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PLANNING DIVISION STAFF REPORT 
 

CASE NUMBER: ZV2026-0004 
 

APPLICANT/PROPERTY OWNER:  Jared Fullmer 
 

APPLICATION: Variance – Front Setbacks 
 

LOCATION: 1012 E Locust Lane 
 R29204, 3.58 acres 
 

PLANNER: Dane Adams, Associate Planner 
 

STAFF RECOMMENDATION: Approval 
 

REQUEST:  
The applicant, Jared Fullmer, is requesting a variance to reduce the front setback requirements from 20 
feet to 10 feet. This application is the first step to establish a private road along the Eastern border of the 
subject property (zoned CR-R1).  
 

PARCEL INFORMATION REPORT: See Exhibit B.1 for information 
 

APPLICABLE CODE: 
The following laws and ordinances apply to this decision: 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 §07-08 (Variance), CCCO 
§07-02-03 (Definitions), CCCO §07-10-21 (Setbacks; Minimum Parcel or Lot Size; Height Regulations), 
and Idaho Code §67-6516 (Variance-Definition-Application-Notice),  
 

BACKGROUND: 
According to PI2024-0093, Parcel R29204 is an original parcel. On February 3, 2026, the Canyon County 
Board of Commissioners approved a conditional rezone (RZ2024-0004) from R-R (Rural Residential) to 
CR-R-1 (Conditional Rezone – Single-Family Residential). This request aligns with the development 
agreement.   

HEARING CRITERIA: 

Table 1. Variance Standards of Evaluation – CCCO §07-08-03 

 County Ordinance and Review 
Criteria 

Met? 
Code 

Section 
Criteria 

Yes 1 
A variance shall be granted in compliance with Idaho Code section 67-6516, and notice 
and an opportunity to be heard shall be provided to property owners adjoining the subject 
property. 

Analysis 

Chapter 7, Article 8 of the Canyon County Code provides the variance process consistent with the Idaho 
Code section 67-6516. 
 
Per CCCO §07-08-01, a complete application with fees was accepted on April 30, 2026 (Exhibit A). The 
request requires a public hearing due to the proposed exceeding a 33% modification to the county setback 
requirements.  
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Noticing was completed per CCCO §07-08-01. Property owners within 600 feet were notified of the request 
and public hearing on July 30, 2026. 

Criteria 
Met? 

2 

The presiding party shall ask and answer the following questions in their FCOs: 
      A.    Will granting the variance be consistent with the comprehensive plan? 
      B.    Do characteristics of the site create an undue hardship?  
      C.    Is the variance in conflict with the public interest?  

Yes 

 Analysis 

The date of application acceptance (April 30, 2026) was noted on the application. The application is being 
considered by the Planning & Zoning Commission at a public hearing on September 3, 2026. Noticing for 
the hearing was provided for according to Article 5.  
 

A. The variance request from 20’ to 10’ would not make the property incompatible with the goals and 
policies of the Canyon County 2030 Comprehensive Plan  

 The 2030 Comprehensive Plan designates the future land use to be Residential. The parcel 
is currently zoned “CR-R1” (Conditional Rezone Single Family Residential). The parcel was 
created in accordance with the Canyon County Zoning Ordinance.  

 The proposed variance supports the following goals and policies of the 2030 
Comprehensive Plan.  

 
Private Property:  

G1.01.00: Protect the integrity of individual property rights while safeguarding public health, safety, 
and welfare.  

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

Population:  

G2.01.00: Incorporate population growth trends & projections when making land-use decisions.  

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

Land Use and Community 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. 

P4.02.01: Consider site capability and characteristics when determining the appropriate locations 
and intensities of various land uses. 

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

G4.07.00: Protect rural qualities that make the County distinct and conserve and enhance the 
elements contributing to a good quality of life.  

G4.08.00: Maintain and enhance the aesthetic beauty of the county.  
 

B. The characteristics of the site do create a hardship. 
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 Canyon County Code or Idaho Code does not define undue hardship for the purposes of a 

variance.  Section 67-6516 states a variance shall not be considered a right or special 

privilege but may be granted to an applicant only upon a showing of undue hardship 

because of characteristics of the site. The circumstances justifying the undue hardship 

must be “peculiar” to the property at issue (City of Burley v. McCaslin Lumber Co., 107 

Idaho 906, 693 P.2d 1108 (1984).  

 According to the applicant's letter of intent (Exhibit A2), site plan (Exhibit A3), and email 

correspondence (Exhibit A2.1/A2.2), there are multiple site characteristics that require 

this variance.  

i. Located on the Western boundary of the subject parcel, there is a 30’ irrigation 

easement. This is confirmed through a comment received from the Nampa & 

Meridian Irrigation District (Exhibit D4).  

ii. According to a comment received from Nampa Highway District No. 1 (NHD) 

regarding RZ2024-0004 (Exhibit B2), no new access will be allowed off of E Locust 

Ln. When staff reached out to the applicant to confirm the physical characteristics, 

the applicant confirmed that they were not able to obtain any further access off E 

Locust Ln.  

iii. According to a comment received from NHD regarding this case (ZV2026-0004), 

due to Locust Ln being classified as a Principal Arterial Roadway, no private roads 

will be allowed to take access. NHD will require the applicant to submit a variance 

request through their office in order to allow for the existing shared driveway to 

be able to turn into a private road; see condition 3 (Exhibit D5).  

 According to publicly available Canyon County Assessor’s records, the existing residential 

structure has been there since 1962 (Exhibit B4).  

C. The variance is not in conflict with public interest.  

 The proposed variance is not expected to have an impact on the adjacent residence or 
emergency services’ ability to access any current or future parcels off of the current shared 
driveway; the shared driveway has been in existence since at least 1992 (Exhibit B5). 

 Comment letters received from the Canyon County GIS Department, Boise-Kuna Irrigation 
District, Southwest District Health, Nampa & Meridian Irrigation District, Nampa Highway 
District No. 1, and Boise Project Board of Control confirmed that they did not oppose the 
variance, and that it is not in conflict with public interest. See Exhibit D for all agency 
comments.  

 A public comment received from Rosalyn Kirkman dated August 23, 2026 (Exhibit E3) 
noted concerns regarding irrigation infrastructure, easements, emergency services, and 
compliance with the development agreement.  

i. Irrigation, public or private, must be protected. The applicant will be required to 
comply with all requirements of the Boise-Kuna Irrigation District (Exhibit D2). This 
is enforced through condition 1.  

ii. Prior to the first building permit being issued, the private road will be required to 
meet all highway district, fire district, and Canyon County requirements regarding 
access and easements. Compliance would be ensured through the Construction 
Permit process.  

iii. This application is in compliance with the signed Development Agreement (Exhibit 
B6). 
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Table 2. Area of City Impact 

CCCO §09-11-25: Nampa Area of City Impact (Plans and Ordinances/Map) Ordinance Applicable Ordinances 
and Standards: APPLICATION PROCEDURES 

 County Ordinance and Review 

Criteria 
Met? 

Code 
Section 

Criteria 

Yes 09-11-25 

The following procedures shall be adhered to in processing applications within the Nampa 
area of city impact:  
 

(1) Land Use Applications: All land use applications submitted to Canyon County, 
including, but not limited to, rezones, conditional rezones, conditional use permits, 
variances, and land divisions requiring notification of a public hearing, shall be 
referred to the city of Nampa in the manner as provided for in subsection 09-11-
17(3) of this article.  

 

§09-11-17(3): All proposals to amend Canyon County's comprehensive plan, which may 
pertain to the Nampa area of city impact, but which do not originate from the city of 
Nampa, shall be referred to the city of Nampa's planning and community development 
director at least thirty (30) calendar days prior to the first county public hearing on the 
matter and the city of Nampa may make a recommendation before or at said public 
hearing. After the city receives its initial thirty (30) days' notice, any further notice of 
proposed changes to the proposal will be provided to the city of Nampa at least seven (7) 
days prior to the public hearing. If a recommendation is received by the county from the 
city of Nampa, it shall be given consideration by the county, provided it is factually 
supported, but such recommendation shall not be binding on the county. If no 
recommendation is received, Canyon County may proceed without the recommendation of 
the city of Nampa. 

Analysis 

Area of City Impact: 
The subject parcel is within the City of Nampa’s Area of Impact. An agency notice was sent to the City of 
Nampa on May 12, 2026, and July 30, 2026. No comment was received from the City of Nampa by the 
comment deadline.  

 

NOTIFICATION AND COMMENTS: 
Notice of the public hearing was provided as per CCCO §07-05-01.  Agencies were notified on May 12, 
2026, and July 30, 2026. Property owners within 600 feet of the subject property boundaries were notified 
on July 30, 2026. A newspaper notice was published on August 4, 2026. The subject property was posted 
with a notice on August 4, 2026.  
 

Pursuant to CCCO §01-17-07B - Materials Deadline, the submission of late documents or other materials 
does not allow all parties time to address the materials or allow sufficient time for public review. After the 
materials deadline, any input may be verbally provided at the public hearing to become part of the record.  
 

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

PUBLIC COMMENTS 
Staff received three (3) total written public comments by the materials deadline of August 24, 2026. The 
comments received were in opposition of the proposed variance. All public comments received by the 
aforementioned materials deadline are located in Exhibit E.  

 

RECOMMENDATION AND DECISION OPTIONS: 



Page 5 of 6 

In consideration of the application and supporting materials, staff concludes that the proposed variance is 
compliant with Canyon County Ordinance 07-08-03. A full analysis is detailed within the staff report.  

Should the Commission wish to approve the subject application, staff recommends the following conditions 
be attached:  

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

2. The development shall comply with the Development Agreement conditions placed on 
RZ2024-0004. 

 

3. Prior to Private Road Construction Permit submittal, the applicant shall have an approved 
variance for the private road access from Nampa Highway District No. 1.  

 
 

DECISION OPTIONS 
 Approval of the Application: “I move to approve ZV2026-0004, Fullmer, finding the application 

does meet the criteria for approval under Article 07-08-03 of Canyon County Zoning Ordinance, 
with the conditions listed in the staff report, finding that: [Cite reasons for approval & Insert 
any additional conditions of approval].  

 Denial of the Application: “I move to deny ZV2026-0004, Fullmer, finding the application does 
not meet the criteria for approval under 07-08-03 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 ZV2026-0004, Fullmer to a [date certain or uncertain] 
 
 

EXHIBITS: 
A. Application Packet & Supporting Materials 

1. Master Application 
2. Letter of Intent 

2.1. Email correspondence dated May 8, 2026  
2.2. Email correspondence dated July 28, 2026 

3. Site Plan  
4. Draft Record of Survey  
5. Agency Acknowledgement  
6. Neighborhood Meeting 
7. Deed 

B. Supplemental Documents 
1. Parcel Information Report 
2. Nampa Highway District Comment from RZ2024-0004 
3. Cases Maps/Reports  

3.1. Notification Map 
3.2. Small Air Photo 
3.3. Small Vicinity Map 
3.4. Zoning & Classification Map 
3.5. Case Map & Report 
3.6. Subdivision Map 
3.7. Lot Classification 
3.8. City of Nampa Future Land Use 
3.9. Canyon County Future Land Use 

4. Public Canyon County Assessor Records 
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5. Google Earth imagery from 1992 
6. RZ2024-0004 Development Agreement 

C. Site Visit Photos from RZ2024-0004: August 29, 2025  
D. Agency Comments Received by: August 21, 2026 

1. Canyon County GIS Department; Received: May 12, 2026 
2. Boise-Kuna Irrigation District; Received: May 12, 2026 

2.1. Revised Response; Received: June 10, 2026 
3. Southwest District Health; Received: May 13, 2026 
4. Nampa & Meridian Irrigation District; Received: June 8, 2026 
5. Nampa Highway District No. 1; Received: July 30, 2026 
6. Boise Project Board of Control; Received: August 3, 2026 

E. Public Comments Received by: August 24, 2026 
1. Lenny Read; Received: August 5, 2026 
2. Rosalyn Kirkman; Received: August 21, 2026 
3. Rosalyn Kirkman; Received: August 23, 2026 

F. Draft FCOs 

 



 

 

 

 

 

 

 

 

 

 

EXHIBIT A 

Application Packet & Supporting Materials 

Planning & Zoning Commission 

Case# ZV2026-0004 

Hearing date: September 3, 2026 
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Dane Adams

From: Jared Fullmer < >

Sent: Friday, May 8, 2026 6:05 PM

To: Dane Adams

Subject: [External]  Re: Confirming distance for  variance request (ZV2026-0004)

Good evening,  

Yessir, that is correct size of variance. It will be on the southern part of the eastern border.  The plan is to 
build a road there serving 4 residences.  

Thank you!  
Jared Fullmer   

Sent from my iPhone 

On May 8, 2026, at 2:24 PM, Dane Adams <Dane.Adams@canyoncounty.id.gov> wrote: 

Good afternoon,  

I have been the planner assigned to your variance request (ZV2026-0004), and I wanted to 
double-check that you are requesting a variance of the front setback requirements from 20 
feet down to 10 feet, in order to fit a proposed 30-foot easement along the Northeast 
border. I did a quick measurement on our mapping software and found that the closest 
corner of the house is approximately 40 feet from the property line. Once the size of the 
variance is confirmed, I will start the 30-day agency courtesy notification process.  

<image001.png> 

Please let me know if you have any questions.  

Sincerely,  

<image002.png> 
Dane Adams
Associate Planner

Canyon County Development Services Department

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

Direct Line:  208-454-6607

Email:  Dane.Adams@canyoncounty.id.gov
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Dane Adams

From: Jared Fullmer < >

Sent: Tuesday, July 28, 2026 10:44 AM

To: Dane Adams

Subject: Re: [External]  Re: Update on ZV2026-0004

Hi Dane,  

Sorry this was in my drafts folder and I forgot to send.  

We need to change the front setback requirements from 20 feet down to 10 feet on the eastern border so 
that way we can fit the 30 foot proposed easement. We were told  we couldn’t build a road until that was 
done. There is room for a road along there but not enough room for the easement.  We were  denied 
creating another entrance off of E Locust Ln to serve 2 of the lots by the city of Nampa and the highway 
district.  
What the type do information could I provide?  

Thanks! 
Jarsd Fullmer  

On Jul 20, 2026, at 3:55 PM, Dane Adams <Dane.Adams@canyoncounty.id.gov> wrote: 

Good afternoon,  

I am writing the staff report for your variance case, and I was wondering if you could 
provide more information and evidence for how the physical characteristics of the site are 
requiring this variance.  

Please let me know if you have any questions.  

Sincerely,  

<image001.png> 
Dane Adams
Associate Planner

Canyon County Development Services Department

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

Direct Line:  208-454-6607

Email:  Dane.Adams@canyoncounty.id.gov

Website:  www.canyoncounty.id.gov
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EXHIBIT B 

Supplemental Documents 

Planning & Zoning Commission 

Case# ZV2026-0004 

Hearing date: September 3, 2026 

 



PARCEL INFORMATION REPORT 8/25/2026 3:32:44 PMR29204
PARCEL NUMBER: R29204

OWNER NAME: FULLMER JARED

CO-OWNER:

MAILING ADDRESS: 1012 E LOCUST LN NAMPA ID 83686

SITE ADDRESS: 1012 E LOCUST LN

TAX CODE: 2080000

TWP: 2N   RNG: 2W   SEC: 03  QUARTER: SE

ACRES: 3.58

HOME OWNERS EXEMPTION: Yes

AG-EXEMPT: No

DRAIN DISTRICT: NOT In Drain Dist

ZONING DESCRIPTION: CR-R1  / CONDITIONAL REZONE - SINGLE FAMILY 
RESIDENTIAL

HIGHWAY DISTRICT: NAMPA HWY DIST #1

FIRE DISTRICT: NAMPA FIRE

SCHOOL DISTRICT: NAMPA SCHOOL DIST #131

IMPACT AREA: Nampa

FUTURE LAND USE 2011-2022 : RES

FLU Overlay Zone Desc 2030:

FLU RR Zone Desc 2030:

FUTURE LAND USE 2030: RESIDENTIAL

IRRIGATION DISTRICT: BOISE PROJECT BOARD OF CONTROL / NAMPA & MERIDIAN 
IRRIGATION DISTRICT / BOISE KUNA IRRIGATION DISTRICT

FEMA FLOOD ZONE: X FLOODWAY: NOT In FLOODWAY FIRM PANEL: 16027C0391F
     

WETLAND: Freshwater Emergent Wetland / Riverine

NITRATE PRIORITY: ADA CANYON

FUNCTIONAL Classification: PRINCIPAL ARTERIAL

INSTRUMENT NO. : 2019010296

SCENIC BYWAY: NOT In Scenic Byway

LEGAL DESCRIPTION: 03-2N-2W SE TX 97300 IN SWSE

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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NAMPA HIGHWAY DISTRICT NO. 1 
 

 
 

      
        4507 12th Avenue Road, Nampa, ID  83686                                                             Phone  (208) 467-6576    Fax  (208) 467-9916  

 
June 2, 2025 
 
To:       Emily Bunn, Planner  
            Canyon County Development Services 
 
From:   Eddy Thiel 
  Right-of-way Tech 
 
Re; RZ2024-0004 Fullmer 1012 E. Locust Ln 
 
I have reviewed the Rezone Application Notice received June 2, 2025, requesting rezone 
from RR Rural Residential to R-1 Residential for property located at 1012 E. Locust Ln, 
Nampa. 
Comments are based upon information provided to the Highway District by Canyon 
County Development Services. Nampa Highway District #1 has no objection to the 
rezone subject to the following information: 
 

1. The Subject property has access to E. Locust Ln. 
2. NHD#1 Functional Classification of E. Locust Ln is Rural Principal 
Arterial. 
3. ACCHD Approach Standards state there is no new direct access to Arterial 
Roadways. 
4. Either a subdivision plat and the associated fees will need to be submitted to 
the Highway District for a formal review, or a Land Split Application with the 
associated fee will need to be submitted. We recommend denial until this 
requirement has been met. 
 

All comments above are based on the ACCHD Standards Manual and Nampa Highway 
District #1 Supplementals. 
 
The Highway District reserves the right to provide amended comments/conditions of 
approval in the event of application revision or revisions to the ACCHD Standards 
Manual. 
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ID CASENUM REQUEST CASENAME FINALDECIS
1 RZ2021-0009 Rezone RR to R1 Castro APPROVED
2 RZ2024-0004 Rezone RR to CR-R1 Fullmer APPROVED
3 VAC2024-0001 Vacation of easement Thueson APPROVED
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NUMBER OF SUBS ACRES IN SUB NUMBER OF LOTS AVERAGE LOT SIZE
99 1329.39 3103 0.43

NUMBER OF SUBS IN PLATTING ACRES IN SUB NUMBER OF LOTS AVERAGE LOT SIZE
1 10.68 3 3.56

NUMBER OF LOTS NOTIFIED AVERAGE MEDIAN MINIMUM MAXIMUM
53 1.47 1.11 0.34 6.08

NUMBER OF MOBILE HOME PARKS ACRES IN MHP NUMBER OF SITES AVG HOMES PER ACRE MAXIMUM
0

SUBDIVISION NAME Label LOCATION ACRES NO. OF LOTS AVERAGE LOT SIZE CITY OF… Year
APACHE HTS #2 1 2N2W11 10.42 23 0.45 CANYON COUNTY 1987
ASSELIN'S SUB 2 2N2W03 38.01 1 38.01 NAMPA 1910
AURORA ADD 3 2N2W04 7.05 10 0.71 NAMPA 1963
BAYHILL PH 2 & 3 4 2N2W04 25.78 36 0.72 NAMPA 1998
BECKER SUB 5 2N2W11 0.76 1 0.76 CANYON COUNTY 2004
BOWMAN'S SUB 6 2N2W10 20.89 41 0.51 CANYON COUNTY 1969
BRAY SUB 7 2N2W11 6.45 6 1.07 CANYON COUNTY 1999
BRIARCREST SUB 8 2N2W11 14.98 25 0.60 CANYON COUNTY 1995
BURCH HIGHLANDS SUB 9 2N2W11 16.60 14 1.19 CANYON COUNTY 2003
CANYON CROSSING SUBDIVISION 10 2N2W03 1.19 2 0.60 NAMPA 2009
CASTLETON PLACE SUB 11 2N2W10 22.97 45 0.51 CANYON COUNTY 2007
CEDAR PARK ESTATES #1 12 2N2W03 8.36 33 0.25 NAMPA 1998
CEDAR PARK ESTATES #2 13 2N2W03 8.25 30 0.28 NAMPA 1998
CHAVEL SUB 14 2N2W10 3.66 3 1.22 CANYON COUNTY 2004
CLARENCE L BARNEY #1 15 2N2W02 5.68 10 0.57 NAMPA 1972
COTTAGE GROVE ESTATES 16 2N2W11 6.31 7 0.90 CANYON COUNTY 1999
COUNTRY SQUIRE ACRES 17 2N2W10 10.85 11 0.99 CANYON COUNTY 1980
COUNTRY TERRACE 18 2N2W10 9.05 11 0.82 CANYON COUNTY 1999
COVENTRY PLACE #1 19 2N2W10 10.31 16 0.64 CANYON COUNTY 1997
COVERT SUB #2 20 2N2W04 28.99 68 0.43 CANYON COUNTY 1962
CRESTVIEW HEIGHTS SUB 21 2N2W10 19.42 22 0.88 CANYON COUNTY 1966
CRESTVIEW SUB AMEND 22 2N2W02 19.75 13 1.52 CANYON COUNTY 1962
DALE THOMPSON ESTATES 23 2N2W02 16.81 13 1.29 NAMPA 1971
EDGEBROOK EST #1 24 2N2W03 6.35 22 0.29 NAMPA 2000
EDGEBROOK EST #2 25 2N2W03 13.24 52 0.25 NAMPA 2000
ELDER SUB 26 3N2W34 9.66 33 0.29 NAMPA 1975
FUJII FARMS 27 2N2W10 37.93 29 1.31 CANYON COUNTY 1998
GLEN VIEW ESTATES 28 3N2W34 17.60 61 0.29 NAMPA 1977
GLEN VIEW ESTATES #2 29 3N2W34 9.98 33 0.30 NAMPA 1987
GRAY'S FARM SUB 30 2N2W10 40.21 30 1.34 CANYON COUNTY 1971
GREENBRIAR ESTATES SUBDIVISION 31 2N2W04 23.79 104 0.23 NAMPA 2005
GREENBRIAR ESTATES SUBDIVISION #2 32 2N2W04 3.02 17 0.18 NAMPA 2008
GREENHURST ESTATES 33 2N2W02 15.09 32 0.47 NAMPA 1985
GREENHURST SQUARE 34 2N2W03 8.48 4 2.12 NAMPA 1995
GROSS SUB 35 2N2W10 8.94 13 0.69 CANYON COUNTY 1962
HAYVINO ESTATES 36 2N2W11 11.98 11 1.09 CANYON COUNTY 2007
HENRY'S PLACE SUBDIVISION 37 2N2W04 2.41 10 0.24 NAMPA 2023
HIDDEN MEADOW SUB 38 2N2W03 5.32 4 1.33 CANYON COUNTY 1995
JACK'S PLACE SUBDIVISION NO. 1 39 2N2W10 19.86 53 0.37 CANYON COUNTY 2024
JACK'S PLACE SUBDIVISION NO. 2 40 2N2W10 18.50 47 0.39 CANYON COUNTY 2025
LEWIS CROSSING SUB 41 2N2W11 42.96 25 1.72 CANYON COUNTY 2006
LIGHTHOUSE ESTATES NO. 3 42 2N2W03 15.13 60 0.25 NAMPA 2016
LIGHTHOUSE ESTATES SUBDIVISION NO.1 43 2N2W03 0.43 1 0.43 NAMPA 2011
LIGHTHOUSE ESTATES SUBDIVISION NO.2 44 2N2W03 19.82 75 0.26 NAMPA 2013
LOCUST SUB 45 2N2W11 8.52 18 0.47 CANYON COUNTY 1973
LOGAN'S LANDING 46 2N2W11 2.14 2 1.07 CANYON COUNTY 2001
Lava Springs Subdivision No. 3 47 2N2W11 17.19 66 0.26 NAMPA 2015
MANGUM HEIGHTS SUB 48 2N2W10 18.06 27 0.67 CANYON COUNTY 1953
MEADOWBROOK PK #1 49 2N2W03 48.71 97 0.50 NAMPA 1985
MEADOWBROOK PK #2 50 2N2W03 4.27 15 0.28 NAMPA 1990
MEADOWBROOK PK #3 51 2N2W03 2.97 13 0.23 NAMPA 1990
MEADOWBROOK PK #4 52 2N2W03 3.38 15 0.23 NAMPA 1990
MEADOWBROOK PK #5 53 2N2W03 4.72 19 0.25 NAMPA 1991
MEADOWBROOK PK #6 54 2N2W03 8.70 34 0.26 NAMPA 1991
MONTGOMERY LANE SUB 55 2N2W11 28.56 26 1.10 CANYON COUNTY 2001
MONTGOMERY SUBDIVISION 56 2N2W11 2.14 2 1.07 CANYON COUNTY 2008

SUBDIVISION & LOT REPORT

PLATTED SUBDIVISIONS



P & F THOMPSON SUB 57 3N2W34 9.97 20 0.50 NAMPA 1973
PITCHER SUB 58 2N2W11 2.17 2 1.08 CANYON COUNTY 2005
RIDGEVIEW SUB 59 2N2W09 19.16 40 0.48 CANYON COUNTY 1973
ROSE HILL HEIGHTS 60 2N2W02 9.94 17 0.58 CANYON COUNTY 1995
ROSE HILL TERRACE #1 61 2N2W02 13.03 18 0.72 CANYON COUNTY 1964
SAGEBROOKE ESTATES 62 2N2W04 2.48 10 0.25 NAMPA 1999
SERENITY ESTATES #1 63 2N2W03 4.99 16 0.31 NAMPA 1994
SERENITY ESTATES #2 64 2N2W03 4.96 14 0.35 NAMPA 1994
SERENITY ESTATES #3 65 2N2W03 14.66 41 0.36 NAMPA 1995
SHANNON CIRCLE SUB 66 2N2W02 20.13 30 0.67 CANYON COUNTY 1994
SHIPMAN PLACE 67 2N2W03 6.90 16 0.43 CANYON COUNTY 1985
SIERRA PARK ESTATES 68 2N2W02 14.86 33 0.45 NAMPA 1985
SKYVIEW PARK SUB 69 2N2W03 16.54 56 0.30 NAMPA 2000
SOUTH CHERRY ESTATES 70 3N2W34 9.96 40 0.25 NAMPA 1992
SOUTHRIDGE SUB 71 2N2W04 13.72 67 0.20 NAMPA 1993
STODDARD CROSSING SUBDIVISION 72 2N2W02 24.67 110 0.22 NAMPA 2026
STONERIDGE SUB 73 3N2W34 12.02 54 0.22 NAMPA 1994
STONY MEADOW #1 74 2N2W03 9.28 41 0.23 NAMPA 1996
STONY MEADOW #2 75 2N2W03 10.63 47 0.23 NAMPA 1997
STONY MEADOW #3 76 2N2W03 12.94 53 0.24 NAMPA 1999
SUNNY RIDGE AT WHITE HAWK SUBDIVISION 77 2N2W03 8.36 22 0.38 NAMPA 2020
SUNNY RIDGE HEIGHTS 78 2N2W10 23.63 19 1.24 CANYON COUNTY 1959
SUNNY RIDGE SUB #1 79 2N2W10 10.26 19 0.54 CANYON COUNTY 1972
SUNNY RIDGE SUB #2 80 2N2W10 5.06 12 0.42 CANYON COUNTY 1969
SUNNY RIDGE SUB #3 81 2N2W10 30.42 68 0.45 CANYON COUNTY 1975
THE COTTAGES #2 82 2N2W03 9.00 55 0.16 NAMPA 2002
THE ISLANDS UNIT #2 83 2N2W02 18.57 71 0.26 NAMPA 1999
THE ISLANDS UNIT #4 84 2N2W02 15.23 37 0.41 NAMPA 1999
THE ISLANDS UNIT #5 85 2N2W02 4.76 20 0.24 NAMPA 2000
THE ISLANDS UNIT #6 86 2N2W02 10.66 38 0.28 NAMPA 2000
THE ISLANDS UNIT #7 87 2N2W02 11.44 47 0.24 NAMPA 2000
THE ISLANDS UNIT #8 88 2N2W02 11.63 42 0.28 CANYON COUNTY 2000
THE ISLANDS UNIT #9 89 2N2W02 17.94 59 0.30 NAMPA 2000
TOWNHOMES-RIVER OAKS 90 2N2W03 7.61 50 0.15 NAMPA 1996
VALLEY RANCH ESTATES 91 2N2W02 38.76 50 0.78 NAMPA 1973
VICTORIAN HEIGHTS 92 2N2W10 2.27 3 0.76 CANYON COUNTY 1993
VISTA RIDGE PH 1 93 2N2W03 18.41 58 0.32 NAMPA 2004
VISTA RIDGE PH 2 94 2N2W10 16.97 68 0.25 NAMPA 2005
VISTA RIDGE PH 3 95 2N2W03 7.20 23 0.31 NAMPA 2008
VISTA RIDGE PH 4 96 2N2W10 8.57 6 1.43 NAMPA 2008
VISTA RIDGE PH. 5 97 2N2W03 5.08 38 0.13 NAMPA 2015
WANDA'S HALF ACRE 98 2N2W11 0.44 1 0.44 CANYON COUNTY 2001
WYCLIFF ESTATES 99 2N2W04 21.53 81 0.27 NAMPA 1999

ACRES NO. OF LOTS AVERAGE LOT SIZE
10.68 3 3.56

SITE ADDRESS ACRES NO. OF SPACES UNITS PER ACRE

SUBDIVISIONS IN PLATTING

Mesa Ridge Estates

SUBDIVISION NAME

SUBDIVISION NAME

MOBILE HOME & RV PARKS
CITY OF…
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EXHIBIT C 

Site Visit Photos: August 29, 2025  

Planning & Zoning Commission 

Case# ZV2026-0004 

Hearing date: September 3, 2026 
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Exhibit C: Site Photos Taken on August 29, 2025 

Images 1 and 2 (top left and 
right): Taken on Locust Lane, 
Facing East and West 
respectively 
 

Image 3 (bottom left): Taken at 
Eastern Entrance to Circle 
Driveway Showing Residence 
 

Image 4 (bottom right): 
Showing Western Entrance to 
Circle Driveway 
 

Image 5 (top left): Taken on 
Western Entrance of Circle 
Driveway Showing Fence 
Along Southern Boundary 
 

Image 6 (top right): Taken on 
Eastern Boundary Showing 
Community Drain Ditch 
(Private) 
 

Image 7 (bottom left): Taken 
on Eastern Boundary Showing 
Driveway to Access Field and 
Property to the North 
 

Image 8 (bottom right): Taken 
on Driveway Facing 
Northwest, Showing Area 
Behind Residence 
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Image 9 (top left): Taken along 
Driveway Facing East 
Showing Fence Line 
 

Image 10 (top right): Taken on 
driveway showing Accessory 
Structures facing South 
 

Image 11 (bottom left): Taken 
along Driveway Facing West 
near Northern Boundary 
 

Image 12 (bottom right): 
Facing South Near Middle of 
Property Showing Field and 
Structure 

Image 13 (top left): Facing 
Northwest near Driveway 
Showing Tree Line 
 

Image 14 (top right): Taken near 
middle of property showing 
Single-Family Residence with 
Fence Facing Southeast 
 

Image 15 (bottom): Taken near 
middle of property facing West 
showing RV and house on site 



 

 

 

 

  

Image 16 (top): Shows Tree Line 
on Western Boundary and Middle 
of Property Facing Northwest 

Image 17 (bottom left middle): 
Shows Tree Line on Western 
Boundary Facing Southwest 

Image 18 (bottom right): Shows 
Tree Line on Western Boundary 
Facing West 

Image 19 (top left): Shows Fence 
Along Southern Boundary Facing 
Northwest 

Image 20 (top right): Shows 
Fence Along Southern Boundary 
Facing Northwest  

Image 21 (bottom right): Shows 
Fence Along Southern Boundary 
Facing North, Near 12th Avenue 
Drain 

Image 22 (bottom right): 12th 
Avenue Drain Along Western 
Boundary, Facing Northwest 



   

Images 23-24 (left and right): 
Facing West and East 
(respectively), showing guard 
rail along 12th Avenue Drain 

Image 25 (bottom): Showing 
Single-Family Residence Facing 
North 



 

 

 

 

 

 

 

 

 

 

EXHIBIT D 

Agency Comments Received by: August 24, 2026 

Planning & Zoning Commission 

Case# ZV2026-0004 

Hearing date: September 3, 2026 

 



1

Dane Adams

From: Madelyn Vander Veen

Sent: Tuesday, May 12, 2026 8:58 AM

To: Dane Adams

Subject: RE: Agency Notification - ZV2026-0004 - Jared Fullmer

Hello Dane, 

If this variance is approved and subsequently a private road is approved, we will have to change the addresses of the 
existing residences on the shared driveway, 1024 and 1012 E Locust Ln, to new numbers off the private road.

Thanks, 

Madelyn Vander Veen 
GIS Analyst, Canyon County Development Services
madelyn.vanderveen@canyoncounty.id.gov | Direct: 208-455-6035

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: Jennifer Almeida <Jennifer.Almeida@canyoncounty.id.gov>  
Sent: Tuesday, May 12, 2026 8:37 AM 
To: cstauffer@nsd131.org; dleon@nsd131.org; mitch.kiester@phd3.idaho.gov; anthony.lee@phd3.idaho.gov; Eddy 
Martineau (eddy@heritagewifi.com) <eddy@heritagewifi.com>; effingere@nampafire.org; 
brandy.walker@forgedfiber37.com; monica.taylor@intgas.com; jessica.mansell@intgas.com; 
eingram@idahopower.com; easements@idahopower.com; Contract.Administration.Bid.Box@ziply.com; 
aflavel.bkirrdist@gmail.com; tritthaler@boiseproject.org; gashley@boiseproject.org; nmid@nmid.org; 
eolvera@nmid.org; Brian Crawforth <Brian.Crawforth@canyoncounty.id.gov>; Christine Wendelsdorf 
<Christine.Wendelsdorf@canyoncounty.id.gov>; Michael Stowell <mstowell@ccparamedics.com>; Curt Shankel 
<shankelc@cityofnampa.us>; Lucy Ostyn <lucy.ostyn@canyoncounty.id.gov>; Tom Crosby 
<Tom.Crosby@canyoncounty.id.gov>; Code Enforcement <CodeEnforcement@canyoncounty.id.gov>; Dalia Alnajjar 
<Dalia.Alnajjar@canyoncounty.id.gov>; GIS and Addressing Division <GISAddressing@canyoncounty.id.gov> 
Subject: Agency Notification - ZV2026-0004 - Jared Fullmer 

You are invited to provide written testimony or comments by JUNE 11, 2026, although as of this point, no 
hearing date has been set. You will receive a separate notification when the hearing date has been set for 
this case.  
The deadline for written testimony or additional exhibits is to ensure planners can consider the 
information as they develop their staff report and recommended findings. All items received by the 
deadline will also be placed in the hearing packet, allowing the hearing body adequate time to review the 
submitted information. 

The application can be viewed here 
https://landhearingsagenda.canyoncounty.id.gov/DownloadDocument/1007

Please direct your comments or questions to Planner Dane Adams at 
daneadams@canyoncounty.id.gov
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1

Dane Adams

From: Jennifer Almeida
Sent: Tuesday, May 12, 2026 3:44 PM
To: Dane Adams
Subject: FW: [External]  Re: Agency Notification - ZV2026-0004 - Jared Fullmer

 
 

 
Jennifer Almeida 
Office Manager 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 

  
Direct Line:  208-455-5957            
Email:  Jennifer.Almeida@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: Alicia Flavel <aflavel.bkirrdist@gmail.com>  
Sent: Tuesday, May 12, 2026 2:31 PM 
To: Jennifer Almeida <Jennifer.Almeida@canyoncounty.id.gov>; cstauffer@nsd131.org; dleon@nsd131.org; 
mitch.kiester@phd3.idaho.gov; anthony.lee@phd3.idaho.gov; Eddy Martineau (eddy@heritagewifi.com) 
<eddy@heritagewifi.com>; effingere@nampafire.org; brandy.walker@forgedfiber37.com; monica.taylor@intgas.com; 
jessica.mansell@intgas.com; eingram@idahopower.com; easements@idahopower.com; 
Contract.Administration.Bid.Box@ziply.com; tritthaler@boiseproject.org; gashley@boiseproject.org; nmid@nmid.org; 
eolvera@nmid.org; Brian Crawforth <Brian.Crawforth@canyoncounty.id.gov>; Christine Wendelsdorf 
<Christine.Wendelsdorf@canyoncounty.id.gov>; Michael Stowell <mstowell@ccparamedics.com>; Curt Shankel 
<shankelc@cityofnampa.us>; Lucy Ostyn <lucy.ostyn@canyoncounty.id.gov>; Tom Crosby 
<Tom.Crosby@canyoncounty.id.gov>; Code Enforcement <CodeEnforcement@canyoncounty.id.gov>; Dalia Alnajjar 
<Dalia.Alnajjar@canyoncounty.id.gov>; GIS and Addressing Division <GISAddressing@canyoncounty.id.gov> 
Subject: [External] Re: Agency Notification - ZV2026-0004 - Jared Fullmer 
 
This property  1012 E. Locust Lane, Nampa, Idaho 83686, also has .54 acres of water right in Boise-Kuna 
Irrigation District. 
 
Alicia Flavel 
Secretary-Treasurer 
Boise-Kuna Irrigation District 
129 N. School Avenue 
Kuna, Idaho 83634 
Phone:      208-922-5608 
Fax:        208-922-5659         
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Environmental & Community Health Services
  EnvironmentalSupport@swdh.id.gov (208) 455-5400

EHS #035 Date: 

Pre-Development Meeting

Name of Development: 

Applicant: 

P.E./P.G.:

Others In Attendance: 

# of Lots: Wastewater Flow: Acreage Proposed: 

Location of Development: 

Parcel # : 

Project in Area of Concern: Groundwater/Rock <10’: 

Level 1 NP Study Required:     Yes  No  Pending

LSAS/CSS Proposed: 

Proposed Drinking Water:       Individual       City    Community   Public Water Supply   Pending

Information Distributed:          SER  NP Guidance        Non-Domestic WW AP   Pending

Description of Projects:

Land Division
Jared Fullmer

3 Lots (1 existing) Pending 3.57 (1.13 min)

1012 E. Locust Ln, Nampa, ID 83686
R29204000 0

Located in designated NP area Unknown

N/A

04/21/2026

✔

✔

The applicant met with Southwest District Health (SWDH) to discuss a proposal to subdivide
an existing 3.57-acre parcel into two (2) parcels, approximately 1.13 acres and 1.18 acres in
size.

The subject property is located within a designated Nitrate Priority Area; however, based on
the proposed scope, the project does not meet the threshold requiring a Nutrient Pathogen
Study.

Groundwater conditions on the property are currently unknown and cannot be determined
without conducting on-site test holes.

Following county approval of the proposed land division, the applicant may apply for site
evaluations and subsurface sewage disposal system permits to determine site suitability in
accordance with IDAPA 58.01.03.
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1

Dane Adams

From: Eddy Thiel <eddy@nampahighway1.com>

Sent: Thursday, July 30, 2026 11:24 AM

To: Dane Adams

Subject: [External]  FW: Agency Notice ZV2026-0004 / Fullmer

Attachments: 30 day AGENCY notice PZ hearing.pdf

Good Morning Dane, 

Locust Ln is classified as a Principal Arterial Roadway. Per ACCHD Standards, Private roads are not 
allowed to have access to an Arterial roadway. 

A variance request approved by the Nampa Highway District #1 will be required for a private road access 
to Locust Ln. 

Let me know if you have any questions or comments. 

Thank you, 

Eddy 

Eddy Thiel 
ROW 
eddy@nampahighway1.com
4507 12th Ave. Rd. • Nampa, id 83686 
TEL 208.467.6576 • FAX 208.467.9916 

From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Thursday, July 30, 2026 11:16 AM 
To: watkinsk@cityofnampa.us; BadgerD@cityofnampa.us; addressing@cityofnampa.us; critchfieldd@cityofnampa.us; 
clerks@cityofnampa.us; timc@cityofnampa.us; cstauffer@nsd131.org; dleon@nsd131.org; effingere@nampafire.org; 
prevention@nampafire.org; eddy@heritagewifi.com; 'knute.sandahl@doi.idaho.gov' <knute.sandahl@doi.idaho.gov>; 
Eddy Thiel <eddy@nampahighway1.com>; 'brandy.walker@ForgedFiber37.com' <brandy.walker@ForgedFiber37.com>; 
'eingram@idahopower.com' <eingram@idahopower.com>; 'easements@idahopower.com' 
<easements@idahopower.com>; 'arobins@idahopower.com' <arobins@idahopower.com>; 'monica.taylor@intgas.com' 
<monica.taylor@intgas.com>; 'jessica.mansell@intgas.com' <jessica.mansell@intgas.com>; 
'Contract.Administration.Bid.Box@ziply.com' <Contract.Administration.Bid.Box@ziply.com>; 
aflavel.bkirrdist@gmail.com; 'tritthaler@boiseproject.org' <tritthaler@boiseproject.org>; 'gashley@boiseproject.org' 
<gashley@boiseproject.org>; EOlvera@nmid.org; nmid@nmid.org; mitch.kiester@phd3.idaho.gov; 
anthony.lee@phd3.idaho.gov; Brian Crawforth <Brian.Crawforth@canyoncounty.id.gov>; Christine Wendelsdorf 
<Christine.Wendelsdorf@canyoncounty.id.gov>; Michael Stowell <mstowell@ccparamedics.com>; Curt Shankel 
<shankelc@cityofnampa.us>; 'makline2@marathonpetroleum.com' <makline2@marathonpetroleum.com>; Dalia 
Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>; Lucy Ostyn <lucy.ostyn@canyoncounty.id.gov>; Tom Crosby 
<Tom.Crosby@canyoncounty.id.gov>; Code Enforcement <CodeEnforcement@canyoncounty.id.gov>; GIS and 
Addressing Division <GISAddressing@canyoncounty.id.gov> 
Subject: Agency Notice ZV2026-0004 / Fullmer 
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EXHIBIT E 

Public Comments Received by: August 24, 2026 

Planning & Zoning Commission 

Case# ZV2026-0004 

Hearing date: September 3, 2026 
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Dane Adams

From: Debbie Root

Sent: Wednesday, August 5, 2026 2:47 PM

To: Dane Adams

Subject: Zv2026-0004

Lenny Read  
 

 

Lenny phoned and indicated that he is opposed to the variance because he feels it is a safety issue to 
vary the distance between the house and road. 

And the people who designed this originally knew what they were doing. 

 
 

Respectfully, 

Deb Root, MBA 
Canyon County Development Services 
debbie.root@canyoncounty.id.gov
208-455-6034 
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Dane Adams

From: Kirkman, Rosalyn < >

Sent: Friday, August 21, 2026 4:56 PM

To: Dane Adams

Cc: Jennifer Almeida; Canyon County Zoning Info; phuddlestun@NMID.org

Subject: [External]  Opposition to Variance Application ZV2026-0004 and Request for Inclusion 

in Official Record

Dear Mr. Adams, 

I am writing as a neighboring property owner in opposition to Variance Application ZV2026-0004 concerning 

Parcel 29204000 (R29204), 1012 E. Locust Lane. I respectfully request that this correspondence be included in the 

official record and distributed to all decision-makers involved in the review of this application.  

After reviewing the available application materials and agency correspondence, I have significant concerns regarding 

the requested variance to reduce the required front setback from 20 feet to 10 feet in order to establish a private 

road along the eastern boundary of the property. 

The purpose of a variance is to address a unique hardship or physical condition associated with a property. However, 

correspondence within the application record indicates that the applicant is requesting the setback reduction 

because he needs additional room to fit a proposed 30-foot easement and roadway. The applicant stated: 

"We need to change the front setback requirements from 20 feet down to 10 feet on the eastern border so that way 

we can fit the 30-foot proposed easement."  

The applicant further stated: 

"The plan is to build a road there serving 4 residences."  

Based on this information, it appears the variance is being requested to accommodate a preferred development 

design rather than to overcome a unique physical hardship inherent to the property. I respectfully request 

clarification regarding what specific hardship exists that prevents the property from being developed in compliance 

with the current setback requirements.  

I am also concerned about the implications of constructing a private road adjacent to the irrigation canal that runs 

along the access lane serving neighboring properties. The Nampa & Meridian Irrigation District submitted 

comments stating: 

"This easement must be protected and encroachment without a signed license agreement and approved plan before 

construction is unacceptable."  

This statement indicates that irrigation easement concerns remain unresolved. Before any variance is granted, I 

respectfully request verification that all irrigation district requirements have been satisfied, including any required 

license agreements, engineering reviews, and approved construction plans. Canal maintenance access, canal bank 

stability, and irrigation operations should not be compromised by future road construction.  
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Additionally, the application materials indicate that the applicant was denied a second access point from E. Locust 

Lane by both the City of Nampa and the Highway District. The applicant stated: 

"We were denied creating another entrance off of E. Locust Ln to serve 2 of the lots by the City of Nampa and the 

highway district."  

I believe this raises an important question regarding access and public safety. Before approving an alternative access 

configuration through a variance, I respectfully request that the County evaluate and disclose the reasons the City of 

Nampa and the Highway District denied the additional entrance request.  

I also have concerns regarding emergency access. The proposed road is intended to serve multiple residences and 

appears to be part of a larger plan to divide the 3.57-acre property into additional residential lots. Southwest District 

Health documentation references a proposal to create additional parcels from the existing property.  

Accordingly, I respectfully request review of the following: 

 Fire apparatus access and emergency response capabilities. 

 Adequacy of the proposed roadway width. 

 County Engineer review of the proposed access. 

 Fire District comments and recommendations. 

 Future traffic impacts associated with additional residences. 

 Safety concerns related to road construction adjacent to the irrigation canal.  

I am further concerned that approval of the variance may affect existing residents. County correspondence indicates 

that approval of the variance and subsequent private road could require address changes for existing properties 

currently served by the shared driveway.  

Finally, the property was approved under Conditional Rezone RZ2024-0004, which rezoned the parcel from RR to 

CR-R-1 and was subject to a Development Agreement and conditions of approval. I respectfully request 

confirmation that the proposed variance is consistent with all conditions, assumptions, and requirements associated 

with that prior approval.  

For these reasons, I respectfully request that ZV2026-0004 be denied. At a minimum, I request that action on the 

variance be postponed until: 

1. Irrigation district concerns have been fully resolved. 

2. Any required license agreements and approved plans have been executed. 

3. Fire District and County Engineer comments have been completed and made available to the public. 

4. The County has determined whether the variance satisfies the required hardship criteria. 

5. The County has confirmed consistency with the conditions and Development Agreement associated with 

RZ2024-0004. 

6. The reasons for denial of the additional E. Locust Lane access by the City of Nampa and Highway District 

have been disclosed and considered. 

Additionally, I request copies of the following documents: 

 Staff Report for ZV2026-0004. 

 County Engineer comments. 
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 Fire District comments. 

 Complete Nampa & Meridian Irrigation District correspondence. 

 Any comments, reviews, or denial letters from the City of Nampa and the Highway District regarding the 

proposed additional entrance from E. Locust Lane. 

 Findings of Fact, Conditions of Approval, and Development Agreement associated with RZ2024-0004. 

Thank you for your time and consideration. I respectfully request that this email be included in the official hearing 

record for ZV2026-0004. 

Sincerely, 

Rosalyn Kirkman  

The information and any attachments contained in this email are confidential and proprietary, and may 
be protected under the law, including federal and state privacy laws. The information and attachments 
are intended solely for use by the individual or entity to whom this email is addressed. If you are not the 
intended recipient, you are notified that any use, dissemination, forwarding, or copying of this 
information or attachments is strictly prohibited. If you received this email in error, please notify the 
sender immediately and delete all copies of this email. Thank you.  
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Dane Adams

From:

Sent: Sunday, August 23, 2026 2:40 PM

To: Dane Adams

Subject: [External]  Strong Opposition to Variance Application ZV2026-0004

Dear Hearing Examiner and Canyon County Development Services,

I strongly oppose Variance Application ZV2026-0004 for Parcel 29204000 (1012 E. Locust Lane).

The applicant is requesting a reduction of the required front setback from 20 feet to 10 feet to construct a private 

road. This request appears to be driven by development convenience rather than a legitimate hardship. Variances 

should only be granted when unique property conditions prevent reasonable use of the land. Based on the 

information available, no such hardship has been demonstrated.

Irrigation Canal and Easement Concerns
A major concern is the irrigation canal and easement located adjacent to the proposed roadway. The Nampa & 

Meridian Irrigation District has stated that encroachment into the easement is unacceptable without a signed license 

agreement and approved construction plans.

These issues remain unresolved. Until the County verifies that all irrigation district requirements have been satisfied, 

approving this variance would be premature and could jeopardize canal operations, maintenance access, and 

infrastructure stability.

Emergency Access and Public Safety
The proposed road appears intended to support future residential development, which will increase traffic along a 

narrow access corridor immediately adjacent to an irrigation canal.

Before any approval is considered, the County should verify that:

 Fire and emergency vehicles can safely access the site.

 The roadway meets all emergency access standards.

 Adequate turnaround areas are provided.

 The Fire District has reviewed and approved the proposed access design.

Public safety concerns should be fully resolved before granting any variance.

Impacts on Existing Residents
Approval of this request is likely to increase traffic, noise, and road-use impacts on neighboring properties. Existing 

residents will bear the burden of additional vehicle traffic and future development pressure that was not anticipated 

when the area was developed.

This proposal threatens the rural character, quiet enjoyment, and safety of surrounding properties.

Well and Groundwater Protection
My residence at 3700 Sunny Ridge Road relies on a domestic well. Because the proposed development is located 

uphill from my property, future homes will likely require additional septic systems.

The County should carefully evaluate the risk of groundwater contamination, including potential nitrate and bacterial 

impacts to neighboring domestic wells. Protection of existing drinking water supplies must take precedence over 

development expansion.

Access to the Coble Residence
Continuous access to the residence of Ron Coble at 1024 E. Locust Lane must be maintained throughout any 

construction activities.

dcadams
Text Box
Exhibit E3




2

Mr. Coble has lived at this location since 1962 and has medical conditions that require reliable access for emergency 

responders, medical transportation, caregivers, and family members. Any interruption of access could create serious 

health and safety risks.

Consistency with Prior Approval
The property was previously approved through Conditional Rezone RZ2024-0004 under specific conditions and a 

Development Agreement.

The County should determine whether this variance is consistent with those approvals and whether the proposed 

private road was contemplated during the rezone process. If the variance alters assumptions regarding access, 

infrastructure, irrigation easements, or future development, it should not be approved without further review.

Request
For these reasons, I respectfully request that Canyon County deny Variance Application ZV2026-0004.

At a minimum, the application should be postponed until:

1. All irrigation district requirements have been fully resolved.

2. A signed easement or license agreement and approved construction plans have been provided.

3. Fire District and County Engineer reviews are completed and made available to the public.

4. Compliance with all emergency access and public safety requirements has been verified.

5. Consistency with the Development Agreement and conditions of RZ2024-0004 has been confirmed.

This variance has not demonstrated a legitimate hardship and raises substantial concerns regarding irrigation 

infrastructure, public safety, groundwater protection, access for existing residents, and impacts on neighboring 

property owners. For these reasons, it should be denied.

Thank you for your consideration.

Sincerely,

Rosalyn Kirkman 



 

 

 

 

 

 

 

 

 

 

EXHIBIT F 

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

Planning & Zoning Commission 

Case# ZV2026-0004 

Hearing date: September 3, 2026 

 



 PLANNING AND ZONING COMMISSION 

FINDINGS OF FACT, CONCLUSION OF LAW AND ORDER 
 

 

In the matter of the application of: 
Fullmer – ZV2026-0004 

The Canyon County Planning and Zoning Commission 
considers the following: 

The applicant, Jared Fullmer, is requesting a variance to 
reduce the front setback requirements from 20 feet to 10 
feet. This application is the first step to establish a private 
road along the Eastern border of the subject property 
(zoned CR-R1). The subject property is located at 1012 E 
Locust Lane, also referenced as Parcel R29204, a portion 
of the SE quarter of Section 03, 2N, 2W, 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 ZV2026-0004. 

1. All exhibits are located in the case staff report dated September 3, 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 §07-08 (Variance), CCCO §07-02-03 (Definitions), CCCO §07-10-21 (Setbacks; Minimum Parcel or 
Lot Size; Height Regulations), and Idaho Code §67-6516 (Variance-Definition-Application-Notice),  

 

a. Notice of the public hearing was provided per CCCO §07-05-01.   
 

b. A variance is a modification of the bulk and placement requirements of the ordinance as to lot size, 
lot coverage, width, depth, front yard, side yard, rear yard, setbacks, parking space, height of 
buildings, or other ordinance provision affecting the size or shape of a structure or the placement 
of the structure upon lots, or the size of lots. A variance shall not be considered a right or special 
privilege, but may be granted to an applicant only upon a showing of undue hardship because of 
characteristics of the site and that the variance is not in conflict with the public interest. See Idaho 
Code §67-6516 

 

2. 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, 
07-07-01.  

 

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

4. 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.  
 

5. 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, ZV2026-0004, was presented at a public hearing before the Canyon County Planning and Zoning 
Commission on September 3, 2026. Having considered all the written and documentary evidence, the record, the 

https://advance.lexis.com/api/document/collection/statutes-legislation/id/5HD6-49V0-004D-D2GJ-00000-00?context=1000516
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staff report, oral testimony, and other evidence provided, including the conditions of approval and project plans, 
the Canyon County Planning and Zoning Commission decides as follows: 
 

Table 1. Variance Standards of Evaluation – CCCO §07-08-03 

 County Ordinance and Review 

Criteria 
Met? 

Code 
Section 

Criteria 

Yes 1 
A variance shall be granted in compliance with Idaho Code section 67-6516, and notice 
and an opportunity to be heard shall be provided to property owners adjoining the subject 
property. 

Analysis 

Chapter 7, Article 8 of the Canyon County Code provides the variance process consistent with the Idaho 
Code section 67-6516. 
 

Per CCCO §07-08-01, a complete application with fees was accepted on April 30, 2026 (Staff Report 
Exhibit A). The request requires a public hearing due to the proposed exceeding a 33% modification to the 
county setback requirements.  
 

Noticing was completed per CCCO §07-08-01. Property owners within 600 feet were notified of the request 
and public hearing on July 30, 2026. 

Criteria 
Met? 

2 

The presiding party shall ask and answer the following questions in their FCOs: 

      A.    Will granting the variance be consistent with the comprehensive plan? 

      B.    Do characteristics of the site create an undue hardship?  

      C.    Is the variance in conflict with the public interest?  

Yes 

 Analysis 

The date of application acceptance (April 30, 2026) was noted on the application. The application is being 
considered by the Planning & Zoning Commission at a public hearing on September 3, 2026. Noticing for 
the hearing was provided for according to Article 5.  

A. The variance request from 20’ to 10’ would not make the property incompatible with the goals and 
policies of the Canyon County 2030 Comprehensive Plan  

 The 2030 Comprehensive Plan designates the future land use to be Residential. The parcel 
is currently zoned “CR-R1” (Conditional Rezone Single Family Residential). The parcel 
was created in accordance with the Canyon County Zoning Ordinance.  

 The proposed variance supports the following goals and policies of the 2030 
Comprehensive Plan.  
 

Private Property:  

G1.01.00: Protect the integrity of individual property rights while safeguarding public health, 
safety, and welfare.  

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

Population:  

G2.01.00: Incorporate population growth trends & projections when making land-use decisions.  

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

Land Use and Community Design:  

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

P4.02.01: Consider site capability and characteristics when determining the appropriate locations 
and intensities of various land uses. 

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

G4.07.00: Protect rural qualities that make the County distinct and conserve and enhance the 
elements contributing to a good quality of life.  

G4.08.00: Maintain and enhance the aesthetic beauty of the county.  

B. The characteristics of the site do create a hardship. 

 Canyon County Code or Idaho Code does not define undue hardship for the purposes of a 

variance.  Section 67-6516 states a variance shall not be considered a right or special 
privilege but may be granted to an applicant only upon a showing of undue hardship 
because of characteristics of the site. The circumstances justifying the undue hardship must 
be “peculiar” to the property at issue (City of Burley v. McCaslin Lumber Co., 107 Idaho 
906, 693 P.2d 1108 (1984).  

 According to the applicant's letter of intent (Staff Report Exhibit A2), site plan (Staff 

Report Exhibit A3), and email correspondence (Staff Report Exhibits A2.1/A2.2), there 
are multiple site characteristics that require this variance.  

i. Located on the Western boundary of the subject parcel, there is a 30’ irrigation 
easement. This is confirmed through a comment received from the Nampa & 
Meridian Irrigation District (Staff Report Exhibit D4).  

ii. According to a comment received from Nampa Highway District No. 1 (NHD) 
regarding RZ2024-0004 (Staff Report Exhibit B2), no new access will be allowed 
off of E Locust Ln. When staff reached out to the applicant to confirm the physical 
characteristics, the applicant confirmed that they were not able to obtain any further 
access off E Locust Ln.  

iii. According to a comment received from NHD regarding this case (ZV2026-0004), 
due to Locust Ln being classified as a Principal Arterial Roadway, no private roads 
will be allowed to take access. NHD will require the applicant to submit a variance 
request through their office in order to allow for the existing shared driveway to be 
able to turn into a private road; see condition 3 (Staff Report Exhibit D5).  

 According to publicly available Canyon County Assessor’s records, the existing residential 
structure has been there since 1962 (Staff Report Exhibit B4).  

C. The variance is not in conflict with public interest.  

 The proposed variance is not expected to have an impact on the adjacent residence or 
emergency services’ ability to access any current or future parcels off of the current shared 
driveway; the shared driveway has been in existence since at least 1992 (Staff Report 
Exhibit B5). 

 Comment letters received from the Canyon County GIS Department, Boise-Kuna Irrigation 
District, Southwest District Health, Nampa & Meridian Irrigation District, Nampa Highway 
District No. 1, and Boise Project Board of Control confirmed that they did not oppose the 
variance, and that it is not in conflict with public interest. See Staff Report Exhibit D for 
all agency comments.  
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 A public comment received from Rosalyn Kirkman dated August 23, 2026 (Staff Report 
Exhibit E3) noted concerns regarding irrigation infrastructure, easements, emergency 
services, and compliance with the development agreement.  

i. Irrigation, public or private, must be protected. The applicant will be required to 
comply with all requirements of the Boise-Kuna Irrigation District (Staff Report 
Exhibit D2). This is enforced through condition 1.  

ii. Prior to the first building permit being issued, the private road will be required to 
meet all highway district, fire district, and Canyon County requirements regarding 
access and easements. Compliance would be ensured through the Construction 
Permit process.  

iii. This application is in compliance with the signed Development Agreement (Staff 
Report Exhibit B6). 

Table 2. Area of City Impact 

CCCO §09-11-25: Nampa Area of City Impact (Plans and Ordinances/Map) Ordinance Applicable Ordinances 
and Standards: APPLICATION PROCEDURES 

 County Ordinance and Review 

Criteria 
Met? 

Code 
Section 

Criteria 

Yes 09-11-25 

The following procedures shall be adhered to in processing applications within the Nampa 
area of city impact: 

(1) Land Use Applications: All land use applications submitted to Canyon County, 
including, but not limited to, rezones, conditional rezones, conditional use permits, 
variances, and land divisions requiring notification of a public hearing, shall be 
referred to the city of Nampa in the manner as provided for in subsection 09-11-
17(3) of this article.  

 

§09-11-17(3): All proposals to amend Canyon County's comprehensive plan, which may 
pertain to the Nampa area of city impact, but which do not originate from the city of 
Nampa, shall be referred to the city of Nampa's planning and community development 
director at least thirty (30) calendar days prior to the first county public hearing on the 
matter and the city of Nampa may make a recommendation before or at said public 
hearing. After the city receives its initial thirty (30) days' notice, any further notice of 
proposed changes to the proposal will be provided to the city of Nampa at least seven (7) 
days prior to the public hearing. If a recommendation is received by the county from the 
city of Nampa, it shall be given consideration by the county, provided it is factually 
supported, but such recommendation shall not be binding on the county. If no 
recommendation is received, Canyon County may proceed without the recommendation of 
the city of Nampa. 

Analysis 

Area of City Impact: 

The subject parcel is within the City of Nampa’s Area of Impact. An agency notice was sent to the City of 
Nampa on May 12, 2026, and July 30, 2026. No comment was received from the City of Nampa by the 
comment deadline.  
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Order 
Based upon the Findings of Fact, Conclusions of Law and Order contained herein, the Planning and Zoning 
Commission approves Case #ZV2026-0004, a variance of front setback requirements, subject to the following 
conditions as enumerated: 

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.  
 

2. The development shall comply with the Development Agreement conditions placed on RZ2024-0004. 
 

3. Prior to Private Road Construction Permit submittal, the applicant shall have an approved variance for the private 
road access from Nampa Highway District No. 1.  
 

 

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:      
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