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PLANNING DIVISION ADDENDUM 
 
CASE NUMBER: CR2025-0011 
APPLICANT/REPRESENTATIVE:  Matt Wilke, White Barn Ventures, Inc. 
PROPERTY OWNER: Greg S Payne 
 
APPLICATION: Conditional Rezone (CR2025-0011) of 6.46 acres from “A” 

Agriculture to “CR-RR” (Conditional Rezone Rural 
Residential) 

 
LOCATION: 0 Middleton Road, Middleton, Idaho 
 Also referenced as a portion of the SW quarter of Section 20, 

T5N, R2W, BM, Canyon County, Idaho 
 Parcel R37423 (+/-70.89) 
  
ANALYST: Karla Nelson 
 
P&Z RECOMMENDATION:  Denial   
 
SUMMARY:   
The applicant, Greg Payne, represented by Matt Wilke, is requesting a Conditional Rezone for a 6.46-acre 
portion of an approximately 70.89-acre parcel from the “A” (Agricultural) zone to the “CR-RR” 
(Conditional Rezone-Rural Residential) zone. The request includes a development agreement to limit 
development to 3 buildable residential lots. If approved, a subsequent subdivision application will be 
applied for to create three (3) residential parcels out of the 6.46-acre portion in the northeast corner of the 
70.89-acre parcel. The remaining 64.43 acres is proposed to be a non-buildable agricultural-only parcel. 
 
The Planning & Zoning Commission heard the case at a public hearing held on May 7, 2026. After 
deliberation, the Planning & Zoning Commission recommended denial of the request, finding it inconsistent 
with the Comprehensive Plan, less appropriate than the current zoning designation, incompatible with 
surrounding land uses, and likely to impact essential public services and facilities (Exhibits 1 & 2).  
 
The Staff report packet dated May 7, 2026, and all supporting materials are contained in Exhibit 3. 
Additional public comments received for the subject public hearing or received as a late exhibit at the 
previous public hearing may be found in Exhibit 5. Additional supporting documentation provided by the 
applicant for consideration by the Board of County Commissioners may be found in Exhibit 6.  
 
EXHIBITS:  

1. Planning & Zoning Commission FCOs Dated: May 21, 2026 
2. Planning & Zoning Commission Minutes Approved: July 16, 2026 
3. Staff Report Packet Dated: May 7, 2026 
4. Planning and Zoning Commission Staff Presentation: May 7, 2026 
5. Public Comments Received by: July 27, 2026 

a. Benoit; Received: July 14, 2026 
6. Application Materials Received by Materials Deadline: July 27, 2026 



 

 

 

 

 

 

 

 

 

 

 

EXHIBIT 1 

P&Z Signed FCOs Dated: May 21, 2026 

-  

Board of County Commissioners 

Case# CR2025-0011 

Hearing Date: August 6, 2026 
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EXHIBIT 2 

P&Z Minutes Dated: July 16, 2026 

- 

Board of County Commissioners 

Case# CR2025-0011 

Hearing Date: August 6, 2026 
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EXHIBIT 3 

Staff Report Packet Dated: May 7, 2026 

- 

Board of County Commissioners 

Case# CR2025-0011 

Hearing Date: August 6, 2026 
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PLANNING DIVISION STAFF REPORT 
 

CASE NUMBER: CR2025-0011 
 

APPLICANT/REPRESENTATIVE:  Matt Wilke, White Barn Ventures, Inc. 
PROPERTY OWNER: Greg S Payne 
 

APPLICATION: Conditional Rezone (CR2025-0011) from “A” Agriculture to 
“CR-RR” (Conditional Rezone Rural Residential) 

 

LOCATION: 0 Middleton Road, Middleton, Idaho 
 Also referenced as a portion of the SW quarter of Section 20, 

T5N, R2W, BM, Canyon County, Idaho 
 Parcel R37423 (+/-70.89) 
 

PLANNER: Karla Nelson 
 

STAFF RECOMMENDATION: Approval 
 

REQUEST:  
The applicant, Greg Payne, represented by Matt Wilke, is requesting a Conditional Rezone for a 6.46-acre 
portion of an approximately 70.89-acre parcel from the “A” (Agricultural) zone to the “CR-RR” 
(Conditional Rezone-Rural Residential) zone. The request includes a development agreement to limit 
development to 3 buildable residential lots. If approved, a subsequent subdivision application will be 
applied for to create three (3) residential parcels out of the 6.46-acre portion in the northeast corner of the 
70.89-acre parcel. The remaining 64.43 acres is proposed to be a non-buildable agricultural-only parcel. 
 

PARCEL INFORMATION REPORT: See Exhibit C.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 §07-06-01 (Initiation of Proceedings), CCCO §07-06-03 (Comprehensive Plan 
Amendment Criteria), CCCO §07-06-07 (Conditional Rezone Criteria), CCCO §07-10-27 (Land Use 
Regulations (Matrix)), Idaho Code §67-6509 (Recommendation and Adoption, Amendment and Repeal 
of the Plan), Idaho Code §67-6511 (Zoning Map Amendments and Procedures), and §67-6519 
(Application Granting Process). 
 

BACKGROUND: 
The subject property is not an original parcel. In 1983, parcel R37423010 (5.81 acres) was split from the 
original approximately 80-acre parcel. In 1985, another division occurred, creating R37423020 (3.5 acres). 
If the property could qualify for a non-viable land division or a building permit transfer, one additional 
administrative division could be allowed. An amendment to one of the previous divisions could also be 
pursued to create an agricultural-only parcel. 

In 2007, the Board of County Commissioners approved a Conditional Use Permit to divide the entire 70.89-
acre parcel into 30 residential lots with a minimum lot size of two acres. The property was not developed 
due to changing market conditions, and the conditional use permit has expired. The applicant is now 
requesting a conditional rezone for the northeast 6.46-acre portion of the property in order to create three 
residential parcels in that area. The property is approximately one mile north of the Middleton Area of 
Impact and the City of Middleton. The applicant initially applied for a comprehensive plan map amendment 
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(OR2025-0011) along with the conditional rezone. The comprehensive plan map amendment has been 
withdrawn (Exhibit A10.2).  

HEARING CRITERIA: 

Table 1. Conditional Rezone Standards of Evaluation  

Standards of Evaluation – CCCO §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: 

 County Ordinance and Review 
Criteria 

Met? 
Code 

Section 
Criteria 

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

Analysis 

The proposed conditional rezone change is generally consistent with the comprehensive plan.  
 

The subject property is approximately one mile north of the Middleton Area of Impact and the City of 
Middleton. The 2030 Comprehensive Plan designates the property for future agricultural use. Page 25 of the 
Plan describes the agricultural designation as follows:  
 

“The agricultural designation is the base designation throughout the County. It contains areas of 
productive irrigated croplands, grazing lands, feedlots, dairies, seed production, and ground of 
lesser agricultural value.”  

 

The applicant requests a conditional rezone of approximately 6.46 acres on the northeast corner of the 
property to the Rural Residential “CR-RR” zone. The rezone will allow for three residential lots with an 
average lot size of at least two acres. The proposed rezone portion of the property lacks surface irrigation 
water rights. According to the applicant's letter of intent, when Pheasant Landing Subdivision was 
developed to the east, the pipe delivering water to the northeast corner was compromised, as was access 
to the tap on the lateral. Comments from Black Canyon Irrigation District detail that the applicant made 
a permanent water rights transfer to remove six acres of irrigation water from the northeast corner of the 
property in 2023, and therefore, none of the proposed additional parcels will receive irrigation water 
from the district (Exhibit D1). The Soil Conservation District designates the soil in this non-irrigated 
section to be Class 6 with severe limitations, making it generally unsuitable for cultivation (Exhibit 
D6.2). 
 

The applicants' request will preserve the majority of the property with the existing pivot and irrigation 
rights, approximately 64.43 acres, as non-buildable land for agricultural use (Exhibits A3 and A4). The 
non-buildable portion will retain the agricultural “A” zone. The requested Conditional Rezone to Rural 
Residential “CR-RR” will apply to approximately 6.46 acres on the northeast portion of the property 
(Exhibit A4). The 2030 Comprehensive Plan envisions rural residential use as a boundary between 
agricultural and urban areas. Rural residential areas are generally conducive to small-scale farming 
operations and are compatible with non-agricultural uses. The 2030 Future Land Use Map depicts future 
rural residential use 0.50 miles to the south, demonstrating that the subject property is near an urban 
transition area. Per CCCO §07-06-07(3), a conditional rezone of a parcel does not set a precedent that 
adjacent property should be rezoned the same.  
 

The request generally complies with the following goals and policies of the 2030 Comprehensive Plan: 
 

Property Rights Goals and Policies  
The request was processed per the following laws and ordinances: Canyon County Code of Ordinances 
(CCCO) §01-17 (Land Use Hearing Procedures), CCCO §07-05 (Notice, Hearing and Appeal 
Procedures), CCCO §07-06-01 (Initiation of Proceedings), CCCO §07-06-07 (Conditional Rezone), and 
Idaho Code §67-6511 (Zoning Map Amendments and Procedures). 
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 Goal No. 1: “Protect the integrity of individual property rights while safeguarding public health, 
safety, and welfare.”  

 Policy No. 1: “No person shall be deprived of private property without due process of law.” 

Economic Development Goal 
 Goal No. 5: “Support a diverse economy in Canyon County and recognize that residential, 

commercial, and industrial uses are necessary components of overall economic stability.” 

Land Use Policies and Goals: 
The proposed conditional rezone applies to only 6.46 acres, preserving the remaining 64.43 acres for 
agricultural use. The proposed rezoned portion of the property lacks surface irrigation water rights and is 
adjacent to the Pheasant Landing Phase 1 and 2 subdivisions, where lot sizes are commensurate with the 
proposed 2-plus-acre lots. This limited scale with only three residential lots aligns with nearby 
development while protecting the rural character of the area and balances residential growth with nearby 
agricultural production.  

 Policy No. 1.1: “Maintain a balance between residential growth and agriculture that protects the 
rural character.” 

 Policy No. 1.2: “Planning, zoning, and land-use decisions should balance the community’s interests 
and protect private property rights. “ 

 Goal No. 2: “Ensure that growth maintains and enhances the unique character throughout the 
County.” 

 Goal No. 3: “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. “ 

 Policy No. 3.2: “Encourage the development of individual parcels and subdivisions that do not 
fragment existing land use patterns.” 

 Policy No. 3.3: “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.” 

 Goal No. 7: “Protect rural qualities that make the County distinct and conserve and enhance the 
elements contributing to the good quality of life. “ 

 Policy No. 7.1: “Plan land uses that are compatible with the surrounding community.” 

Housing Goals 
The proposed development will place three residential lots in the northeast corner of the property, 
adjacent to residential development on a portion of the property that has not been farmed since 
approximately 2006 (Exhibit A.3). The proposed location for the limited residential development will 
not fragment agricultural or natural resources while providing housing opportunities. 
 Goal 1: “Encourage opportunities for a diversity of housing choices in the County.” 
 Goal 2: “Maintain the rural character of Canyon County while providing sufficient housing without 

fragmenting agricultural and natural resources.” 

Criteria 
Met? 2 

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

Yes 

Analysis 

In consideration of the surrounding land uses, the proposed conditional zone change for a small portion of 
the property to “CR-RR” is more appropriate than the current zoning designation of “A”.  
 

Existing Conditions: 
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According to Canyon County Code of Ordinances (CCCO) §07-10-25 (1), the purposes of the existing “A” 
zoning district are to: 

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

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

C. Protect fish, wildlife, and recreation resources, consistent with 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. 
 

The surrounding area contains agricultural and residential uses with primarily agricultural zoning. Aerial and 
site visit photos show large agricultural properties to the west, southwest, and south with irrigated row crops 
(Exhibits B2.1 and C). The Pheasant Landing Subdivision Nos. 1 and 2 are directly to the east with an 
average lot size of 2.52 and 1.96 acres (Exhibits B2.8 and B2.9). Property to the north, leading up to 
Goodson Road, includes agricultural and residential uses. In this area, some of the original parcels, as well 
as parcels that have been divided through conditional use permits and administrative land divisions, are 
smaller than the proposed 2-acre lots (Exhibit B2.12). Rural residential zoning “CR-RR” is found 
approximately 560 feet north of the subject property on the west side of Middleton Road (Exhibit B2.3). 

The property primarily consists of class 3 and 4 moderately suited soils with some class 6 and 8 least suited 
soils. The parcel is considered prime farmland if irrigated (69.9%), farmland of statewide importance if 
irrigated (17.9%) and not prime farmland (12.2%) (Exhibit B2.7). The portion of the property that will be 
rezoned is not currently irrigated and contains class 6 soils that are not considered prime farmland (Exhibit 
D6.2). There are no dairies, feedlots, or gravel pits within a 2-mile radius (Exhibit B2.6). 

Rezoning Request 
The request is to conditionally rezone 6.46 acres of the 70.89-acre property to an R-R Zone, subject to the 
conditions of a development agreement. According to Canyon County Code of Ordinances (CCCO) §07-10-
25(2), the purposes of the “R-R” zoning district is to “encourage and guide growth in areas where a rural 
lifestyle may be determined to be suitable.”  

The applicant provided a conceptual site plan (Exhibit A.4) demonstrating that the result of the rezone is to 
create three buildable parcels, clustered in the northeast corner of the property, each approximately 2 acres 
in size. The remaining 64.43 acres will retain agricultural zoning and will be non-buildable (Exhibit A3 and 
A4). The adjacent Pheasant Landing Subdivision has shown that a rural lifestyle is suitable for the area, and 
the applicant’s site plan will mirror these similarly sized residential lots while also preserving the productive 
agricultural portion of the property.  
 

Existing Conditions within One Mile: 
Direction Existing Use Primary Zone Other Zone 

N Residential and 
Agricultural 

A CR-RR 

S Agricultural with 
dwellings 

A  

E Residential A CR-R1, RR 
W Agricultural A CR-RR, RR 

“A” (Agricultural), “R-R” (Rural Residential), “R-1” (Single-Family Residential), “C-1” (Neighborhood 
Commercial), “C-2” (Service Commercial), “M-1” (Light Industrial), “CR” (Conditional Rezone) 

 

Recent Land Use Cases within a One Mile Radius:  
 RZ2021-0043 (directly west of the subject property) – Rezone “A” to “RR”- Denied 
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 SD2020-0009 – Echo Estate Subdivision – Approved 
 SD2022-0047 – Preliminary Falcon Rim Subdivision – Approved 
 RZ2021-039 – Rezone “A” to “CR-R1” - Approved 

 

Criteria 
Met? 3 Is the proposed conditional rezone compatible with surrounding land uses? 
Yes 

Analysis 

The proposed conditional rezone to “CR-RR”, as restricted by the development agreement, is compatible 
with surrounding land uses.   
 

Pursuant to Canyon County Ordinance 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. 
 

The proposed conditional rezone of 6.46 acres will allow for 3 residential lots, each greater than 2 acres. The 
15 subdivisions that are within a one-mile radius of the property have an average lot size of 2.32 acres 
(Exhibit B2.9). The lot classification map shows lots of 1.1 -2 acres directly east of the proposed rezone 
area within the Pheasant Landing Subdivision (Exhibits B2.12 and B2.8). The limited scale of development 
that will add only three residential lots is not anticipated to interfere with nearby agricultural production to 
the west and south, as residential uses have long been established in the area, as demonstrated by the 15 
subdivisions with 151 lots within a one-mile radius (Exhibits B2.1, B2.8, and B2.9). Furthermore, the site 
plan places the residential lots adjacent to residential uses (Exhibit A4). The approximately 64-acre 
agricultural portion of the subject property will maintain agricultural zoning along Middleton and Galloway 
Roads and will preserve compatibility with larger agricultural fields to the west and south (Exhibit A4 and 
B2.1).  
 

See further analysis located in sections 1, 2, and 4. 
 

Criteria 
Met? 4 

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

Yes 

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 primarily agricultural with interspersed residential use and some residential 
subdivisions. The proposed conditional rezone to rural residential of the approximately 6.46-acre northeast 
portion of the subject property will match the character of the adjacent Pheasant Landing Subdivision. The 
requested rural residential zone will allow for an average lot size of two (2) acres, which is aligned with the 
2.32-acre average lot size in nearby subdivisions (Exhibit B2.9). Future residential use is planned within the 
City of Middleton and Middleton’s Area of Impact, approximately 1 mile to the south (Exhibit B2.5). 
COMPASS anticipates 869 additional households by the year 2050 within the nearby Traffic Analysis Zones 
2136 and 2137 (Exhibit B2.11). While the subject property is not in a planned growth area, nearby 
residential growth adds to the mix of agricultural and rural residential use that characterizes the area.  
 

The following measures will be implemented to mitigate the impact 
The applicant’s proposed conditions include limiting the development to 3 buildable residential lots. Staff 
has broadened the proposed condition of approval to detail that the 3 buildable residential lots shall be in 
substantial conformity with the site plan. The site plan ensures that the residential lots are adjacent to the 
Pheasant Landing Subdivision, and it preserves agricultural zoning and use along the western and southern 
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property boundaries where large agricultural fields are found. With this recommended condition of approval, 
the development is not anticipated to negatively impact the essential character of the area. The planning and 
zoning commission could propose additional conditions to mitigate potential impacts if deemed necessary. 
 

Criteria 
Met? 5 

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

Yes 

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: 
Per the land use worksheet, sewer will be provided with individual septic systems (Exhibit A5). Southwest 
District Health provided comments stating that the project does not require a Nutrient Pathogen Study and 
that there are no concerns with the request provided all SWDH requirements are met (Exhibit D5). An 
earlier pre-development meeting was held that envisioned two (2) rather than three (3) residential lots. 
Meeting notes detail that an abandoned concrete ditch is found to the south of the proposed lots and that 
survey data indicate silt loam with calcium carbonate soils (Exhibit D5.1). All SWDH requirements will 
need to be met with the subdivision plat (Exhibit D5). 
 

Water: 
Per the land use worksheet, water will be provided with individual domestic wells (Exhibit A5). Notice was 
provided to the Idaho Department of Water Resources, but no comments were received. Future development 
shall comply with IDWR standards at the time of subdivision and or building permits.  
 

The property is within a Nitrate Priority Area, the closest known well with a nitrate level elevated to the 10 
milligram per liter standard is found approximately 620 feet to the north (Exhibit B2.10). During the 
preliminary plat phase, the Planning and Zoning Commission may recommend that the applicant conduct 
nitrate level testing for the proposed wells before approval.  
 

Drainage: 
Per the land use worksheet, stormwater is proposed to be retained on-site (Exhibit A5).  
 

Irrigation: 
Per the letter of intent, there are no surface irrigation water rights available for the northeast corner of the 
property where the three residential lots are proposed. Each home will be able to utilize the ½ acre domestic 
exemption for irrigation if the total use does not exceed 13,000 gallons per day (Exhibit A3).  
 

Comments from Black Canyon Irrigation District detail that the applicant made a permanent water rights 
transfer to remove six acres of irrigation water from the northeast corner of the property in 2023, and 
therefore, none of the proposed residential parcels will receive irrigation water from the district. All 
maintenance road right-of-way, lateral right-of-way, and drainage right-of-way will need to be protected. 
Any crossing agreements and or piping agreements will need to be acquired from the Bureau of Reclamation 
once approved by Black Canyon Irrigation District, to cross over or under any existing lateral, pipe any 
lateral, or encroach into the right-of-way of the District or Reclamation (Exhibit D1). All irrigation district 
requirements will need to be met during the subdivision process. 
 

Utility: 
Utility agencies, including Idaho Power, Intermountain Gas, CenturyLink, and Ziply, were notified of the 
application on September 8, 2025, and April 2, 2026. No agency comments were provided by those services 
at the time the staff report was written. Utility poles exist along Middleton Road (Exhibit C). There are also 
residences in the general vicinity that are indicative of utility services being available. It is anticipated that 
the applicant will be able to work with utility providers to gain any needed utilities. 
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Criteria 
Met? 

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? Yes 

 Analysis 

The proposed conditional rezone will not require public street improvements to provide adequate access to 
and from the subject property to minimize undue interference with existing and/or future traffic patterns 
created by the proposed development.  
 

ITD had no concerns with the request as the property is greater than 3 miles north of SH-44 and minimal 
impact can be anticipated. 
 

Comments received from Highway District No. 4 detail that Middleton Road is classified as a minor arterial 
and Galloway as a major collector on the functional classification maps adopted by the County and Highway 
District. The applicant's letter of intent details an expected 29 average daily trips based on 9.52 average daily 
trips per household.  
 

During the subdivision phase of the development, the applicant will be required to meet all highway district 
requirements, and an approach permit with a paved apron meeting ACCHD standards will be required 
(Exhibit D2). The proposed three additional residential lots are not anticipated to significantly impact the 
existing or proposed transportation system. Traffic impacts from the new development will be mitigated by 
the collection of transportation impact fees at the time of building permit issuance (Exhibit D2).   
 

Criteria 
Met? 7 

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

Yes 

Analysis 

The subject property does have legal access for the conditional rezone and will have legal access at the time 
of the development. See the review and analysis detailed below.  
 

Existing access to the subject property is via one or more unimproved agricultural approaches to Middleton 
Road along the property's western boundary. Comments from Highway District No. 4 state that these 
approaches may remain in use to serve the ongoing agricultural uses but are subject to restriction or removal 
if the land use changes in the future.  
 

The applicant proposes a 20-foot-wide private road within a 60-foot easement to serve three new residential 
lots, with an approach to Middleton Road located near the northwest property boundary (Exhibits A3 and 
A4). Before platting, the applicant could utilize the administrative land division amendment process to 
separate the 6.4-acre rezone portion from the remaining agricultural-only parcel and in this situation, a 60-
foot easement to Middleton Road will be permitted as depicted on the site plan. However, if all divisions 
occur through the subdivision process, a dedicated 60-foot private road lot will be required for the entire 
length of the road. 
 

During the subdivision phase of development, the applicant must meet all subdivision, private road, and 
highway district requirements, including the acquisition of an approach permit. Based on established private 
road standards, the road must be contained within a separate road lot for the portion located inside the 6.46-
acre future subdivision, even if the remainder of the access to Middleton Road is secured via an easement 
prior to the platting process. 
 

Criteria 
Met? 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?  Yes 

Analysis 

The proposed use is 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. 
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Schools: 
The subject property is within the Middleton School District #134. The school district was noticed on 
September 8, 2025, and April 2, 2026, but no comments were received. 
 

Police:  
The subject parcels are under the jurisdiction of the Canyon County Sheriff’s Office. The Canyon County 
Sheriff’s Office is required to provide services to the parcel. Overall, the use is not anticipated to be 
significant enough to cause a negative impact or require additional public funding. Agency comments were 
sent out on September 8, 2025, and April 2, 2026, and no comments were received by the Sheriff’s Office. 
 

Fire protection & Emergency Medical Services: 
Canyon County Paramedics provided estimated response times on April 19, 2026, for three (3) nearby 
stations: Station M53 has an estimated response time of 6.49 minutes, Station M51 has an estimated 
response time of 15.6 minutes, and Station M52 has an estimated response time of 17.7 minutes.   
 

The subject property is under the jurisdiction of the Middleton Rural Fire District (MRFD). MRFD is 
required to provide services to this parcel, and a fire district sign-off is also required for residential building 
permits. Middleton Rural Fire District was provided notice of the application on September 8, 2025, and 
April 2, 2026, but no comments were received. The use is not anticipated to be significant enough to cause a 
negative impact or require additional public funding 

 

 

NOTIFICATION AND COMMENTS: 
Notice of the public hearing was provided as per CCCO §07-05-01.  Agencies were notified on September 
8, 2025, and April 2, 2026. Property owners within 300 feet of the subject property boundaries were notified 
on April 2, 2026. Full political notice was completed on April 2, 2026. A newspaper notice was published 
on April 7, 2026. The subject property was posted with a notice on April 3, 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 
Staff received no written public comments by the materials deadline of April 27, 2026.  
 

RECOMMENDATION AND DECISION OPTIONS: 
In consideration of the application and supporting materials, staff concludes that the proposed conditional 
rezone is compliant with Canyon County Ordinance 07-06-07. A full analysis is detailed within the staff 
report.  

Should the Commission wish to recommend approval of the subject application, staff recommends the 
following conditions be attached:  

1. The development shall comply with all applicable federal, state, and county laws, ordinances, 
rules, and regulations that pertain to the subject property and the proposed use, including but 
not limited to: 

a. Comments received from Southwest District Health (Exhibit D5) 
b. Comments received from Highway District No. 4 (Exhibit D2) 
c. Comments received from Black Canyon Irrigation District (Exhibit D1). 

 
2. The rezoned parcel shall be divided per the subdivision requirements of Chapter 7, Article 17 

of the Canyon County Code of Ordinances. An administrative land division amendment 
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process may be utilized to divide the agricultural-only portion of the property from the rezoned 
portion of the property.  

3. The development shall be restricted to 3 residential lots in substantial conformance with the 
site plan (Exhibit A3). 
 

4. The developer shall comply with CCCO §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.” 

 

DECISION OPTIONS 
 Approval of the Application: “I move to recommend approval of CR2025-0011, Payne, finding 

the application does meet the criteria for approval under Article 07-06-07 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 recommend denial of CR2025-0011, Payne finding the 
application does not meet the criteria for approval under Article 07-06-07 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 CR2025-0011, Payne to a [date certain or uncertain] 
 

EXHIBITS:  
A.  Application Packet & Supporting Materials  

1.  Master Application 
2.  Affidavit 
3.  Letter of Intent  
4.  Site Plan (Letter of Intent “Exhibit B”) 
5.  Land Use Worksheet 
6.  Neighborhood Meeting 
7.  Agency Acknowledgement 

7.1.  Highway District No. 4 
7.2.  Black Canyon Irrigation District 

8.  Legal Description for Rezone Parcel 
9.  Deed 
10.  Additional Supporting Materials Provided with Application  

10.1.  2022 Future Land Use (Letter of Intent “Exhibit A”) 
10.2.  Parcel Inquiry PI2021-0055 (Letter of Intent “Exhibit A-1”) 
10.3.  Water Right Map 9-19-24 (Letter of Intent “Exhibit C”) 
10.4.  Rezone Acreage (Letter of Intent “Exhibit D”) 
10.5.  Soil Resource Report (Letter of Intent “Exhibit E”) 
10.6.  Amended FCOs – Rob Godsill – CU2026-151 (Letter of Intent “Exhibit F”) 
10.7.  Viable definition (Letter of Intent “Exhibit G”) 
10.8.  Middleton Fire Station Photo (Letter of Intent “Exhibit H”) 
10.9.  FEMA Layer (Letter of Intent “Exhibit I”) 

11.  Applicant Communication 
11.1.  Email Correspondence – DA- September 4, 2025 
11.2.  Email Correspondence – OR2025-0022 Withdrawal: February 24, 2026 
11.3.  Email Correspondence – Easement/Private Road: April 2026 
11.4.   Applicant PowerPoint; Received; April 24, 2026 

B.  Supplemental Documents 
1.  Parcel Information Report 
2.  Cases Maps/Reports  
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2.1. Small Air Ortho (1-Mile) 
2.2. Small Vicinity Map 
2.3. Zoning and Classification  
2.4. Canyon County 20230 Future Land Use Map 
2.5. City Future Land Use Map 
2.6. Dairy, Feedlot, and Gravel Pit 
2.7. Soil and Prime Farmlands Map with Report 
2.8. Subdivision Map  
2.9. Lot Report 
2.10. Nitrate Priority Wells 
2.11. TAZ Households 
2.12. Lot Classification Map 
2.13. Case Map (1-Mile) and Summary Report 
2.14. Slope Percent Map 

C. Site Visit Photos:  February 23, 2026 
D. Agency Comments Received by:  April 27, 2026 

1. Black Canyon Irrigation District; Received:  October 6, 2025, and April 23, 2026 
2. Highway District No. 4; Received:  September 23, 2025 
3. Idaho Transportation Department; Received: September 17, 2025, and April 15, 2026 
4. Department of Environmental Quality; Received: September 15, 2025 
5. Southwest District Health; Received: September 9, 2026 

5.1. Pre-Development Notes: August 30, 2024 
6. Canyon County Soil Conservation District; Received: March 7, 2026 

6.1. Custom Soil Resource Report 
6.2. Revised comments: Received: April 15, 2026 

a. Revised Custom Soil Resources Report 
7. Canyon County Paramedics; Received: April 19, 2026 

E. Draft FCOS 
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Application Packet & Supporting Materials 

Planning & Zoning Commission 

Case# CR2025-0011 

Hearing date: May 7, 2026 
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Karla Nelson

From: Matt Wilke <
Sent: Thursday, September 4, 2025 2:26 PM
To: Karla Nelson
Subject: [External]  Re: CR2025-0011 & OR2025-0022

Hi Karla, 
 
Thanks for reaching out!  
 
You are correct, we only intend to rezone the ±6.463 acres in the northeast corner to CR-RR. 
 
We do not have any conditions to propose in the DA, other than to "Limit the development to 3 buildable 
residential lots."  
 
Thank you, 
 

 

Matt Wilke 
Owner | Broker 
White Barn Real Estate 
White Barn Ventures 

 
 

 

 

From: Karla Nelson <Karla.Nelson@canyoncounty.id.gov> 
Sent: Wednesday, September 3, 2025 3:14 PM 
To: Matt Wilke < > 
Subject: CR2025-0011 & OR2025-0022  
  
Hello Matt, 
I’ve been assigned to the conditional rezone and comprehensive plan map amendment for Parcel R3742300000.  I’m 
working on our initial agency notice and want to confirm that the intent is to amend the comprehensive plan map from 
the ‘Agricultural’ designation to the ‘Rural Residential’ designation for just the 6.463 acres on the NE corner of the 
property? 
  
I can see that for the conditional rezone part of the application, the intent is just to rezone the 6.463 acres from “A” to 
“CR-RR”.  
  
Also, is the applicant proposing any conditions for the Development Agreement?   
  
Thank you, 
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Karla Nelson

From: Matt Wilke < >
Sent: Wednesday, March 4, 2026 4:04 PM
To: Karla Nelson
Cc: Alan Mills
Subject: Re: [External]  Re: CR2025-0011/OR2025-0022

Sounds good, thanks Karla. 
 
Get Outlook for Android 

From: Karla Nelson <Karla.Nelson@canyoncounty.id.gov> 
Sent: Wednesday, March 4, 2026 3:52:59 PM 
To: Matt Wilke <matt@mywhitebarn.com> 
Cc: Alan Mills <millscorealty@msn.com> 
Subject: RE: [External] Re: CR2025-0011/OR2025-0022  
  
I’ll let you know when I get confirmation on the date. We will go forward with just the conditional rezone 
piece. 
  
Thanks! 
  
  
  

 
Karla Nelson, AICP 
Principal Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605  
Direct Line:  208-455-6036           
Email:  Karla.Nelson@canyoncounty.id.gov 
Website:  www.canyoncounty.id.gov 
  
PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email system may be a public 
record and may be subject to disclosure under the Idaho Public Records Act and as such may be copied and 
reproduced by members of the public.  
  
From: Matt Wilke <matt@mywhitebarn.com>  
Sent: Wednesday, March 4, 2026 3:51 PM 
To: Karla Nelson <Karla.Nelson@canyoncounty.id.gov> 
Cc: Alan Mills <millscorealty@msn.com> 
Subject: Re: [External] Re: CR2025-0011/OR2025-0022 
  
Hi Karla, 
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This is great news! Please set the date for the hearing for May 7th, and please feel free to use my email 
however you would like to ask the Commission for forgiveness on the refund.  
  
Maybe they will reconsider Hibbard's refund as well.  
  
Thank you! 
Matt Wilke 
  
Get Outlook for Android 
  

From: Karla Nelson <Karla.Nelson@canyoncounty.id.gov> 
Sent: Wednesday, March 4, 2026 3:12:24 P  

> 
Cc: Alan Mills < > 
Subject: RE: [External]  Re: CR2025-0011/OR2025-0022 
  
Hi Matt, 
Some of the other cases before yours have issues that are causing delays. Are you comfortable moving 
forward with just the conditional rezone before the comp plan refund is decided by the board? If so, I’m 
hoping to schedule this case for May 7. Also, are you ok with me using the email chain below as your comp 
plan amendment withdrawal for the case file that will go to the Planning and Zoning Commission, or would 
you prefer to send a separate email? 
  
Thanks, 
  
  

 
Karla Nelson, AICP 
Principal Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605  
Direct Line:  208-455-6036           
Email:  Karla.Nelson@canyoncounty.id.gov 
Website:  www.canyoncounty.id.gov 
  
PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email system may be a public 
record and may be subject to disclosure under the Idaho Public Records Act and as such may be copied and 
reproduced by members of the public.  
  
From: Matt Wilke < >  
Sent: Wednesday, February 25, 2026 4:35 PM 
To: Karla Nelson <Karla.Nelson@canyoncounty.id.gov> 
Cc: Alan Mills < > 
Subject: Re: [External] Re: CR2025-0011/OR2025-0022 
  
Thanks so much Karla, I really appreciate your help! 
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Have a great evening. 
  
Thank you, 
  

 

Matt Wilke 
Owner | Broker 
White Barn Real Estate 
White Barn Ventures 
208.412.9803 
matt@mywhitebarn.com 
www.mywhitebarn.com 

  

From: Karla Nelson <Karla.Nelson@canyoncounty.id.gov> 
Sent: Wednesday, February 25, 2026 8:57 AM 
To: Matt Wilke < > 
Cc: Alan Mills <  
Subject: RE: [External] Re: CR2025-0011/OR2025-0022  
  
Hi Matt, 
I’ve sent this request and email chain to Jennifer Almeida. She will prepare the refund request for the board. 
I’ve indicated that I haven’t spent any time on the comprehensive plan map amendment portion so I’m 
hopeful that they will approve the refund. 
  
I’ll let you know what the Board decides. 
  
  
  

 
Karla Nelson, AICP 
Principal Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605  
Direct Line:  208-455-6036           
Email:  Karla.Nelson@canyoncounty.id.gov 
Website:  www.canyoncounty.id.gov 
  
PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email system may be a public 
record and may be subject to disclosure under the Idaho Public Records Act and as such may be copied and 
reproduced by members of the public.  
  
From: Matt Wilke < >  
Sent: Tuesday, February 24, 2026 10:31 AM 
To: Karla Nelson <Karla.Nelson@canyoncounty.id.gov> 
Cc: Alan Mills < > 
Subject: Re: [External] Re: CR2025-0011/OR2025-0022 
  
Thanks for the feedback Karla, 
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I would like to get the refund and withdraw the comp plan amendment if at all possible. Is there any way 
to ask for the refund without going through the application process since you just got started? I have a 
more than a full plate. 
  
Here's a little feedback from a recent case.   
  

The last refund request I applied for Eric Hibbard was denied. To add insult to injury, we were told 
apply for that comp plan amendment 501 days after submitting for just the conditional rezone by 
staff, so they could make a positive finding for the comp plan amendment on the staff report. The 
staff report did not find the comp plan amendment favorable in that case either. Waste of time and 
money. 
  
Commissioner Van Beek even stating during our Hibbard rezone we should ask for a refund. They 
approved the Hibbard rezone but denied the comp plan amendment. I don't know why we are being 
asked to submit for a comp plan amendment, when the Commission doesn't seem to ever amend 
the comp plan. This was mentioned by the Commissioners as well during the Hibbard rezone. 
  
I don't agree that they didn't give Eric a refund. It's a huge disservice to him as a customer. It was a 
lot of extra work that cost me and my clients time and money, just to get a denial. See the email 
from Dan below, and the attached resolution.  
  

Sorry for the long reply, I am not upset with you in any way, and I know this is not your fault, but this 
county is a hot mess! Please help!! Who's in charge?? Send me to the top so I can rattle their chain! 
Thanks Karla! 
  
  

From: Dan Lister <Dan.Lister@canyoncounty.id.gov> 
Sent: Tuesday, November 25, 2025 1:41 PM 
To: Matt Wilke < > 
Cc: Emily Bunn <Emily.Bunn@canyoncounty.id.gov> 
Subject: RE: [External] CR2023-0013 / Eric and Sarah Hibbard Rezone / PowerPoint email 1 of 2 
  

Matt, 

  

Today, the Board denied the fee waiver and refund request regarding OR2025-0016. See 
attached resolution. 

  

Sincerely, 

  

Dan Lister, Planning Supervisor 
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DSD Office: (208) 454-7458 - Direct Line: (208) 455-5959 

Daniel.Lister@canyoncounty.id.gov 

  

Development Services Department (DSD) 

Public office hours 

Monday, Tuesday, Thursday, and Friday 

8 am – 5 pm 

Wednesday 

1 pm – 5 pm 

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

 

Matt Wilke 
Owner | Broker 
White Barn Real Estate 
White Barn Ventures 

 
 

www.mywhitebarn.com 

  

From: Karla Nelson <Karla.Nelson@canyoncounty.id.gov> 
Sent: Tuesday, February 24, 2026 8:30 AM 
To: Matt Wilke < > 
Cc: Alan Mills < > 
Subject: RE: [External] Re: CR2025-0011/OR2025-0022  
  
Hi Matt, 
I was able to get out to the site to take photos. I think the rezone request, in its limited nature, makes sense. 
I’m not as comfortable with the comprehensive plan map amendment. At this point, I’ll most likely be 
recommending approval on the rezone but denial on the comprehensive plan map amendment. Of course, 
know that additional information from agencies, the applicant, and neighbors could change that assessment.  
  
If you want to withdraw the comprehensive plan map amendment portion, you can, and since I really haven’t 
spent any time on that piece of the request, you could request a refund from the board. If you want to go 
forward with the comprehensive plan map amendment, that is ok, but I wanted to give you the option. 
  
The attached agency comments are the ones we have received so far. 
  
Thanks, 
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Karla Nelson

From: Karla Nelson

Sent: Monday, April 13, 2026 3:07 PM

To: Matt Wilke

Subject: RE: [External]  Re: CR2025-0011

Hi Matt, 
Sure, we can talk tomorrow. If it is all done through the subdivision process, that is ok; in that case, the 
easement will need to become a private road lot, but the road can retain agricultural zoning. The remaining 
agricultural piece will also need to be included in the plat and the zoning designations noted. You don’t need 
to change the legal description for the rezone.  Happy to talk tomorrow if that helps. If you wanted to keep the 
agricultural portion and road easement outside of the subdivision, you would need to do an administrative 
division first and then apply for the subdivision.  

Thanks, 

Karla Nelson, AICP 
Principal Planner 
Canyon County Development Services Department

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

Direct Line:  208-455-6036           

Email:  Karla.Nelson@canyoncounty.id.gov

Website:  www.canyoncounty.id.gov

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

From: Matt Wilke >  
Sent: Monday, April 13, 2026 2:56 PM 
To: Karla Nelson <Karla.Nelson@canyoncounty.id.gov> 
Subject: [External] Re: CR2025-0011 

Good afternoon Karla, 

Sorry for the delayed response on the emails. I received the agency input from the soil conservation 
district you sent also. 

Would you have time for a quick call tomorrow afternoon to discuss the options? 
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I was assuming this would all been done as part of the platting process after a rezone was approved and 
was not planning to administratively split off the separate Ag portion. We submitted a legal description 
just for the rezone portion, that excludes the Ag only pivot ground. 

Thank you, 

Matt Wilke
Owner | Broker
White Barn Real Estate
White Barn Ventures

www.mywhitebarn.com

From: Karla Nelson <Karla.Nelson@canyoncounty.id.gov> 
Sent: Thursday, April 9, 2026 10:31 AM 
To: Matt Wilke <  
Subject: CR2025-0011

Hi Matt, 
If the conditional rezone for Parcel R37423 is approved, is the intent to first administratively divide off the 
agriculturally zoned property and then apply for the subdivision for the rezoned corner piece? If you do it all 
through the subdivision process, the 60’ easement to Middleton road will need to be in its own 60’ wide 
private road lot. 

Thanks, 

Karla Nelson, AICP
Principal Planner
Canyon County Development Services Department

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

Direct Line:  208-455-6036          

Email:  Karla.Nelson@canyoncounty.id.gov

Website:  www.canyoncounty.id.gov

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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CR2025-0011 / Greg Payne

Applicant Representatives / Alan Mills & Matt Wilke
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Project Overview:

Total Current Parcel Size: ± 70.89 acres.
CR-RR Rezone Area: ± 6.46 acres.
Private Road proposed to access Middleton Road.
Contiguous to Pheasant Landing Subdivision #1 &
#2 on east side of property.
Current “Ag” zone was shown as Residential on the
2020 Future Land Use Map. 
Past Approval on entire Parcel for 30 Residential 

       Lots has expired. (CU 2006-151)

Intro CR2025-0011
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Site Plan CR2025-0011
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98 Homes & 5 Subdivisions within 1 mile.Exhibit A.11.4
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5 Subdivisions & 1 Subdivision in Final Plat Within 1 Mile

ss

 5
Exhibit A.11.4

Exhibit A.11.4

Exhibit 3

Exhibit 3



6
Exhibit A.11.4

Exhibit A.11.4

Exhibit 3

Exhibit 3



7 SOIL MAP

Class 6
(Non-Irrigated)
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8 Notice of Weed Height Violation Letter
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 SITE DISCING 4/3/2026  9

BEFORE AFTER
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2030 Comp Plan Analysis
The following goals and policies in the Canyon County 2030 comprehensive plan support the

request:
Property Rights

P1.01.03 Ordinances and land-use decisions should avoid imposing unnecessary conditions or procedures on
development approvals.

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

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.

Housing
G11.01.00 Encourage opportunities for a diversity of housing choices in the County. 
P11.01.01 Encourage a variety of housing sizes that meet the needs of families, various age groups, and
incomes.
G11.02.00 Maintain the rural character of Canyon County while providing sufficient housing without
fragmenting agricultural land and natural resources.
P11.02.01 Encourage subdivisions to locate where adequate services and infrastructure exists or can be
provided. 

Agriculture
P12.01.05 Direct development to land with lower irrigatable soil classifications as determined by Canyon Soil
Conservation District or by the USDA Natural Resources Conservation Service.
P12.03.01 Restrict residential development that impacts aerial application flight patterns and operations. 
P12.03.02 Place new structures appropriately to minimize disruption to aerial application flight patterns.
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2030 Comp Plan Analysis
Land Use Community and Design

G4.01.00 Support livability and high quality of life as the community changes over time

P4.01.01 Maintain a balance between residential growth and agriculture that protects the rural character.

P4.01.02 Planning, zoning, and land-use decisions should balance the community’s interests and protect
private property rights. 

G4.02.00 Ensure that growth maintains and enhances the unique character throughout the County.

P4.03.02 Encourage the development of individual parcels and subdivisions that do not fragment existing
land use patterns.

P4.04.01 Support development in locations where services, utilities, and amenities are or can be provided.

P4.05.01 Promote future development and land-use decisions that do not create hardship for farmers and
agricultural operators. 

P4.05.02 Consider development on poor soils (Class 4 or higher) that will not interfere with viable
agricultural operations in the area.

P4.06.02 Encourage development design that accommodates topography and promotes conservation of
agricultural land.

G4.07.00 Protect rural qualities that make the County distinct and conserve and enhance the elements
contributing to a good quality of life. 
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   Subject Property is Not Viable for Agricultural Use

07-02-03: DEFINITIONS ENUMERATED:

VIABLE FARMLAND: Land that is capable of producing marketable farm animals or crops.

Non-Viable Ag Use: 07-18-09.

The reasons listed below are applicable for non-viable Ag use in an Agricultural zone:

1.Poor soils. (Class 6 Non-Irrigated Capabilty Classification)
2.Lack of Irrigation water.
3.Land is not being withheld from a more viable ag use for the intent of this

application. 
4.The lot size, combined with the lack of water makes productive agriculture use

prohibitive.
5.Producing cattle, or other animals for sale on this property is extremely difficult

and not marketable.
6.The subdivision will not create a negative impact on surrounding agricultural uses.

Lot sizes are similar or larger than the many lots in the Subdivisions and Residential
lots next door.

07-18-09(5)(C) states “The parcel, in whole or in part, shall consist of land with site
constraints and/or resource issues, such as lack of water, suitable soils, topography, land
compatibility, lot size or configuration, that makes productive agricultural use extremely
difficult”
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  14 EDGE OF NP AREA

Monitoring Well Nitrates

Monitoring Well Water Level
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16   IDWR 6" WATER LEVEL WELL
            1/2 MILE SOUTH

55ft Static
Winter 16-17

56ft Static 
Winter 25-26

Surface Elevation 2505'
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  IDWR 6" NITRATE LEVEL WELL
            1/2 MILE EAST

17

Nitrates
1.07 - 1.6 mg/L 2001 - 2021

10 milligrams per liter (mg/L), or 10 parts per million (ppm), is
the maximum contaminant level (MCL) set by both the EPA

and the Idaho Department of Environmental Quality.

Surface Elevation 2545'
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https://www.deq.idaho.gov/water-quality/groundwater/groundwater-quality/


Water Level Test Well Drilled 1968

180 feet deep
56' Static Water Level

Unknown Static Water Level 
(when drilled)

Well Surface Elevation 2505'

Nitrate Level Test Well Drilled 1994

215 feet deep
96' Static Water Level

Well Surface Elevation 2545'

*There is a 40 ft Surface Elevation
difference between these two

wells. This corresponds with the 
40 ft difference in Static water

level between them both.
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4/6/2026
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(208) 412-9803 www.mywhitebarn.com matt@mywhitebarn.com
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Hearing date: May 7, 2026 
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PARCEL INFORMATION REPORT 4/27/2026 4:11:13 PMR37423
PARCEL NUMBER: R37423

OWNER NAME: PAYNE GREG S

CO-OWNER:

MAILING ADDRESS: 24295 FARMWAY RD CALDWELL ID 83607-8813

SITE ADDRESS: 0 MIDDLETON RD

TAX CODE: 0310000

TWP: 5N   RNG: 2W   SEC: 20  QUARTER: SW

ACRES: 70.89

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: NOT In Impact Area

FUTURE LAND USE 2011-2022 : RES

FLU Overlay Zone Desc 2030:

FLU RR Zone Desc 2030:

FUTURE LAND USE 2030: AGRICULTURE

IRRIGATION DISTRICT: BLACK CANYON IRRIGATION DIST

FEMA FLOOD ZONE: X FLOODWAY: NOT In FLOODWAY FIRM PANEL: 16027C0150F
     

WETLAND: Freshwater Emergent Wetland / Riverine / Riverine

NITRATE PRIORITY: NE CANYON CO.

FUNCTIONAL Classification: COLLECTOR

INSTRUMENT NO. : 2020049216

SCENIC BYWAY: NOT In Scenic Byway

LEGAL DESCRIPTION: 20-5N-2W SW TX 20468 IN W1/2 SW

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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PHEASANT LANDING #1

PHEASANT LANDING #2
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IMAGES WERE FLOWN IN THE FALL OF 2024.
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SOIL INFORMATION IS DERIVED FROM THE USDA'S CANYON COUNTY SOIL SURVEY OF 2018
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SOIL INFORMATION IS DERIVED FROM THE USDA'S CANYON COUNTY SOIL SURVEY OF 2018
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City_Limits

WETLANDS

2C_Hydro

FARMLAND
Farmland of statewide importance

Farmland of statewide importance, if irrigated

Farmland of statewide importance, if irrigated and reclaimed of excess salts and sodium

Not prime farmland

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

Prime farmland if irrigated

Prime farmland if irrigated and drained

Prime farmland if irrigated and reclaimed of excess salts and sodium
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SOIL CAPABILITY CLASS SOIL CAPABILITY SQUARE FOOTAGE ACREAGE PERCENTAGE

4 MODERATELY SUITED SOIL 552657.97 12.69 17.90%
3 MODERATELY SUITED SOIL 454026.22 10.42 14.70%
3 MODERATELY SUITED SOIL 173318.88 3.98 5.61%
3 MODERATELY SUITED SOIL 1256582.95 28.85 40.70%
6 LEAST SUITED SOIL 174427.14 4.00 5.65%
3 MODERATELY SUITED SOIL 199636.01 4.58 6.47%
3 MODERATELY SUITED SOIL 75507.80 1.73 2.45%
8 LEAST SUITED SOIL 201613.61 4.63 6.53%

3087770.60 70.89 100%

SOIL NAME FARMLAND TYPE SQUARE FOOTAGE ACREAGE PERCENTAGE

EvC Farmland of statewide importance, if irrigated 552657.97 12.69 17.90%
PhB Prime farmland if irrigated 454026.22 10.42 14.70%
DuC Prime farmland if irrigated 173318.88 3.98 5.61%
EsB Prime farmland if irrigated 1256582.95 28.85 40.70%
EvD Not prime farmland 174427.14 4.00 5.65%
DuB Prime farmland if irrigated 199636.01 4.58 6.47%
EsA Prime farmland if irrigated 75507.80 1.73 2.45%
LhE Not prime farmland 201613.61 4.63 6.53%

3087770.60 70.89 100%

SOIL REPORT

FARMLAND REPORT

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

1 BEST SUITED SOIL
2 BEST SUITED SOIL
3 MODERATELY SUITED SOIL
4 MODERATELY SUITED SOIL
5 LEAST SUITED SOIL
6 LEAST SUITED SOIL
7 LEAST SUITED SOIL
8 LEAST SUITED SOIL
9 LEAST SUITED SOIL
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NUMBER OF SUBS ACRES IN SUB NUMBER OF LOTS AVERAGE LOT SIZE

15 350.62 151 2.32

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

1 37.81 26 1.45

NUMBER OF LOTS NOTIFIED AVERAGE MEDIAN MINIMUM MAXIMUM

35 14.66 2.62 0.75 117.59

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

SUBDIVISION NAME Label LOCATION ACRES NO. OF LOTS AVERAGE LOT SIZE CITY OF… Year
AMENDED PLAT OF PHEASANT LANDING # 1 & 21 5N2W20 4.27 2 2.14 COUNTY (Canyon) 2022

BENCHMARK ESTATES 2 5N2W20 53.74 10 5.37 COUNTY (Canyon) 1991

ECHO ESTATE SUBDIVISION 3 5N2W19 2.35 1 2.35 COUNTY (Canyon) 2020

FACER SUBDIVISION 4 5N2W30 12.00 3 4.00 COUNTY (Canyon) 2006

GRAND ESTATES 5 5N2W28 40.05 14 2.86 COUNTY (Canyon) 2000

KY-ODY ACRES 6 5N2W32 19.94 5 3.99 COUNTY (Canyon) 1994

PHEASANT LANDING #1 7 5N2W20 20.19 8 2.52 COUNTY (Canyon) 2006

PHEASANT LANDING #2 8 5N2W20 17.63 9 1.96 COUNTY (Canyon) 2006

STONY BROOK SUB 9 5N2W29 31.30 9 3.48 COUNTY (Canyon) 2009

SUMMERSAGE ESTATES SUBDIVISION 10 5N2W32 9.71 4 2.43 COUNTY (Canyon) 2008

SUNRISE SUB 11 5N2W30 13.04 17 0.77 COUNTY (Canyon) 1972

THOROUGHBRED ESTATES SUBDIVISION 12 5N2W28 91.62 40 2.29 COUNTY (Canyon) 2014

TUCKETT ACRES SUBDIVISION 13 5N2W19 5.83 1 5.83 COUNTY (Canyon) 2016

VALHALLA COUNTRY ESTATES NO. 5 14 5N2W31 19.15 27 0.71 MIDDLETON 2021

WHITE RANCH ESTATES 15 5N2W29 9.77 1 9.77 COUNTY (Canyon) 2019

ACRES NO. OF LOTS AVERAGE LOT SIZE
37.81 26 1.45

SITE ADDRESS ACRES NO. OF SPACES UNITS PER ACRE

SUBDIVISIONS IN PLATTING

SUBDIVISION & LOT REPORT

PLATTED SUBDIVISIONS

Falcon Rim Sub

SUBDIVISION NAME

SUBDIVISION NAME

MOBILE HOME & RV PARKS
CITY OF…

Exhibit B.2.9

Exhibit B.2.9

Exhibit 3

Exhibit 3



Exhibit B.2.10

Exhibit B.2.10

Exhibit 3

Exhibit 3



TAZ NO.  2101
HOUSEHOLD. 0

TAZ NO.  2116
HOUSEHOLD. 0

TAZ NO.  2130
HOUSEHOLD. 0

TAZ NO.  2111
HOUSEHOLD. 0

TAZ NO.  2108
HOUSEHOLD. 0

TAZ NO.  2110
HOUSEHOLD. 1

TAZ NO.  2136
HOUSEHOLD. 592

TAZ NO.  2137
HOUSEHOLD. 277

TAZ NO.  2150
HOUSEHOLD. 199

TAZ NO.  2109
HOUSEHOLD. 4

TAZ NO.  2144
HOUSEHOLD. 279
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ID CASENUM REQUEST CASENAME FINALDECIS
1 RZ2021-0043 Rezone AG to RR Callahan DENIED
2 SD2020-0009 Echo Estate Sub Echo Estate Sub APPROVED
3 SD2022-0047 Preliminary Falcon Rim Sub Falcon Rim Sub APPROVED
4 RZ2021-039 Rezone AG to CR-R1 Kelley APRPOVED

CASE SUMMARY
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Canyon County, ID Web Map

Bureau of Land Management, State of Oregon, State of Oregon DOT, State
of Oregon GEO, Esri Canada, Esri, HERE, Garmin, INCREMENT P,
Intermap, USGS, METI/NASA, EPA, USDA

Parcel Number Search _Query result
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CanyonCountyRoads
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4/28/2026, 8:25:24 AM
0 0.1 0.20.05 mi

0 0.15 0.30.07 km

1:9,028

Canyon County, ID
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EXHIBIT C 

Site Visit Photos: February 23, 2026 

Planning & Zoning Commission 

Case# CR2025-0011 

Hearing date: May 7, 2026 
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KEY NAME: CASE #:Greg Payne CR2025-0011 

Exhibit: C
CR2025-0011

Site Visit Photos: 
February 23, 2026
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EXHIBIT: C.2

EXHIBIT: C.1

Middleton Rd., Facing 
South

Middleton Rd., and West
Near Access
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EXHIBIT: C.3

EXHIBIT: C.4

Subject Property, 
Facing East 

Facing North
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EXHIBIT: C.5

EXHIBIT: C.6

Facing North

Facing South
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EXHIBIT: C.8

EXHIBIT: C.7

Facing West

Development Area., 
Facing East
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EXHIBIT: C.9

EXHIBIT: C.10

Irrigation & Facing North 

Subject Property 
Facing West
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EXHIBIT: C.11

EXHIBIT: C.12

Subject Property, Middleton 
Rd., Facing South

Middleton Rd., 
Facing East

Exhibit C

Exhibit C

Exhibit 3

Exhibit 3



 

 

 

 

 

 

 

 

 

 

EXHIBIT D 

Agency Comments Received by: April 27, 2026 

Planning & Zoning Commission 

Case# CR2025-0011 

Hearing date: May 7, 2026 
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Karla Nelson

From: Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov>
Sent: Wednesday, September 17, 2025 2:24 PM
To: Karla Nelson
Cc: Caitlin Ross
Subject: [External]  RE: Agency Notice CR2025-0011/OR2025-0022 / Payne

Hello Karla –  

After careful review of the transmittal submitted to ITD on September 8, 2025, regarding 
CR2025-0011/OR2025-0022 / Payne, the Department has no comments or concerns to make 
at this time. This application is a greater than 3 miles north of SH-44, therefore, minimal 
impact can be anticipated.  

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 

Book a Meeting with Me! 
 
 

From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Monday, September 8, 2025 10:12 AM 
To: '  

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
Subject: Agency Notice CR2025-0011/OR2025-0022 / Payne 
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Karla Nelson

From: D3 Development Services <D3Development.Services@itd.idaho.gov>

Sent: Wednesday, April 15, 2026 7:01 PM

To: Karla Nelson

Subject: [External]  RE: Agency Notice CR2025-0011/OR2025-0022 / Payne

Hello,

After careful review of the transmittal submitted to ITD on April 02, 2026, regarding, 0 Middleton Rd/Payne, 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 concerns.  If you have any questions, please contact Kendra 
Conder at 208-334-8377 /Kendra.Conder@itd.idaho.gov

Thank you 

Mila Kinakh 
D3 Planning and Development

From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Thursday, April 2, 2026 11:07 AM 
To: l  

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
Subject: Agency Notice CR2025-0011/OR2025-0022 / Payne 

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

Brad Little, Governor 
Jess Byrne, Director 

  

September 15, 2025 

Karla  Nelson, Planner 
111 North 11th Ave.  
Ste. 310 
Caldwell, Idaho, 83605 
karla.nelson@canyoncounty.id.gov   
 

Subject:  Agency Notice CR2025-0011/OR2025-0022 / Payne 

Dear Ms. Nelson: 

Thank you for the opportunity to respond to your request for comment. While DEQ does not review 
every project 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://www2.deq.idaho.gov/admin/LEIA/api/document/download/15083.   
 
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. 
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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 local public health district.  

 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 groundwater. 

 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. 

 DEQ recommends verifying if the current and/or proposed drinking water system is a 
regulated public drinking water system. A drinking water system is a Public Water System 
(PWS) if it has at least 15 service connections or regularly serves an average of 25 or more 
people per day for at least 60 days per year (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. 

 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.   

 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 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 plan development and implementation.   
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For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-0550. 

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 Emily Montague, IPDES Compliance Supervisor, at (208) 373-0433. 

 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 GROUNDWATER 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 
58.01.24.060 and 58.01.24.061).   Petroleum releases must be reported to DEQ in accordance 
with IDAPA 58.01.24.060.01 and 58.01.24.061.04.  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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 Groundwater 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, additional regulations may apply. If an UST is present, the site should be evaluated to 
determine whether the UST is regulated by DEQ. If an AST is identified, EPA may have 
additional requirements. Both 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 land uses: wash water from cleaning vehicles, fertilizers and pesticides, animal 
facilities, composted waste, ponds and outdoor gun ranges.  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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Karla Nelson

From: Anthony Lee <Anthony.Lee@swdh.id.gov>
Sent: Tuesday, September 9, 2025 7:52 AM
To: Karla Nelson
Cc: Mitch Kiester
Subject: [External]  RE: Agency Notice CR2025-0011/OR2025-0022 / Payne
Attachments: Pre.Development.Notes.Signed.08.30.2024.pdf

Hi Karla, 
 

1.) Will a Nutrient Pathogen Study be required? As proposed, this project does not require a 
Nutrient Pathogen Study.   

2.) Will adequate sanitary systems be provided to accommodate the use? Subsurface sewage 
disposal systems have not been determined at this time.   

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

 
Please see the attached pre-development notes. 
 
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 

o 208.455.5384 | c 208.899.1285 | f 208.455.5300 

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

13307 Miami Ln., Caldwell, ID 83607 

From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Monday, September 8, 2025 10:12 AM 
To: 'l  
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Name of Development: 
Applicant: 
P.E./P.G.:
All others in Attendance:

Number of Lots or Flow: 

_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________EHS #’s_________Date___________ 

_________________ Acreage of Proposed Development: __________________ 
Location of Development: _________________________________________________________________ 

_________________________________________________________________ 
_________________________________________________________________ 

Project in Area of Concern: ______________________ Groundwater/Rock <10’ ______________________ 
Level 1 NP Necessary for N: _________________________________________________________________ 

LSAS/CSS Proposed:  _________________________________________________________________ 
BRO meeting for P or above: _________________________________________________________________ 
Proposed Drinking Water: Individual     , City     , Community     , Public Water Supply 
BRO meeting for PWS, Com: _________________________________________________________________ 

Information Distributed: 

Additional Comments: 

SER       , NP Guidance       , Non-Domestic WW ap. 

_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 

Attach conceptual plan, if provided, or any other correspondence, and create a file for this information.  The information will be 
helpful when responding to the county about permitting requirements and should be maintained with the subdivision file or 
commercial permit file when completed, for a complete written history of the project and SWDH involvement. 

1008 E. Locust 
Emmett 83617 
365-6371 
FAX 365-4729 

1155 Third Ave., N. 
Payette 83661 
642-9321 
FAX 642-5098 

46 W. Court 
Weiser 83672 
549-2370 
FAX 549-2371 

824 S. Diamond St. 
Nampa 83686 
465-8402 
FAX 442-2809 

Pre-Development Meeting 

Pending
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Anthony Lee
Rectangle



 
 
Richard Sims 
Associate Supervisor 
Canyon County Soil Conservation District 
2208 E. Chicago Ste A, Caldwell Idaho 83605 

 
 

March 7, 2026 
 
Canyon County Planning and Zoning Commission 
Canyon County Development Services 
111 North 11th Ave., Ste 310, Nampa, Idaho 83686 
 
RE: Case No. CR2026-0002 Harold Lincoln and CR2025-0011 Payne. 
 
Attention: Karla Nelson 
Karla.nelson@canyoncounty.id.gov 
 
Thank you for sending Canyon County Soil Conservation District (SCD) two zoning requests.  The 
acreage amounts on the map is an estimate.  Percentages of soils are rounded to a whole number. 
 
 
CR2026-0002 is 28 percent Irrigated Capability Class 2.  This is the most productive soil in 
Canyon County with few limitations.   It is 72 percent Irrigated Class 3 with moderate 
limitations and appropriate management practices can make any irrigated Class 3 productive.   
 
CR2025-0011 is 99 percent Class 3 with moderate limitations and appropriate management 
practices can make any Irrigated Class 3 productive. We do NOT recommend a land use 
change. 
 

 
 
 

Signing for Clay Erskine 
Chairman Soil Conservation District 
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United States
Department of
Agriculture

A product of the National
Cooperative Soil Survey,
a joint effort of the United
States Department of
Agriculture and other
Federal agencies, State
agencies including the
Agricultural Experiment
Stations, and local
participants

Custom Soil Resource 
Report for

Canyon Area, 
Idaho
CR2025-0011 Greg Payne

Natural
Resources
Conservation
Service

April 3, 2026
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Preface
Soil surveys contain information that affects land use planning in survey areas. 
They highlight soil limitations that affect various land uses and provide information 
about the properties of the soils in the survey areas. Soil surveys are designed for 
many different users, including farmers, ranchers, foresters, agronomists, urban 
planners, community officials, engineers, developers, builders, and home buyers. 
Also, conservationists, teachers, students, and specialists in recreation, waste 
disposal, and pollution control can use the surveys to help them understand, 
protect, or enhance the environment.

Various land use regulations of Federal, State, and local governments may impose 
special restrictions on land use or land treatment. Soil surveys identify soil 
properties that are used in making various land use or land treatment decisions. 
The information is intended to help the land users identify and reduce the effects of 
soil limitations on various land uses. The landowner or user is responsible for 
identifying and complying with existing laws and regulations.

Although soil survey information can be used for general farm, local, and wider area 
planning, onsite investigation is needed to supplement this information in some 
cases. Examples include soil quality assessments (http://www.nrcs.usda.gov/wps/
portal/nrcs/main/soils/health/) and certain conservation and engineering 
applications. For more detailed information, contact your local USDA Service Center 
(https://offices.sc.egov.usda.gov/locator/app?agency=nrcs) or your NRCS State Soil 
Scientist (http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?
cid=nrcs142p2_053951).

Great differences in soil properties can occur within short distances. Some soils are 
seasonally wet or subject to flooding. Some are too unstable to be used as a 
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as 
septic tank absorption fields. A high water table makes a soil poorly suited to 
basements or underground installations.

The National Cooperative Soil Survey is a joint effort of the United States 
Department of Agriculture and other Federal agencies, State agencies including the 
Agricultural Experiment Stations, and local agencies. The Natural Resources 
Conservation Service (NRCS) has leadership for the Federal part of the National 
Cooperative Soil Survey.

Information about soils is updated periodically. Updated information is available 
through the NRCS Web Soil Survey, the site for official soil survey information.

The U.S. Department of Agriculture (USDA) prohibits discrimination in all its 
programs and activities on the basis of race, color, national origin, age, disability, 
and where applicable, sex, marital status, familial status, parental status, religion, 
sexual orientation, genetic information, political beliefs, reprisal, or because all or a 
part of an individual's income is derived from any public assistance program. (Not 
all prohibited bases apply to all programs.) Persons with disabilities who require 
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alternative means for communication of program information (Braille, large print, 
audiotape, etc.) should contact USDA's TARGET Center at (202) 720-2600 (voice 
and TDD). To file a complaint of discrimination, write to USDA, Director, Office of 
Civil Rights, 1400 Independence Avenue, S.W., Washington, D.C. 20250-9410 or 
call (800) 795-3272 (voice) or (202) 720-6382 (TDD). USDA is an equal opportunity 
provider and employer.
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Soil Information for All Uses

Suitabilities and Limitations for Use
The Suitabilities and Limitations for Use section includes various soil interpretations 
displayed as thematic maps with a summary table for the soil map units in the 
selected area of interest. A single value or rating for each map unit is generated by 
aggregating the interpretive ratings of individual map unit components. This 
aggregation process is defined for each interpretation.

Land Classifications

Land Classifications are specified land use and management groupings that are 
assigned to soil areas because combinations of soil have similar behavior for 
specified practices. Most are based on soil properties and other factors that directly 
influence the specific use of the soil. Example classifications include ecological site 
classification, farmland classification, irrigated and nonirrigated land capability 
classification, and hydric rating.

Irrigated Capability Class (CR2025-0011 Greg Payne)

Land capability classification shows, in a general way, the suitability of soils for most 
kinds of field crops. Crops that require special management are excluded. The soils 
are grouped according to their limitations for field crops, the risk of damage if they 
are used for crops, and the way they respond to management. The criteria used in 
grouping the soils do not include major and generally expensive landforming that 
would change slope, depth, or other characteristics of the soils, nor do they include 
possible but unlikely major reclamation projects. Capability classification is not a 
substitute for interpretations that show suitability and limitations of groups of soils 
for rangeland, for woodland, or for engineering purposes.

In the capability system, soils are generally grouped at three levels-capability class, 
subclass, and unit. Only class and subclass are included in this data set.

Capability classes, the broadest groups, are designated by the numbers 1 through 
8. The numbers indicate progressively greater limitations and narrower choices for 
practical use. The classes are defined as follows:
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Class 1 soils have few limitations that restrict their use.

Class 2 soils have moderate limitations that reduce the choice of plants or that 
require moderate conservation practices.

Class 3 soils have severe limitations that reduce the choice of plants or that require 
special conservation practices, or both.

Class 4 soils have very severe limitations that reduce the choice of plants or that 
require very careful management, or both.

Class 5 soils are subject to little or no erosion but have other limitations, impractical 
to remove, that restrict their use mainly to pasture, rangeland, forestland, or wildlife 
habitat.

Class 6 soils have severe limitations that make them generally unsuitable for 
cultivation and that restrict their use mainly to pasture, rangeland, forestland, or 
wildlife habitat.

Class 7 soils have very severe limitations that make them unsuitable for cultivation 
and that restrict their use mainly to grazing, forestland, or wildlife habitat.

Class 8 soils and miscellaneous areas have limitations that preclude commercial 
plant production and that restrict their use to recreational purposes, wildlife habitat, 
watershed, or esthetic purposes.

Custom Soil Resource Report
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Custom Soil Resource Report
Map—Irrigated Capability Class (CR2025-0011 Greg Payne)

48
44

73
0

48
44

76
0

48
44

79
0

48
44

82
0

48
44

85
0

48
44

88
0

48
44

91
0

48
44

94
0

48
44

97
0

48
45

00
0

48
45

03
0

48
44

73
0

48
44

76
0

48
44

79
0

48
44

82
0

48
44

85
0

48
44

88
0

48
44

91
0

48
44

94
0

48
44

97
0

48
45

00
0

48
45

03
0

531370 531400 531430 531460 531490 531520 531550 531580

531370 531400 531430 531460 531490 531520 531550 531580

43°  45' 27'' N
11

6°
  3

6'
 3

7'
' W

43°  45' 27'' N

11
6°

  3
6'

 2
6'

' W

43°  45' 17'' N

11
6°

  3
6'

 3
7'

' W

43°  45' 17'' N

11
6°

  3
6'

 2
6'

' W

N

Map projection: Web Mercator   Corner coordinates: WGS84   Edge tics: UTM Zone 11N WGS84
0 50 100 200 300

Feet
0 20 40 80 120

Meters
Map Scale: 1:1,520 if printed on A portrait (8.5" x 11") sheet.

Soil Map may not be valid at this scale.

Exhibit D.6.1

Exhibit D.6.1

Exhibit 3

Exhibit 3



MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Rating Polygons

Capability Class - 1

Capability Class - 2

Capability Class - 3

Capability Class - 4

Capability Class - 5

Capability Class - 6

Capability Class - 7

Capability Class - 8

Not rated or not available

Soil Rating Lines
Capability Class - 1

Capability Class - 2

Capability Class - 3

Capability Class - 4

Capability Class - 5

Capability Class - 6

Capability Class - 7

Capability Class - 8

Not rated or not available

Soil Rating Points
Capability Class - 1

Capability Class - 2

Capability Class - 3

Capability Class - 4

Capability Class - 5

Capability Class - 6

Capability Class - 7

Capability Class - 8

Not rated or not available

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:20,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Canyon Area, Idaho
Survey Area Data: Version 22, Aug 27, 2025

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Sep 9, 2023—Sep 
14, 2023

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.
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Table—Irrigated Capability Class (CR2025-0011 Greg Payne)

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

EsB Elijah-Chilcott silt loams, 
1 to 3 percent slopes

3 4.7 72.8%

EvC Elijah-Vickery silt loams, 
3 to 7 percent slopes

4 0.0 0.5%

PhB Power silt loam, 1 to 3 
percent slopes

3 1.7 26.7%

Totals for Area of Interest 6.5 100.0%

Rating Options—Irrigated Capability Class (CR2025-0011 Greg 
Payne)

Aggregation Method: Dominant Condition

Component Percent Cutoff: None Specified 

Tie-break Rule: Higher
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Richard Sims 
Associate Supervisor 
Canyon County Soil Conservation District 
2208 E. Chicago Ste A, Caldwell Idaho 83605

 
April 15, 2026 

Canyon County Planning and Zoning Commission 
Canyon County Development Services 
111 North 11th Ave., Ste 310, Nampa, Idaho 83686 

RE: Case No. CR2025-0011 update 

Attention: Karla Nelson
Karla.Nelson@canyoncounty.id.gov

After receiving additional maps, reviewed a Web Soil Survey Report and a phone 
conversation with Mr. Wilke I am revising the Capability Class from irrigated to non-irrigated.  
Since the 6 acres is non-irrigated the new non-Irrigated Capability Class is 6.  Canyon County 
Soil Conservation District has no comments on this case. 

Signing for Clay Erskine 
Chairman Soil Conservation District
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Preface
Soil surveys contain information that affects land use planning in survey areas. 
They highlight soil limitations that affect various land uses and provide information 
about the properties of the soils in the survey areas. Soil surveys are designed for 
many different users, including farmers, ranchers, foresters, agronomists, urban 
planners, community officials, engineers, developers, builders, and home buyers. 
Also, conservationists, teachers, students, and specialists in recreation, waste 
disposal, and pollution control can use the surveys to help them understand, 
protect, or enhance the environment.

Various land use regulations of Federal, State, and local governments may impose 
special restrictions on land use or land treatment. Soil surveys identify soil 
properties that are used in making various land use or land treatment decisions. 
The information is intended to help the land users identify and reduce the effects of 
soil limitations on various land uses. The landowner or user is responsible for 
identifying and complying with existing laws and regulations.

Although soil survey information can be used for general farm, local, and wider area 
planning, onsite investigation is needed to supplement this information in some 
cases. Examples include soil quality assessments (http://www.nrcs.usda.gov/wps/
portal/nrcs/main/soils/health/) and certain conservation and engineering 
applications. For more detailed information, contact your local USDA Service Center 
(https://offices.sc.egov.usda.gov/locator/app?agency=nrcs) or your NRCS State Soil 
Scientist (http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?
cid=nrcs142p2_053951).

Great differences in soil properties can occur within short distances. Some soils are 
seasonally wet or subject to flooding. Some are too unstable to be used as a 
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as 
septic tank absorption fields. A high water table makes a soil poorly suited to 
basements or underground installations.

The National Cooperative Soil Survey is a joint effort of the United States 
Department of Agriculture and other Federal agencies, State agencies including the 
Agricultural Experiment Stations, and local agencies. The Natural Resources 
Conservation Service (NRCS) has leadership for the Federal part of the National 
Cooperative Soil Survey.

Information about soils is updated periodically. Updated information is available 
through the NRCS Web Soil Survey, the site for official soil survey information.

The U.S. Department of Agriculture (USDA) prohibits discrimination in all its 
programs and activities on the basis of race, color, national origin, age, disability, 
and where applicable, sex, marital status, familial status, parental status, religion, 
sexual orientation, genetic information, political beliefs, reprisal, or because all or a 
part of an individual's income is derived from any public assistance program. (Not 
all prohibited bases apply to all programs.) Persons with disabilities who require 
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alternative means for communication of program information (Braille, large print, 
audiotape, etc.) should contact USDA's TARGET Center at (202) 720-2600 (voice 
and TDD). To file a complaint of discrimination, write to USDA, Director, Office of 
Civil Rights, 1400 Independence Avenue, S.W., Washington, D.C. 20250-9410 or 
call (800) 795-3272 (voice) or (202) 720-6382 (TDD). USDA is an equal opportunity 
provider and employer.

3

Exhibit D.6.2.a

Exhibit D.6.2.a

Exhibit 3

Exhibit 3



Contents
Preface.................................................................................................................... 2
How Soil Surveys Are Made..................................................................................5
Soil Map.................................................................................................................. 8

Soil Map................................................................................................................9
Legend................................................................................................................10
Map Unit Legend................................................................................................ 11
Map Unit Descriptions.........................................................................................11

Canyon Area, Idaho........................................................................................ 13
EsB—Elijah-Chilcott silt loams, 1 to 3 percent slopes.................................13
EvC—Elijah-Vickery silt loams, 3 to 7 percent slopes.................................14
PhB—Power silt loam, 1 to 3 percent slopes.............................................. 16

Soil Information for All Uses...............................................................................18
Suitabilities and Limitations for Use....................................................................18

Land Classifications........................................................................................ 18
Nonirrigated Capability Class ((CR2025-0011 Greg Payne))......................18

References............................................................................................................23

4

Exhibit D.6.2.a

Exhibit D.6.2.a

Exhibit 3

Exhibit 3



How Soil Surveys Are Made
Soil surveys are made to provide information about the soils and miscellaneous 
areas in a specific area. They include a description of the soils and miscellaneous 
areas and their location on the landscape and tables that show soil properties and 
limitations affecting various uses. Soil scientists observed the steepness, length, 
and shape of the slopes; the general pattern of drainage; the kinds of crops and 
native plants; and the kinds of bedrock. They observed and described many soil 
profiles. A soil profile is the sequence of natural layers, or horizons, in a soil. The 
profile extends from the surface down into the unconsolidated material in which the 
soil formed or from the surface down to bedrock. The unconsolidated material is 
devoid of roots and other living organisms and has not been changed by other 
biological activity.

Currently, soils are mapped according to the boundaries of major land resource 
areas (MLRAs). MLRAs are geographically associated land resource units that 
share common characteristics related to physiography, geology, climate, water 
resources, soils, biological resources, and land uses (USDA, 2006). Soil survey 
areas typically consist of parts of one or more MLRA.

The soils and miscellaneous areas in a survey area occur in an orderly pattern that 
is related to the geology, landforms, relief, climate, and natural vegetation of the 
area. Each kind of soil and miscellaneous area is associated with a particular kind 
of landform or with a segment of the landform. By observing the soils and 
miscellaneous areas in the survey area and relating their position to specific 
segments of the landform, a soil scientist develops a concept, or model, of how they 
were formed. Thus, during mapping, this model enables the soil scientist to predict 
with a considerable degree of accuracy the kind of soil or miscellaneous area at a 
specific location on the landscape.

Commonly, individual soils on the landscape merge into one another as their 
characteristics gradually change. To construct an accurate soil map, however, soil 
scientists must determine the boundaries between the soils. They can observe only 
a limited number of soil profiles. Nevertheless, these observations, supplemented 
by an understanding of the soil-vegetation-landscape relationship, are sufficient to 
verify predictions of the kinds of soil in an area and to determine the boundaries.

Soil scientists recorded the characteristics of the soil profiles that they studied. They 
noted soil color, texture, size and shape of soil aggregates, kind and amount of rock 
fragments, distribution of plant roots, reaction, and other features that enable them 
to identify soils. After describing the soils in the survey area and determining their 
properties, the soil scientists assigned the soils to taxonomic classes (units). 
Taxonomic classes are concepts. Each taxonomic class has a set of soil 
characteristics with precisely defined limits. The classes are used as a basis for 
comparison to classify soils systematically. Soil taxonomy, the system of taxonomic 
classification used in the United States, is based mainly on the kind and character 
of soil properties and the arrangement of horizons within the profile. After the soil 
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scientists classified and named the soils in the survey area, they compared the 
individual soils with similar soils in the same taxonomic class in other areas so that 
they could confirm data and assemble additional data based on experience and 
research.

The objective of soil mapping is not to delineate pure map unit components; the 
objective is to separate the landscape into landforms or landform segments that 
have similar use and management requirements. Each map unit is defined by a 
unique combination of soil components and/or miscellaneous areas in predictable 
proportions. Some components may be highly contrasting to the other components 
of the map unit. The presence of minor components in a map unit in no way 
diminishes the usefulness or accuracy of the data. The delineation of such 
landforms and landform segments on the map provides sufficient information for the 
development of resource plans. If intensive use of small areas is planned, onsite 
investigation is needed to define and locate the soils and miscellaneous areas.

Soil scientists make many field observations in the process of producing a soil map. 
The frequency of observation is dependent upon several factors, including scale of 
mapping, intensity of mapping, design of map units, complexity of the landscape, 
and experience of the soil scientist. Observations are made to test and refine the 
soil-landscape model and predictions and to verify the classification of the soils at 
specific locations. Once the soil-landscape model is refined, a significantly smaller 
number of measurements of individual soil properties are made and recorded. 
These measurements may include field measurements, such as those for color, 
depth to bedrock, and texture, and laboratory measurements, such as those for 
content of sand, silt, clay, salt, and other components. Properties of each soil 
typically vary from one point to another across the landscape.

Observations for map unit components are aggregated to develop ranges of 
characteristics for the components. The aggregated values are presented. Direct 
measurements do not exist for every property presented for every map unit 
component. Values for some properties are estimated from combinations of other 
properties.

While a soil survey is in progress, samples of some of the soils in the area generally 
are collected for laboratory analyses and for engineering tests. Soil scientists 
interpret the data from these analyses and tests as well as the field-observed 
characteristics and the soil properties to determine the expected behavior of the 
soils under different uses. Interpretations for all of the soils are field tested through 
observation of the soils in different uses and under different levels of management. 
Some interpretations are modified to fit local conditions, and some new 
interpretations are developed to meet local needs. Data are assembled from other 
sources, such as research information, production records, and field experience of 
specialists. For example, data on crop yields under defined levels of management 
are assembled from farm records and from field or plot experiments on the same 
kinds of soil.

Predictions about soil behavior are based not only on soil properties but also on 
such variables as climate and biological activity. Soil conditions are predictable over 
long periods of time, but they are not predictable from year to year. For example, 
soil scientists can predict with a fairly high degree of accuracy that a given soil will 
have a high water table within certain depths in most years, but they cannot predict 
that a high water table will always be at a specific level in the soil on a specific date.

After soil scientists located and identified the significant natural bodies of soil in the 
survey area, they drew the boundaries of these bodies on aerial photographs and 
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identified each as a specific map unit. Aerial photographs show trees, buildings, 
fields, roads, and rivers, all of which help in locating boundaries accurately.

Custom Soil Resource Report

7

Exhibit D.6.2.a

Exhibit D.6.2.a

Exhibit 3

Exhibit 3



Soil Map
The soil map section includes the soil map for the defined area of interest, a list of 
soil map units on the map and extent of each map unit, and cartographic symbols 
displayed on the map. Also presented are various metadata about data used to 
produce the map, and a description of each soil map unit.
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Map Unit Polygons

Soil Map Unit Lines

Soil Map Unit Points

Special Point Features
Blowout

Borrow Pit

Clay Spot

Closed Depression

Gravel Pit

Gravelly Spot

Landfill

Lava Flow

Marsh or swamp

Mine or Quarry

Miscellaneous Water

Perennial Water

Rock Outcrop

Saline Spot

Sandy Spot

Severely Eroded Spot

Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

Very Stony Spot

Wet Spot

Other

Special Line Features

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:20,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Canyon Area, Idaho
Survey Area Data: Version 22, Aug 27, 2025

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Sep 9, 2023—Sep 
14, 2023

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.

Custom Soil Resource Report
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

EsB Elijah-Chilcott silt loams, 1 to 3 
percent slopes

4.8 71.9%

EvC Elijah-Vickery silt loams, 3 to 7 
percent slopes

0.1 0.9%

PhB Power silt loam, 1 to 3 percent 
slopes

1.8 27.2%

Totals for Area of Interest 6.7 100.0%

Map Unit Descriptions
The map units delineated on the detailed soil maps in a soil survey represent the 
soils or miscellaneous areas in the survey area. The map unit descriptions, along 
with the maps, can be used to determine the composition and properties of a unit.

A map unit delineation on a soil map represents an area dominated by one or more 
major kinds of soil or miscellaneous areas. A map unit is identified and named 
according to the taxonomic classification of the dominant soils. Within a taxonomic 
class there are precisely defined limits for the properties of the soils. On the 
landscape, however, the soils are natural phenomena, and they have the 
characteristic variability of all natural phenomena. Thus, the range of some 
observed properties may extend beyond the limits defined for a taxonomic class. 
Areas of soils of a single taxonomic class rarely, if ever, can be mapped without 
including areas of other taxonomic classes. Consequently, every map unit is made 
up of the soils or miscellaneous areas for which it is named and some minor 
components that belong to taxonomic classes other than those of the major soils.

Most minor soils have properties similar to those of the dominant soil or soils in the 
map unit, and thus they do not affect use and management. These are called 
noncontrasting, or similar, components. They may or may not be mentioned in a 
particular map unit description. Other minor components, however, have properties 
and behavioral characteristics divergent enough to affect use or to require different 
management. These are called contrasting, or dissimilar, components. They 
generally are in small areas and could not be mapped separately because of the 
scale used. Some small areas of strongly contrasting soils or miscellaneous areas 
are identified by a special symbol on the maps. If included in the database for a 
given area, the contrasting minor components are identified in the map unit 
descriptions along with some characteristics of each. A few areas of minor 
components may not have been observed, and consequently they are not 
mentioned in the descriptions, especially where the pattern was so complex that it 
was impractical to make enough observations to identify all the soils and 
miscellaneous areas on the landscape.

The presence of minor components in a map unit in no way diminishes the 
usefulness or accuracy of the data. The objective of mapping is not to delineate 
pure taxonomic classes but rather to separate the landscape into landforms or 
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landform segments that have similar use and management requirements. The 
delineation of such segments on the map provides sufficient information for the 
development of resource plans. If intensive use of small areas is planned, however, 
onsite investigation is needed to define and locate the soils and miscellaneous 
areas.

An identifying symbol precedes the map unit name in the map unit descriptions. 
Each description includes general facts about the unit and gives important soil 
properties and qualities.

Soils that have profiles that are almost alike make up a soil series. Except for 
differences in texture of the surface layer, all the soils of a series have major 
horizons that are similar in composition, thickness, and arrangement.

Soils of one series can differ in texture of the surface layer, slope, stoniness, 
salinity, degree of erosion, and other characteristics that affect their use. On the 
basis of such differences, a soil series is divided into soil phases. Most of the areas 
shown on the detailed soil maps are phases of soil series. The name of a soil phase 
commonly indicates a feature that affects use or management. For example, Alpha 
silt loam, 0 to 2 percent slopes, is a phase of the Alpha series.

Some map units are made up of two or more major soils or miscellaneous areas. 
These map units are complexes, associations, or undifferentiated groups.

A complex consists of two or more soils or miscellaneous areas in such an intricate 
pattern or in such small areas that they cannot be shown separately on the maps. 
The pattern and proportion of the soils or miscellaneous areas are somewhat similar 
in all areas. Alpha-Beta complex, 0 to 6 percent slopes, is an example.

An association is made up of two or more geographically associated soils or 
miscellaneous areas that are shown as one unit on the maps. Because of present 
or anticipated uses of the map units in the survey area, it was not considered 
practical or necessary to map the soils or miscellaneous areas separately. The 
pattern and relative proportion of the soils or miscellaneous areas are somewhat 
similar. Alpha-Beta association, 0 to 2 percent slopes, is an example.

An undifferentiated group is made up of two or more soils or miscellaneous areas 
that could be mapped individually but are mapped as one unit because similar 
interpretations can be made for use and management. The pattern and proportion 
of the soils or miscellaneous areas in a mapped area are not uniform. An area can 
be made up of only one of the major soils or miscellaneous areas, or it can be made 
up of all of them. Alpha and Beta soils, 0 to 2 percent slopes, is an example.

Some surveys include miscellaneous areas. Such areas have little or no soil 
material and support little or no vegetation. Rock outcrop is an example.

Custom Soil Resource Report

12

Exhibit D.6.2.a

Exhibit D.6.2.a

Exhibit 3

Exhibit 3



Canyon Area, Idaho

EsB—Elijah-Chilcott silt loams, 1 to 3 percent slopes

Map Unit Setting
National map unit symbol: 2q0v
Landscape: Valleys
Elevation: 2,300 to 5,300 feet
Mean annual precipitation: 8 to 12 inches
Mean annual air temperature: 45 to 54 degrees F
Frost-free period: 90 to 170 days
Farmland classification: Prime farmland if irrigated

Map Unit Composition
Elijah and similar soils: 55 percent
Chilcott and similar soils: 25 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Elijah

Setting
Landscape: Valleys
Landform: Terraces
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Lacustrine deposits and/or loess and/or alluvium

Typical profile
Ap - 0 to 9 inches: silt loam
Bt - 9 to 19 inches: silty clay loam
Bk - 19 to 22 inches: silt loam
Bkqm - 22 to 40 inches: cemented material
C - 40 to 65 inches: very gravelly sand

Properties and qualities
Slope: 1 to 3 percent
Depth to restrictive feature: 20 to 40 inches to duripan
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Very low to moderately 

low (0.00 to 0.06 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 30 percent
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Available water supply, 0 to 60 inches: Low (about 4.4 inches)

Interpretive groups
Land capability classification (irrigated): 3e
Land capability classification (nonirrigated): 6c
Hydrologic Soil Group: C
Ecological site: R011XY001ID - Loamy 8-12 PZ
Hydric soil rating: No

Custom Soil Resource Report
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Description of Chilcott

Setting
Landscape: Valleys
Landform: Terraces
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Volcanic ash and/or mixed alluvium and/or loess

Typical profile
A - 0 to 10 inches: silt loam
Bt - 10 to 26 inches: silty clay
Bk - 26 to 31 inches: loam
Bkqm - 31 to 46 inches: cemented material
2C - 46 to 60 inches: very gravelly sand

Properties and qualities
Slope: 1 to 3 percent
Depth to restrictive feature: 3 to 19 inches to abrupt textural change; 20 to 40 

inches to duripan
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Very low to moderately 

low (0.00 to 0.06 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 30 percent
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Available water supply, 0 to 60 inches: Very low (about 2.0 inches)

Interpretive groups
Land capability classification (irrigated): 3e
Land capability classification (nonirrigated): 6c
Hydrologic Soil Group: D
Ecological site: R011XY001ID - Loamy 8-12 PZ
Hydric soil rating: No

EvC—Elijah-Vickery silt loams, 3 to 7 percent slopes

Map Unit Setting
National map unit symbol: 2q0w
Landscape: Valleys
Elevation: 2,000 to 5,200 feet
Mean annual precipitation: 8 to 12 inches
Mean annual air temperature: 45 to 54 degrees F
Frost-free period: 100 to 160 days
Farmland classification: Farmland of statewide importance, if irrigated

Map Unit Composition
Elijah and similar soils: 60 percent

Custom Soil Resource Report
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Vickery and similar soils: 25 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Elijah

Setting
Landscape: Valleys
Landform: Terraces
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Lacustrine deposits and/or loess and/or alluvium

Typical profile
Ap - 0 to 9 inches: silt loam
Bt - 9 to 19 inches: silty clay loam
Bk - 19 to 22 inches: silt loam
Bkqm - 22 to 40 inches: cemented material
C - 40 to 65 inches: very gravelly sand

Properties and qualities
Slope: 3 to 7 percent
Depth to restrictive feature: 20 to 40 inches to duripan
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Very low to moderately 

low (0.00 to 0.06 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 30 percent
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Available water supply, 0 to 60 inches: Low (about 4.4 inches)

Interpretive groups
Land capability classification (irrigated): 4e
Land capability classification (nonirrigated): 6c
Hydrologic Soil Group: C
Ecological site: R011XY001ID - Loamy 8-12 PZ
Hydric soil rating: No

Description of Vickery

Setting
Landscape: Valleys
Landform: Terraces
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Loess and/or volcanic ash and/or alluvium derived from igneous 

rock

Typical profile
A - 0 to 4 inches: silt loam
Bw - 4 to 17 inches: silt loam
Bk - 17 to 34 inches: loam
Bkqm - 34 to 47 inches: cemented material
2C - 47 to 60 inches: coarse sand

Properties and qualities
Slope: 3 to 7 percent

Custom Soil Resource Report
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Depth to restrictive feature: 20 to 40 inches to duripan
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Very low to moderately 

low (0.00 to 0.06 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 15 percent
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Available water supply, 0 to 60 inches: Moderate (about 6.1 inches)

Interpretive groups
Land capability classification (irrigated): 3e
Land capability classification (nonirrigated): 6c
Hydrologic Soil Group: C
Ecological site: R011XY001ID - Loamy 8-12 PZ
Hydric soil rating: No

PhB—Power silt loam, 1 to 3 percent slopes

Map Unit Setting
National map unit symbol: 2q3h
Landscape: Valleys
Elevation: 2,000 to 4,600 feet
Mean annual precipitation: 8 to 12 inches
Mean annual air temperature: 45 to 52 degrees F
Frost-free period: 100 to 170 days
Farmland classification: Prime farmland if irrigated

Map Unit Composition
Power and similar soils: 90 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Power

Setting
Landscape: Valleys
Landform: Stream terraces
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Mixed alluvium and/or loess

Typical profile
Ap - 0 to 9 inches: silt loam
Btk - 9 to 17 inches: silt loam
Bk - 17 to 60 inches: silt loam

Properties and qualities
Slope: 1 to 3 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained

Custom Soil Resource Report
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Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20 
to 0.60 in/hr)

Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 30 percent
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Available water supply, 0 to 60 inches: High (about 10.6 inches)

Interpretive groups
Land capability classification (irrigated): 3e
Land capability classification (nonirrigated): 6c
Hydrologic Soil Group: C
Ecological site: R011XY001ID - Loamy 8-12 PZ
Hydric soil rating: No

Custom Soil Resource Report
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Soil Information for All Uses

Suitabilities and Limitations for Use
The Suitabilities and Limitations for Use section includes various soil interpretations 
displayed as thematic maps with a summary table for the soil map units in the 
selected area of interest. A single value or rating for each map unit is generated by 
aggregating the interpretive ratings of individual map unit components. This 
aggregation process is defined for each interpretation.

Land Classifications

Land Classifications are specified land use and management groupings that are 
assigned to soil areas because combinations of soil have similar behavior for 
specified practices. Most are based on soil properties and other factors that directly 
influence the specific use of the soil. Example classifications include ecological site 
classification, farmland classification, irrigated and nonirrigated land capability 
classification, and hydric rating.

Nonirrigated Capability Class ((CR2025-0011 Greg 
Payne))

Land capability classification shows, in a general way, the suitability of soils for most 
kinds of field crops. Crops that require special management are excluded. The soils 
are grouped according to their limitations for field crops, the risk of damage if they 
are used for crops, and the way they respond to management. The criteria used in 
grouping the soils do not include major and generally expensive landforming that 
would change slope, depth, or other characteristics of the soils, nor do they include 
possible but unlikely major reclamation projects. Capability classification is not a 
substitute for interpretations that show suitability and limitations of groups of soils 
for rangeland, for woodland, or for engineering purposes.

In the capability system, soils are generally grouped at three levels-capability class, 
subclass, and unit. Only class and subclass are included in this data set.

Capability classes, the broadest groups, are designated by the numbers 1 through 
8. The numbers indicate progressively greater limitations and narrower choices for 
practical use. The classes are defined as follows:
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Class 1 soils have few limitations that restrict their use.

Class 2 soils have moderate limitations that reduce the choice of plants or that 
require moderate conservation practices.

Class 3 soils have severe limitations that reduce the choice of plants or that require 
special conservation practices, or both.

Class 4 soils have very severe limitations that reduce the choice of plants or that 
require very careful management, or both.

Class 5 soils are subject to little or no erosion but have other limitations, impractical 
to remove, that restrict their use mainly to pasture, rangeland, forestland, or wildlife 
habitat.

Class 6 soils have severe limitations that make them generally unsuitable for 
cultivation and that restrict their use mainly to pasture, rangeland, forestland, or 
wildlife habitat.

Class 7 soils have very severe limitations that make them unsuitable for cultivation 
and that restrict their use mainly to grazing, forestland, or wildlife habitat.

Class 8 soils and miscellaneous areas have limitations that preclude commercial 
plant production and that restrict their use to recreational purposes, wildlife habitat, 
watershed, or esthetic purposes.

Custom Soil Resource Report
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Custom Soil Resource Report
Map—Nonirrigated Capability Class ((CR2025-0011 Greg Payne))
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Rating Polygons

Capability Class - 1

Capability Class - 2

Capability Class - 3

Capability Class - 4

Capability Class - 5

Capability Class - 6

Capability Class - 7

Capability Class - 8

Not rated or not available

Soil Rating Lines
Capability Class - 1

Capability Class - 2

Capability Class - 3

Capability Class - 4

Capability Class - 5

Capability Class - 6

Capability Class - 7

Capability Class - 8

Not rated or not available

Soil Rating Points
Capability Class - 1

Capability Class - 2

Capability Class - 3

Capability Class - 4

Capability Class - 5

Capability Class - 6

Capability Class - 7

Capability Class - 8

Not rated or not available

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:20,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Canyon Area, Idaho
Survey Area Data: Version 22, Aug 27, 2025

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Sep 9, 2023—Sep 
14, 2023

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.

Custom Soil Resource Report
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Table—Nonirrigated Capability Class ((CR2025-0011 Greg 
Payne))

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

EsB Elijah-Chilcott silt loams, 
1 to 3 percent slopes

6 4.8 71.9%

EvC Elijah-Vickery silt loams, 
3 to 7 percent slopes

6 0.1 0.9%

PhB Power silt loam, 1 to 3 
percent slopes

6 1.8 27.2%

Totals for Area of Interest 6.7 100.0%

Rating Options—Nonirrigated Capability Class ((CR2025-0011 
Greg Payne))

Aggregation Method: Dominant Condition

Component Percent Cutoff: None Specified 

Tie-break Rule: Higher

Custom Soil Resource Report
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Karla Nelson

From: Keaton Massie <kmassie@ccparamedics.com>
Sent: Sunday, April 19, 2026 12:21 PM
To: Karla Nelson
Subject: [External]  Re: CR2025-0011
Attachments: R37423 Response Times 2.pdf; R37423 Response Times.pdf

Hello Karla! 
 
I have attached the response times for that particular plot. https://arcg.is/iWqnX Additionally, I have 
attached two PDF files of the times as well.  
 
Please let me know if there is anything else I can help with! 
 
Thank you, 
Capt. Keaton Massie 

From: Karla Nelson <Karla.Nelson@canyoncounty.id.gov> 
Sent: Tuesday, April 14, 2026 3:43 PM 
To: Michael Stowell <mstowell@ccparamedics.com>; Keaton Massie <kmassie@ccparamedics.com> 
Subject: CR2025-0011  
  
Hello, 
  
I have a conditional rezone going before the Planning and Zoning Commission on May 7. They really 
appreciate having emergency response comments on the record regarding any necessary conditions of 
approval and/or response times. This conditional rezone will rezone the north east corner of Parcel R37423 to 
the Rural Residential zone and, if approved, will allow for that portion of the property to be subdivided into 3 
lots. The agency comment packet is attached. If you can provide comments before the hearing materials 
deadline of April 27, the commission will be grateful for your insight! 
  
Thank you for your consideration! 
  
  

 
Karla Nelson, AICP 
Principal Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605  
Direct Line:  208-455-6036           
Email:  Karla.Nelson@canyoncounty.id.gov 
Website:  www.canyoncounty.id.gov 
  
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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EXHIBIT E 

DRAFT – Findings of Fact, Conclusions of Law & Order (FCOs) 

Planning & Zoning Commission 

Case# CR2025-0011 

Hearing date: May 7, 2026 
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 PLANNING AND ZONING COMMISSION 

FINDINGS OF FACT, CONCLUSIONS OF LAW AND ORDER 
 

 

In the matter of the application of: 
Greg S Payne – CR2025-0011 

The Canyon County Planning and Zoning Commission 
considers the following: 

1) Conditional Rezone of a 6.46-acre portion of 
Parcel R37423 from the “A” (Agricultural) zone 
to the “CR-RR” (Conditional Rezone-Rural 
Residential) zone. The request includes a 
development agreement limiting the future 
subdivision into no more than three (3) residential 
lots out of the 6.46-acre portion in the northeast 
corner of the 70.89-acre parcel. The remaining 
64.43 acres is proposed to be a non-buildable 
agricultural-only parcel.   

2) Location: Case CR2025-0011: The subject 
property (Parcel R37423) is located at 0 
Middleton Road, Middleton, also referenced as a 
portion of the SW  ¼ of Section 20, 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 CR2025-0011. 

1. All exhibits can be found in the case staff report dated May 7, 2026. 
 

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

(Land Use/Land Division Hearing Procedures), CCCO §07-05 (Notice, Hearing and Appeal Procedures), 
CCCO §07-06-01 (Initiation of Proceedings), CCCO §07-06-07 (Conditional Rezones), CCCO §07-10-27 
(Land Use Regulations (Matrix)), Idaho Code §67-6511 (Zoning Map Amendments and Procedures), and §67-
6519 (Application Granting Process). 

 

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

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

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

 

2. The commission has the authority to exercise powers granted to it by the Idaho Local Land Use and Planning 
Act (“LLUPA”) and can establish its own ordinances regarding land use, including subdivision permits. See 
I.C. §67-6504, §67-6511.  
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3. The commission shall have those powers and perform those duties assigned by the board that are provided for 
in the local land use planning act, Idaho Code, title 67, chapter 65, and county ordinances. CCCO §07-03-01, 
07-06-05.  

 

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

5. Idaho Code §67-6535(2) requires the following: The approval or denial of any application required or 
authorized pursuant to this chapter shall be in writing and accompanied by a reasoned statement that explains 
the criteria and standards considered relevant, states the relevant contested facts relied upon, and explains the 
rationale for the decision based on the applicable provisions of the comprehensive plan, relevant ordinance and 
statutory provisions, pertinent constitutional principles and factual information contained in the record. The 
County’s hearing procedures adopted per Idaho Code §67-6534 require that final decisions be in the form of 
written findings, conclusions, and orders. CCCO 07-05-03(1)(I).  

 

The application, CR2025-0011, was presented at a public hearing before the Canyon County Planning and Zoning 
Commission on May 7, 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 
Planning and Zoning Commission decides as follows: 
 

Table 1. Conditional Rezone Standards of Evaluation  

Standards of Evaluation – CCCO §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: 

 County Ordinance and Review 
Criteria 

Met? 
Code 

Section 
Criteria 

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

Analysis 

The proposed conditional rezone change is generally consistent with the comprehensive plan.  
 

The subject property is approximately one mile north of the Middleton Area of Impact and the City of 
Middleton. The 2030 Comprehensive Plan designates the property for future agricultural use. Page 25 of the 
Plan describes the agricultural designation as follows:  
 

“The agricultural designation is the base designation throughout the County. It contains areas of 
productive irrigated croplands, grazing lands, feedlots, dairies, seed production, and ground of lesser 
agricultural value.”  

 

The applicant requests a conditional rezone of approximately 6.46 acres on the northeast corner of the 
property to the Rural Residential “CR-RR” zone. The rezone will allow for three residential lots with an 
average lot size of at least two acres. The proposed rezone portion of the property lacks surface irrigation 
water rights. According to the applicant's letter of intent, when Pheasant Landing Subdivision was 
developed to the east, the pipe delivering water to the northeast corner was compromised, as was access 
to the tap on the lateral. Comments from Black Canyon Irrigation District detail that the applicant made 
a permanent water rights transfer to remove six acres of irrigation water from the northeast corner of the 
property in 2023, and therefore, none of the proposed additional parcels will receive irrigation water 
from the district (Staff Report Exhibit D1). The Soil Conservation District designates the soil in this 
non-irrigated section to be Class 6 with severe limitations, making it generally unsuitable for cultivation 
(Staff Report Exhibit D6.2). 
 

The applicants' request will preserve the majority of the property with the existing pivot and irrigation 
rights, approximately 64.43 acres, as non-buildable land for agricultural use (Staff Report Exhibits A3 
and A4). The non-buildable portion will retain the agricultural “A” zone. The requested Conditional 
Rezone to Rural Residential “CR-RR” will apply to approximately 6.46 acres on the northeast portion 
of the property (Staff Report Exhibit A4). The 2030 Comprehensive Plan envisions rural residential 
use as a boundary between agricultural and urban areas. Rural residential areas are generally conducive 
to small-scale farming operations and are compatible with non-agricultural uses. The 2030 Future Land 
Use Map depicts future rural residential use 0.50 miles to the south, demonstrating that the subject 
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property is near an urban transition area. Per CCCO §07-06-07(3), a conditional rezone of a parcel does 
not set a precedent that adjacent property should be rezoned the same.  
 

The request generally complies with the following goals and policies of the 2030 Comprehensive Plan: 
 

Property Rights Goals and Policies  
The request was processed per the following laws and ordinances: Canyon County Code of Ordinances 
(CCCO) §01-17 (Land Use Hearing Procedures), CCCO §07-05 (Notice, Hearing and Appeal 
Procedures), CCCO §07-06-01 (Initiation of Proceedings), CCCO §07-06-07 (Conditional Rezone), and 
Idaho Code §67-6511 (Zoning Map Amendments and Procedures). 

 Goal No. 1: “Protect the integrity of individual property rights while safeguarding public health, 
safety, and welfare.”  

 Policy No. 1: “No person shall be deprived of private property without due process of law.” 

Economic Development Goal 
 Goal No. 5: “Support a diverse economy in Canyon County and recognize that residential, 

commercial, and industrial uses are necessary components of overall economic stability.” 

Land Use Policies and Goals: 
The proposed conditional rezone applies to only 6.46 acres, preserving the remaining 64.43 acres for 
agricultural use. The proposed rezoned portion of the property lacks surface irrigation water rights and is 
adjacent to the Pheasant Landing Phase 1 and 2 subdivisions, where lot sizes are commensurate with the 
proposed 2-plus-acre lots. This limited scale with only three residential lots aligns with nearby 
development while protecting the rural character of the area and balances residential growth with nearby 
agricultural production.  

 Policy No. 1.1: “Maintain a balance between residential growth and agriculture that protects the 
rural character.” 

 Policy No. 1.2: “Planning, zoning, and land-use decisions should balance the community’s interests 
and protect private property rights. “ 

 Goal No. 2: “Ensure that growth maintains and enhances the unique character throughout the 
County.” 

 Goal No. 3: “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. “ 

 Policy No. 3.2: “Encourage the development of individual parcels and subdivisions that do not 
fragment existing land use patterns.” 

 Policy No. 3.3: “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.” 

 Goal No. 7: “Protect rural qualities that make the County distinct and conserve and enhance the 
elements contributing to the good quality of life. “ 

 Policy No. 7.1: “Plan land uses that are compatible with the surrounding community.” 

Housing Goals 
The proposed development will place three residential lots in the northeast corner of the property, 
adjacent to residential development on a portion of the property that has not been farmed since 
approximately 2006 (Staff Report Exhibit A.3). The proposed location for the limited residential 
development will not fragment agricultural or natural resources while providing housing opportunities. 
 Goal 1: “Encourage opportunities for a diversity of housing choices in the County.” 
 Goal 2: “Maintain the rural character of Canyon County while providing sufficient housing without 

fragmenting agricultural and natural resources.” 

Criteria 
Met? 

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

Analysis 

In consideration of the surrounding land uses, the proposed conditional zone change for a small portion of 
the property to “CR-RR” is more appropriate than the current zoning designation of “A”.  
 

Existing Conditions: 
According to Canyon County Code of Ordinances (CCCO) §07-10-25 (1), the purposes of the existing “A” 
zoning district are to: 

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

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

C. Protect fish, wildlife, and recreation resources, consistent with 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. 
 

The surrounding area contains agricultural and residential uses with primarily agricultural zoning. Aerial and 
site visit photos show large agricultural properties to the west, southwest, and south with irrigated row crops 
(Staff Report Exhibits B2.1 and C). The Pheasant Landing Subdivision Nos. 1 and 2 are directly to the 
east with an average lot size of 2.52 and 1.96 acres (Staff Report Exhibits B2.8 and B2.9). Property to the 
north, leading up to Goodson Road, includes agricultural and residential uses. In this area, some of the 
original parcels, as well as parcels that have been divided through conditional use permits and administrative 
land divisions, are smaller than the proposed 2-acre lots (Staff Report Exhibit B2.12). Rural residential 
zoning “CR-RR” is found approximately 560 feet north of the subject property on the west side of 
Middleton Road (Staff Report Exhibit B2.3). 

The property primarily consists of class 3 and 4 moderately suited soils with some class 6 and 8 least suited 
soils. The parcel is considered prime farmland if irrigated (69.9%), farmland of statewide importance if 
irrigated (17.9%) and not prime farmland (12.2%) (Staff Report Exhibit B2.7). The portion of the property 
that will be rezoned is not currently irrigated and contains class 6 soils that are not considered prime 
farmland (Staff Report Exhibit D6.2). There are no dairies, feedlots, or gravel pits within a 2-mile radius 
(Staff Report Exhibit B2.6). 

Rezoning Request 
The request is to conditionally rezone 6.46 acres of the 70.89-acre property to an R-R Zone, subject to the 
conditions of a development agreement. According to Canyon County Code of Ordinances (CCCO) §07-10-
25(2), the purposes of the “R-R” zoning district is to “encourage and guide growth in areas where a rural 
lifestyle may be determined to be suitable.”  

The applicant provided a conceptual site plan (Staff Report Exhibit A.4) demonstrating that the result of 
the rezone is to create three buildable parcels, clustered in the northeast corner of the property, each 
approximately 2 acres in size. The remaining 64.43 acres will retain agricultural zoning and will be non-
buildable (Staff Report Exhibit A3 and A4). The adjacent Pheasant Landing Subdivision has shown that a 
rural lifestyle is suitable for the area, and the applicant’s site plan will mirror these similarly sized residential 
lots while also preserving the productive agricultural portion of the property.  
 

Existing Conditions within One Mile: 
Direction Existing Use Primary Zone Other Zone 

N Residential and 
Agricultural 

A CR-RR 

S Agricultural with 
dwellings 

A  

E Residential A CR-R1, RR 
W Agricultural A CR-RR, RR 
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“A” (Agricultural), “R-R” (Rural Residential), “R-1” (Single-Family Residential), “C-1” (Neighborhood 
Commercial), “C-2” (Service Commercial), “M-1” (Light Industrial), “CR” (Conditional Rezone) 

 

Recent Land Use Cases within a One Mile Radius:  
 RZ2021-0043 (directly west of the subject property) – Rezone “A” to “RR”- Denied 
 SD2020-0009 – Echo Estate Subdivision – Approved 
 SD2022-0047 – Preliminary Falcon Rim Subdivision – Approved 
 RZ2021-039 – Rezone “A” to “CR-R1” - Approved 

 

Criteria 
Met? 3 Is the proposed conditional rezone compatible with surrounding land uses? 
Yes 

Analysis 

The proposed conditional rezone to “CR-RR”, as restricted by the development agreement, is compatible 
with surrounding land uses.   
 

Pursuant to Canyon County Ordinance 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. 
 

The proposed conditional rezone of 6.46 acres will allow for 3 residential lots, each greater than 2 acres. The 
15 subdivisions that are within a one-mile radius of the property have an average lot size of 2.32 acres (Staff 
Report Exhibit B2.9). The lot classification map shows lots of 1.1 -2 acres directly east of the proposed 
rezone area within the Pheasant Landing Subdivision (Staff Report Exhibits B2.12 and B2.8). The limited 
scale of development that will add only three residential lots is not anticipated to interfere with nearby 
agricultural production to the west and south, as residential uses have long been established in the area, as 
demonstrated by the 15 subdivisions with 151 lots within a one-mile radius (Staff Report Exhibits B2.1, 
B2.8, and B2.9). Furthermore, the site plan places the residential lots adjacent to residential uses (Staff 
Report Exhibit A4). The approximately 64-acre agricultural portion of the subject property will maintain 
agricultural zoning along Middleton and Galloway Roads and will preserve compatibility with larger 
agricultural fields to the west and south (Staff Report Exhibits A4 and B2.1).  
 

See further analysis located in sections 1, 2, and 4. 
 

Criteria 
Met? 4 

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

Yes 

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 primarily agricultural with interspersed residential use and some residential 
subdivisions. The proposed conditional rezone to rural residential of the approximately 6.46-acre northeast 
portion of the subject property will match the character of the adjacent Pheasant Landing Subdivision. The 
requested rural residential zone will allow for an average lot size of two (2) acres, which is aligned with the 
2.32-acre average lot size in nearby subdivisions (Staff Report Exhibit B2.9). Future residential use is 
planned within the City of Middleton and Middleton’s Area of Impact, approximately 1 mile to the south 
(Staff Report Exhibit B2.5). COMPASS anticipates 869 additional households by the year 2050 within the 
nearby Traffic Analysis Zones 2136 and 2137 (Staff Report Exhibit B2.11). While the subject property is 
not in a planned growth area, nearby residential growth adds to the mix of agricultural and rural residential 
use that characterizes the area.  
 

The following measures will be implemented to mitigate the impact 
The applicant’s proposed conditions include limiting the development to 3 buildable residential lots. The 
Commission has broadened the proposed condition of approval to detail that the 3 buildable residential lots 
shall be in substantial conformity with the site plan. The site plan ensures that the residential lots are 
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adjacent to the Pheasant Landing Subdivision, and it preserves agricultural zoning and use along the western 
and southern property boundaries where large agricultural fields are found. With this recommended 
condition of approval, the development is not anticipated to negatively impact the essential character of the 
area. The planning and zoning commission could propose additional conditions to mitigate potential impacts 
if deemed necessary. 
 

Criteria 
Met? 5 

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

Yes 

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: 
Per the land use worksheet, sewer will be provided with individual septic systems (Staff Report Exhibit 
A5). Southwest District Health provided comments stating that the project does not require a Nutrient 
Pathogen Study and that there are no concerns with the request provided all SWDH requirements are met 
(Staff Report Exhibit D5). An earlier pre-development meeting was held that envisioned two (2) rather 
than three (3) residential lots. Meeting notes detail that an abandoned concrete ditch is found to the south of 
the proposed lots and that survey data indicate silt loam with calcium carbonate soils (Staff Report Exhibit 
D5.1). All SWDH requirements will need to be met with the subdivision plat (Staff Report Exhibit D5). 
 

Water: 
Per the land use worksheet, water will be provided with individual domestic wells (Staff Report Exhibit 
A5). Notice was provided to the Idaho Department of Water Resources, but no comments were received. 
Future development shall comply with IDWR standards at the time of subdivision and or building permits.  
 

The property is within a Nitrate Priority Area, the closest known well with a nitrate level elevated to the 10 
milligram per liter standard is found approximately 620 feet to the north (Staff Report Exhibit B2.10). 
During the preliminary plat phase, the Planning and Zoning Commission may recommend that the applicant 
conduct nitrate level testing for the proposed wells before approval.  
 

Drainage: 
Per the land use worksheet, stormwater is proposed to be retained on-site (Staff Report Exhibit A5).  
 

Irrigation: 
Per the letter of intent, there are no surface irrigation water rights available for the northeast corner of the 
property where the three residential lots are proposed. Each home will be able to utilize the ½ acre domestic 
exemption for irrigation if the total use does not exceed 13,000 gallons per day (Staff Report Exhibit A3).  
 

Comments from Black Canyon Irrigation District detail that the applicant made a permanent water rights 
transfer to remove six acres of irrigation water from the northeast corner of the property in 2023, and 
therefore, none of the proposed residential parcels will receive irrigation water from the district. All 
maintenance road right-of-way, lateral right-of-way, and drainage right-of-way will need to be protected. 
Any crossing agreements and or piping agreements will need to be acquired from the Bureau of Reclamation 
once approved by Black Canyon Irrigation District, to cross over or under any existing lateral, pipe any 
lateral, or encroach into the right-of-way of the District or Reclamation (Staff Report Exhibit D1). All 
irrigation district requirements will need to be met during the subdivision process. 
 

Utility: 
Utility agencies, including Idaho Power, Intermountain Gas, CenturyLink, and Ziply, were notified of the 
application on September 8, 2025, and April 2, 2026. No agency comments were provided by those services 
at the time the staff report was written. Utility poles exist along Middleton Road (Staff Report Exhibit C). 
There are also residences in the general vicinity that are indicative of utility services being available. It is 
anticipated that the applicant will be able to work with utility providers to gain any needed utilities. 
 

Criteria 
Met? 

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 
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Yes 
with existing or future traffic patterns? What measures have been taken to mitigate traffic 
impacts? 

 Analysis 

The proposed conditional rezone will not require public street improvements to provide adequate access to 
and from the subject property to minimize undue interference with existing and/or future traffic patterns 
created by the proposed development.  
 

ITD had no concerns with the request as the property is greater than 3 miles north of SH-44 and minimal 
impact can be anticipated. 
 

Comments received from Highway District No. 4 detail that Middleton Road is classified as a minor arterial 
and Galloway as a major collector on the functional classification maps adopted by the County and Highway 
District. The applicant letter of intent details an expected 29 average daily trips based 9.52 average daily 
trips per household.  
 

During the subdivision phase of the development, the applicant will be required to meet all highway district 
requirements, and an approach permit with a paved apron meeting ACCHD standards will be required (Staff 
Report Exhibit D2). The proposed three additional residential lots are not anticipated to significantly 
impact the existing or proposed transportation system. Traffic impacts from the new development will be 
mitigated by the collection of transportation impact fees at the time of building permit issuance (Staff 
Report Exhibit D2).   
 

Criteria 
Met? 7 

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

Yes 

Analysis 

The subject property does have legal access for the conditional rezone and will have legal access at the time 
of the development. See the review and analysis detailed below.  
 

Existing access to the subject property is via one or more unimproved agricultural approaches to Middleton 
Road along the property's western boundary. Comments from Highway District No. 4 state that these 
approaches may remain in use to serve the ongoing agricultural uses but are subject to restriction or removal 
if the land use changes in the future.  
 

The applicant proposes a 20-foot-wide private road within a 60-foot easement to serve three new residential 
lots, with an approach to Middleton Road located near the northwest property boundary (Staff Report 
Exhibits A3 and A4). Before platting, the applicant could utilize the administrative land division 
amendment process to separate the 6.4-acre rezone portion from the remaining agricultural-only parcel and 
in this situation, a 60-foot easement to Middleton Road will be permitted as depicted on the site plan. 
However, if all divisions occur through the subdivision process, a dedicated 60-foot private road lot will be 
required for the entire length of the road. 
 

During the subdivision phase of development, the applicant must meet all subdivision, private road, and 
highway district requirements, including the acquisition of an approach permit. Based on established private 
road standards, the road must be contained within a separate road lot for the portion located inside the 6.46-
acre future subdivision, even if the remainder of the access to Middleton Road is secured via an easement 
prior to the platting process. 
 

Criteria 
Met? 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?  Yes 

Analysis 

The proposed use is 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: 
The subject property is within the Middleton School District #134. The school district was noticed on 
September 8, 2025, and April 2, 2026, but no comments were received. 
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Police:  
The subject parcels are under the jurisdiction of the Canyon County Sheriff’s Office. The Canyon County 
Sheriff’s Office is required to provide services to the parcel. Overall, the use is not anticipated to be 
significant enough to cause a negative impact or require additional public funding. Agency comments were 
sent out on September 8, 2025, and April 2, 2026, and no comments were received by the Sheriff’s Office. 
 

Fire protection & Emergency Medical Services: 
Canyon County Paramedics provided estimated response times on April 19, 2026, for three (3) nearby 
stations: Station M53 has an estimated response time of 6.49 minutes, Station M51 has an estimated 
response time of 15.6 minutes, and Station M52 has an estimated response time of 17.7 minutes.   
 

The subject property is under the jurisdiction of the Middleton Rural Fire District (MRFD). MRFD is 
required to provide services to this parcel, and a fire district sign-off is also required for residential building 
permits. Middleton Rural Fire District was provided notice of the application on September 8, 2025, and 
April 2, 2026, but no comments were received. The use is not anticipated to be significant enough to cause a 
negative impact or require additional public funding 

 
Order 
Based upon the Findings of Fact, Conclusions of Law and Order contained herein, the Planning and Zoning 
recommends approval of Case # CR2025-0011, a zoning map amendment of a 6.46 portion of Parcel R37423.  

 
DATED this ________ day of _________________________, 2026. 

 
 

PLANNING AND ZONING COMMISSION 
                                          CANYON COUNTY, IDAHO 

  
                                                                                               ____________________________________ 
                                                                                                              Robert Sturgill, Chairman 
 

State of Idaho  ) 

    SS 

County of Canyon County ) 

On this ______day of _____________, in the year 2026, before me_________________________, a notary public, personally appeared 

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

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

Notary:         

 My Commission Expires:      

 
 
 
 
 
 
 
 
 
 

Exhibit E

Exhibit E

Exhibit 3

Exhibit 3



 

Case # CR2025-0011 – Findings of fact, Conclusions of Law and Order Page 9 

ATTACHMENT A 
 

DRAFT CONDITIONS OF APPROVAL 
 

1. The development shall comply with all applicable federal, state, and county laws, ordinances, rules, and regulations that 
pertain to the subject property and the proposed use, including but not limited to: 

a. Comments received from Southwest District Health (Exhibit D5) 
b. Comments received from Highway District No. 4 (Exhibit D2) 
c. Comments received from Black Canyon Irrigation District (Exhibit D1). 

 
2. The rezoned parcels shall be divided per the subdivision requirements of Chapter 7, Article 17 of the Canyon County 

Code of Ordinances. An administrative land division amendment process may be utilized to divide the agricultural-only 
portion of the property from the rezoned portion of the property.  

3. The development shall be restricted to 3 residential lots in substantial conformance with the site plan (Exhibit A3). 
 

4. The developer shall comply with CCCO §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.” 
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EXHIBIT 4 

Planning and Zoning Commission Staff Presentation: May 7, 2026 

- 

Board of County Commissioners 

Case# CR2025-0011 

Hearing Date: August 6, 2026 

 



CR2025-0011
Payne

PROPERTY OWNER: GREG S PAYNE

REPRESENTATIVE: MATT WILKE

CANYON COUNTY- PLANNING DIVISION, MAY 7, 2026
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REQUEST: 

• Conditional Rezone of a 6.46-
acre portion of Parcel R37423 
from “A” (Agricultural) zone to a 
“CR-R-R” (Conditional Rezone-
Rural Residential) zone.

• Development Agreement 
limiting development to 3 
buildable residential lots. 

N
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SITE PLAN
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CONDITIONAL REZONE CRITERIA  
(07-06-07(6)A):

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)
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CONDITIONAL REZONE CRITERIA 1: 
COMPREHENSIVE PLAN CONSISTENCY 

N

• 2030 Plan “Agriculture” 
designation for the property. 

• Consistent with at least 6 
goals and 6 policies of the 
2030 Comprehensive Plan. 
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CONDITIONAL REZONE CRITERIA 2-4:APPROPRIATE 
ZONING, COMPATIBILITY & CHARACTER

• Agricultural and Rural 
Residential zoning and uses 
in the surrounding area.

• 15 nearby platted 
subdivisions with a 2.32-acre 
average lot size.

• 3 additional residential lots 
and preservation of 
agriculturally productive 
land. 
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CONDITIONAL REZONE CRITERIA 5: ADEQUATE 
FACILITIES AND SERVICES

• Sewer: Individual Septic 
Systems

• Water: Individual Wells 

• Drainage: Retained on Site

• Irrigation: Domestic 
exemption

• Utility Poles along Frontage
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CONDITIONAL REZONE CRITERIA 6-7: PUBLIC 
STREET IMPROVEMENTS, TRAFFIC, ACCESS

• ITD did not have concerns.

• HD4 –paved apron meeting adequate 
intersection sight distances (555-feet).

• Private Road requirements
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CONDITIONAL REZONE CRITERIA 8:PUBLIC 
SERVICES AND FACILITIES

• Schools: Middleton School District 
#134 – No comments

• Police: No comments were received 

• Fire Protection: Middleton Rural Fire 
District – No Comments

• Canyon County Paramedics: 
Response times of 6.49 to 17.7 
minutes
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Middleton Road - South Middleton Road - North
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Facing Southwest
Proposed Rezoned Area 
– Facing West

CONDITIONAL 
REZONE AREA
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Agricultural Portion - South Agricultural Portion - Southwest
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NOTIFICATION (07-05-01) & COMMENTS: 

Neighbors within 600’ were notified on May 7, 2026 for the P&Z Hearing:
◦ No public comments were received

Initial agency noticing was sent on September 8, 2025. Agencies and a Full Political was
sent out on April 2, 2026 with a materials deadline of April 27, 2026. Staff received
comments from the following agencies:

Highway District No. 4, Idaho Transportation Department, Southwest District Health, Idaho
Department of Environmental Quality, Canyon County Soil Conservation District, Black Canyon
Irrigation District, Canyon County Paramedics.
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RECOMMENDATION & CONDITIONS: 

1. The development shall comply with all applicable federal, state, and county laws, 
ordinances, rules, and regulations that pertain to the subject property and the proposed 
use, including but not limited to:
◦ Comments received from Southwest District Health (Exhibit D5)
◦ Comments received from Highway District No. 4 (Exhibit D2)
◦ Comments received from Black Canyon Irrigation District (Exhibit D1).

2. The rezoned parcel shall be divided per the subdivision requirements of Chapter 7, 
Article 17 of the Canyon County Code of Ordinances. An administrative land division 
amendment process may be utilized to divide the agricultural-only portion of the 
property from the rezoned portion of the property. 

3. The development shall be restricted to 3 residential lots in substantial conformance with 
the site plan (Exhibit A3).

4. The developer shall comply with CCCO §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.”
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DECISION OPTIONS: 

The Planning and Zoning Commission may recommend approval of the conditional 
rezone;

The Planning and Zoning Commission may recommend denial of the conditional 
rezone and direct staff to make findings of fact to support this decision; or 

The Planning and Zoning Commission may table or continue the hearing to a later 
date and request additional information on specific items.

Exhibit 4

Exhibit 4



Questions?

N
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CR2025-0011

N
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Public Comments Received by: July 27, 2026 

- 

Board of County Commissioners 

Case# CR2025-0011 

Hearing Date: August 6, 2026 
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Karla Nelson

From: Marilyn Benoit < >

Sent: Tuesday, July 14, 2026 5:51 PM

To: Karla Nelson

Subject: [External]  Case # CR2025-0011

Payne Case

Case No. CR2025-011

To the Canyon County Planning and Zoning Commission:

Thank you for allowing us the opportunity to present our concerns regarding this application.

We own the property located directly behind the northeast corner of Parcel No. R37423. The legal description 
of our property is:

Lot 6 of Pheasant Landing Subdivision No. 2, according to the plat thereof, filed in Book 38 of Plats, Page 41, 
Records of Canyon County, Idaho.

Our concern is not simply whether the proposed three-lot development can obtain domestic wells. Our concern 
is whether the applicant has demonstrated compliance with Idaho law and Canyon County's subdivision 
requirements regarding irrigation water.

At the May 7, 2026, hearing, it was stated that this proposal mirrors the existing Pheasant Landing Subdivision. 
However, there is a significant distinction.

When Pheasant Landing was approved, an irrigation delivery system was required as part of the subdivision 
approval. The proposed development appears to consist of three parcels exceeding two acres each without 
any identified irrigation delivery system.

Idaho Code § 67-6537 requires applicants proposing land use changes to use surface water, where 
reasonably available, as the primary water source for irrigation. Surface water is considered reasonably 
available when the property is capable of receiving irrigation water through an irrigation district, canal 
company, ditch users association, or other irrigation delivery entity.

In addition, Idaho Code § 31-3805 provides that when surface irrigation water is reasonably available, a 
subdivision plat may not be approved unless irrigation water is provided through that available surface water 
source. The law further requires that the subdivision include a description of the irrigation delivery system and 
that the system be approved by the County with the advice of the irrigation entity serving the property.

These same requirements are incorporated into the Canyon County Unified Development Code, Section 
07-17-29(2), which requires the developer to submit evidence with the preliminary plat that an adequate 
irrigation supply and distribution system will be provided. The Code specifically requires plans for the 
proposed irrigation distribution system and consideration of the existing water rights associated with the 
property being subdivided.

Furthermore, Section 07-17-33 of the Canyon County Unified Development Code requires applicants to 
provide a statement describing the proposed irrigation system as part of the subdivision application.
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If no irrigation system is proposed, the lots would appear to depend solely upon domestic groundwater wells.

Under Idaho Code § 42-111, the domestic exemption generally limits irrigation from a domestic well to one-
half acre, subject to the statute's flow and volume limitations. Any irrigation beyond that exemption generally 
requires an authorized water right issued through the Idaho Department of Water Resources.

For these reasons, we respectfully request that the Commission require the applicant to provide:

1. Documentation demonstrating compliance with Idaho Code §§ 31-3805, 42-111, and 67-6537. 
2. Evidence that surface irrigation water is or is not reasonably available to these parcels. 
3. If surface water is reasonably available, an irrigation supply and distribution plan approved by the 

appropriate irrigation entity. 
4. If the applicant intends to rely on groundwater beyond the domestic exemption, documentation from the 

Idaho Department of Water Resources demonstrating that the appropriate water rights have been 
obtained. 

Pheasant Landing was required to meet these standards when our subdivision was approved. We respectfully 
request that the same legal standards be applied consistently to this proposed development.

We appreciate the Commission's careful consideration of these concerns and respectfully request that this 
application not be approved until the applicant has demonstrated full compliance with both Idaho law and 
Canyon County's subdivision requirements.

 Thank you, Randy and Marilyn Benoit 

                                                                                                                                                                                                                  

Sent from my iPad 
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Application Materials Received by: July 27, 2026 
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CR2025-0011 / Greg Payne

Applicant Representatives / Alan Mills & Matt Wilke
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Project Overview:

Total Current Parcel Size: ± 70.89 acres.
CR-RR Rezone Area: ± 6.46 acres.
Private Road proposed to access Middleton Road.
Contiguous to Pheasant Landing Subdivision #1 &
#2 on east side of property.
Current “Ag” zone was shown as Residential on the
2020 Future Land Use Map. 
Past Approval on entire Parcel for 30 Residential 

       Lots has expired. (CU 2006-151)
1 Building Permit Available (PI2021-0055)

Intro CR2025-0011
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Parcel Inquiry 1/27/2021  11/15/24 DSD Letter
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Site Plan CR2025-0011
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98 Homes & 5 Subdivisions within 1 mile.Exhibit 6

Exhibit 6



5 Subdivisions & 1 Subdivision in Final Plat Within 1 Mile

ss
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8 SOIL MAP

Class 6
(Non-Irrigated)
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9 Notice of Weed Height Violation Letter
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 SITE DISCING 4/3/2026  10

BEFORE AFTER
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2030 Comp Plan Analysis
The following goals and policies in the Canyon County 2030 comprehensive plan support the

request:
Property Rights

P1.01.03 Ordinances and land-use decisions should avoid imposing unnecessary conditions or procedures on
development approvals.

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

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.

Housing
G11.01.00 Encourage opportunities for a diversity of housing choices in the County. 
P11.01.01 Encourage a variety of housing sizes that meet the needs of families, various age groups, and
incomes.
G11.02.00 Maintain the rural character of Canyon County while providing sufficient housing without
fragmenting agricultural land and natural resources.
P11.02.01 Encourage subdivisions to locate where adequate services and infrastructure exists or can be
provided. 

Agriculture
P12.01.05 Direct development to land with lower irrigatable soil classifications as determined by Canyon Soil
Conservation District or by the USDA Natural Resources Conservation Service.
P12.03.01 Restrict residential development that impacts aerial application flight patterns and operations. 
P12.03.02 Place new structures appropriately to minimize disruption to aerial application flight patterns.
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2030 Comp Plan Analysis
Land Use Community and Design

G4.01.00 Support livability and high quality of life as the community changes over time

P4.01.01 Maintain a balance between residential growth and agriculture that protects the rural character.

P4.01.02 Planning, zoning, and land-use decisions should balance the community’s interests and protect
private property rights. 

G4.02.00 Ensure that growth maintains and enhances the unique character throughout the County.

P4.03.02 Encourage the development of individual parcels and subdivisions that do not fragment existing
land use patterns.

P4.04.01 Support development in locations where services, utilities, and amenities are or can be provided.

P4.05.01 Promote future development and land-use decisions that do not create hardship for farmers and
agricultural operators. 

P4.05.02 Consider development on poor soils (Class 4 or higher) that will not interfere with viable
agricultural operations in the area.

P4.06.02 Encourage development design that accommodates topography and promotes conservation of
agricultural land.

G4.07.00 Protect rural qualities that make the County distinct and conserve and enhance the elements
contributing to a good quality of life. 
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   Subject Property is Not Viable for Agricultural Use

07-02-03: DEFINITIONS ENUMERATED:

VIABLE FARMLAND: Land that is capable of producing marketable farm animals or crops.

Non-Viable Ag Use: 07-18-09.

The reasons listed below are applicable for non-viable Ag use in an Agricultural zone:

1.Poor soils. (Class 6 Non-Irrigated Capabilty Classification)
2.Lack of Irrigation water.
3.Land is not being withheld from a more viable ag use for the intent of this

application. 
4.The lot size, combined with the lack of water makes productive agriculture use

prohibitive.
5.Producing cattle, or other animals for sale on this property is extremely difficult

and not marketable.
6.The subdivision will not create a negative impact on surrounding agricultural uses.

Lot sizes are similar or larger than the many lots in the Subdivisions and Residential
lots next door.

07-18-09(5)(C) states “The parcel, in whole or in part, shall consist of land with site
constraints and/or resource issues, such as lack of water, suitable soils, topography, land
compatibility, lot size or configuration, that makes productive agricultural use extremely
difficult”
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  15 EDGE OF NP AREA

Monitoring Well Nitrates

Monitoring Well Water Level

Exhibit 6

Exhibit 6



  IDWR 6" MONITORING WELLS   
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Nitrates ½ Mile
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17   IDWR 6" WATER LEVEL WELL
            1/2 MILE SOUTH

55ft Static
Winter 16-17

56ft Static 
Winter 25-26

Surface Elevation 2505'
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  IDWR 6" NITRATE LEVEL WELL
            1/2 MILE EAST

18

Nitrates
1.07 - 1.6 mg/L 2001 - 2021

10 milligrams per liter (mg/L), or 10 parts per million (ppm), is
the maximum contaminant level (MCL) set by both the EPA

and the Idaho Department of Environmental Quality.

Surface Elevation 2545'
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Water Level Test Well Drilled 1968

180 feet deep
56' Static Water Level

Unknown Static Water Level 
(when drilled)

Well Surface Elevation 2505'

Nitrate Level Test Well Drilled 1994

215 feet deep
96' Static Water Level

Well Surface Elevation 2545'

*There is a 40 ft Surface Elevation
difference between these two

wells. This corresponds with the 
40 ft difference in Static water

level between them both.
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 Site Pictures taken
4/6/2026
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(208) 412-9803 www.mywhitebarn.com matt@mywhitebarn.com
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