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BOCC Hearing: August 6, 2026  

PLANNING DIVISION ADDENDUM 
 

CASE NUMBER: SD2023-0012 
 

APPLICANT/REPRESENTATIVE:  Treasure Valley Planning 
PROPERTY OWNER: Chris & Mary Jaggers/Avery Family Revocable Trust 
 

APPLICATION: Preliminary Plat – Bow-Tie Estates Subdivision: Two residential 
lots 

 

LOCATION: 25744 Kingsbury Lane, Middleton 
 Parcels R37468012A and R37468012A1 
 

ANALYST: Dan Lister, Principal Planner 
 

P&Z RECOMMENDATION:  Approval   
 

SUMMARY:   
The applicant requests approval of the Bow-Tie Estates Subdivision preliminary plat consisting of two 
residential lots on Parcels R37468012A and R37468012A1. The request includes a waiver of the City of 
Star subdivision improvements.  
 

The Planning & Zoning Commission heard the case at a public hearing held on June 4, 2026. After 
deliberation, the Planning & Zoning Commission recommended approval of the request with 
recommended conditions of approval (Exhibits 1 & 2).  
 

The Staff report packet dated June 4, 2026, and all supporting material are contained in Exhibit 3. Any 
additional comments or additional materials received on or before the comment deadline can be found 
in Exhibit 4. A draft version of the Board’s Findings of Fact, Conclusions of Law & Order (FCO) may be 
found in Exhibit 5.  

 Idaho Power provided comments identifying easements that will need to either be depicted on the 
plat or vacated before final plat signature (Exhibit 4.a). The request has been added as a condition of 
approval. 

 

EXHIBITS:  
1. Planning & Zoning Commission FCOs 
2. Planning & Zoning Commission Minutes 
3. Staff Report Packet Dated June 4, 2026 
4. Comments/Materials Received by July 27, 2026 

a. Idaho Power, email dated July 6, 2026 
5. Draft FCOs 



 

 

 

 

 

 

 

 

 

 

 

EXHIBIT 1 

Planning & Zoning Commission FCOs 
-  

Board of County Commissioners 

Case# SD2023-0012 

Hearing Date: August 6, 2026 
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EXHIBIT 2 

Planning & Zoning Commission Minutes 
- 

Board of County Commissioners 

Case# SD2023-0012 

Hearing Date: August 6, 2026 
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EXHIBIT 3 

Staff Report Packet Dated June 4, 2026 

- 

Board of County Commissioners 

Case# SD2023-0012 

Hearing Date: August 6, 2026 

 



Planning and Zoning Commission 
Hearing Date: June 4, 2026 
Canyon County Development Services Department 
 

Case #: SD2023-0012 – Bow-Tie Estates  
Hearing Date: June 4, 2026 Page 1 of 7 

PLANNING DIVISION STAFF REPORT 
 

CASE NUMBER: SD2023-0012 
 

APPLICANT/REPRESENTATIVE:  Treasure Valley Planning 
PROPERTY OWNER: Chris & Mary Jaggers 
 

APPLICATION: Preliminary Plat – Bow-Tie Estates Subdivision: Two 
residential lots 

 

LOCATION: 25744 Kingsbury Lane, Middleton 
 Parcels R37468012A1 and R37468012A2 
 

PLANNER: Dan Lister, Planning Supervisor 
 

STAFF RECOMMENDATION: Approval 

REQUEST:  
The applicant, Tresure Valley Planning, representing Jaggers Family Revocable Trust and Avery Family 
Revocable Trust, requests approval of the Bow-Tie Estates Subdivision preliminary plat consisting of two 
residential lots on Parcels R37468012A1 and R37468012A2. The request includes a waiver of City of 
Star subdivision improvements. The subject properties, approximately 10.9 acres, are located at 25744 
Kingsbury Lane, Middleton, also referenced as a portion of the NW quarter of Section 26, T5N, R2W, 
BM, Canyon County, Idaho. See Exhibit A for details. 

A final plat was submitted concurrently (SD2023-0013). Due to the parcel being located in a floodplain, 
the request cannot be processed as a short plat (CCCO §07-17-17). Therefore, the final plat will be 
reviewed following the approval of the preliminary plat. 

PARCEL INFORMATION REPORT: See Exhibit B.1 for information 
 

APPLICABLE CODE: 
The following laws and ordinances apply to this decision: Canyon County Code of Ordinances (CCCO) 
§01-17 (Land Use/Land Division Hearing Procedures), CCCO §07-05 (Notice, Hearing and Appeal 
Procedures), CCCO §07-17-09 (Preliminary Plat Criteria); Idaho Code §67-6513; and CCCO §09-19-12 
(Star Area of City Impact Agreement). 
 

BACKGROUND: 
The subject parcels were rezoned to “CR-R-R” (Conditional Rezone – Rural Residential) on May 8, 2025, 
subject to conditions of a development agreement (RZ2023-0003/ Development Agreement (DA) No. 25-
172, Exhibit B.3). The conditions are as follows: 

EXHIBIT 3

EXHIBIT 3



Page 2 of 7 

 

HEARING CRITERIA: 

Table 1. Preliminary Plat Standards of Evaluation – CCCO §07-17-09  

 County Ordinance and Review 
Criteria 

Met? 
Code 

Section 
Criteria 

Yes 1 

Application: The applicant shall file with DSD a copy of the completed subdivision 
application form as prescribed by the director and a copy of the preliminary plat with 
data as required in this section, including, but not limited to, preliminary irrigation plans, 
the availability of irrigation water to the property, and a preliminary drainage plan. All 
applicable fees shall be paid at this time. 

Analysis 

On April 28, 2023, the applicant submitted a preliminary plat application, concurrently with a conditional 
rezone (RZ2023-0003) and final plat (SD2023-0013). The last revision to the preliminary plat was 
submitted on April 2, 2026. Preliminary plat summary and consistency review per CCCO §07-17-09(1)A 
through F were completed (See Exhibit B.4 for details): 

Summary of Review – Bow-Tie Estates Subdivision: 
 Total Acreage: 10.97 acres (10.17 acres after dedication). 

 Total Number of Lots: Two (2) residential lots.  

 Zoning: “CR-R-R” (Condition Rezone – Rural Residential, two-acre average minimum lot size). The 
zone was approved in 2025, subject to a development agreement (RZ2023-0003/DA No. 25-172 
(Exhibit B.3). 

 Roads/Access: Lot 1 will continue to utilize the Kingsbury open, unmaintained, right-of- way. Lot 2 has 
frontage from Edna Lane, a public road. 

o Highway District #4 (HD4) will require a 50’ right-of-way (ROW) dedication along Kingsbury 
Road and a license agreement for use of the Kingsbury ROW. HD4 recommends approval of the 
preliminary plat. The comment letter requires final plat revisions. See Condition 3. 

 A 38.5 ROW variance was approved to ensure the existing garage on Lot 1 meets setbacks 
(Exhibit A.8). 

o Idaho Transportation Department (ITD) has no concerns and finds the request does not meet the 
threshold to require an impact study (Exhibit C.5). 

 Area of City Impact:  The City of Star finds the request meets the city’s future land use map in its 
comprehensive plan. The city waives city subdivision standards and improvements (Exhibit C.1). 

 Water/ Sewage Disposal:  Lot 2 will require a domestic well and individual septic system (Plat Notes 6 
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& 7).  Lot 1 has a well and septic system (Exhibits A.2 & A.6). 

 Irrigation: Irrigation water will be provided to all lots through a pressurized irrigation delivery system 
(Exhibit A.2, Plate Note #3). The existing irrigation pump from Willow Creek is located in an 
easement on Lot 2. The irrigation line is located near the east and south property boundary of Lot 2 and 
terminates at Lot 1 via an easement. The property has surface water rights (45.5%) from Black Canyon 
Irrigation District (Exhibit A.4). See Irrigation Narrative in Exhibit B.4a). 

 Drainage: Stormwater runoff shall be retained onsite (Plat note #15, Exhibit A.2). The Homeowner’s 
Association, underlying property owner, or adjacent property owner is responsible for all storm 
drainage facilities outside the public right-of-way, including all routine and heavy maintenance (Plat 
Note #8). The Site Runoff Plat (Exhibit A.5) demonstrates runoff flows east to west into 12” 
drainpipes. 

 Hillside Development: Plat Note #14 states no development is allowed in areas with slopes greater than 
15%, as identified as the “non-buildable” areas on this plat (Exhibit A.2). 
o Access to Lot 2 appears to have been constructed after the submittal of SD2023-0012 on slopes 

15% or greater (Exhibit B.5) and encroaching into a Black Canyon Irrigation District (BCID) 
easement (Exhibit C.4). BCID requires a user agreement; see condition 4a. An as-built grading and 
drainage plan prepared by a licensed engineer shall be submitted demonstrating consistency per 
CCCO §07-17-33(1)C.2, D, and E. See condition 1a. 

 Floodplain: The subject property is located in an “A” Zone (Floodplain without Base Flood Elevation 
(BFE) data). A BFE study was submitted and reviewed by the DSD Engineering Division and was 
approved (Exhibit B.6). See Condition 11. 

Criteria 
Met? 2 

Acknowledgment: Upon receipt of the application, preliminary plat, and applicable fees, 
DSD shall acknowledge, sign, and date the application and deem it accepted. 

Yes 

Analysis 
On April 28, 2023, the applicant submitted a preliminary plat application, concurrently with a conditional 
rezone (RZ2023-0003) and final plat (SD2023-0013). See Exhibit A 

Criteria 
Met? 

3 

Agency Review: A:  The DSD shall transmit one copy of the preliminary plat to county 
departments and any such other agencies that may have jurisdiction or an interest in the 
proposed subdivision for their review and recommendation. B. If no written reply is 
received from any of the various departments or interested agencies within thirty (30) 
calendar days from the date of notification, approval of the preliminary plat by such 
department or agency will be considered to be granted.  

Yes 

Analysis 

A. Affected agencies were notified on June 20, 2025 (courtesy notice) and April 30, 2026 (hearing notice). 
The following agency comments were received: 

1. DSD Engineering Division (Exhibit B.6): 
 The BFE study complies with FEMA guidance for Zone A analysis and Canyon County 

floodplain requirements. The hydrologic and hydraulic methods used, including contour 
interpolation and the HEC-RAS step-backwater model, provide a defensible regulatory BFE 
suitable for use in floodplain permitting and final plat documentation (DP2025-0040). See 
Condition 11. 

2. Idaho Transportation Department - ITD (Exhibit C.5): 
 ITD has no concerns and finds the request does not meet the threshold to require an impact 

study. 

3. DSD GIS (Exhibit C.6): 
 Subdivision name meets Idaho Code §50-1307 (No duplication/similar-sounding names). 

4. Southwest District Health - SWDH (Exhibit C.2): 

EXHIBIT 3
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 SWDH does not have any concerns. The SER (Subdivision Engineering Report) is approved 
(Exhibit A.7). A nutrient pathogen study is not required. See Condition 5. 

5. City of Star (Exhibit C.1): 
 Correspondence from the City of Star finds the request meets the city’s future land use map in 

their comprehensive plan. The city waives city subdivision standards and improvements. See 
Condition 9. 

6. Black Canyon Irrigation District (Exhibit C.4): 
 The applicant has not submitted a review application. Willow Creek Wasteway along the north 

boundary has a historical 50- foot easement (25-feet from centerline). The C-Line Canal East is 
located on the southern property boundary with a historical 100-foot easement (50-feet from 
centerline). See survey provided by applicant, Exhibit B.4a. In February 2023, the District 
approved the water transfer split between Parcels R37468012A and A1(one acre to Parcel 
R37468012A and four acres of water to Parcel R37468012A1). Access created from Edna Lane 
(Lot 2) encroaches into the district’s easement, which needs a user agreement. See Condition 4. 

7. Highway District #4 (Exhibit C.3): 
 Highway District #4 (HD4) will require a 50’ right-of-way (ROW) dedication along Kingsbury 

Road and a license agreement for use of the Kingsbury ROW. HD4 recommends approval of 
the preliminary plat. The comment letter requires final plat revisions. See Condition 3.  

 A 38.5 ROW variance was approved to ensure the existing garage on Lot 1 meets setbacks 
(Exhibit A.8). 

8. Idaho Department of Environmental Quality (Exhibit C.7):  
 The letter from DEQ is informational, not project-specific. 

Table 2. Commission Review – CCCO §07-17-09(4)  

Commission Review: A. The commission or hearing examiner shall hold a noticed public hearing on the preliminary 
plat. The hearing body shall recommend that the board approve, approve conditionally, modify, or deny the 
preliminary plat. The reasons for such action will be shown in the commission's minutes. The reasons for the action 
taken shall specify: 

 County Ordinance and Review 
Criteria 

Met? 
Code 

Section 
Criteria 

Yes 1 The ordinance and standards used in evaluating the application. 

Analysis 

A. Idaho Code Section 67-6513 (Subdivisions), 
B. Idaho Code Sections 50-1301 through 50-1329 (Platting), 
C. Idaho Code Section 22-4503 (Right-to-Farm Act, Plat note #2, Exhibit A.2), 
D. Idaho Code, Sections 31-3805 & 42-111 (Irrigation); and 
E. Canyon County Zoning Ordinance, Chapter 7, Article 17 (Subdivision Regulations). 

Criteria 
Met? 2 

Recommendations for conditions of approval that would minimize adverse conditions, if 
any. 

Yes 

Analysis 

Should the Commission approve the request, staff recommends the following conditions be attached: 

1) All subdivision improvements (public roads, shared access, irrigation, and drainage swales/basins) and 
amenities shall be bonded or completed prior to the Board of County Commissioners’ signature on the 
final plat. 

a. Regarding the access on Lot 2, an as-built grading and drainage plan prepared by a licensed 
engineer shall be submitted demonstrating consistency per CCCO §07-17-33(1)C.2, D, and E.  

2) Finish grades at subdivision boundaries shall match existing finish grades. Runoff shall be maintained 
on subdivision property unless otherwise approved. 
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3) Development shall comply with the requirements of the local highway district (Exhibits C.3 & A.8). 
Evidence of compliance shall be the highway district’s signature on the final plat. 

4) Development shall comply with irrigation district requirements and agreements (Exhibit C.4). 
Evidence shall include written correspondence from the irrigation district approving the final plat 
before the Board of County Commissioners’ signature on the final plat. 

a. Regarding the access to Lot 2, a user agreement must be approved by the irrigation district to allow 
access to encroach into the district’s easement. 

5) Development shall comply with Southwest District Health requirements (Exhibit C.2). Evidence of 
compliance shall be the Southwest District Health signature on the final plat. 

6) Development shall comply with Fire District requirements. Evidence shall include written 
correspondence from the fire district approving the final plat before the Board of County 
Commissioners’ signature on the final plat. 

7) The recorded development agreement (Exhibit B.3), which includes restrictions on secondary 
dwellings, shall be noted as a plat note on the final plat. 

8) The shared irrigation line/delivery system must include a recorded water user’s maintenance agreement. 
The agreement with the instrument number shall be added as a plat note on the final plat.  

9) Per CCCO 09-19-09(5): For subdivisions and planned unit developments applied for in the Star area of 
city impact, Canyon County will require, on the face of each final plat, a certification line for execution 
by the City of Star engineer attesting to the plat's conformance with the city standards set forth above. 
Also, Canyon County will not sign a final plat or authorize the plat to be recorded prior to the city 
engineer's signing the plat. 

10) The final plat shall highlight areas where slopes over 15% exist and note that residential development is 
prohibited in the highlighted area. 

11) Applicable floodplain development approval conditions per DP2025-0040 shall be met prior to final 
plat signing (Exhibit B.6). 

Criteria 
Met? 3 The reasons for recommending the approval, conditional approval, modification, or denial. 
Yes 

 Analysis See Table 1 and Table 2 – Criteria 1 & 2 
Criteria 

Met? 4 
If denied, the actions, if any, that the applicant could take to gain approval of the proposed 
subdivision. 

- 
Analysis N/A 

Table 3. Area of City Impact - Star 

 County Ordinance and Review 

Criteria 
Met? 

Code 
Section 

Criteria 

Yes  09-19-12 

The following procedures shall be adhered to in processing applications within the Star 
area of city impact: (2) Subdivisions, Planned Unit Developments And Rezones: 
Applications for subdivisions, planned unit developments, and rezones within the Star 
area of city impact shall occur as a result of a request for annexation to Star; however, 
Canyon County may consider such applications in those exceptions where annexation is 
not approved by Star or where the parcel on which such application is filed is not 
contiguous to the Star, and therefore cannot be annexed. 
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Analysis 

Area of City Impact: 
The City of Star was noticed on June 20, 2025, and April 30, 2026. Correspondence from the City of Star 
finds the request meets the city’s future land use map in their comprehensive plan. The city waives city 
subdivision standards and improvements (Exhibit C.1). 

 
 
 

NOTIFICATION AND COMMENTS: 
Notice of the public hearing was provided as per CCCO §07-05-01.  Agencies were notified on April 30, 
2026. JEPA notice was sent to the City of Star on June 20, 2025. Property owners within 600 feet of the 
subject property boundaries were notified on May 5, 2026. A newspaper notice was published on May 5, 
2026. The subject property was posted with a notice on May 4, 2026. 
 

Pursuant to CCCO §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.  
 

AGENCY COMMENTS 
All agency comments received by the aforementioned materials deadline are located in Exhibit D.  
 

PUBLIC COMMENTS 
No comments were received. 

 

RECOMMENDATION AND DECISION OPTIONS: 
In consideration of the application and supporting materials, staff concludes that the proposed preliminary 
plat is compliant with Canyon County Ordinance 07-17-09. A full analysis is detailed within the staff report.  

DECISION OPTIONS 
 Approval of the Application: “I move to approve SD2023-0012, Bow-Tie Estates Subdivision, 

finding the application does meet the criteria for approval under Article 07-17-09 of Canyon County 
Zoning Ordinance, 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 SD2023-0012, Bow-Tie Estates Subdivision finding 
the application does not meet the criteria for approval under 07-17-09 of Canyon County Zoning 
Ordinance, 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 SD2023-0012, Bow-Tie Estates Subdivision to a [date 
certain or uncertain] 

 

EXHIBITS: 
A. Application Packet & Supporting Materials  

1. Master Application 
2. Preliminary Plat 
3. Subdivision Worksheet 
4. Irrigation Plan Application 
5. Site Runoff Plan 
6. SWDH Permit 
7. SWDH SER Approval 
8. ROW Variance 

B. Supplemental Documents 
1. Parcel Information Report 
2. Cases Maps/Reports 

a. Aerial 
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b. Vicinity 
3. RZ2023-0003/DA25-172 
4. DSD Subdivision Review 

a. Applicants’ revisions, BCID easement survey, and irrigation narrative 
5. Lot 2 Access Review 
6. BFE Study Review – DSD Engineering Division/DP2025-0040 

C. Agency Comments Received by May 26, 2026 
1. City of Star, letter dated December 22, 2025 
2. Southwest District Health, email received on June 20, 2025 
3. Highway District #4, letter dated November 19, 2024 & July 15, 2025 

a.  Applicant’s response 
b. HD4 Letter 5/7/2026 

4. Black Canyon Irrigation District, letter dated July 18, 2025 
5. Idaho Transportation District, email received on June 25, 2025 
6. DSD GIS, email received on August 15, 2025 
7. Idaho Department of Environmental Quality, letter dated June 23, 2025 
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EXHIBIT A 

Application Packet & Supporting Materials 

Planning & Zoning Commission 

Case# SD2023-0012 

Hearing date June 4, 2026 
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EXHIBIT B 

Supplemental Documents 

Planning & Zoning Commission 

Case# SD2023-0012 

Hearing date June 4, 2026 
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PARCEL INFORMATION REPORT 5/27/2026 6:43:50 PMR37468012A
PARCEL NUMBER: R37468012A

OWNER NAME: AVERY FAMILY REVOCABLE TRUST

CO-OWNER: AVERY PRESTON J TRUSTEE

MAILING ADDRESS: 250 VALLI HI RD EAGLE ID 83616

SITE ADDRESS: 25744 KINGSBURY LN

TAX CODE: 0310000

TWP: 5N   RNG: 2W   SEC: 26  QUARTER: NW

ACRES: 5.00

HOME OWNERS EXEMPTION: No

AG-EXEMPT: No

DRAIN DISTRICT: NOT In Drain Dist

ZONING DESCRIPTION: AG  / AGRICULTURE

HIGHWAY DISTRICT: HIGHWAY DISTRICT #4

FIRE DISTRICT: MIDDLETON FIRE

SCHOOL DISTRICT: MIDDLETON SCHOOL DIST #134

IMPACT AREA: Star

FUTURE LAND USE 2011-2022 : RES

FLU Overlay Zone Desc 2030:

FLU RR Zone Desc 2030: RURAL RESIDENTIAL

FUTURE LAND USE 2030: AGRICULTURE

IRRIGATION DISTRICT: BLACK CANYON IRRIGATION DIST

FEMA FLOOD ZONE: A / X FLOODWAY: NOT In FLOODWAY FIRM PANEL: 
16027C0275F     

WETLAND: Riverine

NITRATE PRIORITY: NO Nitrate Prio

FUNCTIONAL Classification: PRINCIPAL ARTERIAL

INSTRUMENT NO. : 2023001447

SCENIC BYWAY: NOT In Scenic Byway

LEGAL DESCRIPTION: 26-5N-2W NW TX 23024 IN NW

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 5/27/2026 6:44:10 PMR37468012A
1

PARCEL NUMBER: R37468012A1

OWNER NAME: JAGGERS FAMILY REVOCABLE TRUST

CO-OWNER: JAGGERS CHRISTOPHER MICHAEL TRUSTEE

MAILING ADDRESS: 25744 KINGSBURY LN MIDDLETON ID 83644

SITE ADDRESS: 0 KINGSBURY LN

TAX CODE: 0310000

TWP: 5N   RNG: 2W   SEC: 26  QUARTER: NW

ACRES: 5.97

HOME OWNERS EXEMPTION: No

AG-EXEMPT: Yes

DRAIN DISTRICT: NOT In Drain Dist

ZONING DESCRIPTION: AG  / AGRICULTURE

HIGHWAY DISTRICT: HIGHWAY DISTRICT #4

FIRE DISTRICT: MIDDLETON FIRE

SCHOOL DISTRICT: MIDDLETON SCHOOL DIST #134

IMPACT AREA: Star

FUTURE LAND USE 2011-2022 : RES

FLU Overlay Zone Desc 2030:

FLU RR Zone Desc 2030: RURAL RESIDENTIAL

FUTURE LAND USE 2030: AGRICULTURE

IRRIGATION DISTRICT: BLACK CANYON IRRIGATION DIST

FEMA FLOOD ZONE: A / X FLOODWAY: NOT In FLOODWAY FIRM PANEL: 
16027C0275F     

WETLAND: Riverine

NITRATE PRIORITY: NO Nitrate Prio

FUNCTIONAL Classification: NOT In COLLECTOR

INSTRUMENT NO. : 2022036127

SCENIC BYWAY: NOT In Scenic Byway

LEGAL DESCRIPTION: 26-5N-2W NW TX 22703 IN NW

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

 Planning & Engineering Division  
 

Preliminary Plat Check-List (CCZO §07-17-09) 
Applicant: Treasure Valley Planning Case Number: SD2023-0012 

Subdivision Name: Bow-Tie Estates Sub. Plat Date (Review #2): 2/5/2026 

Review Required by Planning:  Review Required by Engineering:   Review Required by Both:   
 

GENERAL REVIEW ITEMS 
Meets Code / Comments 

Planning Engineering 

1. Complete the initial review of all information given graphically and by note 
on the plat. 

 Completed  

2. Check for compliance with FCOs and/or Development Agreement from the 
entitlement process, if applicable. 

Reference to DA 
required as a plat 

note. 2/5/26: Meets 
 

3. Check for compliance with CCO Chapter 9 - Areas of City Impact. Chapter 
9 lists requirements unless waived.   

A review by the City 
of Star is required. 

 

4. Check for applicable agency comments. These comments could have been 
made at the entitlement stage or after.  

Agency notice sent 
6/20/2025. All agency 
comments provided 

to applicant 
12/9/2025 

 

Items A through E below are directly from CCZO 07-17-09. Italicized items are checklist items related to requirements found in 
the ordinance and may not be strictly required.  

A. FORM OF PRESENTATION 
Meets Code / Comments 

Planning Engineering 

1. Scale of Drawing (No more than 1” = 100’ unless approved by DSD before 
submission). Meets, 1” = 60’.  

2. Size of Drawing (No larger than 24’ x 36”). 

 Obtain an electronic version of all submittals. 
Meets  

B. IDENTIFICATION AND DESCRIPTIVE DATA 
Meets Code / Comments 

Planning Engineering 

1. Proposed name of the subdivision and its location by section, township, 
and range. 

 Name of sub needs to be reserved through DSD GIS 

Bow-Tie Estates, 
check with GIS 

Update the title date 
to 2025. 2/5/2026: 

Meets 

 

2. Reference by dimension and bearing to a section corner or quarter 
section corner. 

Meets  

3. Name, address, and phone number of the developer. Meets  

4. Name, address, and phone number of the person preparing the plat. Meets  

5. North arrow. Meets  
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C. EXISTING CONDITIONS DATA 
Meets Code / Comments 

Planning Engineering 

1. Two-foot contours are shown unless otherwise approved; show all areas 
in excess of 15% slope.  

 1-foot contours. 
Changes to 2-foot 

contours.  
Slopes along Edna 
Lane appear to be 

over 15%. Highlight 
areas over 15% and 
provide a note that 
development is (1) 

either prohibited on 
slopes or (2) provide a 
hillside development 

application, 
grading/drainage plan 
and require reports. 

2/5/2026: Slopes 15% 
or greater 

highlighted. Note 14 
calls the slopes no-

build areas. Access to 
Lot 2 from Edna Lane 
will not impact slopes 

since the access 
already exists. 

Show 2-foot 
contours. Areas 

exceeding 15% slope 
must either prohibit 

development or 
submit a Hillside 

Development 
Application, including 

a grading and 
drainage plan and 

necessary 
geotechnical reports. 

 

2. Location of water wells, streams, canals, irrigation laterals, private 
ditches, washes, lakes, or other water features; direction of flow; 
location and extent of known areas subject to inundation.  

The existing well and 
septic location are 

missing or not 
labeled. 2/5/2026: 

Well and septic show. 
 

Property in “CR-R-R” 
Zone. 2/5/2026: Fixed 

under site 
information. A 

Floodplain 
Development Permit 

is required. 

The preliminary plat 
does not clearly show 
the required existing 

water features  

3. Location, widths, and names of all platted streets, railroads, utility rights 
of way of public record, public areas, permanent structures to remain, 

Demonstrate existing 
structures meet 
setbacks. Per DA 

Label all existing 
structures to remain 

on-site, including 

6. Date of preparation. 2/5/2026, meets  

7. Revision block showing dates, if any revisions subsequent to the original 
preparation date. The revision block shall be part of the title block, which 
shall be placed along the right edge of the drawing sheet. 

Meets   

8. The vicinity map is drawn to scale, clearly showing the proposed 
subdivision location in relationship to adjacent subdivisions, main arterial 
routes, collector streets, etc. 

 Check for consistency between the pre-plat and the vicinity map. 

Meets   
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including water wells and municipal corporation lines within or adjacent 
to the tract.  

 Future use of remaining wells, if applicable 

conditions, setback 
minimums are to 

match the “A” Zone.  
Existing structures on 

Lot 2 are missing. 
2/5/2026: Structures 

that don’t meet 
setback will be 
removed. HD4 
reduced ROW 

dedication 
requirements to 
ensure existing 

structures meet a 30’ 
setback from 

Kingsbury Lane. 
However, the 

distance between the 
garage and ROW says 
21’ on the preliminary 

plat when it’s 
supposed to be 30’. 

Please fix. 

garages, sheds, and 
wells. 

Provide dimensions 
for all existing and 
proposed rights-of-

way and easements.  
 

Verify that remaining 
structures meet 

required setbacks; if 
they do not, revise 

the layout or note any 
necessary 

adjustments. 

4. Name, book, and page numbers of any recorded adjacent subdivisions 
having a common boundary with the tract.  

N/A  

5. Existing zoning classification, by note.  

 Proposed zoning, by note, if new zoning is being proposed 
concurrently with a pre-plat application  

 Update the site note 
to show the current 

zone as CR-R-R. 
Remove the proposed 
zone. 2/5/2026: Fixed 

under site 
information.  

 

6. Approximate acreage of the tract, by note. Meets   

7. Boundary dimensions of the tract.  Meets  

8. Names and addresses of adjoining property owners within three 
hundred (300) feet of the exterior boundary of the tract. 

Missing southeast 
property: HABEL 

JOHN KIRK 2/5/2026: 
Meets  

 

D. PROPOSED CONDITIONS DATA 
Meets Code / Comments 

Planning Engineering 

1. Road layout, including location, width, and proposed names of roads, 
alleys, pathways, easements, and roadway connections, if any, to an 
adjoining platted tract. 

 Confirmation that the highway district will allow proposed access if 
new access is on an arterial 

 Check the ownership of the access location if a separate lot 

 Check the alignment of stub streets with adjacent developments, if 
applicable. 

Meets. Check with 
Hwy District #4 

 

If access to Lot 2 is 
from Edna Lane, 
provide a hillside 

development 
application and meet 

requirements. 
 

Areas exceeding 15% 
slope must either 

prohibit development 
or submit a Hillside 

Development 
Application, including 

a grading and 
drainage plan and 
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 Private roads shall not have direct access to arterials or local roads 
within a platted subdivision (ACCHD 2020.040) 

 Private road names need to be reserved through DSD GIS. Private 
roads require a separate application.  

 Public road names must be checked for availability with DSD GIS  

 If typical sections are shown, make sure they are consistent with 
what will be required  

Option: Create an 
access through Lot 1 

to Lot 2 to avoid 
development on 

slopes. 
2/5/2026: Access to 

Lot 2 from Edna Lane 
will not impact slopes 

since the access 
already exists. 

necessary 
geotechnical reports  

2. Typical lot dimensions including curvilinear data to scale; each lot 
numbered individually; the total number of lots by type and grand total. 
A private road must be a lot.  

 Curve table is present and matches the data shown graphically 

 Minimum lot size 

 Average lot size (calculated as total residential area divided by the 
number of residential lots) 

 Check block numbering 

 Consider any phasing shown 

Meets Meets  

3. Location, width, and use of easements 

 Provide documentation of or reference to any existing easements, 
especially access easements for existing parcels that are part of the 
plat.   

 Show easements for all shared infrastructure 

 
Meets 

Meets 

4. Designation of all land to be dedicated or reserved for public use, with 
use indicated  

Meets. Dedication 
along Kingsbury is 

shown. 
The applicant may 
need to work with 

CHD4 if the 
dedication makes it 
so that the existing 

garage does not meet 
setbacks. 2/5/2026: 
Structures that don’t 
meet setback will be 

removed. HD4 
reduced ROW 

dedication 
requirements to 
ensure existing 

structures meet a 30’ 
setback from 

Kingsbury Lane. 
However, the 

distance between the 
garage and ROW says 
21’ on the preliminary 

plat when it’s 
supposed to be 30’. 

Please fix. 
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5. If the plat includes land for which multi-family, commercial, or industrial 
use is proposed, such areas shall be clearly designated together with 
existing zoning classification and status of zoning change, if any  

N/A  

6. If the proposed subdivision is part of a larger area intended for 
development, a development master plan of the entire area shall be 
provided  

N/A   

7. Appropriate information that sufficiently details the proposed 
development within any special development area, such as hillside, PUD, 
flood plain, cemetery, manufactured home, large-scale development, 
hazardous, and unique areas of development  

 Check mapping layers for the above special development items. 
Include wetland and natural drainage ways.  

 Consider recommended conditions related to special development 
areas and related reports 

Slopes along Edna 
Lane appear to be 

over 15%. Highlight 
areas over 15% and 
provide a note that 
development is (1) 

either prohibited on 
slopes or (2) provide a 
hillside development 

application, 
grading/drainage 
plan, and reports. 

2/5/2026: Slopes 15% 
or greater 

highlighted. Note 14 
calls the slopes no-

build areas. Access to 
Lot 2 from Edna Lane 
will not impact slopes 

since the access 
already exists. 

Property in “A” Zone. 
A Floodplain 

Development Permit 
is required. 

2/5/2026 – See 
Engineering comment 

 

Areas exceeding 15% 
slope must either 

prohibit development 
or submit a Hillside 

Development 
Application, including 

a grading and 
drainage plan and 

necessary 
geotechnical reports. 

 
A Floodplain 

Development Permit 
is required. See notes 

 

8. All roads must be labeled as either “private” or “public” behind or 
beneath the road name  

 Meets  

E. PROPOSED UTILITY METHODS 
Meets Code / Comments 

Planning Engineering 

1. Sewage: A statement as to the type of proposed sanitary sewage 
facilities  

 Preliminary location/layout of proposed sewage facilities 

 Nutrient-Pathogen study if required by SWDH  

 If sewage facilities will be shared, provide preliminary arrangements 
for future operation and maintenance of the facilities, including 
financial arrangements. Also include a preliminary sewer plan. DSD 
should complete a high-level feasibility review of shared utilities 

Fix the plat note to 
say Lot 1 has a septic, 
and Lot 2 will require 

a septic system. 
2/5/2026: Fixed 

Applicant submitted 
SER. 

Same as planning 
note 

 
Sewage facilities are 
generally addressed 

through the SER 

2. Water Supply: A statement as to the type of proposed water supply 
facilities  

 Preliminary location/layout of proposed potable water facilities 

 If potable water facilities will be shared, provide preliminary 
arrangements for future operation and maintenance of the facilities, 

Fix the plat note to 
say Lot 1 has a well, 

and Lot 2 will be 
required to drill a 

well. 2/5/2026: Fixed 

Clearly label the 
location of any 

existing wells on the 
plat.  
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including financial arrangements. Also include a preliminary potable 
water plan. DSD should complete a high-level feasibility review of 
shared utilities 

Water supply is 
generally addressed 
by the SER and the 

preliminary plat 

3. Storm Water Disposal: A statement as to the type of storm water 
disposal facilities, which may include evidence as may be required 
relative to the design and operation of the proposed storm water system  

 Include a statement that all stormwater shall be retained on site, if 
appropriate 

 Consider any required protection for roadside swales during home 
construction and/or long-term protection from landscaping, roadside 
parking, regrading/filling swale, etc. 

 Maintenance easements for storm drain facilities treating drainage 
from public roads should be in place  

Stormwater/drainage 
notes and plan are 

missing. 2/5/2026 – 
See Engineering 

comment  

The preliminary plat 
does not include a 

stormwater drainage 
plan or stormwater 
design statement  

4. Irrigation System: A statement as to the proposed irrigation system, 
which may include evidence as may be required relative to the design 
and operation of any proposed irrigation system  

 Irrigation Supply and Distribution Systems: The developer shall 
disclose, pursuant to Idaho Code section 31-3805, and file as part of 
the preliminary plat with DSD, evidence that an adequate irrigation 
supply and distribution system to serve the land within the plat to be 
recorded will be provided and must include consideration of using 
existing water rights that go with the land being platted. Such 
evidence shall include, but not be limited to, the following: 

- Copies of the plans of the proposed distribution system for the 
lots and areas to be served in the proposed development; and 

- Copies of the community association's or similar organization's 
documents, which may be required precedent to the 
establishment of an irrigation distribution system within the 
proposed development. 

Note 3. The irrigation 
plan, showing existing 

and proposed, 
appears to be 

missing. 2/5/2026 – 
2/5/2026: See 

Engineering comment 
 

The preliminary plat 
submittal does not 

include an irrigation 
plan  

5. Utility Easement: The utility easement width shall be a minimum of ten 
(10) feet from the exterior boundaries and five (5) feet from the interior 
boundaries. Utility easements shall be shown graphically on the plat. 

 Plat Note 5, meets MEETS 

GENERAL RECOMMENDED CONDITIONS 

1. All subdivision improvements (public roads, shared access, irrigation, and drainage swales/basins) and amenities 
shall be bonded or completed prior to the Board of County Commissioners’ signature on the final plat. 

2. Finish grades at subdivision boundaries shall match existing finish grades. Runoff shall be maintained on 
subdivision property unless otherwise approved. 

3. Development shall comply with the requirements of the local highway district. Evidence shall be the highway 
district’s signature on the final plat. 

4. Development shall comply with irrigation district requirements. Evidence shall include written correspondence 
from the irrigation district approving the final plat before the Board of County Commissioners’ signature on the final 
plat. 

5. Development shall comply with Southwest District Health requirements. Evidence shall be Southwest District 
Health’s signature on the final plat. 

6. Development shall comply with Fire District requirements. Evidence shall include written correspondence from the 
Fire District approving the final plat before the Board of County Commissioners’ signature on the final plat. 

7. The final shall include a plat note stating all lots are subject to development agreement #25-172, which includes 
conditions regarding lot size, zoning, future divisions, and prohibits secondary residences. 
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a. Add a plat note stating secondary residences are prohibited 

8. The final plat shall highlight areas with slopes over 15% and include a note stating development is prohibited in 
those areas. 

9. The final plat shall clearly note that the lots are in a floodplain and subject to floodplain development permitting 
requirements. 

 

 

 

Date Reviewed                       Reviewer           

6/18/2025 Dan Lister 

7/18/25 Dalia Alnajjar 

2/5/2026 Dan Lister 

3/30/26 Dalia Alnajjar 
 

Engineering Notes: 
1. An FDP is required, along with an engineer’s hydrologic and hydraulic analysis. See DP2025-0040 
2. While hydrology layers are visible, Zone A floodplain boundaries are still not mapped on the plat (The floodplain 

area must be clearly shown and labeled on the plat). 
Planning Notes: N/A 
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Irrigafion Plan Narrafive 

Project: Bow-Tie Estates – Canyon County, Idaho 

 

1) Existing Irrigation System 

The subject property is served by an existing irrigation system that has been in continuous operation for 

approximately 25 years. The system includes an existing headgate and pump located in the 

east/northeast corner of the property, gated pipe conveyance, and an existing ditch system returning 

flows to the creek. All major irrigation facilities are shown on the preliminary plat, including the pump 

location and associated easements.   

2) Irrigation Conveyance and Return Flow 

Water is pumped into gated pipe and conveyed along road corridors in a general east-to-west direction. 

Distribution occurs through gated outlets serving individual parcels. After irrigation use, return flows 

enter the existing ditch system and are conveyed back to the creek. This established conveyance and 

return pattern will remain unchanged. 

Each lot will receive irrigation independently through the gated pipe system. Irrigation delivery to any 

individual lot is not dependent on adjacent or neighboring lots, and no shared internal distribution 

system is proposed. 

3) Improvements and Final Plans 

No new irrigation facilities, relocations, or system modifications are proposed. The only improvement 

required is installation of gated pipe where shown on the preliminary plat. 

Because the headgate, pump, conveyance piping, and return ditches are fully identified and no system 

changes are proposed, no separate final irrigation plans are required. 

4) Operation, Maintenance, and Ownership Responsibility 

Each lot owner shall be solely responsible for the operation and maintenance of the irrigation facilities 

serving their respective lot, including gated pipe, outlets, and on-lot distribution. 

There is no shared maintenance obligation between lots. Routine maintenance, repairs, and 

replacement of irrigation components shall be the responsibility of the individual lot owner. 

Access to existing irrigation facilities will be maintained through the plat and applicable easements or 

rights-of-way. 
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LOT 2 ACCESS REVIEW 

 
2025-2026 Aerial 

 
Preliminary Plat (Exhibit A.2) 
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1st Survey of Preliminary Plat submitted as part of SD2023-0012  - No Access (2/23/2023) 
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Google Earth 5/9/2023 

 
Google Earth 5/13/2024 
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 Canyon County, 111 North 11th Avenue, #310, Caldwell, ID  83605 

 Engineering Division  

 

 

November 25, 2025 

RE: Engineering Review of the BFE Study for Bow Tie Final Plat 

Dear Keri, 

Thank you for submitting the Base Flood Elevation (BFE) Determination Study prepared by 
Ackerman-Estvold, dated October 21, 2025. The Engineering Division has completed its review 
of the submitted analysis for the subject property located within FEMA Approximate Zone A as 
mapped on FIRM Panel 16027C0257F. 

 

The BFE study complies with FEMA guidance for Zone A analysis and Canyon County 
floodplain requirements. The hydrologic and hydraulic methods used, including contour 
interpolation and the HEC-RAS step-backwater model—provide a defensible regulatory BFE 
suitable for use in floodplain permitting and final plat documentation 

Conditions of Approval 

1. Flood Development Permit (FDP) Required 
A Flood Development Permit (FDP) will be required prior to any construction or 
development activity within the mapped floodplain. 

2. Elevation Certificate (EC) 
At the time of applying for building permits, the applicant must provide: 

o Construction-Stage Elevation Certificate, and 
o Final As-Built Elevation Certificate prior to Certificate of Occupancy. 

3. Plat Note Requirement 
The following information must be added as a note on the Final Plat: 
“A Flood Development Permit (FDP) and Elevation Certificate (EC) are required at the 
time of applying for building permits.” 

4. CC&Rs Requirement 
The same floodplain requirement must be included in (CC&Rs). 
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 Canyon County, 111 North 11th Avenue, #310, Caldwell, ID  83605 

 Engineering Division  

 

 

5. Use of Approved BFE 
The BFE identified in the study (2535.20 ft NAVD88) shall serve as the regulatory Base 
Flood Elevation for all permitting and construction activities, including establishing the 
Flood Protection Elevation (FPE) in accordance with Canyon County Code (BFE + 
required freeboard). 

Based on the submitted documentation and subject to the Conditions of Approval listed above, the 
Engineering Division has no objection to the use of this BFE determination for Final Plat and permitting 
purposes. 

Sincerely, 

Dalia Alnajjar 
Engineering Supervisor 
Canyon County Development Services 
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EXHIBIT C 

Agency Comments Received by May 26, 2026 

Planning & Zoning Commission 

Case# SD2023-0012 

Hearing date: June 4, 2026 
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December 22, 2025 

 

Canyon County Development Services 

111 North 11th Ave Suite 140 

Caldwell, ID 83605 

 

RE: Bow-Tie Estates Subdivision 

 

Dear Development Services: 

 

This letter serves as the City of Star’s response to the proposed preliminary plat for Bow-

Tie Estates Subdivision, located at 25744 Kingsbury Road in unincorporated Canyon 

County. Based on the City’s current Comprehensive Plan Future Land Use Map, the 

proposed subdivision meets the intent of the plan. This property is located in the Rural 

Residential land use designation, where maximum densities of 1 dwelling unit per 2 acres 

is required. 

 

The request for waivers of City of Star subdivision standards, including waiver of sidewalk 

and streetlights are consistent with the preservation of the rural character in the area. 

Therefore, the City supports these waivers.  

 

Thank you for the opportunity to respond to this request.  

 

 

 

Sincerely, 

 

 
 

Shawn L. Nickel 

Planning Director and Zoning Administrator 

Mayor: 
Trevor A. Chadwick 

 

Council: 
Kevin Nielsen 

Jennifer Salmonsen 
Kevan Wheelock 
David Hershey 
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Dan Lister

From: Anthony Lee 
Sent: Friday, June 20, 2025 3:36 PM
To: Dan Lister
Cc: Mitch Kiester
Subject: [External]  RE: Agency Notice SD2023-0012 / Bow Tie Estates
Attachments: SER.Approval.Letter.Signed.12.10.2024 .pdf

Hi Dan, 
 

1. Will a Nutrient Pathogen Study and SER be required? A Nutrient Pathogen Study was not required, and the SER 
was approved on 12/10/2024 (see attached SER approval letter). 

2. Will adequate sanitary systems be provided to accommodate the use? The proposed well and drainfield(s) have 
been approved and outlined in the SER. 

3. Any concerns about the request subdivision? SWDH does not have any concerns about he requested 
subdivision.  

4.  Any revisions to the plat? To my knowledge, there have not been any revisions to the plat since the approval 
of the SER.  

 
Please let me know if you have any questions. 
 
Thank you,  

 

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

Anthony Lee, RS/BS | Land Development Senior 

 

 

13307 Miami Ln., Caldwell, ID 83607 

From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Friday, June 20, 2025 9:39 AM 
To:  

 
 

 
 

s  
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Healthier Together
13307 Miami Lane Caldwell, ID 83607   

Facilities Number: 020532 

December 10, 2024 

Brent Orton 
Orton Engineering 
17338 Sunnydale Pl 
Caldwell, ID 83607 

Re:  Bow-Tie Estates Subdivision 

Mr. Orton, 

Southwest District Health has reviewed the subdivision engineering report (SER) and does approve the SER for 

the proposed Bow-Tie Estates Subdivision, located in the NW ¼ of Section 13, Township 18N, Range 2W, B.M. 

The property is reported to be 11 acres. The proposed development includes one (1) buildable lot with a 

minimum lot size of 6.00 acres. The SER was approved on December 10, 2023.  

The Engineering Report and associated plans and specifications appear to meet applicable regulations.  If 
changes are made in the design to the plat submitted to Southwest District Health at the time of this approval, 
re-engineering will be required.  

Condition(s) of final subdivision approval: 

• The final plat map must be signed by the designated REHS/RS from Southwest District Health.

• A physical copy of the SER and a full scale 18”x 27” or larger informational plat map must be submitted

to Southwest District Health.

If you have questions, please contact me at , or via e-mail:  

Sincerely,  

Anthony Lee, REHS/RS 
Land Development Senior 

Cc: Chris & Mary Jaggers (Property Owner) 
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HIGHWAY DISTRICT No.4 

15435 HIGHWAY 44 
CALDWELL, IDAHO 83607 

 
 
 

November 19, 2024 
  
Canyon County Commissioners, P&Z 
Commission, & Development Services 
111 N. 11th Ave Suite 140 
Caldwell, Idaho  83605 
Attention:  Dan Lister 

Treasure Valley Planning LLC 
17741 Linden Ln. 
Caldwell, ID 83607 
Attention:  Keri Smith-Via email

 
RE: Bow-Tie Estates Subdivision SD2023-0012 & 13, (CR2022-0019; SD2022-0029; RZ2023-0003) 

Canyon County Parcels , R37468012A0 and R37468012A1 
  
Dear Commissioners: 
HD4 has reviewed the preliminary plat dated 10/1/24, for Bow-Tie Estates Subdivision case number SD2023-
0013.  Subject parcels, R37468012A0 and R37468012A1, are located in 5N 2W Section 26 of the Boise 
Meridian.  Total acreage of 11.03 acres, And offers the following comments:   
 
General 

1. HD4 will require a license agreement for the use/location of improvements within Kingsbury ROW 
(50’), executed prior to final plat signature. 

 
Preliminary Plat 

1. HD4 has no comments for the Preliminary Plat and will recommend approval.   
Preliminary plats are presented to the HD4 Board of Commissioners for approval after review by staff.  Please 
revise the preliminary plat to address the comments above, and submit a single full size hard copy and an 
electronic copy for subsequent review.  Preliminary plats can generally be included on a board agenda for 
consideration within two weeks of staff approval, subject to available space. 

 
Final Plat 

1. Revise on sheet 3, “Approval of Highway District 4:  Highway District No. 4 does hereby accept this 
plat, and the dedicated public streets, highways and rights-of-way as are depicted on this plat, in 
accordance with the provisions of I.C. § 50-1312.” Remove Private reference. 

2. Provide license agreement, signed by property owners. 
 

Final plats are presented to the HD4 Board within 30 days of staff approval. 
 
Please revise and resubmit a single hard copy and electronic copy of the plat, including supplementary 
materials requested above, for additional review.   
Please feel free to contact me with any questions on these comments or HD4 development standards. 
 
Respectfully, 
 
 
 
Kraig Wartman 
Senior Engineering Tech. 

 
 
 
 
Highway District No. 4 
CC Chris Hopper, District Engineer 
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July 15, 2025 
 
Canyon County Planning & Zoning and 
Board of Commissioners 
111 N. 11th Ave Suite 140 
Caldwell, Idaho  83605 
Attention:  Dan Lister, Planner 

 
Treasure Valley Planning, LLC 
17741 Linden Lane 
Caldwell, ID 83607 
Attention:  Keri Smith 

 
RE: SD2023-0012 Bow-Tie Estates Subdivision 
 NW ¼ of Section 26, T 5N R 2W  

Subject Parcels R37468012A0 and R37468012A1 
 
Dear Commissioners: 
 
Highway District No. 4 (HD4) has reviewed the preliminary and final plat dated January 3, 2025, 
for Bow-Tie Estates Subdivision and provides the following comments: 
 
General 
The proposed development consists of 2 residential lots on approximately 11.03 acres.  The 
subject parcels are located at the northeast corner of the Kingsbury/Edna intersection.  The 
property fronts the westerly section line of Section 26.  This section line is planned for the 
extension of Kingsbury Road.  
 
Kingsbury Road is designated as a principal arterial per the Canyon County Functional 
Classification Map.  In the vicinity of the development, 1.25 miles north of the subject parcels, 
Goodson Road is identified as a principal arterial.  Planning for Goodson Road identifies a 
connection to Highway 16 and an interchange with I-84.  The plan for Kingsbury Road is to 
intersect Goodson and ultimately provide a connection to I-84 via Franklin Road.  Kingsbury 
Road is critical for the future movement of patrons in this area. 
 
Kingsbury Road dedication of 50’ from section line is consistent with HD4’s policy for a 5-lane 
road section.  Furthermore, ROW in addition to the 50’ may be required for construction of the 
future Willow Creek Bridge.  Staff will review the need for additional ROW at the time of bridge 
design. 
 
Variance 
Adjacent to the westerly section line of Section 26 is an existing shop.  Said shop is 
approximately 65’ from the section line as shown. 
 
The applicant brought to HD4 staff’s attention their desire 
to reduce the ROW width to accommodate a 30’ setback 
for that structure.  To move forward with the request the 
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applicant will need to apply for a variance with HD4.  Based on the aforementioned information 
in General, staff will recommend denial of the variance.  Staff suggest the applicant seek a 
setback reduction from Canyon County. 
 
HD4 provided comments on the subdivision and rezone.  The preliminary plat dated 1/3/25 
generally complies with those comments and HD4 policy: 

1. Plat identifies ROW dedication for Kingsbury Road of 50’ from section line 
2. Plat provides a roadway easement for the maintenance of Edna Lane including a slope 

easement to allow HD4 maintenance of the road embankment 
 
The most recent comments on the subdivision (comments dated January 28, 2025), are provided 
below: 
 
Preliminary Plat (dated 1/3/25) 

1. HD4 will require a license agreement for the use/location of improvements within 
Kingsbury ROW (50’), executed prior to final plat signature. 
 

Final Plat (dated 1/3/25) 
1. Revise legal in certificate of owners to describe entire subdivision (2 lots -10.16 Ac)  

including 50’ dedication of E ½ of Kingsbury from lot 1and match/revise POB location, 
etc. of face of plat (sht 1). 

2. Provide license agreement, signed by property owners. 
 
The HD4 Board will consider the preliminary plat and final plat (short plat) after the final plat is 
updated and staff receives a signed license agreement (agreement to be prepared by HD4).  If the 
applicant chooses to move forward with a variance request, the variance application can be 
submitted with the revised final plat as a combined request or prior to as a separate request. 
 
Please feel free to call me with any questions about these comments. 
 
Sincerely, 
 

 
Lenny Riccio, P.E. 
Transportation Planner 
Senior Assistant Engineer 
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Dan Lister

From: Keri Smith < >
Sent: Friday, July 18, 2025 10:26 AM
To: Lenny Riccio; Dan Lister
Subject: [External]  Re: Bow Tie SD 2023-0012

Hi Lenny, 
 
Thank you for the July 15th comment letter on the Bow Tie Estates subdivision (SD2023-0012). I’ve reviewed it alongside 
prior correspondence and the original 2001 HD4 permit issued for the Kingsbury/Edna approach. 
 
After comparing the current requirements to the historical approvals, I’d like to respectfully raise a few concerns. 
 
First, it’s important to note that: 
            •           The garage structure already has legal access from Kingsbury, via an HD4-approved approach permit; 
            •           No new access points to Kingsbury are being proposed with this subdivision; 
            •           The original HD4 permit references and accepts a 40’ ROW, which at the time was considered consistent 
with HD4 policies. 
 
The current staff position now requiring a 50’ ROW dedication—with the possibility of additional ROW for future bridge 
improvements—represents a significant departure from the District’s previously documented stance. My client is not 
asking to retain the full 40’. We are requesting a reduction to 35’–39’, which still exceeds typical road construction widths 
and recognizes the potential for shared ROW burden with future development to the west. 
 
The contradiction between past and present requirements is creating a regulatory impasse. Under the previously 
accepted 40’ ROW, the existing shop met the required 60’ setback from centerline. However, the new 50’ ROW dedication 
pushes the structure to within 19’ of the ROW, which now causes Canyon County to deny the subdivision on the grounds 
of non-compliance with current setbacks—even though nothing on the site has changed. 
 
This situation raises legitimate regulatory takings concerns under Idaho law. Specifically: 
            •           In Ada County Highway District v. Brooke View, Inc., 162 Idaho 138 (2017), the Idaho Supreme Court 
affirmed that dedications which interfere with a property’s use and development potential—particularly those not roughly 
proportional to the impacts—may constitute a compensable taking. 
            •           Similarly, in City of Coeur d’Alene v. Simpson, 142 Idaho 839 (2006), the Court held that dedications must 
meet the proportionality standards set forth in Nollan and Dolan. 
 
Here, a two-lot rural subdivision with no new approaches is being subjected to arterial-level ROW standards based on a 
long-range future buildout plan that is not yet designed or imminent. Imposing that burden entirely on this property is 
neither proportional nor equitable. 
 
We would like to avoid a variance and litigation path. We are still willing to present this formally to the HD4 Board if 
required, but we would strongly prefer a staff reconsideration that recognizes: 
            •           the prior 40’ ROW acceptance; 
            •           the limited scale of development; 
            •           and the proposed compromise of a 35’–39’ ROW dedication. 
 
Please advise whether HD4 staff will reevaluate its position or if we should proceed with a formal hearing request before 
the Board. 
 
Thank you for your time and continued collaboration. 
 
Best regards, 
Keri K. Smith 
Treasure Valley Planning, LLC 
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Dan Lister

From: Caitlin Ross
Sent: Wednesday, June 25, 2025 11:03 AM
To: Dan Lister
Subject: FW: [External]  RE: Agency Notice SD2023-0012 / Bow Tie Estates

FYI – thanks! 
-Caitlin 
 

From: D3 Development Services   
Sent: Wednesday, June 25, 2025 10:57 AM 
To: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov> 
Subject: [External] RE: Agency Notice SD2023-0012 / Bow Tie Estates 
 
Hello, 
 
After careful review of the transmittal submitted to ITD on June 20, 2025 regarding, SD2023-0012/Bow Tie Estates , the 
Department has no comments or concerns to make at this time. This application does not meet thresholds for a Traffic 
Impact Study nor does it pose any safety concern.  If you have any questions please contact Niki Benyakhlef at 

 
 
Thank you 

Mila Kinakh 
D3 Planning and Development 
 

 
 
 
 

From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Friday, June 20, 2025 9:39 AM 
To:  
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Dan Lister

From: Tony Almeida
Sent: Friday, August 15, 2025 9:28 AM
To: Dan Lister
Subject: FW: [External]  [You're assigned] SD2025-0012 Falcon Rim SD Final Plat R37527011

Bow-Tie Estates name is good. 
 

From: Daniel Lister via monday.com <notifications@monday.com>  
Sent: Thursday, August 14, 2025 2:31 PM 
To: Tony Almeida <  
Subject: [External] [You're assigned] SD2025-0012 Falcon Rim SD Final Plat R37527011 
 

 

 

 

 

   

 

Daniel Lister assigned you to SD2025-0012 
Falcon Rim SD Final Plat R37527011  
 
Current Planning - Hearings Staff Review  

 

View Item  

 

  

Not interested in receiving email notifications when someone assigns you or your team to an Item? 
Unsubscribe here  

To stop receiving any emails about your account activity, update your settings  

Want to manage your work on the go?  
Download the monday.com mobile app  
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1445 N Orchard St 
Boise, ID 83706 •  

Brad Little, Governor 
Jess Byrne, Director 

  

June 23, 2025 

Daniel Lister, Assistant Planning Manager 
111 North 11th Ave.  
Ste. 310 
Caldwell, Idaho, 83605 
Daniel.Lister@canyoncounty.id.gov  
 

Subject:  Agency Notice SD2023-0012 Bow Tie Estates 

Dear Mr. Lister: 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

 DEQ recommends cities and counties develop and use a comprehensive land use management 
plan which addresses the present and future needs of this area for adequate, safe, and 
sustainable drinking water.  Please schedule a meeting with DEQ for further discussion and 
recommendations for planning development and implementation.   
 
For questions, contact Valerie Greear, Water Quality Engineering Manager at  
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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  

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

 The Idaho Stream Channel Protection Act requires a permit for most stream channel 
alterations.  Please contact the Idaho Department of Water Resources (IDWR), Western 
Regional Office, at 2735 Airport Way, Boise, or call  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  for more information regarding permits.   
 
For questions, contact Lance Holloway, Surface Water Manager, at . 
 

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

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

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

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

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  
 
Sincerely, 

 

Troy Smith  
Regional Administrator 
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EXHIBIT 4 

Comments/Material Received by July 27, 2026 

- 

Board of County Commissioners 

Case# SD2023-0012 

Hearing Date: August 6, 2026 

 



From: Letson, Leon < >  
Sent: Monday, July 6, 2026 2:09 PM 
To: Dan Lister < > 
Cc: Caitlin Ross < > 
Subject: [External] Bow-Tie Estates Subdivision 
 

Hi Dan, 
 

Reviewing the agency transmittal for this project, there are some Idaho Power easements 
the developer will need to vacate or depict on their subdivision plat (see below). Vacation 
looks to be the best option for those shown in purple as they do not appear to be 
associated with any facilities in the area. I've included a copy of the easement documents. 
Below is a link to an Idaho Power webpage concerning easement vacations. 
 

Easement Services - Idaho Power 
 

 
 

Thanks, 
 

Leon Letson 

FACILITY SITING COORDINATOR 

Idaho Power | Economic & Community Development 

Office 4 | Cell  

idahopower.com 

Exhibit 4.a

Exhibit 4.a



Exhibit 4.a



Exhibit 4.a



Exhibit 4.a



Exhibit 4.a



 

 

 

 

 

 

 

 

 

 

EXHIBIT 5 

Draft FCOs 

- 

Board of County Commissioners 

Case# SD2023-0012 

Hearing Date: August 6, 2026 

 



 BOARD OF COUNTY COMMISSIONERS 

FINDINGS OF FACT, CONCLUSION OF LAW AND ORDER 
 

 

In the matter of the application of: 
Bow-Tie Estates Subdivision -  SD2023-0012 

The Canyon County Board of County Commissioners 
considers the following: 

The applicant, Treasure Valley Planning, representing 
Jaggers Family Revocable Trust and Avery Family 
Revocable Trust, requests approval of the Bow-Tie 
Estates Subdivision preliminary plat consisting of two 
residential lots on Parcels R37468012A1 and 
R37468012A (Attachment A). The request includes a 
waiver of City of Star subdivision improvements.  
 

The subject properties, approximately 10.9 acres, are 
located at 25744 Kingsbury Lane, Middleton, also 
referenced as a portion of the NW quarter of Section 26, 
T5N, R2W, BM, Canyon County, Idaho.  

 
 
 
 
 
 
 
 
 
  

 

Summary of the Record 
1. The record is comprised of the following: 

 

A. The record includes all testimony, the staff report, exhibits, and documents in Case File SD2023-0012. 

1. All exhibits can be found in the case staff report dated August 6, 2026. 
2. The Planning and Zoning Commission heard the case on June 4, 2026, and recommended approval 

(Exhibits 1 & 2). 
 

Applicable Law 
1. The following laws and ordinances apply to this decision: Canyon County Code of Ordinances (CCCO) §01-17 

(Land Use/Land Division Hearing Procedures), CCCO §07-05 (Notice, Hearing and Appeal Procedures), 
CCCO §07-17-09 (Preliminary Plat Criteria); and Idaho Code §67-6513. 

 

a. Notice of the public hearing was provided per CCCO §07-05-01 and Idaho Code §67-6509. Agencies were 
notified on July 2, 2026. JEPA notice was sent to the City of Star on June 20, 2025. Property owners within 
600 feet of the subject property boundaries were notified on July 2, 2026. A newspaper notice was published 
on July 7, 2026. The subject property was posted with a notice on July 6, 2026. 

 

2. Per CCCO §07-17-09(5) - Board Action: A. The board shall consider the commission's recommendation at a 
noticed public hearing. B. The board shall base its findings upon the evidence presented at the board's public 
hearing, and within thirty (30) calendar days declare its findings. It may sustain, modify, or reject the 
recommendations of the commission and make such findings as are consistent with the provisions of this 
chapter and the Idaho Code. The findings shall specify: 1. The ordinance and standards used in evaluating the 
application; 2. The reasons for approval or denial; and 3. If denied, the actions, if any, that the applicant could 
take to gain approval of the proposed subdivision. 

 

The application, SD2023-0012, was presented at a public hearing before the Canyon County Board of County 
Commissioners on August 6, 2026. Having considered all the written and documentary evidence, the record, the 
staff report, oral testimony, and other evidence provided, including the conditions of approval and project plans, 
the Board of County Commissioners decides as follows: 
 

Table 1. Preliminary Plat Standards of Evaluation – CCCO §07-17-09 
 County Ordinance and Review 

Criteria 
Met? 

Code 
Section 

Criteria 
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Yes 1 

Application: The applicant shall file with DSD a copy of the completed subdivision 
application form as prescribed by the director and a copy of the preliminary plat with data 
as required in this section, including, but not limited to, preliminary irrigation plans, the 
availability of irrigation water to the property, and a preliminary drainage plan. All 
applicable fees shall be paid at this time. 

Analysis 

On April 28, 2023, the applicant submitted a preliminary plat application, concurrently with a conditional 
rezone (RZ2023-0003) and final plat (SD2023-0013). The last revision to the preliminary plat was submitted 
on April 2, 2026 (Attachment A). The applicant was told the request could not be processed as a short plat 
(preliminary and final plat processed concurrently) due to the parcel being in a floodplain. Therefore, the 
final plat cannot be processed until the preliminary is approved. Preliminary plat summary and consistency 
review per CCCO §07-17-09(1)A through F were completed (See Exhibit 3.B.4 for details): 

Summary of Review – Bow-Tie Estates Subdivision: 
 Total Acreage: 10.97 acres (10.17 acres after dedication). 

 Total Number of Lots: Two (2) residential lots.  

 Zoning: “CR-R-R” (Condition Rezone – Rural Residential, two-acre average minimum lot size). The 
zone was approved in 2025, subject to a development agreement (RZ2023-0003/DA No. 25-172 
(Exhibit 3.B.3). 

 Roads/Access: Lot 1 will continue to utilize the Kingsbury open, unmaintained, right-of- way. Lot 2 has 
frontage from Edna Lane, a public road. 

o Highway District #4 (HD4) will require a 50’ right-of-way (ROW) dedication along Kingsbury Road 
and a license agreement for use of the Kingsbury ROW. HD4 recommends approval of the 
preliminary plat. The comment letter requires final plat revisions. See Condition 3. 

 A 38.5 ROW variance was approved to ensure the existing garage on Lot 1 meets setbacks 
(Exhibit 3.A.8). 

o Idaho Transportation Department (ITD) has no concerns and finds the request does not meet the 
threshold to require an impact study (Exhibit 3.C.5). 

 Area of City Impact:  The City of Star finds the request meets the city’s future land use map in its 
comprehensive plan. The city waives city subdivision standards and improvements (Exhibit 3.C.1). 

 Water/ Sewage Disposal:  Lot 2 will require a domestic well and individual septic system (Plat Notes 6 
& 7).  Lot 1 has a well and septic system (Exhibits 3.A.2 & 3.A.6). 

 Irrigation: Irrigation water will be provided to all lots through a pressurized irrigation delivery system 
(Exhibit 3.A.2, Plate Note #3). The existing irrigation pump from Willow Creek is located in an 
easement on Lot 2. The irrigation line is located near the east and south property boundary of Lot 2 and 
terminates at Lot 1 via an easement. The property has surface water rights (45.5%) from Black Canyon 
Irrigation District (Exhibit 3.A.4). See Irrigation Narrative in Exhibit 3.B.4a. 

 Drainage: Stormwater runoff shall be retained onsite (Plat note #15, Exhibit 3.A.2). The Homeowner’s 
Association, underlying property owner, or adjacent property owner is responsible for all storm drainage 
facilities outside the public right-of-way, including all routine and heavy maintenance (Plat Note #8). 
The Site Runoff Plat (Exhibit 3A.5) demonstrates runoff flows east to west into 12” drainpipes. 

 Hillside Development: Plat Note #14 states no development is allowed in areas with slopes greater than 
15%, as identified as the “non-buildable” areas on this plat (Exhibit 3.A.2). 

o Access to Lot 2 appears to have been improved after the submittal of SD2023-0012 on slopes 15% 
or greater (Exhibit 3.B.5) and encroaching into a Black Canyon Irrigation District (BCID) easement 
(Exhibit 3.C.4). BCID requires a user agreement; see condition 4a. An as-built grading and drainage 
plan prepared by a licensed engineer shall be submitted demonstrating consistency per CCCO §07-
17-33(1)C.2, D, and E. See condition 1a. 

 Floodplain: The subject property is located in an “A” Zone (Floodplain without Base Flood Elevation 
(BFE) data). A BFE study was submitted and reviewed by the DSD Engineering Division and was 
approved (Exhibit 3.B.6). See Condition 11. 
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Criteria 
Met? 2 

Acknowledgment: Upon receipt of the application, preliminary plat, and applicable fees, 
DSD shall acknowledge, sign, and date the application and deem it accepted. 

Yes 

Analysis 
On April 28, 2023, the applicant submitted a preliminary plat application, concurrently with a conditional 
rezone (RZ2023-0003) and final plat (SD2023-0013). See Exhibit A 

Criteria 
Met? 

3 

Agency Review: A:  The DSD shall transmit one copy of the preliminary plat to county 
departments and any such other agencies that may have jurisdiction or an interest in the 
proposed subdivision for their review and recommendation. B. If no written reply is received 
from any of the various departments or interested agencies within thirty (30) calendar days 
from the date of notification, approval of the preliminary plat by such department or agency 
will be considered to be granted.  

Yes 

Analysis 

Affected agencies were notified on June 20, 2025 (courtesy notice), April 30, 2026 (P&Z Commission 
hearing notice), and July 2, 2026 (Board hearing notice). The following agency comments were received: 

1. DSD Engineering Division (Exhibit 3.B.6): 
 The BFE study complies with FEMA guidance for Zone A analysis and Canyon County 

floodplain requirements. The hydrologic and hydraulic methods used, including contour 
interpolation and the HEC-RAS step-backwater model, provide a defensible regulatory BFE 
suitable for use in floodplain permitting and final plat documentation (DP2025-0040). See 
Condition 11. 

2. Idaho Transportation Department - ITD (Exhibit 3.C.5): 
 ITD has no concerns and finds the request does not meet the threshold to require an impact 

study. 

3. DSD GIS (Exhibit 3.C.6): 
 Subdivision name meets Idaho Code §50-1307 (No duplication/similar-sounding names). 

4. Southwest District Health - SWDH (Exhibit 3C.2): 
 SWDH does not have any concerns. The SER (Subdivision Engineering Report) is approved 

(Exhibit 3.A.7). A nutrient pathogen study is not required. See Condition 5. 

5. City of Star (Exhibit 3.C.1): 
 Correspondence from the City of Star finds the request meets the city’s future land use map in 

their comprehensive plan. The city waives city subdivision standards and improvements. See 
Condition 9. 

6. Black Canyon Irrigation District (Exhibit 3.C.4): 
 The applicant has not submitted a review application. Willow Creek Wasteway along the north 

boundary has a historical 50- foot easement (25 feet from centerline). The C-Line Canal East is 
located on the southern property boundary with a historical 100-foot easement (50 feet from 
centerline). See survey provided by applicant, Exhibit B.4a. In February 2023, the District 
approved the water transfer split between Parcels R37468012A and A1(one acre to Parcel 
R37468012A and four acres of water to Parcel R37468012A1). Access created from Edna Lane 
(Lot 2) encroaches into the district’s easement, which needs a user agreement. See Condition 4. 

7. Highway District #4 (Exhibit 3.C.3): 
 Highway District #4 (HD4) will require a 50’ right-of-way (ROW) dedication along Kingsbury 

Road and a license agreement for use of the Kingsbury ROW. HD4 recommends approval of the 
preliminary plat. The comment letter requires final plat revisions. See Condition 3.  

 A 38.5 ROW variance was approved to ensure the existing garage on Lot 1 meets setbacks 
(Exhibit 3.A.8). 

8. Idaho Department of Environmental Quality (Exhibit 3.C.7):  
 The letter from DEQ is informational, not project-specific. 

9. Idaho Power (Exhibit 4.a): 
 ID Power provided comments identifying easements that will need to either be depicted on the 

plat or vacated before final plat signature (Exhibit 4.a). The request has been added as a 
condition of approval. 
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Table 2. Commission Review – CCCO §07-17-09(5) 

Commission Review: A. The board shall consider the commission's recommendation at a noticed public hearing. 
B. The board shall base its findings upon the evidence presented at the board's public hearing, and within thirty 
(30) calendar days declare its findings. It may sustain, modify, or reject the recommendations of the commission 
and make such findings as are consistent with the provisions of this chapter and the Idaho Code. The findings shall 
specify:  

 County Ordinance and Review 
Criteria 

Met? 
Code 

Section 
Criteria 

Yes A The board shall consider the commission's recommendation at a noticed public hearing.  

Analysis 
The Planning and Zoning Commission heard the case on June 4, 2026, and recommended approval 
(Exhibits 1 & 2). 

Yes B.1 The ordinance and standards used in evaluating the application. 

Analysis 

A. Idaho Code Section 67-6513 (Subdivisions), 
B. Idaho Code Sections 50-1301 through 50-1329 (Platting), 
C. Idaho Code Section 22-4503 (Right-to-Farm Act, Plat note #2, Exhibit 3.A.2), 
D. Idaho Code, Sections 31-3805 & 42-111 (Irrigation); and 
E. Canyon County Zoning Ordinance, Chapter 7, Article 17 (Subdivision Regulations). 

Criteria 
Met? B.2 

Recommendations for conditions of approval that would minimize adverse conditions, if 
any. 

Yes 

Analysis See Order Section for conditions of approval. 

Criteria 
Met? B.3 The reasons for recommending the approval, conditional approval, modification, or denial. 
Yes 

 Analysis 
The request (Attachment A), as conditioned, is compliant with all applicable minimum requirements for a 
preliminary plat. See Table 1 and Table 2, Sections 1 & 2. 

Criteria 
Met? 4 

If denied, the actions, if any, that the applicant could take to gain approval of the proposed 
subdivision. 

Yes 
Analysis N/A 

 

Order 
Based upon the Findings of Fact, Conclusions of Law, and Order contained herein, the Board of County 
Commissioners approves Case #SD2023-0012, the Bow-Tie Estates Subdivision Preliminary Plat, subject to the 
following conditions: 

1. All subdivision improvements (public roads, shared access, irrigation, and drainage swales/basins) and amenities 
shall be bonded or completed prior to the Board of County Commissioners’ signature on the final plat. 

a. Regarding the access on Lot 2, an as-built grading and drainage plan prepared by a licensed engineer shall be 
submitted demonstrating consistency per CCCO §07-17-33(1)C.2, D, and E.  

2. Finish grades at subdivision boundaries shall match existing finish grades. Runoff shall be maintained on 
subdivision property unless otherwise approved. 

3. Development shall comply with the requirements of the local highway district (Exhibits 3.C.3 & 3.A.8). Evidence 
of compliance shall be the highway district’s signature on the final plat. 

4. Development shall comply with irrigation district requirements and agreements (Exhibit 3.C.4). Evidence shall 
include written correspondence from the irrigation district approving the final plat before the Board of County 
Commissioners’ signature on the final plat. 

a. Regarding the access to Lot 2, a user agreement must be approved by the irrigation district to allow access to 
encroach into the district’s easement. 

5. Development shall comply with Southwest District Health requirements (Exhibit 3.C.2). Evidence of compliance 
shall be the Southwest District Health signature on the final plat. 
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6. Development shall comply with Fire District requirements. Evidence shall include written correspondence from the 
fire district approving the final plat before the Board of County Commissioners’ signature on the final plat. 

7. Compliance with the recorded development agreement (Exhibit 3.B.3) or any future amendments shall be noted as 
a plat note on the final plat. 

8. The shared irrigation line/delivery system must include a recorded water user’s maintenance agreement. The 
agreement with the instrument number shall be added as a plat note on the final plat.  

9. Per CCCO 09-19-09(5): For subdivisions and planned unit developments applied for in the Star area of city impact, 
Canyon County will require, on the face of each final plat, a certification line for execution by the City of Star 
engineer attesting to the plat's conformance with the city standards set forth above. Also, Canyon County will not 
sign a final plat or authorize the plat to be recorded before the City engineer signs the plat. 

10. The final plat shall highlight areas where slopes over 15% exist and note that residential development is prohibited 
in the highlighted area. 

11. Applicable floodplain development approval conditions per DP2025-0040 shall be met prior to final plat signing 
(Exhibit 3.B.6). 

12. Idaho Power easement must be depicted on the final plat or vacated prior to the Board of County Commissioners’ 
signature on the final plat.  

 

DATED this ________ day of _________________________, 2026. 
 

CANYON COUNTY BOARD OF COMMISSIONERS 
 

   Motion Carried Unanimously 
   Motion Carried/Split Vote Below 
   Motion Defeated/Split Vote Below 
 
 Did Not 
 Yes No  Vote 
 

________________________________________ ______ ______ ______ 
Commissioner Leslie Van Beek 
 

________________________________________ ______ ______ ______ 
Commissioner Brad Holton  
 

________________________________________ ______ ______ ______ 
Commissioner Zach Brooks 
 
Attest: Jess Urresti, Clerk 
 
By: _____________________________________  Date: __________________ 
Deputy 
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