subdivision Lot Report 
2.5. Case Map 
2.6. Canyon County Future Land Use Map 
2.7. Gravel Pits, Feedlots, Dairies Map 
2.8. Soil Classification Map 

C. Site Visit Photos:  March 10, 2025 and Google Earth Images 
D. Agency Comments Received by:  May 5, 2025 

1. Boise Project Board of Control; Received:  February 13, 2023 
2. Canyon Soil Conservation District; Received: March 13, 2023 
3. COMPASS; Received: March 27, 2023 
4. DEQ; Received: February 15, 2023 

4.1 DEQ; Received: February 21, 2025 
5. Highway District 4; Received: May 3, 2023 

5.1  Highway District 4: Received April 29, 2025 
6. Idaho Transportation Department; Received: March 6, 2023 

6.1  Idaho Transportation Department; Received: March 18, 2025 
6.2  Idaho Transportation Department; Received: April 25, 2025 

7. Golden Gate Highway District; Received: May 5, 2025 
8. Marsing Rural Fire District; Received: April 30, 2025 

 
E. Public Comments Received by:  May 5, 2025 

1. Anne Delgado; Received:  March 6, 2025 
2. Connie Lou Aebischer and Growing Together LLC; Received: March 20, 2025 
3. Drone footage submitted by Connie Lou Aebischer; Received: March 14, 2025 



 

 

 

 

 

 

 

 

 

 

EXHIBIT A 

Application Packet & Supporting Materials 

Planning & Zoning Commission 

Case# CR2022-0031 

Hearing date: May 15, 2025 
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CR2022-0031 
 

Werhane Conditional Rezone of The Triangle parcel 
Supplemental Application Material 
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Canyon County  
Development Services Department 
111 N. 11th Avenue #310 
Caldwell, ID 83605 
 
December 11, 2023 
 
Re: Supplemental Application Narrative for CR2022-0031 

Dear Planning Staff, Planning and Zoning Commission, and Board of County Commissioners, 

Bristlecone Land Use Consulting, on behalf of the property owner, Werhane Family Living Trust, is pleased 
to submit this supplemental application narrative for CR2022-0031. The subject property, as shown in the 
image on the cover, parcel R33590012B0 and R33590012C0 (referenced as one parcel), is located on the 
south side of Highway 55 and the north side of Churruca Lane to the west of Marsing Road on the east 
side of the Snake River.  

The request is to conditionally rezone the approximate 8.93-acre property from “A” (Agricultural) to “C-1” 
(Neighborhood Commercial). The original request included a Comprehensive Plan Map Amendment from 
Agriculture to Commercial. Per staff recommendation, the Comprehensive Plan Map Amendment has 
been withdrawn. A Development Agreement is requested as part of this request, and we have identified 
conditions to ensure that the site develops in a manner that is compatible with the area's character. This 
application was originally submitted in October of 2022. The information below was carried over from the 
original narrative, with additional information added, including public outreach and an analysis of the 
criteria.  

History of the Site  

The area of the site has a unique history that many are not aware of. Going back to WWII, the Marsing 
POW Camp was located adjacent to the site, to the south. The camp was constructed between 1942 and 
1943 and held up to 1,500 POWs who worked the sugar beet fields and orchards until WWII ended. Many 
local residents still have personal and interesting stories. Prior to the rebuilding of the Marsing Bridge in 
1955 (image to the right), Marsing Road and Highway 55 were the arterial crossing of the Snake River into 
Marsing. Now abandoned, a gas/service station was operated on Churruca Lane, known as Churruca 
Service. Continuing; when the new Marsing Bridge was completed, Highway 55 was rerouted and 
straightened, heading south towards the new bridge. Marsing Road was then connected to Highway 55 
via a radius approximately 2000 feet north of the bridge. Churruca Lane (.452 miles of Marsing Road) was 
abandoned by ITD, isolating Churruca Service, causing a loss of business and eventually shutting down in 
the early 1970s. After more recent roadway improvements occurred between 2018 and 2020, the only 
major uses of the property were to deposit and store excess fill that is currently located on the property. 
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Land Uses  

Residential, Industrial, Agricultural, and Commercial uses were considered for the subject property. Taking 
into consideration the impact of the rerouting of Highway 55 and Marsing Road and the abandonment of 
Churruca Lane in the mid-1950s, the following explores why a Conditional Rezone to C-1 is the most 
appropriate:  

1. Residential? It is not realistic as the location is in between two arterials, and the traffic county as 
of 2019 for Highway 55 was 7,000 daily. In 2019, the new Marsing Bridge construction was 
underway. Therefore, the traffic count might not reflect accurate numbers. The frontage of the 
two arterial roadways is not conducive to residential uses due to the environmental impact the 
noise would have on residents.  

2. Industrial? Possibly, the property has power readily available as per the existing Idaho Power 
easement and access to roadways, which make it a good location for an industrial user. Due to the 
small acreage and distance from industrial hubs, industrial users may be limited.  

3. Commercial? A realistic and logical option. The parcel is located adjacent to the City of Marsing, 
Owyhee County’s second-largest town with a population of 1,2001. There is growth occurring on 
both sides of the Snake River in the form of small to medium-sized single-family developments. 
Considering that Homedale, with a population of 2,902,2 sits adjacent to approximately 15 acres 

 
1 https://censusreporter.org/profiles/16000US1650950-marsing-id/ 
2 https://censusreporter.org/profiles/40000US39646-homedale-id-urban-cluster/ 
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of commercial uses across the Snake River (Hwy 95, Canyon County) with a vehicle traffic county 
of 8500 daily and at Walter’s Ferry (Hwy 45) with approximately 10 acres of commercial zoning in 
Canyon County with a traffic count of 1850, it would seem logical that the Marsing Crossing would 
be appropriate for commercial zoning.  

Dating back to at least 2006, the property has not been used for agriculture. In 2006 it was sold 
by Betty L. Kent Family Trust to Standley Land and Investments LLC, then sold to Brockman Ama 
Lee Trust in 2014, and purchased by Werhane Family Living Trust in 2020.  

As evidenced by the Churruca Service Station, although abandoned, is still located on the south 
side of Churruca Lane, and there is historical usage of commercial. Initial investigation and parcel 
preparation indicate that the parcel is appropriate for commercial use: Phase I Environmental Site 
Assessment and Geotechnical Investigation. Discussions with Southwest District Health indicate 
that with proper design and certification, there would be no negative effect on the environment. 
Meeting with District 4, ITD, for the design and location for the northbound ‘slip/off ramp’ is 
possible and logical for access to the parcel.  

Public Outreach 

Ensuring the development of this property is in the best interest of 
the community is of utmost importance; in November of 2023, a 
public outreach regarding the potential uses for the property. A 
community poll was posted on the Facebook Marsing Community 
Awareness group, and paper copies were distributed to businesses 
in Sunnyslope and Marsing. The poll listed 17 potential uses and an 
“other” use option to learn more about what the community would want to see developed on the property 
and to help identify concerns.  On November 15th and 16th, Mr. Werhane hosted an open house in the 
Sand Bar Room of Marsing City Hall to discuss the Triangle Parcel. A total of 158 responses were received. 
The community poll and results are attached. Out of the total responses for preferred uses, shown in the 
table above, the top three (3) were Restaurant, Microbrewery, and Animal Hospital. The results and 
comments were factored into the vision for the development of the parcel and added as a supplemental 
document to this application. 

The Vision 
 

Thoughtfully develop the Triangle parcel with a use/s that provides an amenity or service for 
residents and visitors. The Triangle will be developed in a manner that blends in with the 

farming character and honors the area's history while ensuring that the use of the property 
will not become a detriment to public health, safety, and welfare. 

As previously mentioned, a development agreement is part of this request with the intent to paint the 
picture of what the development of the parcel should look like to complement the region. The proposed 
C-1 designation with conditions of approval would provide a transitional option at the entrance of the 
unique and identified region of Canyon County. Recognizing that the Comprehensive Plan designates an 
Agritourism Overlay for the area, a commercial use is suitable for this parcel.  

Before the CCZO Section 07-06-03 and 07 are addressed, the following condition is proposed: 

- Uses on the subject property will be limited to Restaurant, Microbrewery/Tasting Room, Animal 
Hospital, Farm Supply Sales, Farm Implement Sales/Service, Financial Institution, and Retail. 

Top 3 Preferred Uses  
Restaurant 45.57% 

Microbrewery 27.22% 

Animal Hospital 24.05% 
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In addition to this limited  list of uses, the following condition is also proposed to ensure that the 
development of the site honors the past, present, and future of Marsing and the Sunny Slope community: 
 

- Incorporate a historical theme into their project, to be developed and designed by the developer. 
The theme can be a specific orientation such as Lizard Butte, Oregon Trail, POW Internment Camp, 
Snake River Corridor, Agricultural significance of the area (soil, irrigation, seed production, wine 
production), or an overview of all aspects of the region. To sustain the historical significance, 
future development would include a specific display or commentary. The display would include an 
outside plaque or signage pertaining to the subject, along with interior pictures and displays. For 
example, if a Microbrewery is planned, an obvious IPA could be LIZARD BUTTE IPA with a label 
designed with a drawing of Lizard Butte and a description of the feature. This would segue into 
demonstrating the geographical significance of Lizard Butte during the mid-1800s.  

 
The only thrust of this process is to emphasize the uniqueness of this area. The long-time locals and new 
arrivals recognize these special attributes and wish them to continue. Any new ‘business’ should 
emphasize this uniqueness and usher the present community and travelers into this region.  
 
Addressing the CCZO concerns:  
 
CCZO Section 07-06-03 
The type of supportive business, as outlined above, will conform with the Comprehensive Plan as a 
transitional use at the entrance of into the Agritourism Overlay. Historically, this parcel has been 
recognized as having a commercial use, i.e. Churruca Service Station as a crossroad location. The 
compatible recognition is enhanced by emphasizing the historical and geographical qualities of the area 
during the development of the parcel. The development trends are obvious, not only in the Sunny Slope 
area but in the whole State of Idaho. Services will be developed for the increasing population.  
 

Evaluation of Criteria: Conditional Rezone to C-1 

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

The proposed conditional rezone aligns with the following goals and policies of the Comprehensive Plan.  

• POPULATION P2.01.01 Plan for anticipated population and households that the community can 
support with adequate services and amenities.  

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

The rezoning will allow the property to develop and provide services or amenities to help meet the needs 
of the existing population in the area. 

• ECONOMIC DEVELOPMENT G3.01.00 Promote a healthy and sustainable regional economy by 
retaining, expanding, and recruiting businesses to favorable locations. 

• ECONOMIC DEVELOPMENT P3.01.02 Support suitable sites for economic growth and expansion 
compatible with the surrounding area. 

• ECONOMIC DEVELOPMENT G3.05.00 Support a diverse economy in Canyon County and recognize 
that residential, commercial, and industrial uses are necessary components of overall economic 
stability. 
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The unique location and configuration of the subject property is suitable for commercial land use that is 
separated from the agricultural uses of the area. The development of this site would be compatible with 
the adjacent roadways and properties and will benefit the local economy. 

• LAND USE AND COMMUNITY DESIGN G4.01.00 Support livability and high quality of life as the 
community changes over time. 

• LAND USE AND COMMUNITY DESIGN P4.01.02 Planning, zoning, and land-use decisions should 
balance the community’s interests and protect private property rights. 

• LAND USE AND COMMUNITY DESIGN P4.02.01 Consider site capability and characteristics when 
determining the appropriate locations and intensities of various land uses. 

• LAND USE AND COMMUNITY DESIGN G4.03.00 Develop land in a well-organized and orderly 
manner while mitigating or avoiding incompatible uses, protecting public health and safety, and 
creating a vibrant economy through sustainable land use planning. 

• LAND USE AND COMMUNITY DESIGN P4.03.01 Designate areas that may be appropriate for 
industrial, commercial, and residential land uses while protecting and conserving farmland and 
natural resources. 

• LAND USE AND COMMUNITY DESIGN P4.03.02 Encourage the development of individual parcels 
and subdivisions that do not fragment existing land use patterns. 

The subject property has been shaped by Churruca Lane and by changes in the design of Highway 55 and 
Marsing Road; as such, the development of the site will not fragment the existing land use patterns.  

• LAND USE AND COMMUNITY DESIGN G4.02.00 Ensure that growth maintains and enhances the 
unique character throughout the County. 

• LAND USE AND COMMUNITY DESIGN G4.06.00 Development design should improve the area’s 
character and be compatible with the community’s visual appearance and the natural 
environment. 

• LAND USE AND COMMUNITY DESIGN P4.07.01 Plan land uses that are compatible with the 
surrounding community. 

• LAND USE AND COMMUNITY DESIGN P4.08.02 Encourage developments to incorporate place-
making as part of the design of a site. 

• SPECIAL AREAS AND SITES G10.01.00 Honor the power of place in Canyon County by preserving 
our history and landscapes and linking our past to our future.  

• SPECIAL AREAS AND SITES P10.01.03 Protect the County’s history and vistas as a critical 
component of our sense of place and community character.  

The intent of the property owner is to create a development that fits with the existing farming character 
through building design and honors the history with an interpretative area to provide education about 
the history of the site and surrounding area. 

• TRANSPORTATION P8.01.01 Coordinate land use and transportation planning to locate 
development near appropriate transportation corridors and services. 

The subject parcel is surrounded on all three sides by roadways: Highway 55 on the north, Marsing Road 
on the east, and Churruca Lane on the south and access and mitigation will be provided in accordance 
with transportation agency requirements. 
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2. When considering the surrounding land uses, is the proposed conditional rezone more appropriate than 
the current zoning designation? 

As previously explained, the subject parcel is a triangle shape that has been shaped by Highway 55, Sunny 
Slope Road, and Churruca Lane. The size, shape, and surrounding roadways make the property unsuitable 
for agricultural and residential land uses. The unique configuration and size of the parcel make it more 
suitable for a commercial designation than an Agricultural designation. It would provide the opportunity 
for land use as an amenity to residents, farmers, businesses, and visitors. The development of the site 
provides an opportunity to create a pleasing entry point to Marsing and the Sunnyslope.  

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

The proposed conditional rezone is compatible with the surrounding land uses of agriculture. As explained 
in Criteria 1, the site is surrounded by three roads that create a separation between uses. The uses 
proposed to be permitted for the rezone are Restaurant, Microbrewery/Tasting Room, Animal Hospital, 
Farm Supply Sales, Farm Implement Sales/Service, Financial Institution, and Retail that as conditioned will 
be developed in a manner that is compatible with the surrounding uses and buffered from farmland via 
the adjacent roadways. 

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

The proposal will not negatively affect the character of the area. Through the public outreach conducted, 
uses have been identified that the community is supportive of. The comments received through this 
process identified that the small-town farming character of the area is important for the development of 
the site. A condition is proposed to ensure that the development of the site will blend in and not look out 
of place. In addition, the historic focus planned for the property will enhance the character of the area by 
honoring the past and providing education on the unique history of the area. 

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

Development of the site will provide adequate facilities and services. Sewer and water will be provided 
based on the requirements of Southwest District Health and Idaho Department of Environmental Quality. 

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? 

Adequate access and public street improvements will be provided at the time that the site develops in 
accordance with transportation agency requirements. To mitigate traffic impacts, the main access will be 
restricted to Marsing Road, and access on Highway 55 will be restricted to right-in.  

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

The subject property has existing access to Marsing Road. When the site develops, the legal access will be 
changed in accordance with transportation agency requirements.  

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? (Ord. 16-007, 6-20-2016) 
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The proposed rezoning will not impact essential public services and facilities. No residential uses are 
proposed. Therefore, schools in the area will not be impacted. The area is served by Marsing Fire District, 
653 Ambulance District, and Canyon County Sheriff.  

 

Thank you for your time and consideration of the proposed conditional rezone request. 

 

Sincerely,  

 

 

Elizabeth Allen  
Principal Planner  
Bristlecone Land Use Consulting 
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The Triangle Parcel
Conditional Rezone 

Planning and Zoning Commission

Presented by: Elizabeth Allen, Bristlecone Land Use Consulting and 

Bill Werhane, Property Owner
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Outline 

• Location

• History of Site

• Public Outreach

• Development Agreement Conditions







History of the Site

• WWII POW Camp was located adjacent to the 
site

• Marsing Bridge rebuilt in 1955

• Churruca Lane gas and service station 
operated 

• Marsing Bridge rebuilt in 2020

• Churruca Lane abandoned by ITD

• Roadway improvements leaving excess fill on 
the site 



The Triangle Parcel 
- Vacant with a hill of fill dirt



The Triangle Parcel 
- Zones considered: residential, industrial, agriculture, and commercial

- Residential? The surrounding roadways and the shape of the parcel are not 
conducive for residential uses. Residential was not identified as a desirable 
use. 

- Industrial? Site is suitable for industrial uses but does not have nearby 
resources that industrial users like and was not identified as a desirable use.

- Agriculture? Could be leased to a farmer but the fill dirt would need to be 
removed. 

- Commercial? It is the most realistic and logical choice and has a history of 
commercial use. Commercial uses were identified as desirable.



Public Outreach

• Two community polls

• Four open houses at Marsing City 
Hall

• A combined total of 355 
responses received



Community Poll 1 – November 1 – 30, 2023
158 responses received

Top 3 Preferred Uses

Restaurant

Microbrewery

Animal Hospital

Top 3 Least Preferred Use

Personal Service Shops

Farm Supply Sales

Ministorage



Community Poll 2 – January 5 – February 5, 2025

Preferred Use

Restaurant

Microbrewery

Other

Least Preferred Use

Ministorage

Auction Establishment

Vehicle Service Facility

197 responses 



Vision

Thoughtfully develop the Triangle parcel with a use/s 
that provides an amenity or service for residents and 
visitors. The Triangle will be developed in a manner 

that blends in with the farming character and honors 
the area's history while ensuring that the use of the 

property will not become a detriment to public 
health, safety, and welfare.



Development Agreement Conditions 

• Conditional Rezone to C-1
• Uses limited to Restaurant, Microbrewery/Tasting Room, Animal Hospital, Farm 

Supply Sales, Farm Implement Sales/Service, Financial Institution, and Retail. 
• Incorporate a historical theme into their project, to be developed and designed by 

the developer. The theme can be a specific orientation such as Lizard Butte, Oregon 
Trail, POW Internment Camp, Snake River Corridor, Agricultural significance of the 
area (soil, irrigation, seed production, wine production), or an overview of all 
aspects of the region. To sustain the historical significance, future development 
would include a specific display or commentary. The display would include an 
outside plaque or signage pertaining to the subject, along with interior pictures and 
displays. For example, if a Microbrewery is planned, an obvious IPA could be LIZARD 
BUTTE IPA with a label designed with a drawing of Lizard Butte and a description of 
the feature. This would segue into demonstrating the geographical significance of 
Lizard Butte during the mid-1800s. 



Development Agreement Conditions 

• Conditional Rezone to C-1
• Uses limited to Restaurant, Microbrewery/Tasting Room, Animal Hospital, Farm Supply 

Sales, Farm Implement Sales/Service, Financial Institution, and Retail. 
• Incorporate a historical theme into their project, to be developed and designed by the 

developer. The theme can be a specific orientation such as Lizard Butte, Oregon Trail, POW 
Internment Camp, Snake River Corridor, Agricultural significance of the area (soil, irrigation, 
seed production, wine production), or an overview of all aspects of the region. To sustain 
the historical significance, future development would include a specific display or 
commentary. The display would include an outside plaque or signage pertaining to the 
subject, along with interior pictures and displays. For example, if a Microbrewery is 
planned, an obvious IPA could be LIZARD BUTTE IPA with a label designed with a drawing 
of Lizard Butte and a description of the feature. This would segue into demonstrating the 
geographical significance of Lizard Butte during the mid-1800s. 



Development Agreement Conditions 

• Conditional Rezone to C-1
• Uses limited to Restaurant, Microbrewery/Tasting Room, Animal Hospital, Farm 

Supply Sales, Farm Implement Sales/Service, Financial Institution, and Retail. 
• Incorporate a historical theme into their project, to be developed and designed by 

the developer. The theme can be a specific orientation such as Lizard Butte, Oregon 
Trail, POW Internment Camp, Snake River Corridor, Agricultural significance of the 
area (soil, irrigation, seed production, wine production), or an overview of all 
aspects of the region. To sustain the historical significance, future development 
would include a specific display or commentary. The display would include an 
outside plaque or signage pertaining to the subject, along with interior pictures and 
displays. For example, if a Microbrewery is planned, an obvious IPA could be LIZARD 
BUTTE IPA with a label designed with a drawing of Lizard Butte and a description of 
the feature. This would segue into demonstrating the geographical significance of 
Lizard Butte during the mid-1800s. 



Thank you for your time and consideration!



 

 

 

 

 

 

 

 

 

 

EXHIBIT B 

Supplemental Documents 

Planning & Zoning Commission 

Case# CR2022-0031 

Hearing date: May 15, 2025 

 



PARCEL INFORMATION REPORT 3/13/2025 12:27:31 AMR33590012B
PARCEL NUMBER: R33590012B

OWNER NAME: WERHANE FAMILY LIVING TRUST

CO-OWNER: WERHANE GINA L TRUSTEE

MAILING ADDRESS: 20968 BLOSSOM HEIGHTS LN CALDWELL ID 83607

SITE ADDRESS: 0 HWY 55

TAX CODE: 1550000

TWP: 3N   RNG: 4W   SEC: 34  QUARTER: NE

ACRES: 7.67

HOME OWNERS EXEMPTION: No

AG-EXEMPT: No

DRAIN DISTRICT: NOT In Drain Dist

ZONING DESCRIPTION: AG  / AGRICULTURAL

HIGHWAY DISTRICT:  GOLDEN-GATE HWY #3

FIRE DISTRICT:  MARSING FIRE

SCHOOL DISTRICT:  MARSING SCHOOL DIST #363

IMPACT AREA: NOT In Impact Area

FUTURE LAND USE 2011-2022 : AG

FLU Overlay Zone Desc 2030: AGRI-TOURISM BUSINESS USE \ AGRI-TOURISM EXCLUSIVE 
FARM USE

FLU RR Zone Desc 2030:

FUTURE LAND USE 2030: AGRI-TOURISM BUSINESS USE \ AGRI-TOURISM EXCLUSIVE 
FARM USE \ AG

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

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

WETLAND: NOT In WETLAND

NITRATE PRIORITY: NO Nitrate Prio

FUNCTIONAL Classification: Other Principal Arterials

INSTRUMENT NO. : 2020007051

SCENIC BYWAY: NOT In Scenic Byway

LEGAL DESCRIPTION: 34-3N-4W NE TX 06957 IN SENESE

PLATTED SUBDIVISION:

SMALL CITY ZONING:

SMALL CITY ZONING TYPE:

DISCLAIMER:
1. FEMA FLOOD ZONE REFERS TO THE DESIGNATED FEMA FLOOD AREAS. POSSIBLY ONE (1) OF SEVERAL ZONES - SEE FIRM PANEL NUMBER.
2. THIS FORM DOES NOT CALCULATE DATA FOR PARCELS INSIDE CITY LIMITS SO WATCH YOURSELVES.
3. WETLANDS CLASSIFICATION WILL POPULATE IF "ANY" PORTION OF SAID PARCEL CONTAINS A DELINEATED WETLAND.
4. COLLECTORS AND ARTERIALS ARE BASED ON THE SHERRIFS CENTERLINE WITH AN ADDITIONAL 100 FOOT BUFFER. 

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

CANYON COUNTY ASSUMES NO LIABILITY FOR DIRECT, INDIRECT, SPECIAL, OR  CONSEQUENTIAL DAMAGES RESULTING FROM 
THE USE OR MISUSE OF THIS PARCEL INFORMATION TOOL OR ANY OF THE INFORMATION CONTAINED HEREIN.
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PARCEL INFORMATION REPORT 3/13/2025 12:28:12 AMR33590012C
PARCEL NUMBER: R33590012C

OWNER NAME: WERHANE FAMILY LIVING TRUST

CO-OWNER: WERHANE GINA L TRUSTEE

MAILING ADDRESS: 20968 BLOSSOM HEIGHTS LN CALDWELL ID 83607

SITE ADDRESS: 0 HWY 55

TAX CODE: 1550000

TWP: 3N   RNG: 4W   SEC: 34  QUARTER: NE

ACRES: 1.26

HOME OWNERS EXEMPTION: No

AG-EXEMPT: No

DRAIN DISTRICT: NOT In Drain Dist

ZONING DESCRIPTION: AG  / AGRICULTURAL

HIGHWAY DISTRICT:  GOLDEN-GATE HWY #3

FIRE DISTRICT:  MARSING FIRE

SCHOOL DISTRICT:  MARSING SCHOOL DIST #363

IMPACT AREA: NOT In Impact Area

FUTURE LAND USE 2011-2022 : AG

FLU Overlay Zone Desc 2030: AGRI-TOURISM BUSINESS USE \ AGRI-TOURISM EXCLUSIVE 
FARM USE

FLU RR Zone Desc 2030:

FUTURE LAND USE 2030: AGRI-TOURISM BUSINESS USE \ AGRI-TOURISM EXCLUSIVE 
FARM USE \ AG

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

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

WETLAND: NOT In WETLAND

NITRATE PRIORITY: NO Nitrate Prio

FUNCTIONAL Classification: Other Principal Arterials

INSTRUMENT NO. : 2023009992

SCENIC BYWAY: NOT In Scenic Byway

LEGAL DESCRIPTION: 34-3N-4W NE PORTION IN SENESE LYING S & E OF TX 06957

PLATTED SUBDIVISION:

SMALL CITY ZONING:

SMALL CITY ZONING TYPE:

DISCLAIMER:
1. FEMA FLOOD ZONE REFERS TO THE DESIGNATED FEMA FLOOD AREAS. POSSIBLY ONE (1) OF SEVERAL ZONES - SEE FIRM PANEL NUMBER.
2. THIS FORM DOES NOT CALCULATE DATA FOR PARCELS INSIDE CITY LIMITS SO WATCH YOURSELVES.
3. WETLANDS CLASSIFICATION WILL POPULATE IF "ANY" PORTION OF SAID PARCEL CONTAINS A DELINEATED WETLAND.
4. COLLECTORS AND ARTERIALS ARE BASED ON THE SHERRIFS CENTERLINE WITH AN ADDITIONAL 100 FOOT BUFFER. 

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

CANYON COUNTY ASSUMES NO LIABILITY FOR DIRECT, INDIRECT, SPECIAL, OR  CONSEQUENTIAL DAMAGES RESULTING FROM 
THE USE OR MISUSE OF THIS PARCEL INFORMATION TOOL OR ANY OF THE INFORMATION CONTAINED HEREIN.
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NUMBER OF SUBS ACRES IN SUB NUMBER OF LOTS AVERAGE LOT SIZE

5 129.83 105 1.24

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

NUMBER OF LOTS NOTIFIED AVERAGE MEDIAN MINIMUM MAXIMUM

7 34.46 33.49 0.09 79.94

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

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

1 3N4W35 38.37 64 0.60 COUNTY (Canyon) 1971

2 3N4W35 23.52 27 0.87 COUNTY (Canyon) 1972

3 2N4W02 20.36 7 2.91 COUNTY (Canyon) 2007

4 2N4W02 34.99 4 8.75 COUNTY (Canyon) 1985

5 2N4W03 12.59 3 4.20 COUNTY (Canyon) 2004

ACRES NO. OF LOTS AVERAGE LOT SIZE

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

SUBDIVISIONS IN PLATTING

SUBDIVISION & LOT REPORT

RANCHO COSTALOTTA #2

SUBDIVISION NAME

HAGEN'S MOBILE ESTATES #1

HAGEN'S MOBILE ESTATES #2

MARSING SNAKE RIVER ESTATES

RANCHO COSTALOTTA

PLATTED SUBDIVISIONS

MOBILE HOME & RV PARKS

SUBDIVISION NAME

SUBDIVISION NAME
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EXHIBIT C 

Site Visit Photos:  

March 10, 2025 

Planning & Zoning Commission 

Case# CR2022-0031 

Hearing date: May 15, 2025 

 



 

 
At Marsing Rd and Charruca Ln looking North 

 

 

 

 
At Marsing Rd and Charruca Ln looking South 
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On State Highway 55 (Sunny Slope Rd) looking Northeast at intersection of  

Hwy 55 and Marsing Rd. 

 

 
On State Highway 55 looking West towards the bridge and city of Marsing. 

 



 
State Hwy 55 at bridge looking Northeast 

 
At Charruca Ln and State Hwy 55 looking onto the triangle property. 



 

 

 

 

 

 

 

 

 

 

EXHIBIT D 

Agency Comments Received by: May 5, 2025  

Planning & Zoning Commission 

Case# CR2022-0031 

Hearing date: May 15, 2025 
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Sent: 3/20/23 
 

www.compassidaho.org 

 
info@compassidaho.org 

 
 

     

Communities in Motion (CIM) Development Review Checklist 
 

 

 

Development Name: OR2022-0010/CR2022-0031 

CIM Vision Category: Rural 

Consistent with CIM 
Vision? NO 

New Households: 0 New Jobs: ±90 
   

 
 

Safety  
 

Economic Vitality 
 How safe and comfortable is the nearest 

major road (minor arterial or above) for 
bicyclists and pedestrians? Analysis is 
limited to existing roadway conditions. 
 

 To what extent does the project 
enable people, government, and 
businesses to prosper? 
 

 Economic Activity Center 
Access  

 Impact on Existing 
Surrounding Farmland  

 Net Fiscal Impact  
   
 

 State Highway 55 (Sunny Slope Road) 

  Pedestrian level of stress  

 Bicycle level of stress  
 

 

    
 

 

Convenience  
 

Quality of Life 
 What services are available within 0.5 

miles (green) or 1 mile (yellow) of the 
project? 
 

 Checked boxes indicate that 
additional information is attached. 
 

 Active Transportation ✓ 

 Automobile Transportation ✓ 

 Public Transportation  

 Roadway Projects  
 

  Nearest bus stop  
 Nearest public school  
 Nearest public park  
   
 

 

 
Improves performance 

 
Does not improve or 
reduce performance  

Reduces performance 

 

Comments: 
The project proposes commercial development near the City of Marsing’s downtown. The estimated 
number of jobs exceeds growth forecasted for this area which may affect transportation facilities in the 
area. The COMPASS Complete Network Policy identifies State Highway 55 (Sunny Slope Road) as a 
primary freight corridor. When developing the site plan consider how to accommodate freight movement 
and encourage walking/biking in the area (see Complete Network Appendix for more information). 

 

Who we are: The Community Planning Association of Southwest Idaho (COMPASS) is the metropolitan 
planning organization for Ada and Canyon Counties. This review evaluates whether land developments 
are consistent with Communities in Motion, the regional long-range transportation plan for Ada and 
Canyon Counties. This checklist is not intended to be prescriptive, but rather a guidance document. Past 
checklists are available online. See the Development Review User Guide for more information on the 
red, yellow, and green checklist thresholds. 

http://www.compassidaho.org/
mailto:info@compassidaho.org
https://cim2050.compassidaho.org/wp-content/uploads/2022/07/CIM_2050_Vision_Map_Final.pdf
https://cim2050.compassidaho.org/wp-content/uploads/2022/07/CIM_2050_Vision_Map_Final.pdf
https://cim2050.compassidaho.org/wp-content/uploads/2022/07/CIM_2050_Vision_Map_Final.pdf
https://compassidaho.org/documents/people/policies/CompleteNetworkPolicy_Final_Dec2021_2022-01.pdf
https://cim2050.compassidaho.org/
https://www.compassidaho.org/dashboard/devreview.htm
https://www.compassidaho.org/dashboard/pdfs/FY22-DevelopmentChecklist_UserGuide.pdf
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Complete Network Appendix 
Checkmarks (✓) below indicate suggested changes to a site plan, based on the COMPASS 
Complete Network Policy (No. 2022-01). Both the Complete Network Policy and site-specific 
suggestions are intended to better align land use with identified transportation uses in the 
corridor. Please see the Complete Network map for primary and secondary uses for roadways 
(minor arterial and above) in Ada and Canyon Counties.  

Corridor Name: Sunny Slope Road (State Highway 55) 

Primary Use: Freight 

Secondary Use: None 
 

Access Management  

✓ Provide cross or shared access to reduce the need for excessive access on major roads 

✓ Ensure access points are designed with a turning radius that accommodates freight access where 
appropriate 

More information is available in the COMPASS Access Management Toolkit and the COMPASS Access 
Management Business Guide. 

 

Parking Management 

✓ 
Improve walking and cycling infrastructure to make them feasible alternatives to driving and 
parking  

https://compassidaho.org/documents/people/policies/CompleteNetworkPolicy_Final_Dec2021_2022-01.pdf
https://compassidaho.org/documents/people/policies/CompleteNetworkPolicy_Final_Dec2021_2022-01.pdf
https://www.arcgis.com/home/webmap/viewer.html?webmap=15b81c9a92684b6b8c9fdfa7fd2d3639&extent=-116.7871,43.4583,-115.9179,43.8052
https://www.compassidaho.org/documents/planning/studies/AcMgtTlkt_08Cover_Electronic.pdf
https://www.compassidaho.org/documents/planning/studies/AcMgtTlkt_08Cover_Electronic.pdf
https://www.compassidaho.org/documents/comm/COMPASS_AccessManagement.pdf
https://www.compassidaho.org/documents/comm/COMPASS_AccessManagement.pdf


 

Fiscal Impact Analysis  
Below are the expected revenues and costs to local governments from this project. The purpose 
of this analysis is to help the public, stakeholders, and the decision-makers better manage 
growth.  

Capital and operating expenditures are determined based on service and infrastructure needs, 
including persons per household, student generation rates, lot sizes, street frontages, vehicle 
trip and trip adjustment factors, average trip lengths, construction values, income, discretionary 
spending, and employment densities.  

 
  
Net Fiscal Impact by Agency 
 
 

    
N/A  City   County 

    

  Highway District N/A  School District 

    
 
 

Breakeven point across all agencies: 1 year 
 
 

Additional Information: 

• Fiscal Impact Analysis was run using a mix of retail (shops or restaurant) as well as a 
storage type use. Retail alone was estimated to reduce County gross revenue with the 
largest County expense being the Sheriff’s Office. 

 
Disclaimer: This tool only looks out 20 years and does not include replacement costs for 
infrastructure, public utilities, or unfunded transportation needs in the project area. More 
information about the COMPASS Fiscal Impact Tool is available at: 
www.compassidaho.org/prodserv/fiscalimpact.htm   
 

 

 

http://www.compassidaho.org/prodserv/fiscalimpact.htm


 

 

 

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

Brad Little, Governor 
Jess Byrne, Director 

February 15, 2023 
   
 
Jenna Petroll, Case Planner 
Canyon County 
111 N. 11th Ave ROOM 310 
Caldwell, ID 83605 
jenna.petroll@canyoncounty.id.gov  
 
Subject: OR2022-0010/CR2022-0031 Werhane 
 
Dear Ms. Petroll: 
 
Thank you for the opportunity to respond to your request for comment.  While DEQ does not review 
projects on a project-specific basis, we attempt to provide the best review of the information provided.  
DEQ encourages agencies to review and utilize the Idaho Environmental Guide to assist in addressing 
project-specific conditions that may apply.  This guide can be found at: 
https://www.deq.idaho.gov/public-information/assistance-and-resources/outreach-and-education/.   
 
The following information does not cover every aspect of this project; however, we have the following 
general comments to use as appropriate: 
 

1. AIR QUALITY 
• Please review IDAPA 58.01.01 for all rules on Air Quality, especially those regarding 

fugitive dust (58.01.01.651), trade waste burning (58.01.01.600-617), and odor control 
plans (58.01.01.776). 

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

• IDAPA 58.01.01.201 requires an owner or operator of a facility to obtain an air quality 
permit to construct prior to the commencement of construction or modification of any 
facility that will be a source of air pollution in quantities above established levels.  DEQ 
asks that cities and counties require a proposed facility to contact DEQ for an applicability 
determination on their proposal to ensure they remain in compliance with the rules. 

For questions, contact the DEQ Air Quality Permitting Hotline at 1-877-573-7648. 

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.   

mailto:jenna.petroll@canyoncounty.id.gov
https://www.deq.idaho.gov/public-information/assistance-and-resources/outreach-and-education/
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• IDAPA 58.01.16 and IDAPA 58.01.17 are the sections of Idaho rules regarding wastewater 
and recycled water.  Please review these rules to determine whether this or future 
projects will require DEQ approval.  IDAPA 58.01.03 is the section of Idaho rules regarding 
subsurface disposal of wastewater.  Please review this rule to determine whether this or 
future projects will require permitting by the district health department.  

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

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

• DEQ recommends that cities and counties develop and use a comprehensive land use 
management plan, which includes the impacts of present and future wastewater 
management in this area.  Please schedule a meeting with DEQ for further discussion and 
recommendations for plan development and implementation.   

For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-
0550. 

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

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

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

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

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

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

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

• DEQ recommends cities and counties develop and use a comprehensive land use 
management plan which addresses the present and future needs of this area for 
adequate, safe, and sustainable drinking water.  Please schedule a meeting with DEQ for 
further discussion and recommendations for plan development and implementation.   

For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-
0550. 

https://www.deq.idaho.gov/water-quality/drinking-water/
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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 Construction General Permit from DEQ 
may be required if this project will disturb one or more acres of land, or will disturb less 
than one acre of land but are part of a common plan of development or sale that will 
ultimately disturb one or more acres of land.   
 

• For questions, contact James Craft, IPDES Compliance Supervisor, at (208) 373-0144. 

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

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

• The Federal Clean Water Act requires a permit for filling or dredging in waters of the 
United States.  Please contact the US Army Corps of Engineers, Boise Field Office, at 10095 
Emerald Street, Boise, or call 208-345-2155 for more information regarding permits.   

For questions, contact Lance Holloway, Surface Water Manager, at (208) 373-0550. 

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

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

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

 

 

 

 

 

 

 

https://idwr.idaho.gov/streams/stream-channel-alteration-permits.html
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• Water Quality Standards.  Site activities must comply with the Idaho Water Quality 
Standards (IDAPA 58.01.02) regarding hazardous and deleterious-materials storage, 
disposal, or accumulation adjacent to or in the immediate vicinity of state waters (IDAPA 
58.01.02.800); and the cleanup and reporting of oil-filled electrical equipment (IDAPA 
58.01.02.849); hazardous materials (IDAPA 58.01.02.850); and used-oil and petroleum 
releases (IDAPA 58.01.02.851 and 852).   Petroleum releases must be reported to DEQ in 
accordance with IDAPA 58.01.02.851.01 and 04.  Hazardous material releases to state 
waters, or to land such that there is likelihood that it will enter state waters, must be 
reported to DEQ in accordance with IDAPA 58.01.02.850. 

• 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 Rebecca Blankenau, 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,  
 
 
 
Aaron Scheff 
Regional Administrator 
 
c:  
 2021AEK 
 
 
 
 
 

https://www.deq.idaho.gov/waste-management-and-remediation/storage-tanks/leaking-underground-storage-tanks-in-idaho/
https://www.deq.idaho.gov/waste-management-and-remediation/storage-tanks/leaking-underground-storage-tanks-in-idaho/


 

 

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

Brad Little, Governor 
Jess Byrne, Director 

  

   

February 21, 2025   
   
 
Michelle Barron, Planner 
111 North 11th Ave.  
Ste. 310 
Caldwell, Idaho, 83605 
michelle.barron@canyoncounty.id.gov  
 
Subject:  Agency Notice of CR2022-0031 
 
Dear Ms. Barron: 
 
Thank you for the opportunity to respond to your request for comment.  While DEQ does not review 
projects on a project-specific basis, we attempt to provide the best review of the information provided.  
DEQ encourages agencies to review and utilize the Idaho Environmental Guide to assist in addressing 
project-specific conditions that may apply.  This guide can be found at: 
https://www.deq.idaho.gov/public-information/assistance-and-resources/outreach-and-education/.   
 
The following information does not cover every aspect of this project; however, we have the following 
general comments to use as appropriate: 
 
1. AIR QUALITY 

 Please review IDAPA 58.01.01 for all rules on Air Quality, especially those regarding fugitive dust 
(58.01.01.651), trade waste burning (58.01.01.600-617), and odor control plans (58.01.01.776). 

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

 IDAPA 58.01.01.201 requires an owner or operator of a facility to obtain an air quality permit to 
construct prior to the commencement of construction or modification of any facility that will be 
a source of air pollution in quantities above established levels.  DEQ asks that cities and counties 
require a proposed facility to contact DEQ for an applicability determination on their proposal to 
ensure they remain in compliance with the rules. 

For questions, contact the DEQ Air Quality Permitting Hotline at 1-877-573-7648. 
 

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

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

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

 DEQ recommends that cities and counties develop and use a comprehensive land use 
management plan, which includes the impacts of present and future wastewater management 
in this area.  Please schedule a meeting with DEQ for further discussion and recommendations 
for plan development and implementation.   

For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-0550. 

 

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

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

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

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

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

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

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

 DEQ recommends cities and counties develop and use a comprehensive land use management 
plan which addresses the present and future needs of this area for adequate, safe, and 
sustainable drinking water.  Please schedule a meeting with DEQ for further discussion and 
recommendations for plan development and implementation.   

For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-0550. 
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4. SURFACE WATER 
 Please contact DEQ to determine whether this project will require an Idaho Pollutant 

Discharge Elimination System (IPDES) Permit. A Multi-Sector General Permit from DEQ may be 
required for facilities that have an allowable discharge of storm water or authorized non-storm 
water associated with the primary industrial activity and co-located industrial activity. 

 For questions, contact James Craft, IPDES Compliance Supervisor, at (208) 373-0144. 

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

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

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

For questions, contact Lance Holloway, Surface Water Manager, at (208) 373-0550. 

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

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

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

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

For questions, contact Matthew Pabich, Waste & Remediation Manager, at (208) 373-0550. 

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

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

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

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

 
Troy Smith  
Regional Administrator 
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Michelle Barron

From: Chris Hopper <CHopper@canyonhd4.org>

Sent: Wednesday, May 3, 2023 3:59 PM

To: Jenna Petroll; 'Bob Watkins'

Subject: [External]  RE: Werhane Rezone

Jenna- 
The access shown on the exhibit is not what we discussed with the applicant, and is not acceptable.  We can approve an 
access to Marsing Rd at the south boundary of the parcel, where existing Charruca Lane is located.  Applicant indicated 
he was securing a road maint agreement with the property to the south, this would function as a shared approach. 
We do not recommend a TIS as part of the rezone.  Commercial uses vary widely in traffic demand, and we can’t make 
accurate requirements for traffic mitigation until the specific use and facility size is known.  We can under our standards 
require a TIS at the time of access permitting if one is needed. 

Respectfully, 

Chris Hopper, P.E. 
District Engineer 

Canyon Highway District No. 4 
15435 Hwy 44 
Caldwell, Idaho  83607 
208-454-8135 

From: Jenna Petroll <Jenna.Petroll@canyoncounty.id.gov>  
Sent: Wednesday, May 3, 2023 10:56 AM 
To: 'Bob Watkins' <bobw@gghd3.org> 
Cc: Chris Hopper <CHopper@canyonhd4.org> 
Subject: Werhane Rezone 

Good Morning, 

I am reaching out regarding the conditional rezone application on parcel R33590012B on the corner of Hwy 55 and 
Charruca Ln. The applicant has purchased the parcel Charruca Ln is located in and is proposing access from there. I have 
attached a snippet of where he is proposing access and what the flow of traffic would look like. Would this access be 
acceptable?  

Also, would you recommend a traffic impact study prior to going to hearing? This is the finding we have to make in order 
to approve the rezone: “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?” If we don’t get the TIS done before the hearing 
we would only be able to say the applicant will comply with Highway District standards and requirements. If they got the 
TIS done with your review completed and traffic mitigation measures identified then we would be able to add those to 
our findings. I have also attached your original comment to see if this changes any of those items stated in your 
comment. 

Thank you, 

Jenna Petroll 
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Planner II 
Planning and Zoning Division 
Canyon County Development Services 
jenna.petroll@canyoncounty.id.gov
208-454-6632 

Development Services Department (DSD) 
NEW public office hours 
Effective Jan. 3, 2023 
Monday, Tuesday, Thursday and Friday 
8am – 5pm 
Wednesday 
1pm – 5pm 
**We will not be closed during lunch hour ** 
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Michelle Barron

From: Chris Hopper <chopper@hwydistrict4.org>

Sent: Tuesday, April 29, 2025 2:58 PM

To: Michelle Barron; 'Bob Watkins'

Subject: [External]  RE: CR2022-0031 Werhane Conditional Rezone

Attachments: OR2021-004 RZ2021-003 HWY DIST FINAL comments Werhane Family Trust 

R3359....pdf

Michelle- 
Conditions from the attached 2021 letter are still applicable.  As the permitting agency for access to Marsing Rd, HD4 
does not oppose the use of the existing Churruca Lane approach to Marsing Rd for access to the property.   
Golden Gate Highway District is the underlying jurisdiction and they would have the final say on whether that access 
location is acceptable.   

Respectfully, 

Chris Hopper, P.E. 
District Engineer 

Highway District No. 4 
15435 Hwy 44 
Caldwell, Idaho  83607 
208-454-8135  Ext. 104 

From: Michelle Barron <Michelle.Barron@canyoncounty.id.gov>  
Sent: Tuesday, April 29, 2025 2:25 PM 
To: Chris Hopper <chopper@hwydistrict4.org>; 'Bob Watkins' <bobw@gghd3.org> 
Subject: FW: CR2022-0031 Werhane Conditional Rezone 

Good afternoon Chris and Bob, 

I am checking in to see if you could update your comments, or let me know if they still remain from the 
original comments that your agencies have made. I have a May 5th deadline to add any comments to my staff 
report.  Thanks for your help! 

Thanks, 

Michelle Barron 
Principal Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 
Direct Line:  208-455-6033        
DSD Office Phone:  208-454-7458 
Email:  Michelle.Barron@canyoncounty.id.gov
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Website:  www.canyoncounty.id.gov

From: Michelle Barron  
Sent: Monday, March 17, 2025 3:51 PM 
To: 'Chris Hopper' <chopper@hwydistrict4.org>; 'Niki Benyakhlef' <Niki.Benyakhlef@itd.idaho.gov>; Bob Watkins 
<bobw@gghd3.org> 
Subject: CR2022-0031 Werhane Conditional Rezone 

Good Afternoon, 

I was working through the Staff Report for the above-mentioned application.  I realized that I haven’t 
received any comments prior to 2023 on this case.  When it was first noticed to agencies, it was for a 
conditional rezone to C-2 and didn’t have recommended conditions restricting uses.  Today, the 
application has been changed to a Conditional Rezone to C-1 (Neighborhood Commercial) with the 
following uses only: Restaurant, Microbrewery/Tasting Room, Animal Hospital, Farm Supply Sales, 
Farm Implement Sales/Service, Financial Institution, and Retail. 

I was hoping to get updated comments from your respective agencies.  I will attach the application 
along with the updated letter of intent.  If you need anything else, please let me know.  I have 
postponed the hearing until I have some additional information from your agencies.   

Thank you, 

Michelle Barron 
Principal Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 
Direct Line:  208-455-6033        
DSD Office Phone:  208-454-7458 
Email:  Michelle.Barron@canyoncounty.id.gov
Website:  www.canyoncounty.id.gov
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February 25, 2021      
 
To:  Dan Lister, Planner II 
  Canyon Co. Development Services 
 
From:    Gordon Bates, P.E. 
  Director of Highways 
 
Cc:  Chris Hopper, P.E., District Engineer 
  Canyon Highway District #4 
 
Subject: OR2021-0004 & RZ2021-0003 – Werhane Family Trust, Parcel R33590012B 
  SWC Marsing Road and HWY 55 
 
I have reviewed the Rezone and Comprehensive Plan Map amendment application with a transmittal 
date of 2/5/21.   This includes several attachments by the Applicant.   
 
The subject parcel is within the boundary of Golden Gate Highway District No. 3 (GGHD).  The subject 
parcel has frontage along the easterly boundary to Marsing Road which is under the jurisdiction of 
Canyon Highway District No. 4 (CHD).  Therefore, concurrent comments are provided representing both 
GGHD and CHD. 
 
The subject parcel also abuts Sunny Slope Road which is HWY 55 and is under the jurisdiction of the 
Idaho Transportation Department (ITD).   This location is within the City of Marsing area of impact.  These 
comments in no way represent ITD nor the City of Marsing. 
 
Transportation Impacts:    Specific uses proposed within the C-1 zoning could generate sufficient trips 
to warrant at TIS, which may be required with access permit application at the discretion of the Highway 
Districts. 
 
General:  Functional Classification for Marsing Road is Principal Arterial at the date of application.  
Existing right-of-way (R/W) for Marsing Road is not clear from available information.  CHD4 has no deeds 
on file for right-of-way along the subject property Marsing Rd frontage.  The Canyon County Assessors 
maps show approximately 30-feet of right-of-way west of the Section 35 T3N R4W westerly boundary.  
At a minimum, a prescriptive right-of-way 50-feet wide exists (centered on the existing roadway) based 
on more than 20-years of public maintenance of Marsing Rd.  2017 Edition of the Highway Standards 
and Development Procedures (HSDP) Section 3030 Right-of-Way is applicable.  HSPD lists 100-ft wide 
(50-ft half width) ultimate R/W for a Principal Arterial. 
 
Churruca Lane is a private road that borders the subject parcel on the south and east.  This private 
roadway appears to be located on a separate parcel R33590012C that the Applicant does not own.  A 
right-of-way deed was granted in 1941 that is located south of parcel R33590012C and does not front 
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the subject parcel.  No information is provided regarding private access rights, if any, onto Churruca 
Lane. 
 
Access:  Current access is undefined and may also have occurred from Churruca Lane in the past.  HSDP 
Section 3061.20.B Urban Roadway Driveway Spacing does not allow new access onto Marsing Road, a 
Principal Arterial.  The subject parcel enjoys limited frontage onto Marsing road near the northwest 
corner.  This is too close to the intersections and any new driveway would not meet HSDP requirements.  
The Applicant provided Attachment #10 which is correspondence from ITD regarding the process to get 
an ITD access permit onto HWY 55. 
 
The Highway District does not oppose the rezone subject to the following Conditions of Approval: 

1. HWY 55 access subject to ITD approval, 
2. No access onto Marsing Road, and 
3. 50-ft R/W dedication along the subject parcel frontage on Marsing Road. 

 
 
The Highway District reserves the right to provide amended comments/conditions of approval in the 
event of application revision or when additional information becomes available. 

 
GGHD requests that Development Services incorporates these comments into proposed Conditions of 
Approval for consideration/approval by the Planning & Zoning Commission and the Canyon County 
Commissioners in the event that the Rezone is granted. 

mailto:office@gghd3.org
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Michelle Barron

From: Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov>

Sent: Tuesday, March 18, 2025 8:44 AM

To: Michelle Barron

Cc: 'Chris Hopper'; Bob Watkins

Subject: [External]  RE: CR2022-0031 Werhane Conditional Rezone

Attachments: TR_Werhane 031825.pdf

Follow Up Flag: Follow up

Flag Status: Flagged

Hello Michelle,  

Thank you for sending this over with your explanation.  

Please see attached document for ITD’s updated comments. Let me know if you have any questions. 

Thank you! 

Niki Benyakhlef
Development Services Coordinator

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

From: Michelle Barron <Michelle.Barron@canyoncounty.id.gov>  
Sent: Monday, March 17, 2025 3:51 PM 
To: 'Chris Hopper' <chopper@hwydistrict4.org>; Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov>; Bob Watkins 
<bobw@gghd3.org> 
Subject: CR2022-0031 Werhane Conditional Rezone 

CAUTION: This email originated outside the State of Idaho network. Verify links and attachments BEFORE you click or open, even 
if you recognize and/or trust the sender. Contact your agency service desk with any concerns. 

Good Afternoon, 

I was working through the Staff Report for the above-mentioned application.  I realized that I haven’t 
received any comments prior to 2023 on this case.  When it was first noticed to agencies, it was for a 
conditional rezone to C-2 and didn’t have recommended conditions restricting uses.  Today, the 
application has been changed to a Conditional Rezone to C-1 (Neighborhood Commercial) with the 
following uses only: Restaurant, Microbrewery/Tasting Room, Animal Hospital, Farm Supply Sales, 
Farm Implement Sales/Service, Financial Institution, and Retail. 
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I was hoping to get updated comments from your respective agencies.  I will attach the application 
along with the updated letter of intent.  If you need anything else, please let me know.  I have 
postponed the hearing until I have some additional information from your agencies.   

Thank you, 

Michelle Barron 
Principal Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 
Direct Line:  208-455-6033        
DSD Office Phone:  208-454-7458 
Email:  Michelle.Barron@canyoncounty.id.gov
Website:  www.canyoncounty.id.gov



 

 
  

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

(208) 334-8300  •  itd.idaho.gov 

 

 
 
 
 

March 18, 2025 
 
 
Michelle Barron 
Principal Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310 
Caldwell, Idaho 83605 
 
VIA EMAIL 
 

Development 
Application CR2022-0031 

Project Name Werhane Family Trust 
Project Location SH-55 MP 2.8 right (Churruca Lane) 

Project Description C-1 Commercial (Restaurant, Microbrewery/Tasting Room, Animal Hospital, Farm Supply Sales, 
Farm Implement Sales/Service, Financial Institution or Retail) 

Applicant Elizabeth Allan, Representative for William & Gena Werhane 
 
The Idaho Transportation Department (ITD) reviewed the referenced application(s) and has the following comments: 
 

1. This project abuts the state highway system. 
2. Traffic generation numbers were not provided with this application due to unknown commercial use. As such, 

ITD needs more information to determine how the proposed use will impact the state highway system.  
3. Until such use is identified, ITD will with hold approval of application. If approval from ITD is needed prior to the 

County’s approval of the application, ITD will require a Traffic Impact Study (TIS) studying the highest impact for 
a C-1 Commercial zone.  

4. Any necessary mitigation for the traffic impacts identified by the TIS shall be the responsibility of the applicant 
to install.  
 

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

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

mailto:Niki.Benyakhlef@itd.idaho.gov
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Michelle Barron

From: Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov>

Sent: Friday, April 25, 2025 5:58 AM

To: Michelle Barron

Cc: 'Chris Hopper'; Bob Watkins

Subject: [External]  RE: CR2022-0031 Werhane Conditional Rezone

Attachments: TR_Werhane 042525.pdf

Good Morning, Michelle –  

I’ve updated my comments further. Please see attached document.  

Let me know if you have any questions! 

Thank you, 

Niki Benyakhlef
Development Services Coordinator

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

From: Niki Benyakhlef  
Sent: Tuesday, March 18, 2025 8:44 AM 
To: Michelle Barron <Michelle.Barron@canyoncounty.id.gov> 
Cc: 'Chris Hopper' <chopper@hwydistrict4.org>; Bob Watkins <bobw@gghd3.org> 
Subject: RE: CR2022-0031 Werhane Conditional Rezone 

Hello Michelle,  

Thank you for sending this over with your explanation.  

Please see attached document for ITD’s updated comments. Let me know if you have any questions. 

Thank you! 

Niki Benyakhlef
Development Services Coordinator

District 3 Development Services
O: 208.334.8337 | C: 208.296.9750 
Email: niki.benyakhlef@itd.idaho.gov
Website: itd.idaho.gov
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From: Michelle Barron <Michelle.Barron@canyoncounty.id.gov>  
Sent: Monday, March 17, 2025 3:51 PM 
To: 'Chris Hopper' <chopper@hwydistrict4.org>; Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov>; Bob Watkins 
<bobw@gghd3.org> 
Subject: CR2022-0031 Werhane Conditional Rezone 

CAUTION: This email originated outside the State of Idaho network. Verify links and attachments BEFORE you click or open, even 
if you recognize and/or trust the sender. Contact your agency service desk with any concerns. 

Good Afternoon, 

I was working through the Staff Report for the above-mentioned application.  I realized that I haven’t 
received any comments prior to 2023 on this case.  When it was first noticed to agencies, it was for a 
conditional rezone to C-2 and didn’t have recommended conditions restricting uses.  Today, the 
application has been changed to a Conditional Rezone to C-1 (Neighborhood Commercial) with the 
following uses only: Restaurant, Microbrewery/Tasting Room, Animal Hospital, Farm Supply Sales, 
Farm Implement Sales/Service, Financial Institution, and Retail. 

I was hoping to get updated comments from your respective agencies.  I will attach the application 
along with the updated letter of intent.  If you need anything else, please let me know.  I have 
postponed the hearing until I have some additional information from your agencies.   

Thank you, 

Michelle Barron 
Principal Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 
Direct Line:  208-455-6033        
DSD Office Phone:  208-454-7458 
Email:  Michelle.Barron@canyoncounty.id.gov
Website:  www.canyoncounty.id.gov



 

 
  

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

(208) 334-8300  •  itd.idaho.gov 

 

 
 
 
 

April 25, 2025 
 
 
Michelle Barron 
Principal Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310 
Caldwell, Idaho 83605 
 
VIA EMAIL 

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

1. This project abuts the state highway system. 
2. Once a user has been identified, ITD will require time to evaluate the development's impact on the state highway 

system. A Traffic Generation and Distribution (TG&D) report will be required, and a Traffic Impact Study (TIS) 
may also be necessary. 

3. ITD requests the opportunity to review all required documents prior to the submission of building permits. Upon 
completion of a thorough review, the Department will issue a Staff Memo to Canyon County Development 
Services outlining any necessary mitigation measures. 

4. Any necessary mitigation for the traffic impacts identified by the TIS shall be the responsibility of the applicant 
to install.  
 

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

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

Development 
Application CR2022-0031 

Project Name Werhane Family Trust 
Project Location SH-55 MP 2.8 right (Churruca Lane) 

Project Description C-1 Commercial (Restaurant, Microbrewery/Tasting Room, Animal Hospital, Farm Supply Sales, 
Farm Implement Sales/Service, Financial Institution or Retail) 

Applicant Elizabeth Allan, Representative for William & Gena Werhane 

mailto:Niki.Benyakhlef@itd.idaho.gov
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Michelle Barron

From: Bob Watkins <bobw@gghd3.org>

Sent: Monday, May 5, 2025 7:04 AM

To: Chris Hopper; Michelle Barron

Subject: [External]  RE: CR2022-0031 Werhane Conditional Rezone

Michelle, all original comments still apply. No change on our end. 

Best, 

Bob Watkins 
Director of Highways 
Golden Gate Highway Dist.#3 

From: Chris Hopper <chopper@hwydistrict4.org>  
Sent: Tuesday, April 29, 2025 2:58 PM 
To: Michelle Barron <Michelle.Barron@canyoncounty.id.gov>; Bob Watkins <bobw@gghd3.org> 
Subject: RE: CR2022-0031 Werhane Conditional Rezone 

Michelle- 
Conditions from the attached 2021 letter are still applicable.  As the permitting agency for access to Marsing Rd, HD4 
does not oppose the use of the existing Churruca Lane approach to Marsing Rd for access to the property.   
Golden Gate Highway District is the underlying jurisdiction and they would have the final say on whether that access 
location is acceptable.   

Respectfully, 

Chris Hopper, P.E. 
District Engineer 

Highway District No. 4 
15435 Hwy 44 
Caldwell, Idaho  83607 
208-454-8135  Ext. 104 

From: Michelle Barron <Michelle.Barron@canyoncounty.id.gov>  
Sent: Tuesday, April 29, 2025 2:25 PM 
To: Chris Hopper <chopper@hwydistrict4.org>; 'Bob Watkins' <bobw@gghd3.org> 
Subject: FW: CR2022-0031 Werhane Conditional Rezone 

Good afternoon Chris and Bob, 

I am checking in to see if you could update your comments, or let me know if they still remain from the 
original comments that your agencies have made. I have a May 5th deadline to add any comments to my staff 
report.  Thanks for your help! 
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Thanks, 

Michelle Barron 
Principal Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 
Direct Line:  208-455-6033        
DSD Office Phone:  208-454-7458 
Email:  Michelle.Barron@canyoncounty.id.gov
Website:  www.canyoncounty.id.gov

From: Michelle Barron  
Sent: Monday, March 17, 2025 3:51 PM 
To: 'Chris Hopper' <chopper@hwydistrict4.org>; 'Niki Benyakhlef' <Niki.Benyakhlef@itd.idaho.gov>; Bob Watkins 
<bobw@gghd3.org> 
Subject: CR2022-0031 Werhane Conditional Rezone 

Good Afternoon, 

I was working through the Staff Report for the above-mentioned application.  I realized that I haven’t 
received any comments prior to 2023 on this case.  When it was first noticed to agencies, it was for a 
conditional rezone to C-2 and didn’t have recommended conditions restricting uses.  Today, the 
application has been changed to a Conditional Rezone to C-1 (Neighborhood Commercial) with the 
following uses only: Restaurant, Microbrewery/Tasting Room, Animal Hospital, Farm Supply Sales, 
Farm Implement Sales/Service, Financial Institution, and Retail. 

I was hoping to get updated comments from your respective agencies.  I will attach the application 
along with the updated letter of intent.  If you need anything else, please let me know.  I have 
postponed the hearing until I have some additional information from your agencies.   

Thank you, 

Michelle Barron 
Principal Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 
Direct Line:  208-455-6033        
DSD Office Phone:  208-454-7458 
Email:  Michelle.Barron@canyoncounty.id.gov
Website:  www.canyoncounty.id.gov
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February 25, 2021      
 
To:  Dan Lister, Planner II 
  Canyon Co. Development Services 
 
From:    Gordon Bates, P.E. 
  Director of Highways 
 
Cc:  Chris Hopper, P.E., District Engineer 
  Canyon Highway District #4 
 
Subject: OR2021-0004 & RZ2021-0003 – Werhane Family Trust, Parcel R33590012B 
  SWC Marsing Road and HWY 55 
 
I have reviewed the Rezone and Comprehensive Plan Map amendment application with a transmittal 
date of 2/5/21.   This includes several attachments by the Applicant.   
 
The subject parcel is within the boundary of Golden Gate Highway District No. 3 (GGHD).  The subject 
parcel has frontage along the easterly boundary to Marsing Road which is under the jurisdiction of 
Canyon Highway District No. 4 (CHD).  Therefore, concurrent comments are provided representing both 
GGHD and CHD. 
 
The subject parcel also abuts Sunny Slope Road which is HWY 55 and is under the jurisdiction of the 
Idaho Transportation Department (ITD).   This location is within the City of Marsing area of impact.  These 
comments in no way represent ITD nor the City of Marsing. 
 
Transportation Impacts:    Specific uses proposed within the C-1 zoning could generate sufficient trips 
to warrant at TIS, which may be required with access permit application at the discretion of the Highway 
Districts. 
 
General:  Functional Classification for Marsing Road is Principal Arterial at the date of application.  
Existing right-of-way (R/W) for Marsing Road is not clear from available information.  CHD4 has no deeds 
on file for right-of-way along the subject property Marsing Rd frontage.  The Canyon County Assessors 
maps show approximately 30-feet of right-of-way west of the Section 35 T3N R4W westerly boundary.  
At a minimum, a prescriptive right-of-way 50-feet wide exists (centered on the existing roadway) based 
on more than 20-years of public maintenance of Marsing Rd.  2017 Edition of the Highway Standards 
and Development Procedures (HSDP) Section 3030 Right-of-Way is applicable.  HSPD lists 100-ft wide 
(50-ft half width) ultimate R/W for a Principal Arterial. 
 
Churruca Lane is a private road that borders the subject parcel on the south and east.  This private 
roadway appears to be located on a separate parcel R33590012C that the Applicant does not own.  A 
right-of-way deed was granted in 1941 that is located south of parcel R33590012C and does not front 
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Golden Gate Highway District No. 3 
Commissioners:  Virgil Holsclaw, David Lincoln, Fred Sarceda 

 

 
                     Address   Phone          208. 482.6267 

                   500 E. Golden Gate Ave. Fax               208. 482.6100 

                   Wilder, ID 83676  Email            office@gghd3.org   Page 2 of 2 

 

the subject parcel.  No information is provided regarding private access rights, if any, onto Churruca 
Lane. 
 
Access:  Current access is undefined and may also have occurred from Churruca Lane in the past.  HSDP 
Section 3061.20.B Urban Roadway Driveway Spacing does not allow new access onto Marsing Road, a 
Principal Arterial.  The subject parcel enjoys limited frontage onto Marsing road near the northwest 
corner.  This is too close to the intersections and any new driveway would not meet HSDP requirements.  
The Applicant provided Attachment #10 which is correspondence from ITD regarding the process to get 
an ITD access permit onto HWY 55. 
 
The Highway District does not oppose the rezone subject to the following Conditions of Approval: 

1. HWY 55 access subject to ITD approval, 
2. No access onto Marsing Road, and 
3. 50-ft R/W dedication along the subject parcel frontage on Marsing Road. 

 
 
The Highway District reserves the right to provide amended comments/conditions of approval in the 
event of application revision or when additional information becomes available. 

 
GGHD requests that Development Services incorporates these comments into proposed Conditions of 
Approval for consideration/approval by the Planning & Zoning Commission and the Canyon County 
Commissioners in the event that the Rezone is granted. 

mailto:office@gghd3.org
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Michelle Barron

From: Marsing Rural Fire <marsingruralfire@gmail.com>

Sent: Wednesday, April 30, 2025 8:04 AM

To: Michelle Barron

Subject: [External]  Re: FW: CR2022-0031 Werhane Conditional Rezone

Response time should be 5 to 8 minutes. 
Jerry Mayer, Chief 
Marsing Rural Fire District 

On Tue, Apr 29, 2025 at 2:28 PM Michelle Barron <Michelle.Barron@canyoncounty.id.gov> wrote: 

Good afternoon,

I am sending this directly to you in hopes that you could provide an estimated response time for the parcels 
noted on the attached application.  It is just across the river on the Canyon County side.  I have a comment 
deadline of May 5th.  Anything would help!

Thank you,

Michelle Barron

Principal Planner

Canyon County Development Services Department

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

Direct Line:  208-455-6033       

DSD Office Phone:  208-454-7458

Email:  Michelle.Barron@canyoncounty.id.gov

Website:  www.canyoncounty.id.gov

From: Michelle Barron  
Sent: Monday, March 17, 2025 4:36 PM 
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To: 'marsingfiredistrict@yahoo.com' <marsingfiredistrict@yahoo.com> 
Subject: CR2022-0031 Werhane Conditional Rezone 

Good afternoon,

I am attaching an application in hopes that you would let me know if you have any comments.  Could 
you please provide a response time for the parcels noted in the application?  I have postponed the 
hearing for this case until I receive some additional information from some agencies.  I look forward 
to hearing from you.

Thanks,

Michelle Barron

Principal Planner

Canyon County Development Services Department

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

Direct Line:  208-455-6033       

DSD Office Phone:  208-454-7458

Email:  Michelle.Barron@canyoncounty.id.gov

Website:  www.canyoncounty.id.gov
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 Planning & Zoning Commission 

Case# CR2022-0031 

Hearing date: May 15, 2025 
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Michelle Barron

From: Anne Delgado <hiphome1@gmail.com>

Sent: Thursday, March 6, 2025 12:14 PM

To: Michelle Barron

Subject: [External]  Case CR2022 - 0031

Attachments: 030625 CR2022-0031.doc

Hi Michelle, 

Attached is my letter pertaining to Case CR2022-0031 with Public Hearing on March 20, 2025 at 6:30PM at Canyon 
County Administration Building. 

Thank you for your service to the people of Canyon County. 

Kind regards, 

Anne Delgdao 
Caldwell, ID 
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March 6, 2025 

Canyon County Development Services Department 

Attn: Michelle Barron 

CASE No. CR2022-0031 

 

Dear Michelle, 

 

Regarding Case CR2022-0031 requesting a conditional rezone of Parcels R3350012B & R3350012C, 

approximately 8.93 acres, to amend to County zoning map from an “A” (Agricultural) Zone to a “CR-C-1” 

(Conditional Rezone – Neighborhood Commercial) Zone. 

 

CONCERNS: 

This area is well within the 2030 plan to preserve our Agricultural in Canyon County for the Sunny Slope 

region. Rezoning to Commercial has a few concerns: 

 

 Roadway: Hwy55/Sunny Slope Road & Churruca Lane Intersection has a blind spot when turning left 

onto Marsing Road, from Churruca Lane to get to Hwy 55. The existing “Y” intersection is not 

scheduled for improvement by Idaho Department of Transportation, until well after 2027, as their 

focus is on current road improvements made from I-84 to Farmway. A redesign of roadway to enter 

& exit property will need to be determined to minimize the blind spot at the triangle for those 

turning to/from Hwy 55/ onto Sunny Slope Road/Marsing Rd (both entry/exit) and to reduce traffic 

accidents. Traffic studies have determined our increase of traffic along Hwy 55 in this area, along 

with increased accidents and further roadway development with IDT is not final in design for 

improvement.  

 Ag Tourism: I spoke with the owner at the interest meeting in Marsing about ideas for the use of this 

parcel. It’s limited in its use. The best use would be that of either a “cell tower” to minimize its use 

for parking or a “historical center.” A Historic Center would complement our Ag Region. Septic may 

be limited in capacity of a restaurant, brewery or other commercial business use: bank, etc.  

 

There is rich history in the Marsing area that the owner has to offer our surrounding community for the 

use of a History Center, with hours of operation 9-5PM. Of course this also depends on parking spaces & 

what the capacity will be of such a historic center. 

 

Thank you for your time. 

 

Kind regards, 

Anne Delgado 

15451 Syrah Ct 

Caldwell, ID 83607 
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Michelle Barron

From: Connie Lou Aebischer <connielou@tvpidaho.com>

Sent: Thursday, March 20, 2025 3:33 PM

To: Michelle Barron

Cc: George Crookham

Subject: [External]  Letter of Opposition for Werhane Case OR2022-0010 & CR2022-0031

Attachments: Werhane Letter of Opposition from Growing Together LLC.pdf

Michelle,  

Please find the aftached lefter of opposifion for the above referenced case signed by George Crookham, represenfing 
Growing Together LLC and the Growing Together Advisory Board.  

I will also be stopping by the office to drop off a thumb drive with Drone footage to support our lefter and show the 
agriculture nature of the area.   

Thank you for adding this lefter and the coming drone footage to the case file for the Werhane applicafion that has been 
postponed to May 15th. 

Kind Regards, 
Connie Lou 

Connie Lou Aebischer
Independent Consultant 
for Treasure Valley Planning, LLC 

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

Staff P & Z PowerPoint  



Werhane
CR2022-0031

OWNER/APPLICANT: WILLIAM WERHANE

REPRESENTATIVE: ELIZABETH ALLEN, BRISTLECONE LAND USE 
CONSULTING

CANYON COUNTY- PLANNING DIVISION, MAY 15, 2025

Good evening Mr. Chair and Commissioners, tonight I will present CR2022-0031 by William 
Werhane for a Conditional Rezone

1
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OVERVIEW
•Request/ Location/ Background & Context

•Criteria for Evaluation

•Recommendation

•Draft Conditions
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REQUEST: 
CONDITIONAL REZONE TO NEIGHBORHOOD 
COMMERCIAL

Parcels: R33590012B, R33590012C

Approximately 8.93 acres total

Conditional Rezone from Agricultural to 
Neighborhood Commercial with Development 
Agreement limiting development to the 
specific uses of:

Restaurant, Microbrewer/Tasting Room, 
Animal Hospital, Farm Supply Sales, Farm 
Implement Sales/Service, Financial Institution 
and Retail

The applicant is requesting a Conditional Rezone to Neighborhood Commercial from 
Agricultural.  The request also includes a Development Agreement limiting development 

to the specific uses of Restaurant, Microbrewer/Tasting 
Room, Animal Hospital, Farm Supply Sales, Farm 
Implement Sales/Service, Financial Institution and 
Retail
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GENERAL BACKGROUND
Parcel R33590012B was deemed an original parcel according to county records (PI2013-274).

Parcel R33590012C is Churruca Lane that was abandoned by Idaho Transportation

Department when Highway 55 was improved.

Although zoned agricultural, the parcel has been used for depositing and storing excess fill

from the Highway 55 road and bridge project for several years. The applicant has had a

Phase One Environmental Assessment and a Geotechnical Investigation completed. (Exhibit

A6.1 and 6.2)

Parcel R33590012B was deemed an original parcel

according to county records (PI2013-274). Parcel

R33590012C is Churruca Lane that was abandoned

by Idaho Transportation Department when Highway

55 was improved.

Although zoned agricultural, the parcel has been

used for depositing and storing excess fill from the

Highway 55 road and bridge project for several

years. The applicant has had a Phase One

Environmental Assessment and a Geotechnical
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Investigation completed. (Exhibit A6.1 and 6.2)
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EVALUATION CRITERIA (07-06-07(6)): 
Standards Of Evaluation: The presiding party shall review the particular facts and circumstances of the proposed 
conditional rezone. The presiding party shall apply the following standards when evaluating the proposed conditional 
rezone:

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

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

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? (Ord. 
16-007, 6-20-2016)

For the Conditional Rezone, the criteria that must be met is noted in Canyon County 
Zoning ordinance 07-06-07(6).  
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EVALUATION CRITERIA (07-06-07(6)): 
1. Is the proposed conditional rezone generally consistent with the comprehensive 
plan?

Generally consistent with the Comprehensive plan. 

Future Land Use Map - Agritourism Business Use/Agritourism Farm Use

Proposing uses that fall into alignment with Agritourism Business Use or Agritourism 
Farm Use. (Exhibit A3 and A3.1) 

The proposed conditional rezone change is 

generally consistent with the 

Comprehensive plan as shown on page 3 of 

the Staff Report.

The Future Land Use Map indicates that 

the parcels are in the Agritourism Business 

Use/Agritourism Farm Use overlay, 

however there is no specific zoning 

6



designation for this use. The applicant is 

proposing uses that fall into alignment with 

Agritourism Business Use or Agritourism 

Farm Use. (Exhibit A3 and A3.1) 
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EVALUATION CRITERIA (07-06-07(6)): 
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 will not negatively affect the character of 

the area? What measures will be implemented to mitigate impacts?

The parcel is located between a production 

agriculture use and a state highway. The 

surrounding land use is predominantly 

agriculture with a downtown commercial 

area across the river in Marsing. The size 

and location of the parcel as well as the 

topography of the parcel would be a 

challenge to utilize this parcel as an 

agriculture operation.  The parcels are at 
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the entrance into Canyon County from 

Marsing’s commercial district and is set 

apart from agriculture by roads on all sides. 

The character of the area is agricultural that 

leads into the fruit production and winery 

area of Sunny Slope Road. As conditioned, 

the proposed rezone will not negatively 

affect the character of the area. Analysis can 

be found on pages 4-6 of the staff report.

7



EVALUATION CRITERIA (07-06-07(6)): 
5. Will adequate facilities and services including sewer, water, drainage, irrigation and 

utilities be provided to accommodate 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 traffic patterns? What measure have been 
taken to mitigate traffic impacts?

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

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?

The applicant met with Southwest District 

Health regarding water and sewer 

requirements. Prior to building permit, the 

developer will need to meet requirements 

from Southwest District Health and DEQ 

depending on the use of the parcel with the 

potential of a public water system if the use 

requires it. The rezone may require public 

street improvements. Highway District 4 
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does not object but may require a Traffic 

Impact Study at the time of access 

permitting if one is needed.  Idaho 

Transportation Department will require a 

Traffic Generation and Distribution report 

and potentially require a TIS at time of 

submission of building permits. Mitigation 

for the use that is established will be 

determined by the authority and will be 

required to build out any required 

improvements.

Legal access does exist at Churruca Lane and 

Marsing Road. Any other access will need to 

be established through the jurisdictional 

agency after the use is determined.

The Commercial designation would not 

impact schools. Police, fire and EMS were 

notified. Fire commented that response 

time should be 5 to 8 minutes. Full analysis 
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can be seen on pages 6-9
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Insert Site Photos on Beginning here and next few slides as necessary 

The first photo is from State Highway 55 looking Northeast at the point of the triangle.
The second is from Marsing Road looking South at the Churruca Lane entrance. This image 
is from Google Earth
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This is Google Earth aerial imagary.
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NOTIFICATION (07-05-01) & COMMENTS: 
All property owners within a 600-foot radius of the existing property boundaries of the property
have been provided notice of the public hearing in order that they may provide comment on the
application. Notice was also published in the newspaper of general circulation on February 18,
2025, and a sign was posted on the subject property also February 18, 2025. All notices herein
described have been provided at least fifteen (15) days prior to the public hearing. At the time of
the expiration of the materials deadline, three (3) written comments from the public were
received in opposition to the proposed application. There was also a drone video that was
submitted.

Property owners within 600 feet of the existing property boundaries were noticed as well 
as the newspaper and a posting was made at the property location on February 18, 2025.
3 written comments and a drone video was submitted in opposition to the proposal. I 
mistakenly left one public comment out, but sent it to the Commission via email and 
have provided it in writing tonight.
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RECOMMENDATION: 
In consideration of the application, staff concludes that the proposed zoning amendment is  
compliant with Canyon County Ordinance Section 07-06-07. Draft conditions of approval are on 
page 10 of the staff report. A full analysis is detailed within the staff report.

In consideration of the application, staff concludes that the proposed zoning 
amendment is  compliant with Canyon County Ordinance Section 07-06-07. Draft 
conditions of approval are on page 10 of the staff report. A full analysis is detailed within 
the staff report.
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Draft Conditions: 
1. The development shall comply with all applicable federal, state, and county laws, ordinances, rules, and 
regulations that pertain to the property.

2. The development shall comply with any requirements for an approach permit, commission any required Traffic 
Impact Studies, and install any necessary mitigation for traffic impacts identified by the TIS as required by Idaho 
Transportation Department and/or Highway District 4 and/or Golden Gate Highway District No. 3.

3. The subject parcel shall only be used for the following as allowed in the C-1 (Neighborhood Commercial) zoning 
district: Restaurant, Microbrewery/Tasting Room, Animal Hospital, Farm Supply Sales, Farm Implement 
Sales/Service, Financial Institution and Retail.

4. Incorporate a historical theme into the project, to be developed and designed by the developer. The theme can 
be a specific orientation such as Lizard Butte, Oregon Trail, POW Internment Camp, Snake River Corridor, 
Agricultural significance of the area (soil, irrigation, seed production, wine production), or an overview of all 
aspects of the region. To sustain the historical significance, future development would include a specific display or 
commentary. The display would include an outside plaque or signage pertaining to the subject, along with interior 
pictures and displays. For example, if a Microbrewery is planned, an obvious IPA could be LIZARD BUTTE IPA with 
a label designed with a drawing of Lizard Butte and a description of the feature. This would segue into 
demonstrating the geographical significance of Lizard Butte during the mid-1800s. 

5. 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."

Draft conditions of approval are on page 10 of the staff report. There are the standard 
conditions for condition 1 and 5. Condition 2 refers to the requirements form the 
highway districts and ITD. Condition 3 restricts the use of the C_1 zone and 4 as 
recommended by the applicant to tie in the historical theme.
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Summary: 
•Request/ Location/ Background & Context 

•Criteria for Evaluation 

•Recommendation

•Conditions

I have presented the request, the criteria for evaluation and the recommendation for 
approval as well as draft conditions.
I do have the drone footage available if you would like to see it.
Do you have any questions?
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Michelle Barron

From: BRO Admin <BRO.Admin@deq.idaho.gov>

Sent: Wednesday, October 15, 2025 9:39 AM

To: Michelle Barron

Cc: Jennifer Lahmon

Subject: [External]  RE: Agency Notice CR2022-0031 / Werhane

The Boise Regional DEQ Administrafion has no addifional comments at this fime.

Sincerely, 

Carlene Oberg 
Administrafive Assistant I

Idaho Department of Environmental Quality 
1445 North Orchard Street Boise, Idaho 83706

P: (208) 373-0550  | www.deq.idaho.gov 

From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Thursday, October 9, 2025 11:04 AM 
To: Knute Sandahl <Knute.Sandahl@doi.idaho.gov>; Mitch Kiester <mitch.kiester@phd3.idaho.gov>; 
'anthony.lee@phd3.idaho.gov' <anthony.lee@phd3.idaho.gov>; 'brandy.walker@centurylink.com' 
<brandy.walker@centurylink.com>; 'eingram@idahopower.com' <eingram@idahopower.com>; 
'easements@idahopower.com' <easements@idahopower.com>; 'arobins@idahopower.com' 
<arobins@idahopower.com>; 'jessica.mansell@intgas.com' <jessica.mansell@intgas.com>; 'monica.taylor@intgas.com' 
<monica.taylor@intgas.com>; 'Contract.Administration.Bid.Box@ziply.com' 
<Contract.Administration.Bid.Box@ziply.com>; Brian Crawforth <Brian.Crawforth@canyoncounty.id.gov>; Christine 
Wendelsdorf <Christine.Wendelsdorf@canyoncounty.id.gov>; Michael Stowell <mstowell@ccparamedics.com>; Dalia 
Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>; Lucy Ostyn <lucy.ostyn@canyoncounty.id.gov>; Tom Crosby 
<Tom.Crosby@canyoncounty.id.gov>; Code Enforcement <CodeEnforcement@canyoncounty.id.gov>; GIS and 
Addressing Division <GISAddressing@canyoncounty.id.gov>; BRO Admin <BRO.Admin@deq.idaho.gov> 
Subject: Agency Notice CR2022-0031 / Werhane 

CAUTION: This email originated outside the State of Idaho network. Verify links and attachments BEFORE you click or open, even 
if you recognize and/or trust the sender. Contact your agency service desk with any concerns. 

Dear Agencies, 

Please see the attached agency notice regarding the scheduled Board of County Commissioners’ hearing on this project. 
We had previously requested your agency provide comments for the noticed land use application and if any agency 
comments received, they were included in the Staff review. 

No response is required unless there is an update to your original comments. Written testimony is due by November 3, 
2025. If the comment deadline is on a weekend or holiday, it will move to close of business 5pm the next business day. 

Please direct your comments or questions to planner Michelle Barron at michelle.barron@canyoncounty.id.gov. 
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Thank you, 

Caitlin Ross 
Hearing Specialist 
Canyon County Development Services Department

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

Direct Line:  208-454-7463            

Email:  Caitlin.Ross@canyoncounty.id.gov

Website:  www.canyoncounty.id.gov

Development Services Department (DSD) 

Public office hours: 

Monday, Tuesday, Thursday and Friday 

8am – 5pm 

Wednesday 

1pm – 5pm 

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

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

From: Jolyn Thompson <jthompson@marsingcity.com>

Sent: Monday, November 3, 2025 12:51 PM

To: Michelle Barron

Subject: [External]  RE: Werhane CR2022-0031

Attachments: City of Marsing comments in regards to CR2022-0031 Werhane.pdf

Hello Ms. Barron, 

Please find the City of Marsing’s comments and concerns in the wriften lefter from Mayor Hayzen Corder aftached.  If 
you have any quesfions, please feel free to contact me at any fime.

Regards, 

Jolyn E. Thompson 
City Clerk-Treasurer 
City of Marsing 
jthompson@marsingcity.com
P O Box 125 
Marsing, ID  83639 
Office (208) 896-4122   Cell (208) 812-2073 
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Michelle Barron

From: Ciera Buhler <ciera.buhler@gmail.com>

Sent: Monday, November 3, 2025 10:14 AM

To: Michelle Barron

Subject: [External]  Werhane hearing 11/13/25

To whom it may concern, 

     I am a born and raised Caldwell (county) resident who grew up within 5 square miles of this very area. I remember 
when this area was farmed, I remember when 55 was made bigger and all the dirt that is now humped up on this 
property was placed there. I remember when cows were ran on the ground and that is the reason for the large tube 
under 55 for cows to get safely from one side to the other. I now as an adult farm with my father near by. My father who 
has farmed his whole life and dedicates his time to the Caldwell and Marsing communities as a volunteer firefighter has 
shared his fair share of stories to warn his kids what to be on the lookout for. Let me tell you the amount of wrecks he 
has attended at the corner of 55 and Marsing Road right there at the triangle is bad. The winter area is terrible, harvest 
season is really bad trying to get on 55. This area being right on a major trucking route for most companies makes traffic 
already bad. I have 1 teenage driver who has to get through that intersection in order to get to school and it is stressful 
knowing she is dealing with that. The amount of times myself pulling out onto 55 to enter marsing with a clear roadway 
just to find someone had come around the corner by Lizard Butte so fast that there was no one in site to them being 
right on my rear. I have helped with an accident a that intersection personally where someone thought they had enough 
time and space to get into the west bound lane and in fact they didn't because the east bound person was speeding and 
clipped their back end flipping the vehicle in the field on the north west side of the curve. She was going to 
homecoming! I have assisted with searching for a kid who wrecked near the bridge and was running from the police and 
ended up breaking his leg in the ditch at the top of the property in question having to hold this person down for 
paramedic to get him on the backboard. The Marsing bus barn had to redo the entire bus route because traffic had 
gotten bad enough they couldn't pick up the kids at the top of Churruca lane the way they had been because it was no 
longer safe for them to cross the road to get on the bus because so many people couldn't see the bus stopped and blew 
through at one point almost hitting a kid. Now that bus picks up on the side they live and it puts the bus in danger of 
being hit when someone doesn't pay attention to the bus being stopped. 

Long story short this corner and location has already been bad for years and year. Placing this into anything but 
agriculture would not be safe. Any added buildings, businesses (even if the entrance is off Marsing road) will increase 
the traffic flow and accidents. This area is Marsing rural fire and emt zone and they are on volunteer basis, most are 
farmers who give up precious farm time to help those in need adding more to their plates would be a negative thing to 
do. This land should be leveled out, and a proper irrigation system put in place and it could easily be farmed or pasture. I 
understand idaho is growing, but we dont need growth in every single agricultural area. I implore you to take public 
safety into account with this already bad and dangerous corner. The amount of vehicles (semis included) that blow the 
stop sign right there at the corner getting on 55 and the stop sign after you have come off 55 onto Marsing road is 
astronomical and is going to lead to more fatalities.  

Thank you for your time and attention.  

*please redact my email address as retaliation for speaking truth is a fear* 
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Michelle Barron

From: Gerri Smith <gesmith00@gmail.com>

Sent: Monday, November 3, 2025 12:51 PM

To: Michelle Barron

Subject: [External]  R33590012 R3359012C

Canyon County Commissioners 

I respectfully ask you to deny this request to rezone property. 

I agree totally with all of the comments made by Rob Sturgil.  We need to stop until a clear definition has been put into 
place in the 2030 Comprehensive Plan.  All points made by Mr. Sturgil are valid. 

In addition this area has only volunteer fire, Canyon Cotunty Paramedics and Sherrif all of which are stretched to the 
max. 

In our area, Sunnyslope, it is easy to verify the lack of services.  Canyon County Paramedics list every month for the 
public the number of calls they had no personnel available.  This will get worse rather  than better. 

We all know that corner and all along 55 is a danger zone.  Winter is even worse.   

Please follow the P and Z recommendations to deny. 

Sincerely, 

Gerri Smith 
22517 Bauman RD 
Wilder ID 83676 
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Michelle Barron

From: Elizabeth Allen <elizabeth@bristleconelanduseconsulting.com>

Sent: Friday, October 31, 2025 6:31 PM

To: Michelle Barron

Cc: William Werhane

Subject: [External]  Letter for BOCC

Attachments: Response Letter.pdf

Follow Up Flag: Follow up

Flag Status: Flagged

Hi Michelle,  

I have attached a letter we drafted for the BOCC to include in the record for the upcoming hearing. 

Thank you,  

Elizabeth Allen 
Owner/Principal Planner
Bristlecone Land Use Consulting
907-978-3439
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Date: October 31, 2025 

To: Board of County Commissioners 

From: William Werhane (Applicant) and Elizabeth Allen (Representative) 

Subject: CR2022-0031  

During the Planning and Zoning Commission public hearing process, our conditional rezone 

case (CR2022-0031) for parcel R33590012B, referred to as the Triangle parcel, experienced 

an unusual process. At the initial hearing, the Planning and Zoning Commission had a split 

vote and chose to continue the hearing until such date that Commissioner Sturgill, who was 

on vacation, would be available to break the tie vote. The continued hearing was held two 

months later. During those two months, Commissioner Sturgill reviewed the application, 

staff report, and associated documents, public hearing minutes, and listened to the public 

hearing recording. The continued public hearing was not open to public testimony; 

therefore, the applicant team was not given an opportunity to answer any questions or 

rebut the discussion. We are not requesting a reconsideration with the Planning and Zoning 

Commission, but would like to put our response to the items brought up during the 

continued hearing on the record.  

1. Point of Clarification

During the Planning and Zoning Commission deliberations on May 15, Commissioner Nevill

justified his vote to deny the Conditional Rezone (CR) request based on oral testimony.

Planning staff member Michelle Barron clarified at that time that no negative oral testimony

had been submitted into the record. Following this clarification, Commissioner Nevill

indicated that he would rely instead on comments made during commissioner

deliberations, specifically noting concerns that the CR could negatively affect the character,

appropriateness, and capability of the surrounding area.

However, testimony and exhibits presented during the public hearing demonstrated that 

recent and existing commercial activities are evident within the vicinity. Examples include 

the Churruca Garage, rental properties, commercial boat racing, and areas used for truck 

and material staging. These uses suggest that the site’s transition toward limited 

commercial activity is consistent with its surroundings. 

If statements made during commissioner deliberations—when the public hearing is closed 

and rebuttal is not permitted—are introduced as factual justification for a decision, would it 

be reasonable to provide an opportunity for the applicant to respond? We do not wish to 

return to the Planning and Zoning Commission and use the Board of County Commissioners’ 

public hearing as a chance to respond to the items brought up.   



2. Points of Observation 

A. Commissioner Discussion 

During deliberations, Commissioner Nevill’s questions to Planning and Zoning staff 

appeared to seek justification for maintaining Agricultural zoning rather than supporting 

the proposed Commercial (C-1) zoning. While the decision must rely upon the Findings of 

Fact and evidence in the record, the materials presented demonstrate that rezoning this 

parcel to C-1 is logical and reasonable. It is important to note that the Agritourism/Business 

designation identified in the 2030 Comprehensive Plan does not preclude compatible 

commercial development within designated transition areas. Policy 4.03.03 of the 

Comprehensive Plan states, “Recognize that each land use application is unique and that 

agricultural and non-agricultural uses may be compatible and co-exist in the same area and 

in the same instances may require conditions of approval to promote compatibility”.  

Evidence has been provided showing that the Triangle is not suitable for agriculture and has 

historically been used for commercial land use, in which it was compatible and co-existed 

with the surrounding area. Furthermore, based on thorough public outreach, we identified 

uses that the public found to be appropriate to develop on the Triangle that we have 

requested be incorporated into the conditions of approval.  

B. Tax Assessment Classification 

Contact with Canyon County Assessor’s Office (Attachment #1) confirmed that the parcel 

known as “The Triangle” is classified under Category 18 – Rural Other. This designation 

applies to land not used for homesites but rather recognized for development value—often 

applied to properties preparing for or suitable for future development (e.g., excavation, 

surveying, or utility installation). 

C. Comparative Property Assessment 

A review of tax assessment data illustrates the unique developmental recognition of the 

Triangle parcel: 

Property Category Acreage Total Assessed 

Value 

Assessed Value 

per Acre 

Adjacent 

Property 

01 – Irrigated 

Agriculture 

36.4 ac $64,940 $1,784/ac 

The Triangle 18 – Rural 

Other 

7.67 ac $184,080 $24,000/ac 

(Attachments #2 and #3) 

This comparison indicates that the Triangle parcel has been taxed at development value 

since 2007, reflecting its unique position as a property intended for eventual development. 

To address Chairman Sturgill’s stated concerns, the applicant confirms that no high-

intensity commercial uses, such as a Sizzler or Burger King, are proposed. 



Furthermore, per Applicable Law, Section 1(b): 

“The presiding party may establish conditions, stipulations, restrictions, or limitations that 

restrict and limit the use of the rezoned property to reduce potential damage, hazard, 

nuisance, or other detriment, and to ensure compatibility with neighboring land uses.” 

The record supports that the Triangle parcel already holds characteristics and recognition 

consistent with a developmental designation. Based on the testimony, exhibits, and tax 

records, rezoning to C-1 aligns with both the Comprehensive Plan and the parcel’s 

established developmental status. 

Attachments: 

1. Canyon County Assessor Classification – Category 18 Description

2. Adjacent Property Assessment Summary

3. Triangle Property Assessment Summary



Elizabeth Allen <elizabeth@bristleconelanduseconsulting.com>

Fwd: [External] The Triangle (0 HWY 55, #33590012B, 7.67acs)

Elizabeth Allen <elizabeth@bristleconelanduseconsulting.com> Thu, Oct 30, 2025 at 10:32 PM
Draft

From: Katrina Ponce <Katrina.Ponce@canyoncounty.id.gov>
Date: September 29, 2025 at 3:59:50 PM MDT
To: William Werhane <wmwerhanewys@gmail.com>
Subject: RE: [External]  The Triangle (0 HWY 55, #33590012B, 7.67acs)

Bill,

 

Hopefully I have answered all of your questions.

 

 

Katrina Ponce
Sr. Certified Appraiser

Canyon County Assessor’s Office

208-454-7264

 

 

 

From: William Werhane <wmwerhanewys@gmail.com>
Sent: Monday, September 29, 2025 12:38 PM
To: Katrina Ponce <Katrina.Ponce@canyoncounty.id.gov>
Subject: [External] The Triangle (0 HWY 55, #33590012B, 7.67acs)

 

To follow up on our phone conversation earlier this month, 2 sep '25:

First off, thank you for clearing up my initial question on the determination of assessed values.

Q1, What was considered in the 18 Rural - other Category and Description?  Category 18 is for other rural
land, in other words, it does not apply to homesites or land where a home would be built.  This category,
specifically for this parcel is a development value.  It is on properties scattered over the county that are
meant to be developed at a future date, or in the process of developing (i.e. excavation, surveying, utilities
being brought to the site, etc)

Q2, When was this Category and Description for The Triangle identified as 18 Rural - other? On our current
system, it has been in Category 18 since 2007.

Q3, Are there other properties near The Triangle classified as 18 Rural - other?  Where are they located? 
There are not currently properties that fall into the same category as this property nearby, as all of the
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properties proposing development nearby are currently in agricultural production, and receive the ag
exemption.

Q4, Are there C1 or C2 zoned properties near The Triangle?  Where are they located?  The closest
commercially zoned properties to this one are across the Snake River in Marsing. On our side of the river,
the closest would be The Orchard House and The Sunny Slope Market.

Q5, Is there a listing on the Canyon County website for the Category and Description of assessed value of
property? No, the description is explained in our state statutes on taxation.  You can look here:  Title 63 –
Idaho State Legislature. The Categories we use are dictated by the Idaho State Tax Commission, and are
used by all of the counties in the state.  The Tax Commission use these categories to determine equitability
in assessments. I recommend you check their website for more information.

Thanking you in advance,

Bill Werhane (208-861-7897) 
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THE TRIANGLE PARCEL LAND USES SECOND COMMUNITY POLL 
Summary Results / January 2025 
 
A second community poll was conducted from January 5 through February 5, 2025, seeking 
additional feedback on potential land uses to be developed on the TRIANGLE parcel. A total of 197 
responses were received. An online version of the poll was shared on the Marsing Community 
Awareness Facebook Page, and a paper version was distributed to businesses in Marsing and the 
Sunnyslope area.  

The poll included 17 land uses including Animal Hospital, Auction Establishment, Equipment 
Rentals, Farm Implement Sales/Services, Farm Supply Sales, Landscape Business, Ministorage 
and/or RV Storage, Retail Store, Personal Service Shops (salon, chiropractor, etc..), Business OVice, 
Bank, Small Hotel, Microbrewery, Restaurant, Telecommunication Facility, Vehicle Fueling Station 
with Convenience Store, and Vehicle Service Facility with an additional option of Other for uses that 
were not listed. Respondents were asked to select Preferred, Acceptable, or Least Preferred for each 
land use with a comment box for Other Options. The second question asked participants to list the 
top one to three uses from the uses they selected as Preferred. The final question asked respondents 
to share their thoughts regarding the future development of the Triangle parcel.  

Survey Results 

The following are the high-level takeaways from the survey. 

• A total of 197 responses were collected.  

• The top uses selected as preferred were Restaurant, Microbrewery, and Other; followed by 
Farm Supply Sales, Animal Hospital, Small Hotel, Bank, and Retail Store.  

• The top uses selected as least preferred were Ministorage and/or RV Storage, Auction 
Establishment, and Vehicle Service Facility.  

• Various other uses were identified under “other”, such as a park, visitor center, arcade, ax 
throwing, farmers market, meeting space, agriculture museum, seasonal uses, church, 
sports complex, daycare, garden or conservation area, rodeo grounds, post oVice, gym, food 
truck court, and more.  

• Consistent with the first community poll, most of the comments received supported 
developing a use/s on the Triangle parcel. Respondents wanted to see the site develop in a 
manner that complements the area's character.  

• As was identified in the first community poll, traVic was identified as a concern. TraVic 
mitigation measures would be addressed at the time of development 

The poll results are presented on the following pages. Each use had the option of preferred, 
acceptable, or least preferred/less acceptable. The percentage for each use is calculated from 
selecting the three options (i.e., Retail Preferred + Retail Acceptable + Retail Least Preferred = 100%).  
 
The community poll results are included on the following pages.   
 

 
 
 

mbarron
Text Box
Exhibit VII. b.
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Question 1. Please select preferred, acceptable, or least preferred for each land use.  
 

Preferred Acceptable Least Preferred 

Restaurant  47.7% Animal Hospital  49.2% Ministorage and/or RV 
Storage  84.3% 

Microbrewery 30.5% Farm Implement 
Sales/Services  43.7% Auction Establishment  74.1% 

Other  27.9% Farm Supply Sales  41.6% Vehicle Service Facility  73.6% 

Farm Supply Sales  26.9% Landscape Business  39.6% Telecommunication 
Facility  67.0% 

Animal Hospital  23.4% Personal Service Shops  36.0% Business OVice  65.5% 
Small Hotel  19.8% Retail Store  33.5% Small Hotel  60.4% 

Bank 16.8% Bank  33.0% Equipment Rentals  59.9% 

Retail Store 16.2% Equipment Rentals  33.0% Vehicle Fueling Station 
with Convenience Store  58.9% 

Vehicle Fueling 
Station with 
Convenience Store  

15.2% Business OVice  31.0% Landscape Business  54.3% 

Personal Service 
Shops  13.7% Restaurant  27.4% Other  52.8% 

Farm Implement 
Sales/Services 12.2% Microbrewery  27.4% Personal Service Shops 50.3% 

Telecommunication 
Facility  10.2% Vehicle Fueling Station 

with Convenience Store  25.9% Retail Store  50.3% 

Equipment Rentals  6.6% Vehicle Service Facility  25.9% Bank  50.3% 

Landscape 
Business  6.1% Telecommunication 

Facility  22.8% Farm Implement 
Sales/Services  44.2% 

Auction 
Establishment  4.6% Auction Establishment  21.3% Microbrewery  42.1% 

Business OVice  3.6% Small Hotel  19.8% Farm Supply Sales  31.5% 
Ministorage and/or 
RV Storage  3.0% Other  19.3% Animal Hospital  26.9% 

Vehicle Service 
Facility  0.5% Ministorage and/or RV 

Storage  12.7% Restaurant  24.9% 
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Other Options  
None 
It will ruin the area if a mini storage or another gas station is there!  
Cider barn like the Apple Barn in Gatlinburg TN 
Visitor Center with picnic area 
Historical information and viewing location 
Nothing 
Leave it empty. 
Arcade, ax throwing, something family fun 
Farmers market spot, local farm sales, small businesses 
Nice restaurant  
Field of flowers or animals 
Small group meeting space not to price out local use  
Large grocery store such as Winco  
Go kart track 
A playground for families 
A beautiful park with lots of trees and paths. Parking along one of the straight roads. An 
open area in the middle that can be rented out (think weddings, birthdays, etc) and also 
used as a farmer's market. 
Skate park 
Bus station 
Something seasonally Ag related such as the Canyon Gardens facility, Ag museum, 
winery, fruit stand, etc. that would fit the culture of the area and not cause great traffic 
impediments with cross traffic, etc.  
Hotel with restaurant  
Landscape it and dont build anything 
Could be turned into fruit stand area 
Turn this into a sports complex for the kids of marsing to practice and enjoy for years to 
come. Marsing thrives on our sports. That would really help the community. Businesses 
and gas stations set houses up near by to be robbed and cause other issues. 
Church 
Not sure 
Strip club or pot shop 
Daycare facility  
No suggestion but the form made me click it. It would be nice to have a pharmacy in 
town though.  
Native plant garden  
Recreational sports  
Wildland refuge/conservation district 
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Leave it. I feel putting anything in there will produce even more accidents and make that 
area worse for more accidents.  
Animal hospital, small hotel  
Plant nursery, retail prioritizing local/small businesses rather than commercial chain 
stores, landscaping business, or indoor recreation center 
Rodeo grounds  
Leave empty 
Not sure if this area is safe to develop due to traffic pattern and road access  
Doesnt provide adequate parking & traffic is an issue with this space. 
Doesnt provide adequate parking & traffic is an issue with this space. 
Grow native plants there and sell seeds, or do nothing  
Low traffic government office 
Park or event center 

Not sure what else but the list provided didn't get me very excited. A fruit stand or 
something ag centric 

No idea 
Grocery store 
This goes with microbrewery but a small wine tasting room would be nice too  

Please consider traffic flow entrance/ exit to any business can cause great confusion/ 
congestion and possible  
Traffic hazards 
Nothing  
Nothing, something that doesn't require More Buildings 
Del Taco! 
Create extra parking for the local events. July 3rd is a nightmare. We can't hold wine 
festivals because there isn't enough  parking. Make it have art installations and beautiful 
trees. Then our town will stand out 
,farm supply 
A business that would appreciate and utilize the beauty of this region and compliment 
this rural/ wine region while not creating a traffic nightmare on the curve. 
dog park walking path 
leave it as farm ground 
Post office 
Post office 
Dog park or skate park  
Gym 
Nothing. Plant wildflowers! 
Park 
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Literally anything but bringing more people this way! 
Housing - small single family homes. 
Farm supply  
Grocery store specifically. Much needed in the area. 
Reeducation camp for Californians 
I really think a small hotel would be beneficial to the area as there are many people 
touring the vineyards and distillery. 
Park 
You should put whatever is best for you, the landowner.  
Museum 
Tiny home/Small air bnb  
Fast food drive thru  
Food truck court 
Neighborhood Walmart or Other large grocery store 
Senior Apartments 

Community garden with 10 parking spots 
Senior apartments 
Grocery Store - Ridleys or Albertsons  
Not something that will bring a lot of constant traffic. Its a dangerous intersection 
Year-round farmers and craft market 
The property seems large enough for more than one business, eg bank and convenient / 
fuel store. Traffic pattern would have to be designed accordingly. Requires redesign now 
because of accidents that are occurring.  
Sports/Recreation Center 
A park with the river view and a clubhouse that ppl can rent for special events 
Pharmacy  
High-end rest stop with historical signage and views of the area  
RESTAURANT  
Food trucks 
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Question 2. Out of the uses you selected as "preferred," what would be your top one to 
three uses to develop on the TRIANGLE parcel. 

Bank 
Gas station, shops, salon 
Some business park to enhance the aesthetic promotion of the wine region.  
Restaurant or personal shops 
See above  
Farm Supply Sales 
None 
Boutique hotel or restaurant  
A cider house to show off our local orchard crops 
Visitor Center with picnic area  
Microbrewery WITH a small restaurant. 
Animal hospital or personal service shop 
Nothing  
Gas station, restaurant, microbrewery  
Microbrewery  
If you must build on it, make it something that isn't already available in the town of 
Marsing. We don't need another gas station on this end of town with the new Jackson's 
going in across from Family Dollar. We already have several auto shops. Add to the 
community, not the competition. 
A service for the community but not something high traffic 
Small hotel  
Microbrewery/restaurant 
Restaurant 
Retail store  
Anything small local farm stuff 
A nice sit down restaurant, something new for the area to give us more selection  
Fun spot Airbnb 
Anything Ag 
Cell tower 
Convenience store 
Restaurant, farm supply, bank  
Fuel station  
Large grocery store, restaurant, Micro brewery,  
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Restaurant, brewery, retail 
A recreational park 
Microbrewery 
Restaurant, Hotel, or storage facility  
I understand developing but I feel any retail space at all will fail here. 
Cell phone tower AT&T  
Restaurant, small hotel, or other 
Bank 
Farm Supply shop, animal hospital, landscaping company  
Animal hospital or small hotel 
Farm supply store 
The only 3 I have 

Animal hospital 
Other - ag museum explaining the history of the area, the River crossing here, history of 
the fruit ranches, area farming,etc. 
Something similar to the Bown House museum in Boise for all area schools. Second 
would be either a tasting room, winery, brewery, etc. 
Third might be a fancy River restaurant similar to what the Sandbar used to be, making 
use of the areas natural beauty. 
Hotel  
Retail/business 
Anything low traffic  
Microbrewery restaurant farm store 
Nothing. 
Farm supply 
Microbrewery, Personal service place, farm supply 
Anima hospital  
Marsing sports complex 
Small hotel 
Convenience store/ gas station 
Cell tower; equipment rental; mini storage  
Strip club 
Daycare, hotel, restaurant  
Gas station 
Gas station with easy access for boats and trailers to fuel up or a restaurant that would 
be open at night. Orchard house is great but closes early and isn‚Äôt open on Sunday.  
B&B / Motel 
Restaurant,  small hotel, micro brewery  
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Animal hospital 
Microbrewery  
Native plant garden, animal hospital, restaurant  
A hotel would be nice, recreational sports venue would be preferred  
Farm store 
Animal hospital 
Small Hotel 
Farm supply and equipment rental would be nice, but so would another option out here 
for eating/drinking 
Nothing, park, leave it  
Veterinarian  
Restaurant  
Microbrewery  
An animal hospital would be beneficial to the area as the closest one in Owyhee County 
Vet of which is not open as an emergency vet clinic. An emergency animal hospital 
would help Owyhee county residents along as those that are close from canyon county. 
Convenient store 
Restaurant, mircrobewery, gas station 
Na 
Family Restraint   
Restaurant 
Animal hospital or restaurant  
Sports complex  
Animal hospital 
Bank, microbrewery, restaurant  
Bank, microbrewery/restaurant,  animal hospital  
A restaurant would be the best! Or something farm related  
Animal hospital  
Equipment  service center  
1. Retail prioritizing LOCAL/small businesses 
2. Plant nursery/Landscape Business  
3. Family restaurant  
Brewery  
Small animal hospital, there isn‚Äôt one in Marsing and if there is an emergency 
homedale is the closest and still a 15+ minute drive and hardly does emergency calls. It 
would be good to have one closer to town and help the elderly not take too far a drive 
Leave it alone 
No development there survey safety but restaurant if it must be denoted  
Restaurant or microbrewery  
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Cell tower 
Cell tower 
Animal Hospital 
Restaurant  
Grow native plants 
Restaurant  
1. Farm Supply Sale 
2. Restaurant 
3. Animal Hospital 
Animal hospital  
Restaurant 
Restaurant or brewery 
Cell tower or auction - something in keeping with the agricultural dynamic of the region. 
Animal Hospital or restaurant  
We need more places to buy farm supplies.  
 personal shops , restaurant, bank 
Farm supply store, bank 
Something very heavily affiliated with ag and fruit production 
Equipment rental 
I worry about the road development and traffic. It is already a dangerous intersection at 
both ends.  
Other (grocery store), retail store, restaurant  
Landscape  
Restaurant, shops 
Hotel 
Animal hospital, landscape business, restaurant  
1. animal Hospital 2. Restaurant 3. Microbrewery or wine tasting  
Farm 
Animal hospital or farm supply I noticed 2 of your options would allow me to mark them 
as not preferred? Is this intentional? Landscaping and Vehicle services Business  
Bank 
Leave empty  
Animal hospital, restaurant and fuel place 
Whatever includes the least Infastructure and least traffic 
Animal Hospital, Del Taco, Retail store 
My other,  hotel, bank 
Animal hospital for cattle and horses 
Telecommunications  
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Restaurant, retail, farm supply 
Bank 
Auction, farm supply, micro brewery  
Winery, restaurant, farm store 
Small hotel, microbrewery, Restaurant 
Animal hospital, farm implement sales, farm supply sales 
Brewery/Restraunt, Gas station, shops  
Bank, retail, personal services 
Bank, retail, personal services 
Farm store, vet clinic or restaurant 
Something to help our farming community  
Cell tower ,Animal hospital ,equipment rentals, 
Animal hospital  
The three selected  
Microbrewery 
Flowers 
Park 
Storage, rentals, animal hospital  
Housing 
Bank, small hotel, personal service shops 
Auction or farm supplies  
or restaurant 
Landscaping  
Restaurant  
Personal Service Shops, Restaurants, or Microbrewery  
Microbrewery. restaurant, grocery store 
More apartments why not 
Farm supply or landscaping 
Cafe with decent breakfast 
Park 
Retail, convenience store/fueling station, personal services  
Retail 
brewery and restaurant 
Brewery/taphouse 
Fast food, microbrewery, hotel 
Micro brewery 
Grocery store 
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Restaurant, SMALL hotel, shop 
Senior Apartments 
Senior apartments 
#1 Grocery Store, #2 Restaurants ##3 Farm Supply D&B or Tractor Supply or Valley Wide 
Cell Tower 
Restaurant, farm supply 
Cell tower 
Restaurant, grocery store  
Retail store 
Gas station 
Small hotel  
Small motel/hotel 
Microbrewery with restaurant, farmers/craft market, then restaurant  
Service station/convenient store, bank, vet hospital/ farm store.  
Retail Store, Small Hotel, Restaurant  
Fuelling station  
animal hospital, farm equipment/rental, microbrewery/cafe 
Farm supply, restaurant,  business office 
Pharmacy  
Restaurant (not fast food), personal services, bank 
Microbrewery 
Gas station 
Restaurant, retail store, fuel station  
Animal hospital,  farm supply ,tractor supply  
Marsing could use some more restaurant food options, farming feed stores are always 
great in this area. 
I didn't "prefer" any of the choices 
A landscaping business would be most acceptable. 
Vet. 

Restaurant, microbrewery, retail 
RESTAURANT  
Convenience store, animal hospital, restaurant 
Small motel, bank, food trucks 
Bank, small motel, restaurant 
Restaurant, bank, personal service shops 
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Question 3. Please share your thoughts regarding future development on the TRIANGLE parcel. 

Please no Cell/communication towers 
Elevate and create, preserve the farming around here.  
I think that the pice of land just needs to be left alone we dont need anymore 
development  
I don't want anything there with high traffic.  That corner is very dangerous, especially 
during foggy and icy times.  Having additional traffic in and out of there will only make the 
situation worse for those of us in Marsing and on The Slope 
Visitor Center could also sell locally made goods 
I think it would be great. Good luck with your rental neighbor behind you. She seems to 
think she owns the public road.  
Safe entrance and exit for traffic to avoid more accidents.  
Nothing  
Microbrewery would fit with all the winery traffic 
The intersection there can already be dangerous, increased traffic on that location is 
going to be a nightmare. 
Thank you for asking the public our opinion 
The community needs growth, Im excited for this change 
We don't need another fuel stop/ convenient store 
Something appealing to all !! 
Something to help our community but not necessarily bring more traffic.   Something we 
don't have to go to town for.  
Not tourism related 
The flow of traffic and visibility is a major concern regardless of the type of business that  
goes in. The blind corner coming from HWY to Marsing is extremely concerning as is.  
Development is unwanted 
Many odd corners within the valley have businesses that fail over and over. I think 
utilizing the space with something that is very neutral will be a better option. A park 
would be a great option. You could have parking along one of the straight roads and then 
an open space in the center for events. I think it would work great for a farmers market 
during the spring, summer and fall. It could host weddings, birthday parties, and other 
special events. The view of the river is gorgeous from here as well. 
A park would be a great place  
Excited for growth in Marsing! 
No apartments 
Having lived out here for 22 years, Id love to maintain the beauty of the area but provide 
the smaller community conciencia without having to travel into the bigger cities.  
Animal Hospital or Small Hotel 
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Might as well do something with it and use it.  
I would hate to see more traffic trying to cross the bridge 
This is a very dangerous traffic corner. It needs something that will not impede the flow of 
traffic or cause slowing while waiting for numerous people to turn into a business, 
especially with it being a major truck route. Convenience stores, year round businesses, 
etc. are a very poor fit for this area due to traffic flow and speed. 
Hotel  
I just dont want it to be ugly 
Traffic getting in and out right there will be a mess and its the first look coming into 
marsing. We are a small town.  
Id prefer to keep it ag based  
I think personally there is already too much development and people are buying land just 
to sell to make money and take farm land. Idaho is dying.  
There are already a lot of traffic accidents at these intersections. 
Grow crops 
Something to keep the nice calm community but also give residents of the area more to 
look forward to when having family over or when they start a family  
I think it is sad but it is what it is. I hope it doesnt ruin the nice view as you drive into town.  
Id rather see it be a landscaped‚ entrance to wine region 
Stop developing rural counties Jesus! 
It would be best suited to serve existing residents and not further populating the area.  It 
is important to keep sunny slopes existing beuty intact 
Should definitely use it in a way to bring people in. 
I think we should not put anything on that plot as I think we will be seeing a disruption in 
traffic and future wrecks 
A small hotel would be nice for families that come to visit in the holidays because then 
we dont have to drive all the way to Caldwell or Nampa or even Boise for our families that 
dont live done here. It would be nice to have a hotel in a small town! 
Leave it or a park  

Traffic is a great concern.  
A brewery with a restaurant would be great   
Do something  
Na 
Usable for the community, not clutter  
Not just anything but something our region is missing AND wont be an eyesore.  Auction 
house means crap all over laying around.  Storage facility is a controlled area for extra 
crap all around.   
My only concern would be reduced visibility when pulling out onto the highway so just be 
mindful of that when developing that area  
I think it will be good if its something that will benefit the community  
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I understand that development is inevitable. Id love for the Marsing area to stay true to 
their agricultural roots and family traditions. We drive past the Triangle parcel several 
times a day. My parents live off of Lizard Butte Lane, the new road just opposite Churruca 
Ln. I think any type of development in that area should 1) add value and benefit to the 
local residents, 2) respect the agricultural community, and 3) encourage positive 
economic growth in our area.  
Marsing is a small close knit town that does not want to see a lot of expansions and bring 
in more foot traffic. Farm equipment and or an animal hospital would be useful to the 
community to help it grow in itself without causing too much change. Our neighboring 
towns are already facing new developments that are taking away our fields for housing or 
convenience stores. We have our convenience store and our gas stations and dont need 
to add more to the mix 
Save this town!! 
Traffic safety study needed snd community meeting  
Service industry preferred  
Limited space for parking & traffic is an issue with this triangle parcel. 
Limited space for parking & traffic is an issue with this triangle parcel. 
The food choices in this area are horrible would love a good sit down restaurant in this 
area  
I'm tired of every little piece of land getting developed. We are quickly losing what makes 
our area so beautiful and special.  Also that's a terrible location to increase traffic. There 
are already lots of accidents there 
Due to the angles of the roads high traffic business will cause hazards 
It's a good idea 
I prefer it to be farmland or something that will not cause more traffic issues there. With 
the winter weather that is always a dangerous location.  
developing this parcel would increase the beauty of the town.  
I would prefer that the Triangle parcel be turned into something beneficial for the 
economy of the town that could attract travelers as they pass through Marsing rather 
than a small niche business that only a few people may use  
Do your best 
My Concerns are with traffic congestion and the infrastructure supporting that area 
.services like Fire/ Emt and police will be my  concerns as well as the effects ot may have 
on our water fowl and other wildlife and migrating birds turtles frogs etc. 
That is such a dangerous area. Anything that is put there needs to have plenty of visual 
clearance in all directions.  
Leave it as it is. 
 
More infrastructure, more development, more traffic, worse for everyone 
Keep it small town and not something that's gonna be an eyesore in a few years 
You really need to put in a light. That cross over is dangerous  
Would put housing there water table is too high 
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Its not enough to accommodate most of these suggestions.  
Restaurant  
Traffic is a huge concern along with keeping the rural aesthetic appearance and 
community atmosphere. 
Traveling East the majority of traffic is heading to I-84 or Caldwell or S Nampa, 2 routes. I 
believe the TRIANGLE parcel offer a destination ethically pleasing stop.  
Access should be off of Churruca Lane not highway 55.  Whatever is allowed there 
should represent the agriculture community. 
It will NEED traffic management planning if it‚Äôs going to be busy - that is a busy hard to 
see corner especially in an icy hill in the fog 
I am happy to see it's development 
Do we really need more buildings, Marsing is growing already as it is so we need really 
need more. 
It would be nice if it can be useful for the community. 
Keep consistent with local land uses. It is a prominent location so keep it attractive. 
That's not a safe intersection for car to merge onto 55. Should not add visual 
obstructions.  
Like I said above... Leave it how it is or do whatever will bring in the absolute MINIMAL 
amount of people this way.  
Any development is good. Single family housing would be top choice. 
I would love to see it developed and useful  

I think the woman living next to it will try scaring people off. 
We need something to emphasize small town and the beautiful country we have. 
This is stupid 
I would hope no banks or storage facilities go up in that spot. It's such a beautiful rural 
area. It needs to be appreciated truly 
Too unsecured for a bank 
As a land owner in Owyhee County, I understand your wanting to make people happy, 
but I also understand that some people are going to hate your decision, no matter what. I 
support whatever decision you make.  
To keep the beauty of the sunnyslope area and its focus of wine region, the triangle ought 
to reflect the same. Equipment rental, auction, trailer park or automotive repair brings a 
cluttered look that detracts from the beauty of the area. Small container air bnb’s or a 
brewery/taphouse/restaurant might bring more patrons to Marsing near the boat launch 
and park while enjoying the wineries. Whatever  ends up here should blend in with the 
agricultural beauty of the Sunnyslope and the early to bed hours of the local farming 
lifestyle as the wineries do.  
It's a good idea  
Should not be an eyesore as the entrance to Marsing/Owyhee County. 
We are lacking in grocery stores, restaurants, gas stations etc.  
Prefer to leave it as is 
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Senior apartments 
I think a grocery store is the biggest need. The only options available are the M&W Mart or 
to drive to either Homedale or all the way in to Caldwell or Nampa. It would benefit not 
just the Marsing community but also everyone on the Caldwell side. This would also 
come with a pharmacy typically, which is also a big need in the area.  
As long as the access to whatever business is from Churruca Lane. 
Driver safety need 
A microbrewery, restaurant, or farmers market would be great in that location; however, 
the speed should be reduced on HWY55 to decrease the risk for speed related accidents 
on the curve. 
A good plan is required as location is the gateway to Idahos premier wine region and 
(heading south) to the Owyhee Mountains 
I think it would be a good idea to add a Marsing Sports/Recreation Center, where youth 
and adults could go to practice sports, get in a workout, swim, or just hang out, without 
having to drive into town.  
No drive through fast food; I prefer to keep it empty, turn it into a park of sorts 
Thank you for seeking input from the community.  Since Marsing is a small town, it would 
be nice to gain useful establishments for the community but also keep the small town 
feel.  In other words, I would prefer not to have a large retail store or fast food 
restaurants.   
Concerns regarding infrastructure. Emergency services, traffic concerns  , effect on 
wildlife migratory birds. 
Traffic is always a concern in that area.  
Can still b used for viewing fireworks 
I would love to see more dining out options in the area! 
Thank you for considering the wishes of us residents! Much appreciated! 
RESTAURANT  
Prime real estate. Absolutely no reason to leave it vacant, as many great uses for it.  
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History of the Site

• WWII POW Camp was located adjacent to 
the site

• Marsing Bridge rebuilt in 1955

• Churruca Lane gas and service station 
operated 

• Marsing Bridge rebuilt in 2020

• Churruca Lane abandoned by ITD

• Roadway improvements leaving excess fill 
on the site 



The Triangle Parcel 
- Vacant with a hill of fill dirt



Assessor Data
Taxing Category: <18 Rural other  

- "Category 18 is for other rural land, in other words, it does not 
apply to homesites or land where a home would be built.  This 
category specifically for this parcel is a development value.  It is 
on properties scattered over the County that are meant to be 
developed at a future date, or in the process of developing, (i.e. 
excavation, surveying, utilities being into site, etc.)".

- .



The Triangle Parcel 
- Zones considered: residential, industrial, agriculture, and 

commercial
- Residential? The surrounding roadways and the shape of the parcel are 

not conducive for residential uses. Residential was not identified as a 
desirable use. 

- Industrial? Site is suitable for industrial uses but does not have nearby 
resources that industrial users like and was not identified as a desirable 
use.

- Agriculture? Could be leased to a farmer but the fill dirt would need to be 
removed. 

- Commercial? It is the most realistic and logical choice and has a history 
of commercial use. Commercial uses were identified as desirable.



Public Outreach

• Two community polls

• Four open houses at Marsing 
City Hall

• A combined total of 355 
responses received



Community Poll 1 – November 1 – 30, 2023
158 responses received

Top 3 Preferred Uses

Restaurant

Microbrewery

Animal Hospital

Top 3 Least Preferred Use

Personal Service Shops

Farm Supply Sales

Ministorage



Community Poll 2 – January 5 – February 5, 2025

Preferred Use

Restaurant

Microbrewery

Other

Least Preferred Use

Ministorage

Auction Establishment

Vehicle Service Facility

197 responses 



Vision

Thoughtfully develop the Triangle parcel with a use/s 
that provides an amenity or service for residents and 
visitors. The Triangle will be developed in a manner 

that blends in with the farming character and honors 
the area's history while ensuring that the use of the 

property will not become a detriment to public 
health, safety, and welfare.



Development Agreement Conditions 

• Conditional Rezone to C-1
• Uses limited to Restaurant, Microbrewery/Tasting Room, Animal Hospital, Farm 

Supply Sales, Farm Implement Sales/Service, Financial Institution, and Retail. 
• “Incorporate a historical theme into their project, to be developed and designed by the 

developer.” The theme can be a specific orientation such as Lizard Butte, Oregon Trail, 
POW Internment Camp, Snake River Corridor, Agricultural significance of the area (soil, 
irrigation, seed production, wine production), or an overview of all aspects of the region. 
To sustain the historical significance, future development would include a specific display 
or commentary. The display would include an outside plaque or signage pertaining to the 
subject, along with interior pictures and displays. For example, if a Microbrewery is 
planned, an obvious IPA could be LIZARD BUTTE IPA with a label designed with a drawing 
of Lizard Butte and a description of the feature. This would segue into demonstrating the 
geographical significance of Lizard Butte during the mid-1800s. 



Thank you for your time and consideration!
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