Board of Canyon County Commissioners
Hearing Date: September 10, 2026
Canyon County Development Services Department

PLANNING DIVISION ADDENDUM

CASE NUMBER: CR2025-0010
PROPERTY OWNER/APPLICANT: Carlos and Kimberley Tabarini

APPLICATION: Conditional Rezone from the Agricultural (“A”) zone to the
Conditional-Rezone-Single-Family Residential (“CR-R-1")
zone.

LOCATION: The subject property is located at 0 Stoffle Ln, Middleton, ID

also referenced as Parcels R23913011A and R33968, a portion
of the NW quarter of Section 10, T4N, R2W, BM, Canyon
County, Idaho.

PLANNER: Emily Bunn, Principal Planner
P&Z RECOMMENDATION: Denial
SUMMARY:

The applicants, Carlos and Kimberley Tabarini, are requesting a conditional rezone of approximately 5.9
acres from the “A” (Agricultural) zone to the “CR-R-1" (Conditional Rezone- Single-Family Residential)
zone. The request includes a development agreement limiting the project to three (3) residential parcels.
The Planning & Zoning Commission heard the case at a public hearing held on June 4, 2026. After
deliberation the Planning & Zoning Commission recommended denial of the request (Exhibits 1 and 2).

The Staff Report Packet dated June 4, 2026, and all supporting material is contained in Exhibit 3. No
additional agency or public comments were received for the subject Board of Canyon County
Commissioner’s public hearing.

EXHIBITS:
1. Planning & Zoning Commission FCOs Dated: June 18, 2026
2. Planning & Zoning Commission Minutes Dated: July 16, 2026
3. Staff Report Packet Dated: June 4, 2026
A. Application Packet & Supporting Materials
1. Master Application
2. Letter of Intent
3. Site Plan
4. Land Use Worksheet
5. Neighborhood Meeting Sign-In Sheet and Letter
6. Agency Acknowledgement
7.  Deed with Instrument No. 2024-011233
8. Draft Irrigation Plan
9. Road Easement and Maintenance Agreement with Instrument No. 2025-000959
B. Supplemental Documents
1. Parcel Information Report
2. Cases Maps/Reports
2.1. Small Air Ortho (1-Mile) Map
2.2. Small Vicinity Map
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2.3. Zoning and Classification Map

2.4, Dairy, Feedlot and Gravel Pit Map

2.5. Soil and Prime Farmlands Map with Report
2.6. Subdivision Map and Report

2.7. Nitrate Priority Wells Map

2.8. TAZ Households Map

2.9. Canyon County 2030 Future Land Use Map
2.10. City of Middleton Future Land Use Map
2.11. Lot Classification Map

2.12. Case Map (1-Mile) and Summary Report
2.13. Slope Percent Map

2.14. Contour Map

C. Site Visit Photos Dated: May 14, 2026
D. Agency Comments Received by: May 26, 2026

1.

2.
3.
4.

o

8.
9.

10.
11.
12.

13.

Southwest District Health; Received: November 5, 2025

1.1 Southwest District Health Pre-Development Notes; Dated July 7, 2025
Idaho Department of Environmental Quality; Received: November 10, 2025

Idaho Transportation Department; Received: November 12, 2025

Highway District No. 4; Received November 26, 2026

4.1. Highway District No. 4 Email Correspondence; Received: May 13, 2026
Sawtooth Law Offices on Behalf of Lemp Lateral Association, Inc., Middleton Mill
Ditch Company and Middleton Irrigation District; Received November 26, 2025
Canyon County Ambulance District; Received March 29, 2026

City of Middleton; Received March 30, 2026

7.1. Future Land Use Map Designations from the 2026 City of Middleton
Comprehensive Plan

7.2. Future Land Use Map from the 2026 City of Middleton Comprehensive
Plan

Middleton School District; Received March 30, 2026

Idaho Power Company; Received: April 30, 2026

Idaho Department of Water Resources (Floodplain); Received: May 4, 2026
Williams (Northwest Pipeline); Received May 5, 2026

Canyon County GIS Department; Received May 8, 2026

City of Nampa; Received May 1, 2026

E. Public Comments Received by: May 26, 2026

1.

Growing Together LLC Letter of Support; Received: January 29, 2026

F. Draft Findings of Fact, Conclusions of Law, and Order of Decision (FCOs)
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EXHIBIT 1
P&Z Signed FCOs Dated: June 18, 2026
Board of County Commissioners
Case # CR2025-0010
Hearing Date: September 10, 2026



PLANNING AND ZONING COMMISSION

In the matter of the application of:
Tabarini — CR2025-0010

The Canyon County Planning and Zoning Commission
considers the following:

1) Conditional Rezone of approximately 5.9 acres
from the “A” (Agricultural) zone to the “CR-R-1”
(Conditional Rezone- Single-Family Residential)
zone.

2) The request includes a development agreement

limiting the project to three (3) residential parcels.

[Case CR2025-0010: Address: 0 Stoffle Ln, Middleton,
ID (Parcels R23913011A and R33968), a portion of the
NW quarter of Section 10, T4N, R2W, BM, Canyon
County, Idaho]

FINDINGS OF FACT, CONCLUSIONS OF LAW AND ORDER

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 CR2025-0010.
1. All exhibits can be found in the case staff report dated June 4, 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), CCCO
§09-09-17 (Area of City Impact Agreement), 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.
[f 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

LC. §67-6504, §67-6511.

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.

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




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, CR2025-0010, was presented at a public hearing before the Canyon County Planning and Zoning
Commission on June 4, 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 Code Criteria
Met? Section
Yes 1 Is the proposed conditional rezone generally consistent with the comprehensive plan?

Analysis

The proposed conditional rezone change is generally consistent with the 2030 Comprehensive Plan.

The Future Land Use Map in the 2030 Canyon County Comprehensive Plan designates the parcel as
“residential” (Staff Report Exhibit B2.9). “The residential designation is for residential development.
Residential development should promote compatibility with the existing agricultural activity.” (Page 25,
2030 Comprehensive Plan).

The parcel is within City of Middleton’s Area of Impact. In the City of Middleton’s Future Land Use Map in
their Comprehensive Plan, the southern tip of the property is “Commercial,” the middle portion is “High
Density Residential”, and the northern half is “Medium Density Residential.” Although the subject property
does not match City of Middleton’s Comprehensive Plan in its density, the City of Middleton does not have
any concerns at this time and the development proposal will be in general conformance with the residential
uses already established in this area (Staff Report Exhibits B2.1, B2.3, D7, D7.1, and D7.2).

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

e Property Rights G1.01.00: “Protect the integrity of individual property rights while safeguarding
public health, safety, and welfare.”

e Property Rights P1.01.01: “No person shall be deprived of private property without due process of
law.”

e Property Rights P1.1.03: “Ordinances and land-use decisions should avoid imposing unnecessary
conditions or procedures in development approvals.”

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

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

e Land Use and Community Design P4.04.04: “Maintain a balance between residential growth and
agriculture that protects the rural character.”

e Land Use and Community Design P4.01.02: “Planning, zoning, and land-use decisions should
balance the community’s interests and protect private property rights.”

e Land Use and Community Design G4.03.00: “Develop land in a well-organized and orderly
manner while mitigating or avoiding incompatible uses, protecting public health and safety, and
creating a vibrant economy through sustainable land use planning.
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e Land Use and Community Design P4.03.02: “Encourage the development of individual parcels
and subdivisions that do not fragment existing land use patterns.”

e Land Use and Communitv Design G4.04.00: “Concentrate future higher density residential
growth in appropriate areas in and around existing communities while preserving and enhancing the
County’s agricultural and rural character.”

e Land Use and Community Design P4.07.01: “Plan land uses that are compatible with the
surrounding community.”

e Housing G11.1.00: “Encourage opportunities for a diversity of housing choices in the County.”

e Housing G11.02.00: “Maintain the rural character of Canyon County while providing sufficient
housing without fragmenting agricultural and natural resources.”

Criteria
Met?

No

When considering the surrounding land uses, is the proposed conditional rezone more

2 appropriate than the current zoning designation?

Analysis

In consideration of the surrounding land uses, the proposed conditional rezone change to Single Family
Residential (R-1) is not more appropriate than the current zoning designation of Agricultural (A).

The surrounding area primarily contains residential uses. To the north, south, east and west of the subject
property, there are residential subdivisions and parcels with varying acreage sizes. There are 32 subdivisions
within 1-mile of the subject property and the average and median lot sizes for parcels within 600 feet of the
subject property are 2.46 and 1.97 acres, respectively (Staff Report Exhibits B2.1, B2.3, B2.6, B2.11). The
applicant is proposing to divide the subject property into three (3) parcels- two (2) parcels with 1.25 acres
and one (1) parcel with 3.4 acres. This proposed development has an average parcel size of 1.96 acres. This
proposed density is higher than the average parcel size within 600-feet (2.46 acres) and the proposed lot
sizes (such as 1.25 acres) are smaller than most of the parcels within the surrounding area. Furthermore, with
the allowance of secondary residences on the proposed development, this could increase the density by five
times, which is not compatible with the surrounding land uses (Staff Report Exhibits A2, A3, and B2.6).

The subject property is contained within Traffic Analysis Zone (TAZ) “2165.” The data for the TAZ zone
that contains the subject property forecasts an increase in 207 households by the year 2050, demonstrating
this is an area expected to receive residential growth (Staff Report Exhibit B2.8).

The City of Middleton’s limits are touching on the northeast corner of Parcel R33968. The City of
Middleton’s Future Land Use Map in their Comprehensive Plan call for commercial, high-density
residential, and medium density residential for this property. Although this request does not match City of
Middleton’s Future Land Use Map, the City of Middleton does not have any concerns at this time and the
development proposal will be in general conformance with the residential uses already established in this
area (Staff Report Exhibits B2.1, B2.3, D7, D7.1, and D7.2).

Pursuant to Canyon County ordinance CCCO §07-10-25(2), the purpose of the “R-1” zoning district is to
promote and enhance predominantly single-family living areas at a low-density standard.

Existing Conditions Within 1-Mile of the Subject Property:

Direction Existing Use Primary Zone Other Zone
N, NE, | Residential Uses on A and City of R-1, CR-R-1,
and NW | Medium Density and Middleton and RR
High-Density Properties | Limits
S, SE, Residential Uses and A C-1,C-2,R-1,
and SW | Agricultural Uses and R-R
E Residential Uses with A R-1, R-R, and C-
some Commercial Uses 2,and C-1
Along Hwy 44
W Residential Uses with A R-1, C-1, CR-C-
some Commercial Uses 2,
Along Hwy 44

“A" (Agricultural), “R-R" (Rural Residential), “R-1" (Single-Family Residential). “C-1"" (Neighborhood
Commercial), “C-2" (Service Comumercial), “M-1"" (Light Industrial), “CR" (Conditional Rezone)
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Surrounding Land Use Cases Within the Past 5-Years:
1. RZ2021-0061 (Rezone from A to CR-C-2) — Approved
2. CU2025-0012 (Staging Area/Contractor Shop) — Approved
3. RZ2020-0014 (Rezone from A to R-1) — Approved
4. SD2022-0011 (Preliminary Plat) - Approved
5. RZ2020-0016 (Rezone from A to R-R) — Approved
6. CR2022-0003 (Rezone from A to CR-R-1) — Approved
7. SD2021-0046 (Short Plat with 3 Lots) — Approved
8. CU2022-0039 (Small Animal Facility — Approved
9. CU2024-0025 (CUP - Kennel) — Approved
10. RZ2020-0027 — (Rezone from A to R-1) — Approved
11. SD2020-0016 (Preliminary Plat) — Approved
12. RZ2021-0017 (Rezone from A to R-R) — Approved
13. CU2022-0028 (Expansion of RV Storage) - Approved

Although the land use cases approved in the last 5 years demonstrate the area is trending towards having
more residential uses, the proposed density of the development is not compatible with the surrounding area.

See further analysis located in 07-06-07(6)A3 and A4.

Criteria
Met?

No

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

Analysis

The proposed conditional rezone change from Agricultural (A) to Conditional Rezone- Single-Family
Residential (CR-R-1) is not more 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.

Per the applicant’s letter of intent and site plan, the proposed conditional rezone is intended to facilitate the
development of three (3) residential parcels - two (2) parcels with 1.25 acres and one (1) parcel with 3.4
acres (Staff Report Exhibits A2 and A3). The Planning and Zoning Commission finds the proposed
development’s density (1.96 acres) is not compatible with the surrounding area and that the subject
property’s current parcel size (5.9 acres) is more compatible with the agricultural zoning designation and
will allow for numerous agricultural uses to occur on site.

See further analysis located in 07-06-07(6)A2 and A4.

Criteria
Met?

Yes

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

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 surrounding area primarily contains residential uses. To the north, south, east and west of the subject
property, there are residential subdivisions and parcels with varying acreage sizes. The acreage sizes in this
area vary between under 0.3 acres in size (these lots are within the City of Middleton subdivision to the
northeast), to 1-3 acres in size and some parcels that are 5-acres in size and over. There are some agricultural
uses in this area but these are found mainly to the south and east of the property and not found in the
immediate vicinity of the property. The City of Middleton’s limits are found immediately to the northeast of
the subject property. The nearby annexed properties mainly contain residential uses. With the area primarily
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being residential in nature, it is anticipated that the proposed development will not negatively affect the area
(Staff Report Exhibits B2.1, B2.3, B2.6, and B2.11).

The Future Land Use Map in the City of Middleton’s Comprehensive Plan call for commercial, high-density
residential, and medium density residential for this property. Although this development request does not
match City of Middleton’s Future Land Use Map, the City of Middleton does not have any concerns at this
time and the development proposal will be in general conformance with the residential uses already
established in this area (Staff Report Exhibits B2.1, B2.3, D7, D7.1, and D7.2).

The following measures will be implemented to mitigate the impact
The applicant is proposing to limit the development to three (3) parcels (Staff Report Exhibits A2 and A3).

Criteria
Met?

Yes

Will adequate facilities and services including sewer, water, drainage, irrigation and utilities

5 . 0
be provided to accommodate proposed conditional rezone?

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 applicant’s land use worksheet, sewer will be provided with individual septic systems for the
proposed single-family residences (Staff Report Exhibit A4).

Per Southwest District Health (SWDH), the project does not require a nitrate priority study. Additionally, a
site evaluation has not been completed, and test holes have not been conducted to determine the feasibility
of the proposed septic systems, but SWDH does not have any concerns with the use or request for rezoning
if the applicant meets all Southwest District Health requirements (Staff Report Exhibits D1 and D1.1).

Water:

Per the applicant’s land use worksheet, three (3) individual domestic wells are proposed for the development
(Staff Report Exhibit A4). Notice was given to the I[daho Department of Water Resources, but no
comments were received. Individual domestic wells are anticipated to adequately provide services for
potential residential dwellings. Future development shall comply with IDWR standards at the time of
building permit, etc.

Drainage:
Per the land use worksheet, stormwater is retained on site (Staff Report Exhibit A4).

Irrigation:
Per the land use worksheet, irrigation water is provided to the property via surface water rights with a
gravity irrigation system.

Sawtooth Law Oftice, on behalf of Lemp Lateral Association, Inc., Middleton Mill Ditch Company, and
Middleton Irrigation Association sent a comment letter on November 24, 2025. The law office requested
that the applicant contact either the irrigation districts or the law office concerning the delivery of any
surface water to the proposed development and/or pump station connections to serve the above-referenced
subject property. The letter also stated that the irrigation districts “...generally require that the pump station
is properly sized and the water is metered to ensure that the development does not use/divert more water
than authorized by the shared, that the shares for the use of the water are all placed in a homeowner’s
association to hold for the assessment and payment of shares and any connections to existing pump stations
have isolation valves in the event of non-payment of shares” (Staff Report Exhibit D5). See conditions of
approval #3-5 to address irrigation delivery access, review of the irrigation plan by the irrigation districts
having jurisdiction and meeting the irrigation districts’ requirements at the time of application to divide the
property.

Utility:

Idaho Power Company sent a comment letter on which stated they do not have any comments on the
property, but their GIS system showed the Northwest Pipeline running through the property (Staff Report
Exhibit D9). Northwest Pipeline sent a comment letter on May 6, 2026 and it appears that the pipeline is to
the northeast of the property and not found within the property boundaries (Staff Report Exhibit D11).
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Utility agencies, including Intermountain Gas, CenturyLink, and Ziply, were notified of the application on
November 5, 2025 and April 30, 2026, and no comments were received. It is anticipated that the applicant
will be able to work with utility providers to gain any utilities needed.

Criteria
Met?

Yes

Does the proposed conditional rezene 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?

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 or future traffic patterns created
by the proposed development.

Highway District No. 4 (HD#4) is not requiring any public street improvements at this time, but HD#4 is
requesting that *...the southerly 60-feet of Parcel R33968 should be dedicated as a public right-of-way or
public access easement for continuation of Stoffle Lane/Huckleberry Lane across the subject property”
(Staff Report Exhibits D4 and D4.1). HD#4 acknowledges that although no public improvements may not
be planned “...this would provide dedicated access rights to historical users of the public road who have no
alternative means of access to the public highway system.” (Staff Report Exhibit D4). See proposed
condition #6 to address Highway District No. 4’s comment on public right-of-way.

HD#4 states that the proposed three (3) additional residential lots are not anticipated to significantly impact
the existing or proposed transportation system. Traffic impacts from the development will be mitigated by
the collection of transportation impact fees at the time of building permit issuance (Staff Report Exhibit
D4).

Idaho Transportation Department sent a comment letter on November 12, 2025, and stated ITD has no
comments or concerns to make at this time, as the application does not meet thresholds for a Traffic Impact
Study nor does it pose any safety concerns (Staff Report Exhibit D3).

Criteria
Met?

Yes

Does legal access to the subject property for the conditional rezone exist or will it exist at

7 time of development?

Analysis

The subject property does have legal access for the conditional rezone and it will exist at the time of the
development.

In 2022, Huckleberry and Midstar Lane (both private roads) were created via RD2022-0011 to serve the
parcels created by the administrative land division process (AD2021-0218/RD2022-0011). Stoffle,
Huckleberry and Midstar Lanes (private roads) provide access from Stoffle Lane (public road) (Staff
Report Exhibit D4). Stoffle Lane contains a private and public section and currently has a private road sign
differing the two sections (Staff Report Exhibit D12). See Staff Report Exhibit A9 for the Road Easement
and Maintenance Agreement. Staft does not have documentation that the private roads have been certified
by an engineer, so this would need to be completed prior to building permit issuance.

Criteria
Met?

No

Will the proposed conditional rezone amendment impact essential public services and
8 facilities, such as schools, police, fire and emergency medical services? What measures will
be implemented to mitigate impacts?

Analysis

The proposed conditional rezone is anticipated to impact Middleton School District, but the Planning and
Zoning Commission does not have concern with the proposed conditional rezone impacting police, fire, and
emergency services.

Schools:
Middleton School District No. 134 sent a comment letter on March 30, 2026 which stated they do not have
any comments on this project due to the low number of lots (Staff Report Exhibit D8).

The Planning and Zoning Commission finds that although the school district does not have concerns with
this development, incremental rezones (such as this case) and their cumulative impact will impact the school
district over time.

Police:

Case # CR2025-0010 - Findings of Fact, Conclusions of Law, and Order of Decision Page 6




The subject property is 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 November 5, 2025 and April 30, 2026, and no comments were received by the Sheriff’s Office.

Fire Protection:

The subject property is under the jurisdiction of Star Fire Protection District (SFPD). SFPD is required to
provide services to this parcel and fire district sign off is also required for residential building permits, so the
fire district review will occur at the building stage. 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
November 5, 2025 and April 30, 2026, and no comments were received by the SFPD.

Emergency Medical Services:

Canyon County Ambulance District sent estimated response times on March 29, 2026, for three (3) nearby
stations: Station MS3 has an estimated response time of 6.67 minutes, Station M52 has an estimated
response time of 16.18 minutes, and Station 44 has an estimated response time of 23.18 minutes (Staff
Report Exhibit D6).

Table 2. Area of City Impact

CCCO 09-09-15: ZONING ORDINANCE AMENDMENT PROPOSALS

County Ordinance and Review

Criteria

Code

Met? Section Criteria
All proposed county ordinance amendments to the text and/or map which may relate to the
Middleton area of city impact shall be referred to the city in the same manner as provided for in
Yes 09-09-15 | subsection 09-09-11(3) of this article, except that recommendations received from the city by

the county are nonbinding, but any factually supported recommendations shall be seriously
considered by the county.

Area of City Impact:
City of Middleton’s Future Land Use Map in the City of Middleton’s Comprehensive Plan call for
commercial, high-density residential, and medium density residential for this property. Although this request

Analysis does not match City of Middleton’s Future Land Use Map, the City of Middleton does not have any
concerns at this time and the development proposal will be in general conformance with the residential uses
already established in this area (Staff Report Exhibits B2.1, B2.3, D7, D7.1, and D7.2).

Order

Based upon the Findings of Fact, Conclusions of Law and Order contained herein, the Planning and Zoning
Commission recommends denial of Case #CR2025-0010, a conditional rezone of approximately 5.9 acres (Parcels
R23913011A and R33968) from the Agricultural Zone to the Conditional Rezone- Single-Family Residential Zone.

Pursuant to Idaho Code Section 67-6519, the following actions may be taken to obtain approval:

1. Apply for a conditional rezone to rural residential with conditions restricting number of divisions to one and
restricting secondary residences.

DATEDthis [¥ dayof  Jeac ,2026.

PLANNING AND ZONING COMMISSION
CANYON COUNTY, IDAHO

Rébert Sturgill, Chﬁ/\"
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State of Idaho )

SS
County of Canyon County )
On this ' 6 day of J (,( VLQ , in the year 2026, before me C a l H | n QOS g , anotary public,
personaltly appeared ;QO\/)?V & ‘(’ Q‘h/ufc\}” ‘ , 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.

APaPartaS Pttt oot AcA, Notary: Ca/\m QO‘ ?

{ CAITLIN ROSS f .
)  COMMISSION#20251885 ¢ My Commission Expires: =3 [ | 203j
1 »
) s
9 b

NOTARY PUBLIC
STATE OF IDAHO
MY COMMISSION EXPIRES 05/07/2031

NN NN W NN NN T
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EXHIBIT 2
P&Z Minutes Dated: July 16, 2026
Board of County Commissioners
Case # CR2025-0010
Hearing Date: September 10, 2026



CANYON COUNTY PLANNING & ZONING COMMISSION
MINUTES OF REGULAR MEETING HELD
Thursday, June 4, 2026
6:30 P.M.

15T FLOOR PUBLIC MEETING ROOM SUITE 130, CANYON COUNTY ADMINISTRATION BUILDING

Commissioners Present: Robert Sturgill, Chairman
Brian Sheets, Vice Chairman
Geoff Mathews, Commissioner
Holley Werhanowicz, Commissioner
Anita Johnston, Commissioner

Staff Members Present: Dan Lister, Planning Supervisor
Karla Nelson, Principal Planner
Emily Bunn, Principal Planner
Caitlin Ross, Hearing Specialist

Chairman Sturgill called the meeting to order at 6:30 p.m.
Commissioner Sheets read the testimony guidelines and proceeded to the first business item on the agenda.
Item 1: Consent Agenda — Action Items

A. April 2, 2026, Minutes
B. Case No.CU2025-0015 - Liudah! for Symms Fruit Ranch: Approve FCOs

MOTION: Commissioner Sheets moved to approve the Consent Agenda as presented, seconded by
Commissioner Matthews. Voice vote, motion carried.

Item 2A:

Case No. RZ2025-0004 —Slazas: The applicant, Kevin and Kimberly Slazas, requests to conditionally rezone
approximately 7.83 acres, Parcel R33822102, from an “A” (Agricultural) zone to a “CR-R-1" (Conditional
Rezone - Single Family Residential) zone. The request includes a development agreement limiting the
future subdivision into no more than three (3) residential lots and prohibiting secondary dwellings on
the two (2) lots that are proposed to be approximately 1.25 acres in size. The subject property is located
at 7718 Elko Lane, Middleton, also referenced as Lot 3, Block 1 of Blue Heron Subdivision.

On April 16, 2026, this case was continued to a date certain of june 4, 2026.

Chairman Sturgill stated that he was not present at the April 16th hearing so although he will facilitate
the case, when it comes time to vote he will abstain.

Principal Planner Karla Nelson noted that the P&Z Commission initially heard this case on April 16th. The
public hearing was closed on that date and during deliberation the Commission continued the case to a
certain date to provide more time for the applicant to clarify septic setbacks and legal access. She stated
the applicant provided documentation that Southwest District Health conducted a site evaluation on May
1st. This evaluation does not approve a particular septic system, but test holes indicate that a complex
subsurface sewage system may be required. Southwest District Health wants to test the sites to monitor
once a week until October. In addition, the Commission asked the applicant to provide additional details
demonstrating legal access. Planner Nelson stated that the applicant has been working on obtaining an
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easement. The easementlanguage has been drafted by a surveyor, and the applicant has shared that they
have been in conversation with the neighboring property owner who indicated that they are willing to
execute the agreement, but to date it has not yet been executed.

Commissioner Mathews stated that the case should be tabled until the information/results from
Southwest District health have been received.

Commissioner Sheets stated that one of the findings is in regard to whether or not there is legal access.
This may come at some point in the future, or it may not. Also, in regard to findings about adequate
services and Southwest District Health. Commissioner Sheets was in favor of tabling.

Chairman Sturgill asked staff if there was a target date if the Commission voted to table the case.

Planner Nelson indicated that Southwest District Health may not be complete with testing until October.
Even then, Southwest District Health comments noted that the applicant could apply for an actual permit,
but they won’t indicate what the system will be. The Commission could deny the case and see what more
the applicant could bring to the Board of County Commissioners’ hearing or wait until the fall.

Commissioner Werhanowicz stated that perhaps the case should be denied, and the applicant could
reapply when they've got everything they need to come forward with a strong case as to why it should
be approved.

Commissioner Sheets is more in favor of tabling until fall to obtain more information. This will save the
applicant money, and they won'’t have to re-apply.

MOTION: Commissioner Mathews moved to table Case No. RZ2025-0004 to a date uncertain and staff will re-
schedule once the applicant is ready to move forward. The case will be re-noticed when scheduled. Seconded
by Commissioner Werhanowicz.

Discussion on the Motion:

Planning Supervisor Lister stated that if the case is tabled to a date uncertain, the applicant will pay a re-
notification fee when they are ready to move forward. This also allows a materials deadline to be provided
so materials can be submitted.

Commissioner Sheets stated he would be more in favor of a date certain sometime in November.
Commissioner Matthews indicated he would be amenable to this as well.

No vote was taken on the initial motion.

MOTION: Commissioner Mathews moved to table Case No. RZ2025-0004 to a date certain of November 5,
2026. Seconded by Commissioner Werhanowicz.

Discussion on the Motion:
Planning Supervisor Lister stated that tabling to a date certain the materials deadline is not re-opened. It
would not allow for opening of comments or public testimony.

Roll call vote: 4 in favor, 0 opposed, motion passes. Chairman Sturgill abstained.

Item 2B:

Case No. $D2023-0012 - Bow Tie Estates: The applicant, Tresure Valley Planning, representing Jaggers Family
Revocable Trust and Avery Family Revocable Trust, requests approval of the Bow-Tie Estates Subdivision
preliminary plat consisting of two residential lots on Parcels R37468012A and R37468012A1. The subject
properties, approximately 10.9 acres, are located at 25744 Kingsbury Lane, Middleton.




Chairman Sturgill affirmed the applicant to testify.

Keri Smith — (Representative) IN FAVOR — 17741 Linden Ln., Caldwell, ID 83607

Ms. Smith stated that the subject property is located in Middleton, within Star’s Impact Area. The site is a
10.9-acre parcel that was divided into two parcels. The Jaggers family and Avery family are longtime family
friends. The Jaggers wanted to build a new home and began the process to develop a portion of their property.
A conditional rezone was approved last year. Ms. Smith stated that they do agree with staff’s analysis and
there has been extensive work over the last year, including a property boundary adjustment. Agency
responses received noted items to be completed. The Highway District Commissioners recently approved the
subdivision unanimously, and the subdivision is in compliance. They have had meetings with the Black Canyon
frrigation District Board, and they are on track with all of their requirements. The plat meets technical
compliance with the ordinance. Ms. Smith requested that the Commission remove condition no. 7 in regard
to requiring restrictions on secondary residences to be notated on the final plat. She stated that this is a
condition on the conditional rezone and is part of the recorded development agreement. There was extensive
discussion at the Board level regarding a potential future need for a secondary dwelling because of family
circumstances. It was decided at that hearing that if a need arose, the applicant could go through the
development agreement process to try and meet the requirements. This condition is already in the public
record and recorded. Ms. Smith’s concern is that if this condition was also added now, it would require the
Jaggers to apply for a development agreement and a plat amendment which is not in the public interest. She
recommended a corrected condition that they comply with the development agreement, reference the
development agreement number, and add the words “as amended.” Ms. Smith stated that ADU’s were a hot
topic in the legislature this year and no city can pass any law that prohibits ADU’s on any residential parcel.
She acknowledged that this was specific to cities. Ms. Smith stated that they didn’t have any opportunity to
respond to the Floodplain Administrator’s conditions of approval. Ms. Smith referenced the condition
requiring essentially an HOA and CC&Rs for a two-lot rural subdivision with no improvements. It is the
applicant’s preference to not have to spend money to implement CCR’s.

Chairman Sturgill asked what waterway this property is in the floodplain of. Ms. Smith stated it was Willow
Creek. She added that the property/home would need to be elevated. Chairman Sturgill referenced Exhibit
A.8, which discussed the preliminary plat not adding any new trips. Ms. Smith clarified that the analysis
clarified that whether it was a home and ADU on ten acres or a home on two parcels, the trip generation
would be the same.

Planning Supervisor, Dan Lister, reviewed the Staff Report for the record.

Chairman Sturgill asked about the request from the applicant to not require an HOA or CCR’s. Planning
Supervisor Lister referenced condition no. 11, and suggested verbiage that states “applicable floodplain
development requirements shall be met prior to final plat signature,” instead of referencing the specific
development agreement number.

MOTION: Commissioner Mathews moved to close public testimony on Case No. SD2023-0012, seconded by
Commissioner Sheets. Voice vote, motion carried.

Deliberation:
Commissioner Sheets had no issue with the amendment to condition no. 7 but thought that condition 11 can
be handled either way.

MOTION: Commissioner Sheets moved to recommend approval of Case No. SD2023-0012, to the Board of
County Commissioners with modification to condition no. 7 as noted in deliberation. Seconded by
Commissioner Johnston.



Discussion on the Motion:
None.

Roll call vote: 3 in favor, 2 opposed, motion passes.

Item 2C:

Case No. $D2025-0002 - Pheasant Heights Subdivision: The applicant is requesting approval of the Pheasant
Heights Subdivision preliminary plat, consisting of 30 residential lots and 2 commercial lots served by a private
road and public roads. The property is zoned “R-1" (Single Family Residential) and “C-1” (Neighborhood
Commercial). The subject property is 23854 Emmett Road, Caldwell (Parcels R34445012A, 012A2, and 012B).

Commissioner Sheets requested to be recused as he has participated in other jurisdictional land use hearings
with the applicant and this particular parcel.

Chairman Sturgill affirmed the applicant to testify.

Connor Gray (Representative) IN FAVOR -505 S. 7'" Ave., Caldwell, ID 83605

Mr. Gray stated he is with Ag Land Development and has been working as one of the Project Managers for
Pheasant Heights Subdivision. Many of the broader land use discussions were addressed during the 2020
rezone and this application is simply implementing the land use rights that were approved at that time. The
subject property is located on Emmett Road, just north of 9'" St. and directly across from Middleton High
School. The project consists of 30 residential lots ranging from approximately 1 acre to 1.3 acres consistent
with the R-1 zoning designation. In addition, the project also includes two commercial lots located along
Emmett Rd. that are permitted under the C-1 zoning designation. Mr. Gray stated that both the residential
and commercial portions of the project will have access to Emmett Rd. via a right-in, right out entrance that
includes Highway District 4 improvements. The design eliminates left turn movements from the site and
directs traffic to the nearby roundabouts for safer circulation. This design has been reviewed and approved
by Highway District 4, and they will continue to work closely with them as the project moves forward. The
commercial frontage along Emmett Road will include curb, gutter, and sidewalk improvements. The
residential portion of the development will also utilize private roads, which is common for the rural residential
subdivisions within Canyon County as well as several nearby developments. A landscape plan is being drafted
that will also provide an attractive buffer between the residential and commercial portions of the project. The
project satisfies the applicable criteria for approval and complies with code. Mr. Gray stated that they are not
requesting any waivers, variances, or exceptions. They have worked closely with the reviewing agencies to
obtain the approvals required at this stage of development. The proposed lot size and development patterns
is consistent with the surrounding area. This project continues the established character of development that
already exists. Their goal is to create a high-quality residential community that compliments the surrounding
area and provides an attractive place for future residents to live. They anticipate working with local builders
throughout the build out of the subdivision. Any future commercial development will be limited to the
permitted uses within the C-1 zoning district. Currently there are no specific tenants in mind, however, the
vision is to pursue professional offices {medical or dental) that are going to be low impact. As commercial
uses are identified, there will be an additional review that will occur with the access/permitting process with
the highway district to ensure traffic impacts are appropriately evaluated and addressed.

Chairman Sturgill asked where stormwater would be stored. Mr. Gray stated that his understanding is that
when this was a City of Middleton project, there was a proposal to connect to the Faison Point subdivision,
which is a county subdivision. Chairman Sturgill asked if Mr. Gray could explain the background on that and
why it is not a part of the proposal today? Mr. Gray stated that originally, he and his partner were part of an
annexation application. This annexation was also pursuing higher density at about 150 homes. They were
asking for higher density as part of that application because the city wanted to have a lift station installed and
also the cost for the light at Hwy 44. With this project being heard this evening, they are asking for 30 lots.
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Chairman Sturgill asked if the request that was originally before the city was for R3 zoning. Mr. Gray believed
that it was. Chairman Sturgill asked if any of the surrounding properties met Middleton’s medium density or
was this going to be the first one. Mr. Gray stated as far as one acre lot sizes, he noted Faison Subdivision.
Chairman Sturgill asked if there are any properties in the area with a higher density than one acre. Mr. Gray
stated that he was not aware of a county development with higher density. There are city developments
nearby with higher density than one acre.

Planning Supervisor, Dan Lister, reviewed the Staff Report for the record.

Chairman Sturgill stated that the commercial property was rezoned in 2009, and it was his recollection that
rezones granted in that time period had an expiration date, and asked Planning Supervisor Lister if that was
the case. Planning Supervisor Lister noted that this rezone did not have a development agreement. Chairman
Sturgill asked if the water supply for the commercial property would be determined when the uses are
planned. Planning Supervisor Lister stated that was correct. Once the use is established DEQ would require
a public water system if it is more than 25 persons as well as a higher type of septic system or possibly connect
to city if available. Chairman Sturgill asked what the water source was for the irrigation water. Planning
Supervisor Lister stated the project is within Black Canyon Irrigation District and the water comes off the
lateral. Referring to the plat, Planning Supervisor Lister pointed out the delivery point (s) and noted that the
plan is reviewed by the irrigation district to ensure that their services are not blocked. Chairman Sturgill asked
if the note on Exhibit C5 was added to the plat (utility easement). Planning Supervisor Lister stated that the
utility easements, per code, are 10 ft on the outside and 5 ft on the interior and those easements are shown.
Chairman Sturgill noted that the Engineering Department recommended a community water system, but the
project is utilizing individual well and septic. Planning Supervisor Lister stated that typically that is typically
recommended for anything over 15 lots. He noted that there was not a lot of feedback from the applicant on
that. He reminded the Commission that they can recommend improvements as part of their conditions.
Chairman Sturgill stated that given the proximity of the City of Middleton that strikes him as appropriate.
Chairman Sturgill stated that the staff report indicates that a TIS was not provided and asked if there was one.
Planning Supervisor Lister stated that the TIS is complete, and it was reviewed by the highway district.
Chairman Sturgill noted that the plat does not include spacing for bus stops or a signal crosswalk. Planning
Supervisor Dan Lister stated that the letter from the school district was received after they started the hearing
noticing process. The conditions were added afterwards, and the final plat will need to have these items
included. Chairman Sturgill asked about utilizing private roads for a project that contains residential and
commercial uses. Planning Supervisor Lister stated that the applicant wanted the ability to gate the residential
area from the commercial, and the private roads would allow them to do so. Chairman Sturgill noted that
private roads are typically maintained by the users and questioned if the cost would be also shared with the
commercial uses that may have more wear and tear. Planning Supervisor Lister pointed out the accesses on
the plat map. The applicant is proposing a buffer as it switches over to residential uses. Planning Supervisor
Lister added that the code allows the Planning and Zoning commission to add improvements to the
subdivision. Chairman Sturgill asked if the concerns expressed by Mr. & Mrs. Crosley at 13189 Willis Road
addressed? Planning Supervisor Lister stated, yes, the concern was in regard to the concrete ditch at the front
of Emmett Rd. The ditch would be piped and improved in a way that would not impact their services.
Chairman Sturgill asked if the bike bath was separate from the main road adjacent to the property. Planning
Supervisor Lister stated that it is an extension but deferred to the applicant for further clarification. Chairman
Sturgill noted that road has a significant amount of traffic, and he would prefer some sort of buffer to protect
cyclists. Planning Supervisor Lister stated that could be an improvement that the Commission could require.

Chairman Sturgill affirmed the witnesses to testify.



Testimony:

Carl Anderson -IN FAVOR -505 S. 7*"., Caldwell, ID 83605

Mr. Anderson referenced the letter received from Crosley’s and noted that he met with them and shared the
plan. Mr. Anderson felt that they had a positive resolution and the Crosley’s were happy that he came to
explain it. He added that they have met with Mark Gee, Middleton School District Superintendent and had a
good conversation regarding the signalization of Emmett Road close to the school. Mr. Anderson stated
they’ve had a good line of communication there.

Chairman Sturgill asked when Superintendent Gee indicate that there would be incremental elementary
school capacity available for students from this subdivision. Mr. Anderson stated he couldn’t say exactly, but
there is some availability in the elementary school close to this project, but he believed it's a two-year build
on the schools and put it out to 28. He also added that they do have 360 out of district students which are
taking the place of existing landowners.

Ray Wolverton- IN FAVOR —13065 W. 9*" St., Caldwell, ID 83607
Mr. Wolverton stated that the irrigation would be piped along Emmett Road. He wanted clarification whether
or not everything that would be piped as he lives in the subdivision next to the site.

Roy Thweatt- IN NEUTRAL —13089 Willis Rd., Caldwell, ID 83607

Mr. Thweatt stated that his property is on the north end of this project. He spoke with five of his six neighbors,
and everyone expressed an interest in a privacy fence between them and the development. Mr. Thweatt was
concerned about the effect on the aquifer and was curious if there was a study that analyzed the impact on
groundwater.

Planning Supervisor Lister stated that they do look at IDWR water monitoring for quality and quantity. There
were some quality issues that the applicant would address, but there was no information that showed that
the quantity has shifted much in this location. Idaho Department of Water Resources is the agency that
monitors these isssues and was unaware of a study in this location. The most recent review of water rights is
south of the lake where a moratorium was put into place.

Mr. Thweatt stated that every year they deal with weed mitigation and hoped that something could be done
before it is a fire hazard on the 4™ of July.

Chairman Sturgill asked what kind of privacy fence the neighbors would like to see. Mr. Thweatt stated a six-
foot, non-shared fence. Vinyl fences do not last long. He added that the neighbors do not want to have to
maintain the fence but do want some privacy.

Connor Gray (REBUTTAL)-505 S. 7*" Ave., Caldwell, ID 83605

Mr. Gray stated they have talked about a privacy fence, but it does get expensive to add around the entire
perimeter. He noted that they did expect that the homeowners would do their own fencing through the HOA
& CCR’s if that is an absolute want from the neighbors. Mr. Gray stated that they’d be happy to work with
them on that. In regard to the community system, at the end of the day, it comes down to cost not only for
the developer but the landowners that purchase the lots. If the community well system goes down that is a
cost shared across the development. If an individual’s well or septic has an issue, that cost is just affecting
one home. He added that they have found that most homeowners prefer to have their own well. He did not
have additional information on the aquifer level but noted that he thought it was an ongoing debate, and they
rely on the experts to be able to indicate if well systems would be allowed. He has not received notification
of any issues when going through the soil test and nutrient pathogen test. He does recognize the problem of
aquifers, particularly in the west, but could not speak to this one in particular. The storm water retention area
is noted on lot 15. In regard to the bike pathway, they wished to match what the Faison Subdivision did.
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There may be some confusion between city and county labels. In regard to weed mitigation, he stated that
they apologize and will get that done immediately.

Chairman Sturgill asked if there would be a swale or depression to collect storm water. Mr. Gray believed that
was correct. Chairman Sturgill asked how the right in / right out would be structured. Mr. Gray stated that
he has met with Highway District 4 on this throughout the approval process. They want to be able to have a
deciliation lane coming in and an acceleration lane coming out. They don’t want anyone to take a left turn
just because there are commercial uses. The road is currently only 2 lanes, and he assumes the city might
expand later, and that is why they want the right in / right out. Chairman Sturgill asked if there was an updated
Black Canyon Irrigation letter. Mr. Gray stated he believed there was. He added that there was a lot of
confusion with the name of the subdivision as it had changed. Chairman Sturgill asked if the notes on exhibit
C. 5 had been addressed. Mr. Gray believed so but noted that in regard to individual wells that is their
preference due to cost for everyone. Chairman Sturgill asked what the process would be if the property was
annexed into the City of Middleton later, would those homeowners then have to abandon their wells. Mr.
Gray was not sure, but he did state there would need to be an entire new pre-annexation agreement filled
out and the process completed with the city. Mr. Gray stated that the City of MiddIton has had infrastructure
problems and school capacity problems for quite some time that prevent annexations. Chairman Sturgill
asked if the requested spacing for bus stops and signaled crosswalks were included on the plat. Mr. Gray
stated that it is not included on the plat but is part of the conditions to work with them. Chairman Sturgill
asked if Mr. Gray had anything to add in regard to the internal roads being private. Mr. Gray stated that with
the residential lots, they want the development to be a rural residential community and felt that private roads
were the most appropriate standard to use. Chairman Sturgill referenced the letter from IDEQ in which there
were recommendations that he did not see in the application. Specifically, the dust prevention and control
plan during construction. Mr. Gray stated that they would have no problem with doing that and assumed it
was already required during construction. Chairman Sturgill stated there was a recommendation to verify
adequate drinking water and asked how that was accomplished. Mr. Gray did not know the exact details of
what Southwest District Health required but noted that if it was not accomplished through the 14-month
period for the soil tests etc., they’'d be happy to continue doing that.

Commissioner Werhanowicz asked how the right in/ right out would be enforced and asked if there would be
a barrier. Mr. Gray noted the highway district comments and noted there would be signage. Commissioner
Werhanowicz was concerned about the increase in traffic.

Planning Supervisor Lister stated that he looked up the property on Google Maps, and there is a concrete
barrier in the center currently that would prevent a left-hand turn.

Chairman Sturgill noted that one of the people who testified had a question in regard to the piping. Mr. Gray
stated that he was 99% certain that the piping was going to continue throughout the whole project and
offered to verify that information with his Engineering Team and provide the information to the members of
the public who testified on this issue.

MOTION: Commissioner Matthews moved to close public testimony on Case No. SD2025-0002, seconded by
Commissioner Johnston. Voice vote, motion carried.

Deliberation:

Commissioner Johnston was in favor of fencing as well as dust mitigation during the construction process. She
is in favor of one large well rather than individual and questioned what happens to the wells if the property
was to be annexed into the city.

Planning Supervisor Lister stated that typically when a property is annexed, they wait until the wells fail before
requiring connection to city services. Commissioner Johnston asked who would pay for that cost and Planning
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Supervisor Lister noted it was the property owner. Commissioner Johston asked if the cost to connect would
be more than $500.00 and Planning Supervisor Lister indicated that it would be.

Planning Supervisor Lister stated that when the property was rezoned back in 2019, staff and the P&Z
recommended denial primarily due to the proximity of city services. The Board found that this was a great
dividing line for the city. Also, the city would want much hire density which would create additional
transportation impacts and school impacts. They felt lower density would be more appropriate. Chairman
Sturgill added that was seven years ago, there is a new Board of County Commissioners, and the entire area
has changed.

Commissioner Matthews stated that he lives in a small community with a community well and understands
the costs involved.

Chairman Sturgill stated that a lot has changed from when the property was rezoned and felt there were a lot
of open questions. He suggested tabling the case for a minimum of three months and asked for clarification
and additional information on some of the topics that have been covered this evening. He agreed with
Commissioner Werhanowicz in regard to right in / right out. He added that there is a failed intersection even
without this development. He is reluctant to send this off to the Board of County Commissioners with a list
of recommended conditions that the Commission never touches again. He would like to convert some of the
conditions that were recommended into requiring the applicant to come back and present evidence so the
Commission can affirm that these changes are the plan moving forward. He asked the Commission what they
thought about that suggestion.

Commissioner Werhanowicz added it would be helpful if the applicant’s Engineering team was at the hearing.

Commissioner Johnston stated she was fine with extending it because there are quite a few items that were
answered as references to conversations. She also recognized that this would add to the applicant’s timeline.

Chairman Sturgill expanded on his comments since he did not hear a great deal of disagreement from the
Commission. He referenced that there is a failed elementary school system in Middleton. Mr. Gee
resubmitted his comments that that portion of the school system is at 145% of capacity. There is a plan to
provide capacity in the future, but he'd like to see a plan that mitigates between now and then. The other
issue is that there is a projection based upon background traffic that the intersections nearby are not just
crowded, they are going to fail. He added that even if this subdivision is not built, he was unsure how a
recommendation of approval with conditions would not mitigate something that is impacts intersections
already destined to fail badly. He invited a motion from the Commission.

Commissioner Matthews asked if these could be resolution in a shorter timeframe. Chairman Sturgill stated
that he checked state code and there is no constraint on how long a case can be tabled, but it needs to be fair
to the applicant as well. Commissioner Matthews stated he does not like the access point off of Emmett Road
across from the high school, and he is inclined to deny it.

Commissioner Werhanowicz stated that she finds it hard to believe that rezones get approved and let them
go on so long and felt there should be some sort of review.

Chairman Sturgill agreed, and that was the genesis of his question as to whether the rezone had expired. In
addition, that is the basis for asking the questions at rezone hearings to determine how many entitlements
are already authorized in the region, especially when considering school overcrowding and intersections that
are at or near failing. He also added that the government entities that provide advisories included in staff
reports are never going to say they don’t recommend something being approved. They will do their best to
give the best possible recommendation, but the only thing that will fix this is time and infrastructure.
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MOTION: Commissioner Matthews Moved to continue case no. SD2025-0002 for a period of not less than six
months.

Before the motion was seconded, Planning Supervisor Lister stated that if the case was tabled to a date certain
any information submitted won’t be open to public testimony, as the public testimony was closed. It would
be strictly for the Commission to get the information needed and make the decision. If the case is continued
to a date uncertain, the applicant will bring back the information, and then the case will be scheduled on the
next available agenda. The applicant would also have to pay a renotification fee, but it would reopen public
testimony just for the items the Commission wants to review.

Chairman Sturgill asked for a second on Commissioner Mathews’ motion. Motion failed for lack of a second.

Commissioner Werhanowicz stated that there are a Iot of people that would like to be notified so they can
come to the hearing.

Chairman Sturgill asked Commissioner Werhanowicz if she was suggesting tabling to a date uncertain.
Commissioner Werhanowicz stated she did not understand why the case couldn’t be continued to a date
uncertain, have the applicant obtain the requested information, and then come back but also notify everyone
so they can be a part of it as well.

Planning Supervisor stated that a date uncertain allows the applicant to get the information as fast or as slow
as needed. Essentially, they get to choose their hearing date.

MOTION: Commissioner Johnston moved to continue case no. SD2025-0002 to a date certain of December 3,
2026, to allow the applicant to obtain additional information in regard to traffic, information regarding school
crossings and ensuring safety.

Commissioner Johnston asked if there were any other topics the Commission would like to add before there
was a second made on the motion.

Discussion on the Motion:

Chairman Sturgill suggested spacing for bus stops and crosswalks, further information on the feasibility of a
community water system, a copy of the updated Black Canyon Irrigation District Letter, a plan to mitigate the
concerns about elementary schools being over capacity, evidence that the proposed right in-right out plan
will not disrupt traffic, evidence that the level of service for surrounding intersections will be acceptable when
the project is complete, a response from IDEQ for dust prevention and control and verifying adequate drinking
water, confirmation that an IPDES is not required, visual depiction on the plat of how the bike path would be
continued from adjacent properties, fencing plan.

Commissioner Mathews asked if the catastrophic failure of the intersection be mentioned for emphasis.
Chairman Sturgill stated yes.

Chairman Sturgill asked if Commissioner Johnston would like to include the aforementioned requests for
additional information or should some be taken out?

Commissioner Johnston stated that some of what Chairman Sturgill suggested she shortened it up but was in
agreement.

Commissioner Matthews then seconded the motion.



MOTION: Commissioner Johnston moved to continue case no. SD2025-0002 to a date certain of December 3,
2026, to allow the applicant to obtain additional information in regard to traffic, information regarding school
crossings and ensuring safety. Seconded by Commissioner Matthews.

Roll call vote: 4 in favor, 0 opposed, motion passes.

Item 2D:

Case No. RZ2025-0001 — Jackman: The property owner, Jason Jackman, represented by Patty Clark, is
requesting a conditional rezone of approximately 2.85 acres from the “A” (Agricultural) zone to the “CR-
M-1" (Conditional Rezone -Light Industrial) zone. The subject property is located at 11583 Orchard Ave,
Nampa, ID 83651 also referenced as Parcel R31482.

Commissioner Sheets re-joined the hearing.
Chairman Sturgill affirmed the applicant to testify.

Patty Clark— (Representative) IN FAVOR — 319 LoneStar Rd., Nampa, ID 83651

Ms. Clark stated that the purpose of the rezone is to be able to run a small family business that offers services
of manufacturing custom UTV windshields and vehicle wrap services. She understands the concerns raised in
the staff report and understand that the request may be unusual for the area, however, they believe the
evidence shows that the application can meet the intent of the conditional rezone criteria when viewed in
context. The actual operations should be considered as well as the substantial mitigation measures being
proposed. The request is not for a large industrial complex, distribution center, or heavy manufacturing. Itis
a small owner-operated business that aiready exists on site and is conducted entirely inside an existing shop
building. The business owner has only one employee, his son. The use generates virtually no customer traffic,
and it ships products directly to customers rather than operating as a retail storefront. Ms. Clark’s
understanding that the key issue before the Commission is compatibility. She believes that compatibility
should be evaluated based on real world impacts, noise, traffic, visual appearance, hours of operation, and
public safety not simply by the label of commercial or industrial. She believed the evidence strongly supports
approval. There were no objections from the highway district regarding traffic impacts. Idaho Transportation
Department determined that the project does not meet thresholds for the traffic impact study, and it
identified no safety concerns. Standard septic system requirements are met, emergency services can
adequately serve the property and after a site visit Nampa Fire Protection District withdrew its opposition.
Ms. Clark stated that to her knowledge, no public opposition comments have been received. She noted that
there were two separate neighborhood meetings held and the only individuals who attended in person or
contacted the Timberline Surveying offices in response notice were neighboring property owners who were
in support of the request. There were no property owners that appeared in opposition at those meetings,
and no written opposition was submitted. Ms. Clark believed that the local support, especially those most
directly affected, is an important indicator that the proposed use is compatible and does not negatively impact
nearby property owners. The applicant has also suggested and agreed to substantial conditions, specifically
designed to address compatibility concerns and preserve the character of the area. Ms. Clark stated that the
proposed conditions will restrict operations, limit the hours of operations to weekdays 8 a.m. to 5 p.m.,
requiring all manufacturing activities to occur indoors, installing site obscuring fence and/or berm buffer,
downward facing lighting, compliance with parking, circulation, and building code requirements. Ms. Clark
noted that while the staff report states the area is trending residential, the property itself is still located in the
county and is surrounded in part by a church, a school, agricultural uses, and larger parcels. The proposed
conditional rezone process exists specifically for situations like this where tailored conditions can address
concerns more effectively than a simple yes or no zoning classification. Approval of this application would
support local entrepreneurship, protect existing investment in the property, and allow a low impact family
business to continue operating under enforceable conditions that minimize effects on surrounding uses.
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Commissioner Sheets asked what the maximum number of employees would be. Ms. Clark stated two, the
owner and his son. The use is conducted in the shop.

Commissioner Werhanowicz asked why the applicant was applying for a rezone instead of a conditional use
permit. Ms. Clark stated that initially they did apply for a conditional use. They were told that the use
requested is not allowed through a CUP in the AG zone.

Associate Planner Emily Bunn reviewed the Staff Report for the record.

Commissioner Sheets referred to the building permit that closed in November of 2025 which had a reference
to the “shear” not being verified and asked what the “shear” was. Planner Bunn stated that it was her
understanding that part of the buildings’ walls were covered up, so they didn’t want to have the applicant
tear it out to show for inspection. The permit was closed, and if the rezone were approved, the applicant
would apply for a commercial permit and at that time the structure would need to meet that higher standard.
Commissioner Sheets asked why this use couldn’t be covered by a home business or home occupation.
Planner Bunn stated that no more than a fourth of the square footage of your house or accessory structure
can be utilized for the use in a home business, and a home occupation is a third.

Chairman Sturgill asked what activities are being conducted that would not be allowed with a conditional use
permit. Planner Bunn stated that the manufacturing of the windshields. She also noted the vinyl wrapping
business.

Planning Supervisor Lister read a portion of the definitions for home business and home occupations. He
added that the intent of a contractor shop and staging area is running your contractor business and storing
things on site. He referenced a case that was an ordinance text amendment that came through the P&Z for a
machine shop, but that application has stalled. Staff looks at the most similar use in the code and
unfortunately where our code has these types of uses is either heavy commercial or M-1. Chairman Sturgill
stated that he followed everything that Planning Supervisor Lister explained and added that while he
understands the character of the area may be residential, it’s zoned agriculture. Planning Supervisor Lister
stated that a residential dwelling is allowed on agriculturally zoned property. Agriculture parcels could be of
many different sizes. In this case it is a smaller parcel and is located in an area with potential residential
growth/city. Chairman Sturgill stated that in his view, the impact is limited particularly if there’s only two
employees total and questioned why this couldn’t fall under a contractor shop and put a tight boundary
around the number of employees and hours. The impact would be the same as a contractor’s shop and the
equipment would be very similar. Planning Supervisor Lister stated that it was his recollection of the
application that there is more than what you would normally see with a contractor shop or staging area. He
referenced several CUP’s that were approved for contractor’s shops that did not involve manufacturing on
site.

Commissioner Mathews referred to a case where the applicant was assembling geothermal equipment. He
understood that the scale was different but felt it was a slippery slope to allow one thing to happen by CUP
and not another.

Commissioner Sheets referenced the definition of home business, which includes tax preparation, graphic
design or web services, assembly parts, teaching music and other instructions. He asked if someone could
apply for a variance with a director’s decision. Planning Supervisor Lister stated no, those are code standards
and did not believe there were any variance to vary those.

Chairman Sturgill asked Planner Bunn if she could direct him to the definition of contractor’s shop in the code.
Planner Bunn stated it was 07-02-03. She also read it for the record. She added that that the contractor’s
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shop was not used because of the manufacturing that is occurring. She understood that manufacturing
happens on many levels. If there was no manufacturing happening and the applicant was just coordinating
and storing his equipment there it could fit, but he does all of the work on site.

Chairman Sturgill affirmed the witnesses to testify.
Testimony:

Jason Jackman—(Applicant) IN FAVOR — 11583 Orchard Ave., Nampa, ID 83651

Mr. Jackman stated he would like to address some of the concerns in regard to manufacturing and noted he
really doesn’t manufacture, it’s a CNC machine. He orders 4x8 sheets of plastic from a company in Boise. He
has a design on his computer; he cuts out the window for the particular model of UTV. The window is put in
a box and shipped. He stated that his sone does this 2-3 hours a day. The wraps include stickers and bike kits.
He stated that initially there was a zoning concern about vehicle servicing that was on their website, however,
they took that off and it is no longer there. He stated that they don’t do any vehicle servicing there and no
maintenance. Mr. Jackman stated that this is a family operation.

Chairman Sturgill asked if the property had three-phase power. Mr. Jackman was unsure. Chairman Sturgill
asked if his machine 220 single phase. Mr. Jackman believed that it was. Chairman Sturgill asked if the CNC
cutting element is rotary or laser. Mr. Jackman stated it was rotary for plastic only and was a small machine
that had a 4x8 bed. Chairman Sturgill asked if it was vented to the outside. Mr. Jackman stated it was an
enclosed venting tube that is dumped every day. Chairman Sturgill asked if there was any other machinery in
the building that makes noise. Mr. Jackman stated no, and it is very low impact noise.

Commissioner Werhanowicz asked if the printers are for the stickers. Mr. Jackman stated they were like a
home printer and are quiet.

Ms. Clark had a question and asked her to come back up to the podium.

Patty Clark— (Representative) IN FAVOR - 319 LoneStar Rd., Nampa, ID 83651

Ms. Clark referred to the home business /home occupation and square footage limitations. She stated that
hypothetically, if they put the CNC equipment and the sticker printer into the garage, would he be able to run
his business out of the garage? He currently has it in a separate building, but it would fit in his garage. His
cars could be parked in the shop instead.

Planner Bunn stated that if a person has vehicles/ trailers that they store on the property for their business,
the home occupation and business do not allow for that. In the past, there has been quite a few different
vehicles and trailers stored on the property and that’s part of the reason a staging area was requested.

Chairman Sturgill asked hypothetically if the trailers were part of a staging area for a CUP and the CNC machine
and equipment were moved into the garage would that then meet the home business. Planning Supervisor
Lister referred to the code that the home occupation / business can’t exceed a certain size of the dwelling
/structure and once you exceed that it is a higher intensity use requiring a CUP or rezone.

MOTION: Commissioner Sheets moved to close public testimony on Case No. RZ2025-0001 seconded by
Commissioner Mathews. Voice vote, motion carried.

Deliberation:

Commissioner Sheets wished there was a way to allow this use outside of a rezone. The rezone of M1 next to
residential would be island zoning. The particular use has such low impact.
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Commissioner Werhanowicz asked if the applicant could partition the garage.

Planner Bunn added that all of the trucks, trailers, etc. associated with the business would all have to be
enclosed, and not more than 1/3 of the square footage of the house could be utilized. As far as she knows,
the business is exceeding that.

Chairman Sturgill stated that he is hearing a consensus among the Commissioners who have spoken that they
agree with staff’s recommendation on the rezone but wished there was a way to help the applicant outside
of the rezone process such as exploring other options.

MOTION: Commissioner Sheets moved to recommend denial of Case No. RZ2025-0001 to the Board of
County Commissioners and adopt staff’s Findings of Fact and Conclusions of Law., and requested that staff
modify the Findings of Fact, Conclusions of Law. Seconded by Commissioner Mathews.

Discussion on the Motion:
None.

Roll call vote: 5 in favor, 0 opposed, motion passed.

Chairman Sturgill stated that the case will go before the Board of County Commissioners, who could
potentially reach a different conclusion. He encouraged the applicant to spend time with their Planner and
Planning Supervisor Lister to see if there is an alternative.

Item 2E:
Case No. CR2025-0010 — Tabarini: The applicants, Carlos and Kimberley Tabarini, are requesting a conditional
rezone of 5.9 acres from the “A” (Agricultural) zone to the “CR-R-1” (Conditional Rezone- Single-Family
Residential) zone. The request includes a development agreement limiting the project to three residential lots.
The subject property is located at 0 Stoffle Ln, Middleton, ID also referenced as Parcels R23913011A and
R33968.

Chairman Sturgill affirmed the applicant to testify.

Carlos Tabarini— (Applicant) IN FAVOR — 9837 W. Patmore Ct., Star, ID 83669

Mr. Tabarni stated that they intend to split the 5.9 acres into three buildable lots consistent with the
surrounding area. He has reviewed staff’s proposed conditions and has no issue with them. He would like a
bit more clarification on condition no. 6. Parcel 33968 was part of a different public access.

Chairman Sturgill asked for more information about the project.

Mr. Tabarani stated that he met with the County after purchase and the two smaller lots would be 1.25 acres.
They are trying to keep the parcels similar to those in the area.

Chairman Sturgill asked if the intent was to have one house on each residential lots or one plus a mother-in-
law suite. Mr. Tabarini stated that the lots would be sold, and he does not know what a future buyer would
want. Chairman Sturgill referred back to previous hearings this evening in which there were discussions about
infrastructure and asked Mr. Tabarini how the Commission should think about the rezone application in the
context of infrastructure that is already overburdened. Mr. Tabarini stated that they have no younger
children, and he can’t speak for who will purchase the other two parcels in regard to traffic.

Commissioner Werhanowicz asked if the applicant intends on building one of the lots and selling the other
two. Mr. Tabarini stated vyes.
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Chairman Sturgill stated he noticed that the Northwest Pipeline runs across the property. Mr. Tabarini stated
that it is just a sliver of the subject property and that it only impacts the property by six inches.

Principal Planner Emily Bunn reviewed the Staff Report for the record.

Commissioner Sheets asked what the average and median lot sizes were in the area. Planner Bunn stated
that the average is 2.46 and the median is 1.97 within 600 ft. of the subject property. Commissioner Sheets
asked how the proposed 1.25 acres would change the average & median in the area. Planner Bunn stated she
would research and would be covered at the end of testimony.

Chairman Sturgill affirmed the witnesses to testify.

Kimberly Tabarini— (Applicant) IN FAVOR — 9837 W. Patmore Ct., Star, ID 83669

Ms. Tabarini stated that the subject property is comprised of two (2) parcels. The split is being requested to
assist them in building their family home. She noted there is a road user’s maintenance agreement in place.
She referenced the “Growing Together” letter that was in support of infill. Ms. Tabarini referenced the letter
from Middleton which stated that property to the south is commercial, but she noted it is all residential. She
added that they intend on keeping a agricultural feel to this area.

Commissioner Johnston asked Ms. Tabarini if not allowing secondary dwellings would be a deal breaker for
her. Ms. Tabarini stated that they are not looking to build an ADU but that doesn’t mean that a future
purchaser of the lots wouldn’t want one and would prefer not to have that limitation.

Chairman Sturgill stated that he is a big believer in property rights and stated that the area is going residential.
The issue is the improvements, schools, roads, etc. is happening slower than the building and development
that has already been authorized. Chairman Sturgill asked Ms. Tabarnini how she felt the Commission should
view her application. Ms. Tabarini stated that she understands the concern. She does not know if the impact
will even arise, someone may want to purchase a lot to graze horses. She felt that limiting to just three parcels
is reducing the impact. Chairman Sturgill stated that the City of Middleton has provided services to nearby
properties and asked how Ms. Tabarini would feel about potentially being in the city and having access to
services. Ms. Tabarini did not believe the subject property was not currently adjacent to city. Chairman
Sturgill asked if she was adjacent what her preference would be. Ms. Tabarini would rather be on city but
wasn’t sure if her husband would prefer that. They have talked with Southwest District Health, and they may
need an advanced system. Chairman Sturgill asked when the property was purchased. Ms. Tabarini stated
it was purchased in 2024,

Troy Weeks— IN FAVOR — 22710 Stoffle Ln., Middleton, ID 83644

Mr. Weeks stated that he is adjacent to the subject property and will have the most impact from the
development. He stated that when the Tabarini’s purchased the property they had spoken with him about
their vision for the site. Their vision was in line with what he wanted to see happen on the property and in
the area. The previous owners of the subject property wanted to jam pack as many houses as they could
without regard to the neighbors. Mr. Weeks stated that the Tabarinis have done a lot for the neighbors and
gave an example of him purchasing equipment to clean up their property.

Commissioner Sheets asked if the property is currently in pasture. Mr. Weeks stated that he would describe
it as low-quality pasture.

Chairman Sturgill asked Mr. Weeks if he knew the applicants before they purchased the property. He stated
no.
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Planner Bunn stated that the City of Middleton’s Comprehensive Plan is referenced in Roberta’s email. The
city recently adopted a new plan, which may be the difference in designations. She added that it appears that
the subject property may be adjacent to city limits and proceeded to circle the area in which the parcel touches
city.

Commissioner Sheets asked when impact fees go into effect for the property, rezone or platting. Planner
Bunn stated it is at the building permit phase.

Chairman Sturgill asked how wide the area adjacent to city limits is on the subject property. Planner Bunn
noted it was approximately 7.78 feet.

MOTION: Commissioner Sheets maved to close public testimony on Case No. CR2025-0010, seconded by
Commissioner Mathews. Voice vote, motion carried.

Deliberation:
Commissioner Matthews stated he is in favor of the rezone with no secondary residences.

Commissioner Sheets stated that he is not in favor of the request. He stated that small rezones are “one bite
at a time.” The more that are approved the more it turns into basically a city where everyone has a well/
septic tank, and it is just adding to the issues without fixing the problems first. He believes that even with
the restrictions on secondary residences, the rezone is too dense for the area already.

Commissioner Matthews stated that the smaller lots in this area made sense for the reason that building is
not occurring on larger agricultural parcels. He added he understood the concerns about density.

Commissioner Sheets agreed that sprawl is an issue. He stated that two lots would be more amenable to him.

Chairman Sturgill stated he agreed with Commissioner Sheets and if this request was being made five years
from now, when the two adjacent intersections on Highway 44 were improved and Superintendent Gee had
a new elementary school up and running, he believed it would be a straightforward application. He has deep
concerns and has heard concerns about residents that live in the area about how broken the infrastructure is.
He shared a personal experience of coming to the hearing this evening, at Lansing Lane which was stacked 10
cars deep and took 13 minutes to get through the intersection.

MOTION: Commissioner Matthews moved to recommend approval of Case No. CR2025-0010, to the Board
of County Commissioners and adopt the Findings of Fact, Conclusions of Law & Order as presented by staff
with the addition of a condition restricting secondary dwellings. Seconded by Commissioner Johnston.

Discussion on the Motion:
None.

Roll call vote: 2 in favor, 3 opposed, motion failed.

MOTION: Commissioner Sheets moved to recommend denial of Case No. CR2025-0010, to the Board of
County Commissioners with changes to Criteria no. 2, that the proposed conditional rezone is not more
appropriate than the current zoning designation. The proposed density is higher than the parcel lot sizes, and
the allowance of secondary dwelling units would increase the density. Criteria no. 3, that the proposed
conditional rezone is not more compatible. The current lot size is more compatible with the agricultural area.
Criteria 8, that the proposed conditional rezone will impact essential public services. A cumulative effect of
rezones in small amounts will impact over time. Seconded by Commissioner Johnston.
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Discussion on the Motion:
Planning Supervisor Lister suggested noting what actions the applicant can take to try to get approval.
Commissioner Sheets noted that the applicant could resubmit for two lots with no secondary dwellings.

Roll call vote: 4 in favor, 1 opposed, motion failed.

3. DIRECTOR, PLANNER, COMMISSION COMMENTS:

Planning Supervisor Lister stated that there are a couple of applications for the Commission to fill another
seat, Jay will be in touch. Planning Supervisor Lister stated that a consultant is being sought for comprehensive
plan implementation. He noted that July 2" could be utilized for a feedback session. The Commission was
agreeable to using this date.

4. ADJOURNMENT:

MOTION: Commissioner Sheets moved to adjourn, seconded by Commissioner Werhanowicz. Voice vote,
motion carried. Hearing adjourned at 10:33 P.M.

An audio recording is on file in the Development Services Department’s office.

L=

Brian Sheets, Acting Chairman

Approved this 16" day of July, 2026

Jennifl Almeid:;,' Office Manager
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Planning and Zoning Commission
Hearing Date: June 4, 2026
Canyon County Development Services Department

PLANNING DIVISION STAFF REPORT
CASE NUMBER: CR2025-0010
PROPERTY OWNER/APPLICANT: Carlos and Kimberley Tabarini

APPLICATION: Conditional Rezone from the Agricultural (“A”) zone to the
Conditional-Rezone-Single-Family Residential (“CR-R-1")
Zone.

LOCATION: The subject property is located at 0 Stoffle Ln, Middleton, 1D

also referenced as Parcels R23913011A and R33968, a portion
of the NW quarter of Section 10, T4N, R2W, BM, Canyon
County, Idaho.

PLANNER: Emily Bunn, Principal Planner
STAFF RECOMMENDATION: Approval
REQUEST:

The applicants, Carlos and Kimberley Tabarini, are requesting a conditional rezone of approximately 5.9
acres from the “A” (Agricultural) zone to the “CR-R-1" (Conditional Rezone- Single-Family Residential)
zone. The request includes a development agreement limiting the project to three (3) residential parcels.
The subject property is located at 0 Stoffle Ln, Middleton, ID also referenced as Parcels R23913011A and
R33968, a portion of the NW quarter of Section 10, T4AN, R2W, BM, Canyon County, Idaho.

PARCEL INFORMATION REPORT: See Exhibit B1 for information

APPLICABLE CODE:

The following laws and ordinances apply to this decision: Canyon County Code of Ordinances (CCCO)
801-17 (Land Use/Land Division Hearing Procedures), CCCO 807-05 (Notice, Hearing and Appeal
Procedures), CCCO 807-06-01 (Initiation of Proceedings), CCCO 807-06-07 (Conditional Rezone
Criteria), CCCO 807-10-27 (Land Use Regulations (Matrix)), Idaho Code §67-6511 (Zoning Map
Amendments and Procedures), CCCO 809-09-17 (Area of City Impact Agreement), and Idaho Code 867-
6519 (Application Granting Process).

BACKGROUND:

The original parcel that contained Parcel R23913011A was approximately 8.24 acres. In 2022, an
administrative land division was approved on the original parcel to create two (2) parcels — one (1) parcel
with 2.59 acres (Parcel R23913011) and one (1) parcel with 5.74 acres (Parcel R23913011A) (AD2022-
0143). Private road names were also approved for Huckleberry Lane and Midstar Lane (which are found
to the west and north of the subject property) and an easement reduction from 60’ to 28’ (this easement is
located within the two private roads) (RD2022-0011). In 2022 and 2023, property boundary adjustments
were approved to adjust Parcels R23913011A and R23913011 to their current configuration (which
matches the original land division case approval) (AD2022-0162 and AD2023-0094).

Parcel R33968 appears to have been a part of a 40-acre original parcel. In 2004, Fox Meadows
Subdivision No. 2 was approved on the 40-acre parcel. When this subdivision was created, Parcel R33968
was left as a remainder parcel and eventually sold to the property owner per Assessor’s Office Records.
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HEARING CRITERIA:

Table 1. Conditional Rezone Standards of Evaluation

Standards of Evaluation — CCCO 807-06-07(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 Code

Met? Section Criteria

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

The proposed conditional rezone change is generally consistent with the 2030 Comprehensive Plan.

The Future Land Use Map in the 2030 Canyon County Comprehensive Plan designates the parcel as
“residential” (Exhibit B2.9). “The residential designation is for residential development. Residential
development should promote compatibility with the existing agricultural activity.” (Page 25, 2030
Comprehensive Plan).

The parcel is within City of Middleton’s Area of Impact. In the City of Middleton’s Future Land Use Map in
their Comprehensive Plan, the southern tip of the property is “Commercial,” the middle portion is “High
Density Residential”, and the northern half is “Medium Density Residential.” Although the subject property
does not match City of Middleton’s Comprehensive Plan in its density, the City of Middleton does not have
any concerns at this time and the development proposal will be in general conformance with the residential
uses already established in this area (Exhibits B2.1, B2.3, D7, D7.1, and D7.2).

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

e Property Rights G1.01.00: “Protect the integrity of individual property rights while safeguarding
public health, safety, and welfare.”

e Property Rights P1.01.01: “No person shall be deprived of private property without due process of
law.”

e Property Rights P1.1.03: “Ordinances and land-use decisions should avoid imposing unnecessary
conditions or procedures in development approvals.”

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

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

¢ Land Use and Community Design P4.04.04: “Maintain a balance between residential growth and
agriculture that protects the rural character.”

¢ Land Use and Community Design P4.01.02: “Planning, zoning, and land-use decisions should
balance the community’s interests and protect private property rights.”

¢ Land Use and Community Designh 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. *

e Land Use and Community Design P4.03.02: “Encourage the development of individual parcels
and subdivisions that do not fragment existing land use patterns.”

e Land Use and Community Desigh G4.04.00: “Concentrate future higher density residential
growth in appropriate areas in and around existing communities while preserving and enhancing the
County’s agricultural and rural character.”

¢ Land Use and Community Design P4.07.01: “Plan land uses that are compatible with the
surrounding community.”

Analysis
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e Housing G11.1.00: “Encourage opportunities for a diversity of housing choices in the County.”
e Housing G11.02.00: “Maintain the rural character of Canyon County while providing sufficient
housing without fragmenting agricultural and natural resources.”

Criteria
Met?

Yes

When considering the surrounding land uses, is the proposed conditional rezone more

2 appropriate than the current zoning designation?

Analysis

In consideration of the surrounding land uses, the proposed conditional rezone change to Single Family
Residential (R-1) is more appropriate than the current zoning designation of Agricultural (A).

The surrounding area primarily contains residential uses. To the north, south, east and west of the subject
property, there are residential subdivisions and parcels with varying acreage sizes. There are 32 subdivisions
in the area within 1-mile of the subject property and the average and median lot sizes for parcels within 600
feet of the subject property are 2.46 and 1.97 acres, respectively (Exhibits B2.1, B2.3, B2.6, B2.11). If the
subject property is divided into three (3) parcels, this would result in an average parcel acreage size of 1.96
acres, which is within approximately 0.50 acres of the average parcel size and 0.01 of the median parcel size
of the area (Exhibits A2 and A3). The subject property is contained within Traffic Analysis Zone (TAZ)
“2165.” The data for the TAZ zone that contains the subject property forecasts an increase in 207
households by the year 2050, demonstrating this is an area expected to receive residential growth (Exhibit
B2.8).

The City of Middleton’s limits are touching on the northeast corner of Parcel R33968. The City of
Middleton’s Future Land Use Map in their Comprehensive Plan call for commercial, high-density
residential, and medium density residential for this property. Although this request does not match City of
Middleton’s Future Land Use Map, the City of Middleton does not have any concerns at this time and the
development proposal will be in general conformance with the residential uses already established in this
area (Exhibits B2.1, B2.3, D7, D7.1, and D7.2).

Pursuant to Canyon County ordinance CCCO 807-10-25(2), the purpose of the “R-1" zoning district is to
promote and enhance predominantly single-family living areas at a low-density standard.

Existing Conditions Within 1-Mile of the Subject Property:

Direction Existing Use Primary Zone Other Zone
N, NE, | Residential Uses on A and City of R-1, CR-R-1,
and NW | Medium Density and Middleton and RR
High-Density Properties | Limits
S, SE, Residential Uses and A C-1,C-2,R-1,
and SW | Agricultural Uses and R-R
E Residential Uses with A R-1, R-R, and C-
some Commercial Uses 2,and C-1
Along Hwy 44
w Residential Uses with A R-1, C-1, CR-C-
some Commercial Uses 2,
Along Hwy 44

“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)

Surrounding Land Use Cases Within the Past 5-Years:
RZ2021-0061 (Rezone from A to CR-C-2) — Approved
CU2025-0012 (Staging Area/Contractor Shop) — Approved
RZ2020-0014 (Rezone from A to R-1) — Approved
SD2022-0011 (Preliminary Plat) - Approved

RZ2020-0016 (Rezone from A to R-R) — Approved
CR2022-0003 (Rezone from A to CR-R-1) — Approved

ocourwdE
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7. SD2021-0046 (Short Plat with 3 Lots) — Approved

8. CU2022-0039 (Small Animal Facility — Approved

9. CU2024-0025 (CUP — Kennel) — Approved

10. RZ2020-0027 — (Rezone from A to R-1) — Approved
11. SD2020-0016 (Preliminary Plat) — Approved

12. RZ2021-0017 (Rezone from A to R-R) — Approved
13. CU2022-0028 (Expansion of RV Storage) - Approved

The land use cases approved in the last 5 years demonstrate the area is trending towards having more
residential uses.

See further analysis located in 07-06-07(6)A3 and A4.

Criteria
Met?

Yes

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

Analysis

The proposed conditional rezone change from Agricultural (A) to Conditional Rezone- Single-Family
Residential (CR-R-1) 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.

Per the applicant’s letter of intent and site plan, the proposed conditional rezone is intended to facilitate the
development of three (3) residential parcels — two (2) parcels with 1.25 acres and one (1) parcel with 3.4
acres (Exhibits A2 and A3). These proposed parcels are within approximately 0.50 acres of the average
parcel size and 0.01 of the median parcel size of the area. Adding three (3) residential parcels is consistent
with the size of the parcels in the area and is consistent with many of the lots within subdivisions in this area
(the average lot size of current and future subdivisions is 2.52 acres and 1.52 acres, respectively) (Exhibit
B2.6) With the proposed conditions of approval #2 and #2a restricting the proposed development to three (3)
parcels, it is anticipated to match the residential uses and characteristics of this area.

See further analysis located in 07-06-07(6)A2 and A4.

Criteria
Met?

Yes

Will the proposed conditional rezone negatively affect the character of the area? What

4 measures will be implemented to mitigate impacts?

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 surrounding area primarily contains residential uses. To the north, south, east and west of the subject
property, there are residential subdivisions and parcels with varying acreage sizes. The acreage sizes in this
area vary between under 0.3 acres in size (these lots are within the City of Middleton subdivision to the
northeast), to 1-3 acres in size and some parcels that are 5-acres in size and over. There are some agricultural
uses in this area but these are found mainly to the south and east of the property and not found in the
immediate vicinity of the property. The City of Middleton’s limits are found immediately to the northeast of
the subject property. The nearby annexed properties mainly contain residential uses. With the area primarily
being residential in nature, it is anticipated that the proposed development will not negatively affect the area
(Exhibits B2.1, B2.3, B2.6, and B2.11).
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The Future Land Use Map in the City of Middleton’s Comprehensive Plan call for commercial, high-density
residential, and medium density residential for this property. Although this development request does not
match City of Middleton’s Future Land Use Map, the City of Middleton does not have any concerns at this
time and the development proposal will be in general conformance with the residential uses already
established in this area (Exhibits B2.1, B2.3, D7, D7.1, and D7.2).

The following measures will be implemented to mitigate the impact
The applicant is proposing to limit the development to three (3) parcels (Staff Report Exhibits A2 and A3).

Criteria
Met?

Yes

Will adequate facilities and services including sewer, water, drainage, irrigation and utilities

S be provided to accommodate proposed conditional rezone?

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 applicant’s land use worksheet, sewer will be provided with individual septic systems for the
proposed single-family residences (Exhibit A4).

Per Southwest District Health (SWDH), the project does not require a nitrate priority study. Additionally, a
site evaluation has not been completed, and test holes have not been conducted to determine the feasibility
of the proposed septic systems, but SWDH does not have any concerns with the use or request for rezoning
if the applicant meets all Southwest District Health requirements (Exhibits D1 and D1.1).

Water:

Per the applicant’s land use worksheet, three (3) individual domestic wells are proposed for the development
(Exhibit A4). Notice was given to the Idaho Department of Water Resources, but no comments were
received. Individual domestic wells are anticipated to adequately provide services for potential residential
dwellings. Future development shall comply with IDWR standards at the time of building permit, etc.

Drainage:
Per the land use worksheet, stormwater is retained on site (Exhibit A4).

Irrigation:
Per the land use worksheet, irrigation water is provided to the property via surface water rights with a
gravity irrigation system.

Sawtooth Law Office, on behalf of Lemp Lateral Association, Inc., Middleton Mill Ditch Company, and
Middleton Irrigation Association sent a comment letter on November 24, 2025. The law office requested
that the applicant contact either the irrigation districts or the law office concerning the delivery of any
surface water to the proposed development and/or pump station connections to serve the above-referenced
subject property. The letter also stated that the irrigation districts “...generally require that the pump station
is properly sized and the water is metered to ensure that the development does not use/divert more water
than authorized by the shared, that the shares for the use of the water are all placed in a homeowner’s
association to hold for the assessment and payment of shares and any connections to existing pump stations
have isolation valves in the event of non-payment of shares” (Exhibit D5). See proposed conditions of
approval #3-5 to address irrigation delivery access, review of the irrigation plan by the irrigation districts
having jurisdiction and meeting the irrigation districts’ requirements at the time of application to divide the
property.

Utility:

Idaho Power Company sent a comment letter on which stated they do not have any comments on the
property, but their GIS system showed the Northwest Pipeline running through the property (Exhibit D9).
Staff reached out to Northwest Pipeline on May 6, 2026 and it appears that the pipeline is to the northeast of
the property and not found within the property boundaries (Exhibit D11).
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Utility agencies, including Intermountain Gas, CenturyLink, and Ziply, were notified of the application on
November 5, 2025 and April 30, 2026, and no comments were received. It is anticipated that the applicant
will be able to work with utility providers to gain any utilities needed.

Criteria
Met?

Yes

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
6 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 or future traffic patterns created
by the proposed development.

Highway District No. 4 (HD#4) is not requiring any public street improvements at this time, but HD#4 is
requesting that “...the southerly 60-feet of Parcel R33968 should be dedicated as a public right-of-way or
public access easement for continuation of Stoffle Lane/Huckleberry Lane across the subject property”
(Exhibits D4 and D4.1). HD#4 acknowledges that although no public improvements may not be planned
“...this would provide dedicated access rights to historical users of the public road who have no alternative
means of access to the public highway system.” (Exhibit D4). See proposed condition #6 to address
Highway District No. 4’s comment on public right-of-way.

HD#4 states that the proposed three (3) additional residential lots are not anticipated to significantly impact
the existing or proposed transportation system. Traffic impacts from the development will be mitigated by
the collection of transportation impact fees at the time of building permit issuance (Exhibit D4).

Idaho Transportation Department sent a comment letter on November 12, 2025, and stated ITD has no
comments or concerns to make at this time, as the application does not meet thresholds for a Traffic Impact
Study nor does it pose any safety concerns (Exhibit D3).

Criteria
Met?

Yes

Does legal access to the subject property for the conditional rezone exist or will it exist at

! time of development?

Analysis

The subject property does have legal access for the conditional rezone and it will exist at the time of the
development.

In 2022, Huckleberry and Midstar Lane (both private roads) were created via RD2022-0011 to serve the
parcels created by the administrative land division process (AD2021-0218/RD2022-0011). Stoffle,
Huckleberry and Midstar Lanes (private roads) provide access from Stoffle Lane (public road) (Exhibit D4).
Stoffle Lane contains a private and public section and currently has a private road sign differing the two
sections (Exhibit D12). See Exhibit A9 for the Road Easement and Maintenance Agreement. Staff does not
have documentation that the private roads have been certified by an engineer, so this would need to be
completed prior to building permit issuance.

Criteria
Met?

Yes

Will the proposed conditional rezone amendment impact essential public services and
8 facilities, such as schools, police, fire and emergency medical services? What measures will
be implemented to mitigate impacts?

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.

Schools:
Middleton School District No. 134 sent a comment letter on March 30, 2026 which stated they do not have
any comments on this project due to the low number of lots (Exhibit D8).

Police:
The subject property is 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
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significant enough to cause a negative impact or require additional public funding. Agency comments were
sent out on November 5, 2025 and April 30, 2026, and no comments were received by the Sheriff’s Office.

Fire Protection:

The subject property is under the jurisdiction of Star Fire Protection District (SFPD). SFPD is required to
provide services to this parcel and fire district sign off is also required for residential building permits, so the
fire district review will occur at the building stage. 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
November 5, 2025 and April 30, 2026, and no comments were received by the SFPD.

Emergency Medical Services:

Canyon County Ambulance District sent estimated response times on March 29, 2026, for three (3) nearby
stations: Station M53 has an estimated response time of 6.67 minutes, Station M52 has an estimated
response time of 16.18 minutes, and Station 44 has an estimated response time of 23.18 minutes (Exhibit
D6).

Table 2. Area of City Impact

CCCO 09-09-15: ZONING ORDINANCE AMENDMENT PROPOSALS

County Ordinance and Review

Criteria Code
Met? Section

Criteria

All proposed county ordinance amendments to the text and/or map which may relate to the
Middleton area of city impact shall be referred to the city in the same manner as provided for in
09-09-15 | subsection 09-09-11(3) of this article, except that recommendations received from the city by
the county are nonbinding, but any factually supported recommendations shall be seriously
considered by the county.

Analysis

Area of City Impact:

City of Middleton’s Future Land Use Map in the City of Middleton’s Comprehensive Plan call for
commercial, high-density residential, and medium density residential for this property. Although this request
does not match City of Middleton’s Future Land Use Map, the City of Middleton does not have any
concerns at this time and the development proposal will be in general conformance with the residential uses
already established in this area (Exhibits B2.1, B2.3, D7, D7.1, and D7.2).

NOTIFICATION AND COMMENTS:

Notice of the public hearing was provided as per CCCO 807-05-01. Agencies were notified on November
5, 2025. Property owners within 600 feet of the subject property boundaries were notified on May 5, 2026.
Full political notice was completed on April 30, 2026. A newspaper notice was published on May 5, 2026.
The subject property was posted with a notice on May 4, 2026.

Pursuant to CCCO 8§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 one (1) written public comment in support of the application by the materials deadline of
May 26, 2026. The public comment received by the aforementioned materials deadline is located in
Exhibit E.

RECOMMENDATION AND DECISION OPTIONS:
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In consideration of the application and supporting materials, staff concludes that the proposed conditional
rezone is compliant with Canyon County Ordinance 07-06-07(6). A full analysis is detailed within the staff
report.

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

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

2. The subject parcel, approximately 3.58 acres, shall be divided in compliance with Chapter 7, Article
18 (Administrative Land Divisions) or Chapter 7, Article 17 (Subdivisions) (whichever is applicable)
of the Canyon County Code of Ordinance (CCZO) and shall not exceed three (3) residential parcels
(Exhibit A2).

a. Further divisions of the property are prohibited.

3. At the time of an application for an administrative land division or preliminary plat, an irrigation
maintenance easement must be established and recorded so property owners have access to the
irrigation water source for the property.

4. At the time of application for an administrative land division or preliminary plat, an irrigation plan
must be submitted to Canyon County Development Services. The irrigation plan shall be reviewed
and approved by the local irrigation district per Idaho Code §67-6537(1) prior to submittal to
Canyon County’s Development Services Department.

5. At the time of application for an administrative land division or preliminary plat, Middleton
Irrigation Association Inc and/or Middleton Mill Ditch Co. applicable requirements shall be met as
outlined in their comment letter in Exhibit D5. Evidence of compliance with Middleton Irrigation
Association Inc and/or Middleton Mill Ditch Co. requirements shall be an approved irrigation
district document indicating completion of requirements.

6. At the time of application for an administrative land division or preliminary plat, the southerly 60-
feet of Parcel R33968 shall be dedicated as public right-of-way or as a public access easement for
the continuation of Stoffle Lane unless waived by Highway District No. 4 (Exhibits D4 and D4.1).

7. The developer shall comply with CCZO §07-06-07 (4): Time Requirements: "All conditional
rezones for a land use shall commence within two (2) years of the approval of the board.”
a. Commencement (or “commence”) shall be as defined in CCZO §07-02-03
(Definitions Enumerated).
DECISION OPTIONS
e Approval of the Application: “I move to approve CR2025-0010, Tabarini, finding the application
does meet the criteria for approval under CCCO §07-06-07(6) 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].

o Denial of the Application: “I move to deny CR2025-0010, Tabarini, finding the application does
not meet the criteria for approval under CCCO 8§07-06-07(6) 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)].

e Table the Application: “I move to continue CR2025-0010, Tabarini, to a [date certain or uncertain]

EXHIBITS:
A. Application Packet & Supporting Materials
1. Master Application
2. Letter of Intent
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Site Plan
Land Use Worksheet
Neighborhood Meeting Sign-In Sheet and Letter
Agency Acknowledgement
Deed with Instrument No. 2024-011233
Draft Irrigation Plan
Road Easement and Maintenance Agreement with Instrument No. 2025-000959
upplemental Documents
Parcel Information Report
Cases Maps/Reports
2.1.  Small Air Ortho (1-Mile) Map
2.2.  Small Vicinity Map
2.3.  Zoning and Classification Map
2.4.  Dairy, Feedlot and Gravel Pit Map
2.5.  Soil and Prime Farmlands Map with Report
2.6.  Subdivision Map and Report
2.7.  Nitrate Priority Wells Map
2.8. TAZ Households Map
2.9. Canyon County 2030 Future Land Use Map
2.10. City of Middleton Future Land Use Map
2.11. Lot Classification Map
2.12. Case Map (1-Mile) and Summary Report
2.13. Slope Percent Map
2.14. Contour Map
C. Site Visit Photos Dated: May 14, 2026
D. Agency Comments Received by: May 26, 2026
1. Southwest District Health; Received: November 5, 2025
1.1.  Southwest District Health Pre-Development Notes; Dated July 7, 2025
2. ldaho Department of Environmental Quality; Received: November 10, 2025
3. Idaho Transportation Department; Received: November 12, 2025
4. Highway District No. 4; Received November 26, 2026
4.1. Highway District No. 4 Email Correspondence; Received: May 13, 2026
5. Sawtooth Law Offices on Behalf of Lemp Lateral Association, Inc., Middleton Mill
Ditch Company and Middleton Irrigation District; Received November 26, 2025
Canyon County Ambulance District; Received March 29, 2026
7. City of Middleton; Received March 30, 2026
7.1.  Future Land Use Map Designations from the 2026 City of Middleton
Comprehensive Plan
7.2.  Future Land Use Map from the 2026 City of Middleton Comprehensive Plan
8. Middleton School District; Received March 30, 2026
9. Idaho Power Company; Received: April 30, 2026
10. ldaho Department of Water Resources (Floodplain); Received: May 4, 2026
11. Williams (Northwest Pipeline); Received May 5, 2026
12. Canyon County GIS Department; Received May 8, 2026
13. City of Nampa; Received May 1, 2026
E. Public Comments Received by: May 26, 2026
1. Growing Together LLC Letter of Support; Received: January 29, 2026
F. Draft Findings of Fact, Conclusions of Law, and Order of Decision (FCOs)
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EXHIBIT A
Application Packet & Supporting Materials
Planning & Zoning Commission
Case# CR2025-0010
Hearing Date: June 4, 2026



Exhibit Al

MASTER APPLICATION

SIELISSHAS Carlos and Kimberley Tabarini

PROPERTY MAILING ADDRESS:
OWNER 9837 W Patmore Ct., Star, |D 83669

I consent to this application and allow DSD staff / Commissioners to enter the property for site
inspections. If the owner(s) is a business entity, please include business documents, including
those that indicate the person(s) who are eligible to sign.

Signature: (arbsa 7abarine Kanéu/;% Tabarine Date: 5/15/205

OWNER NAME:
APPLICANT: .
F DIFFERING | COMPANY NAME:
FROM THE :
PROPERTY | MAILING ADDRESS:
CULIE PHONE: EMAIL:
[ [ l‘_m
STREET ADDRESS: w,,r&,@
0 Stoffle Ln. Middleton, ID 83644 o ) W
. P4 Y
HaRG 2SR R23913011A & R33968000 0 Ql*
SITEINFO | PARCEL SIZE: 824 & 16 107 01,9 Acres
# OF PARCELS: 5
FLOOD ZONE (YES/NO) . ZONING DISTRICT: o0

FOR DSD STAFF COMPLETION ONLY:

CASE NUMBER (R 720 15 /00[0 DATE RECEIVED: 8 Z 8 1S

RECEIVED BY: EM[\\I B(M/I APPLICATION FEE: Z‘_{ 00 @ I\-/I'O CC CASH
! 41901

CANYON COUNTY DEVELOPMENT SERVICES DEPARTMENT
111 North 11" Avenue, #310, Caldwell, ID 83605
zoninginfo@canyoncounty id gov - Phone 208-454-7458
Revised 3/5/25



ebunn
Text Box
Exhibit A1



Exhibit A2

To: Canyon County Development Services
From: Carlos & Kimberley Tabarini

Date: 5/19/2025

To Whom [t May Concern,

We, Carlos and Kimberley Tabarini, are the property owners of Parcels R23913011A (5.74 acres) and
R339680000 (.16 acres), currently identified on the County Assessor’s map as 0 Stoffle Lane.

We respectfully submit this letter of intent requesting a conditional rezone of our combined 5.9-acre property
to R1 zoning. This rezone would allow for the division of the property into three (3) average-sized residential
lots. Our request aligns with the Canyon County Comprehensive Plan and is consistent with surrounding land
uses. The intent is to sell two lots to fund the construction of our family home.

Our property is located at the entrance of a private road. We have had preliminary discussions with adjacent
neighbors regarding our proposal, and they share our belief that the rezone would not negatively impact the
character of the area or significantly affect the local traffic. The surrounding properties range in size from 1-5
acres and support a mix of residential, equestrian, livestock and, hobby farm uses.

We have also consulted with Canyon County Highway District 4, which indicated that the proposed division of
approximately 6 acres into three lots, would raise little to no traffic-related concerns. Each new lot will have
access to irrigation water via the Middleton Irrigation Association, and irrigation shares will be transferred with
the sale of the lots. Additionally, the new lots will be incorporated into our existing Road Easement and
Maintenance Agreement, recorded on 1/10/2025 as instrument#2025-000959, upon approval.

We appreciate your time and consideration of our request and welcome the opportunity to discuss it further.

Sincerely,

Carlos and Kim Tabarini
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Exhibit A3
EXHIBIT MAP

EASEMENT OVER A PORTION OF LOTS 4 & 37, BLOCK 1, AMENDED LEMP PARK URBAN TRACTS,
DUPLICATE PLAT BOOK 4 OF PLATS, PAGES 32, CANYON COUNTY RECORDS (NE1/4 NW1/4, S.10)
AND A PORTION OF THE NW 1/4 NE 1/4, SECTION 10, T.4N., R.2W, B.M.
CANYON COUNTY STATE OF IDAHO

BASIS OF BEARING
N 8946'02" E 1320.28'

/ ~T N 8946°02" E—37§79 \
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Exhibit A4

LAND USE WORKSHEET

PLEASE CHECK ALL THAT APPLY TO YOUR REQUEST:

GENERAL INFORMATION

1. DOMESTIC WATER: [X Individual Domestic Well O Centralized Public Water System O City
O N/A - Explain why this is not applicable:
O How many Individual Domestic Wells are proposed? 3
2. SEWER (Wastewater) X Individual Septic O Centralized Sewer system
O N/A - Explain why this is not applicable:
3. IRRIGATION WATER PROVIDED VIA:
X Surface O lIrrigation Well O None
4. IF IRRIGATED, PROPOSED IRRIGATION:
O Pressurized & Gravity
5. ACCESS:
X Frontage O Easement Easement width Inst. #
6. INTERNAL ROADS:
O Public X Private Road User's Maintenance Agreement Inst #
7. FENCING O Fencing will be provided (Please show location on site plan)
Type: Height:
8. STORMWATER: at Retained on site O Swales 0O Ponds O Borrow Ditches
0 Other:
9. SOURCES OF SURFACE WATER ON OR NEARBY PROPERTY: (i.e. creeks, ditches, canals, lake)

canal

Revised 3/29/23
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RESIDENTIAL USES

1. NUMBER OF LOTS REQUESTED:
X Residential 3 O Commercial O Industrial
O Common O Non-Buildable
2. FIRE SUPPRESSION:
O Water supply source:
3. INCLUDED IN YOUR PROPOSED PLAN?
0 Sidewalks O Curbs 0O Gutters O Street Lights X] None
NON-RESIDENTIAL USES
1. SPECIFIC USE: N/A
2. DAYS AND HOURS OF OPERATION:
O Monday to
O Tuesday to
O Wednesday to
O Thursday to
O Friday to
O Saturday to
O Sunday to
3.  WILL YOU HAVE EMPLOYEES? [ Yes If so, how many? ® No
4. WILL YOU HAVE A SIGN? O Yes B No O Lighted O Non-Lighted
Height: ft Width: ft. Height above ground: ft
What type of sign: Wall Freestanding Other

5. PARKING AND LOADING:
How many parking spaces?

Is there is a loading or unloading area?

Revised 3/29/23




ANIMAL CARE-RELATED USES

MAXIMUM NUMBER OF ANIMALS:

2,

HOW WILL ANIMALS BE HOUSED AT THE LOCATION?

O Building O Kennel

O Individual Housing O Other

HOW DO YOU PROPOSE TO MITIGATE NOISE?

O Building O Enclosure O Barrier/Berm O Bark Collars

ANIMAL WASTE DISPOSAL

O Individual Domestic Septic System O Animal Waste Only Septic System

O Other:

Revised 3/29/23
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NEIGHBORHOOD MEETING SIGN-UP

CANYON COUNTY DEVELOPMENT SERVICES DEPARTMENT
111 North 11" Avenue, #310, Caldwell, ID 83605
zoninginfo@canyoncounty.id.gov  Phone: 208-402-4164

SITE INFORMATION

Site Address:  TBD Stoffel Lane Parcel Number: R23913011A and R339680000
City: Middleton State: ID ZIP Code: 83644
Notices Mailed Date: Number of Acres: 5.9 Current Zoning:  AG

Description of the Request: We are proposing to rezone and split 5.9 acres into 3 lots, each will be above 1 acre

APPLICANT / REPRESENTATIVE INFORMATION
Contact Name: Carlos and Kim Tabarini

Company Name: N/A
Current address: 9837 W Patmore Ct

City: XA State: D) ZIP Code: <3 Q,Q)q
Phone: |G Cell: Fax:
emo:

MEETING INFORMATION

DATE OF MEETING: % , 3'\\&)- MEETING LOCATION: Q( 0(76,( ¥>/ Sie

MEETING START TIME: /2) (_@lﬂm MEETING END TIME: L{ . O\O ',QM

ATTENDEES:
NAME (PLEASE PRINT) SIGNATURE: ADDRESS:
1. Qo\o{n P\'\\ec %Owaf [\///f 22440 \*LLY-.\,@\aam_\ Ln.

2

ey \WEEEL () Too (oo 237D Sobly [are-

o

L Yy I So — %86 N adaNane

VAl

o Wi | ooty iy Zar ‘SloDMigstar In

Revised 6/9/22
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10.

11.

12.

13.

14

15.

16.

17.

18.

19.

20.

NEIGHBORHOOD MEETING CERTIFICATION:

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

APPLICANT/REPRESENTATIVE (Please print):

CQ((\OS T Kk 'AO@( \5\!-—_“—,3 La '

APPLICANT/REPRESENTATIVE (Signature): A%

DATE: i/ &‘f_/ é

Revised 6/9/22



Date:  August 11, 2025

RE: Notice of Neighborhood Meeting — Rezone Application
Dear Neighbor,

We are in the process of submitting an application for a Zoning Amendment to Canyon County Development Services. One of the
requirements necessary, prior to submission, is to hold a “neighborhood meeting” and provide information to our surrounding
neighbors about our application; Canyon County Zoning Ordinance § 07-01-15. This meeting for our surrounding neighbors is only for
informational purposes. We would like to receive feedback from you, our neighbors, as we move through the land use application
process with the county.

This neighborhood meeting is not a public hearing before a governing body of Canyon County. Once our application has been
submitted to the county’s Development Services Department, only then, will a public hearing date be scheduled. Also, only after our
application is accepted and a public hearing is scheduled with a confirmed date by the county, will the surrounding neighbors receive
and official notification from the county via postal mail. The notice will also appear in a newspaper publication and a sign will be
displayed on the parcel(s) notifying the public of a county Planning and Zoning land use hearing for our application.

The Neighborhood Meeting details are as follows:

Date: Wednesday, August 27° 2025

Time: 3:00pm

Location: 0 Stoffle Lane (at the end of Stoffle Lane/beginning of Huckleberry Lane)
Property Description: Parcel#ts R23913011A and R33968 (grass field)

The project is summarized below:

We intend to combine the two parcels into a single 5.9-acre property and rezone it to allow for the creation of three
residential buildable lots. Two of the lots will be approximately 1.25 acres each and zoned R1, while the third lot will be
approximately 3.4 acres and zoned Rural Residential (RR). This proposal is intended to remain consistent with the
surrounding area and aligns with the current residential designation for the site in the County’s Comprehensive Plan.

We look forward to our neighborhood meeting and encourage you, as our neighbor, to attend. During our meeting we will
answer any question you may have. Please note, the county does not currently have information on our project. Also, please

do not call the county regarding this meeting or our application as this meeting is a PRE-APPLICATION requirement; we have
not submitted the application for consideration at this time.

If you have any questions prior to the meeting, piease feel free to contact me at_
Sincerely,

Candse 72bz1iie

Carlos and Kim Tabarini



Exhibit A6

AGENCY ACKNOWLEDGMENT

Dat:  S-22 -2 4
Applicant Cﬁr(tﬁ-‘ ‘5—/(.'»\ //’q—é)ﬁrm.‘

Parcel Number
Site Address QQ%ZQ,L’ (ZZ»&»/@Z}Z{%?’M Zh & 36y

S TN ST

The purpose of this form is to facilitate communication between apphcants and agencies so that
relevant requirements, application processes, and other feedback can be provided to applicants
early in the planning process, Record of communication with an agency regarding lhe pioject can be
submitted instead of a signature. After the application is submitted impacted agencies will be sent a
p_eﬂig_g_;_xjgtg{i’gation by DSD staff and will have the opportunity to submit comments

Southwest District Health:
X Applicant submitted/met for informal review

Date: O7/G>7/QonSlgned Of;;(;ﬁ,w Do

Authorized Southwest District Health Representative
{This signature does not guarantee project or Pt approvaly

Distrct: &,\q ?mb\%)’ ’

—

Fjre District:
i Applicant submitted/nfe

finformal review

Date R alzg " Signed

Authonzed Fire District Representative
(This signature does not guarantee project or permit approval)

Highway District: District: W Wé/

pplicant submitied/met for informal review.

Date  ~7/7 (7S Signed: ﬂ %Crff—/

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

' S
Irrigation District: District. (J\ (d(“éj’ﬂ \ “ [a¥aley f’(v’)\ (AN}
4 Applicant submitied/met for informal review.

B e = Py i
Date 5:’/.;)— A0 Signed: (ﬁlb(-’u*—b{ Y\’()‘Q\Jl

Authojized Irrigation Representative
(This signature dées not guarantee projact or pernit pproval)

A\ Vo l
Area of City Impact City: 1 1/ \ ‘ C\ a (Q ~>/" e
c=LFApplicant submitted/met for informal Tz briad

Y e -
gl = 2 D S
Date: <, LA! 90 Signed: «} . r,:) : . .
/ )-5 Authorized AOCI Representative
/ / {This signature does not guatantee project or permi approval)

DISCLAIMER: THIS ACKNOWLEDGMENT 1S ONLY VALID SIX MONTHS FROM THE DATE 1SSULD
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#re-recorded for legibility purposes

JOSH STAFFORD ) -
Residing in: Boise, 1D
Commissicn Expires: O8/15/2029

Exhibit A7

2024-011074
RECORDED
04/12/2024 03:50 PM
RICK HOGABOAM
CANYON COUNTY RECORDER

Fgs=2 JWINSLOW $1500
TYPE: DEED
FIONEER TITLE CANYON - CALDWELL

. o 2024-011233 ELECTRONICALLY RECORDED
PioneerTitleCo. RECORDED

Fo1a% kivone 04/15/2024 02:37 PM
$680 E. Franxlin RJ., Ste 250 RICK HOGABOAM
Numpa, 1D 83687 CANYON COUNTY RECORDER
ELECTRONICALLY RECORDED-DO NOT Pgs=3 TYOUREN $1500
ﬁﬂ?ﬁwg%%gﬂ?ﬁé‘gﬁ; ;rgﬁEEDRE'ﬁ?LE CANYON - CALDWELL
PART OF THE ORKGINAL DOCUMENT ELECTRONICALLY RECORDED

Fiic No. 846458 MJI/EM

WARRANTY DEED

For Value Received  Justin A, Fishbur, 8 married man as his sole and separale property
hereinafter referved 10 a8 Ciranior, does huredy grant. bargain, sell, wasrant and convey unio

Carlos Tabenini and Kimberiey Tabarni, husband and wife
hereinafter refened to a5 Graniee, whose current addiess is 9837 W Patmare Ct Star, ID 83669
The following described preinises. ta-wil.

See Exhibit A awuched heretn and made o pant hereof.

To HAVE AND TO HOLD 1he said premises, with their appurtenaices unto the said Grantes(s). and
Grantees(s) heirs and assigns Forever. And the soid Grantor{s) does (do) herchy covenant to and with the
suid Grantee(s), that the Granton(s) is/are the ownar(s) in fae simple of said prenises; 1hat taid premises
are free from all encumbrances EXCEPT those 10 which this conveyaace is expressly made subject and
tiose made, suffered or done by the Gramee(s) and subject to U S. Patent 1eservations, rostrictions,
dedications, easements, rights of way aud agreements, (if any) of recond, und current years tanes, lovies.
mit! axvessiienis. inciudes irrigation and ulility assessiments, (if any) which are not yet due and payzabie,
and thal Grantor{s) will warrani and defend the same from all lawhu! eladms whasooves.

Justin A. Bishburn é

State o 1DAHC, County of ADA 2
!
was acknowledged before e on ABRIL ). 20324 by Jusiin A. Fishburn

of nowry public

ommfjsion Gxpires: ST - S G L P S S AP S Y
JUSHTTAFTOIRD

COMMIST i BN<a2148

NOTARY PORLLIL

STATE OF | D240

o iaad i

PIYe19e99Yded /597 /1eaiUiTIVY Ipivgdddd/
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*re-recorded for legibility purposes

2024-011074

RECORDED

04/12/2024 03:50 PM
RICK HOGABOAM

CANYON COUNTY RECORDER
Pgs=2 JWINSLOW $15.00
TYPE DEED

PIONEER TITLE CANYON - CALDWELL

PioneerTitleCo.

3680 E. Franklin Rd., Ste, 250
Nurapa, 1D 83487

ELECTRONICALLY RECORDED-00 NOT
REMOVE THE COUNTY STAWPED FIRST
PAGE ASIT (8 NOW INOORFIORATED AS
PART OF THE ORIGINAL DOCUMENT

File No. 846468 MJ/EM
WARRANTY DEED

For Vailve Received  Justin A, Fishburn, 8 marvied man as his sole and separale property
hersinafter refened 10 a8 Grantor, dogs hureby grant. bargain, scll, warant and convey uno

Carlos Tabarini and Kimberiey Tabarini, husbard and wife
hereinafter referred to a5 Graniee, whose cusrent addiess is 9837 W Patmore Ct Star. 1D B3669
The following described premises. ta-wit;

Seg Exhibit A atuched heretn and made a part hereof.

To HAVE AND TO HOLD the said premises, with their appurtennices unto the said Grantoe(s). and
Grantees(s) heirs and assigns forever. And the said Grantor(s) does (do) hereby covenant to ang with the
said Grantee(s), that the Granton(s) is/are the owner(s) in fes simple of said premises, 1hat said premises
are free from ell encumbrances EXCEPT those to which this conveysace is expressly made subject and
those made, suffered or done by the Grantee(s); and subject ta U.S. Patent reservations, rostristions,
dedications, casomenis, rights of way and agreements, (if any) of recond, aud current years tases, levies.
and axsesgments, inciudes irrigation and utiliy assessments, {if any) which are not vet dug and puyubie.
and that Grantor{s) will warram and defend the same From all lawhu) cladins whatsoever,

Justin A, Féhbara
State of IDAHO, Counly of ADA 2 &

d ’ was acknowledged before nie on APRIL M. 2024 by Jusiin A. Fishburn

of notary public
sion Bxpires:

JBBH LTAFTDRD
COMMISE BN 482193

NOTANY FIRLIL

SVATE OF 1DALD

JOSH STAFFORD
Residing in: Boise, ID
Commission Expires: O6/15/2029

1114199997399 /997 [YdgibIVIVy Ioivgdddd /



*re-recorded for legibility purposes

PioneerTitleCo.

COING BEVOND

5680 E. Frankhn Rd., Ste, 250
Nampa, ID 83687

ELECTRONICALLY RECORDED-DO NOT
REMOVE THE COUNTY STAMPED FIRST
PAGE ASIT IS NOW INCORPORATED AS
PART OF THE ORIGINAL DOCUMENT

File No. 846468 MJ/EM

WARRANTY DEED

For Value Received  Justin A Fishburn, a married man as his sole and separaie property

hereinafter referred 1o as Granter. docs hereby arant. bargain. sell. warrant and cenvey unto

Carlos Tabarini and Kimberley Tabarini, husband and wife
hereinafter referred 1o as Grantee. whose current address is 9837 W Paunore Ct Star. 1) 83669

The following described premises. to-wit,

Sec Exhibit A attached hereto and made a part hereol

To HAVE AND TO HOLD the said premises. with their appurtenances unte the said Grantee(s). and
Grantees(s) heirs and assigns forever. And the said Grantoi(s) daes (do) hereby covenant to and with the
said Grantee(s). that the Grantor(s) isfare the owner(s) in fee simple of said premises; that said premises
are free from all encumbrances EXCEPT those to which this comveyance is expressly made subject and
those made. suffered or done by the Grantee(s): and subject to U.S. Patent ieservations, restrictions.
dedications. casements. rights of way and agreements, (if any) of record. and current ycars taxcs. levies.,
and assessments. includes irngation and utility assessmenta. (if any) which are not vet due and payable.
and that Grantor(s) will warrant and defend the same from all lawful claims whatsoever.

Dated?” ApriN] 1.2024 Fi
TIOA A

Justin A. BfShburmn
State of IDAHO. Counly of ADA 2 &
]

ommigsion Lxpires:

JOSH STAFFORID
Residing in: Boise, i
Comrission Expiras: OF/1E8/2020

TYe/Ydddvadd /ioY | YegiBILTIYy /uvpoddd



EXHIBIT A
PARCEL 1:

A parcel of land beig a portion ol Lot 37 of the Amcended Plalof Lemp Park Urban Tracts as recorded in Duplicate
Plat Book 4 al Page 32. Records of Canyon County. sasd purces is located i the Norihieas! quarter of the Northwest
guarter of Scction 10. Township 4 North, Range 2 West of the Boise Menidian, Canyon Ceunty, Idaho being more
particularty described as feliows:

Commencing at the found $/8" inch iron pir atthe quarter corner common 1o Sections 10 and 3CTINCR2W. from
which the found aiuminum cap monument stamped PLS 3267 at the west 1/16" corner con mon 1o Sections 10 and
3, TAN, R2W bears S 89° 46’ 02" W 3 distance of 1320.28 feet: thence S 89¢ 46" 02 W along the section line for a
distance of 15.00 leet; thence $ 00° 53 12" W for a distance of 50.00 feet; thence N 89% 46° 02 ¥ E for 4 distance of
15.00 feet to a point witnessed by a set /8™ inch iron pin with a 2 inch aluminum cap stamped PLS 11463 which
bears 3.00° 53" 12" W a distance of 5.00 feet: thence S 00° 53" 12" W for a distance of 361.18 feel 10 4 set JigT™
inch iron pm with a 2 inch aluminum cap stamped PLS 11463 and the POINT OF BEGINNING.

Thence continuing $00° 537 12" W for & distence af $49.35 feet toa set 378" inch iron pinwith a 2 inch aluminum
cap stamped PLS 11463,

Ihence S 89° 46" 02* W for a distance of 13.00 feet 10
PLS 11463:

Thence S 00° 33" 12" W for a distance of $9.96 reet to set 5 8" inch ron pin with a 2 ingl aluminum cap staniped
PLS 11463 from which the center-north sixteenth corner of Section 10 bears N 89% 32° 16" W a distance of 15 00
feet;

Thence S 897 52" 16" W for a distunce of 261.17 feet 1o a found 3 8 7 ron pin with a plastic cap Jabeled PLS 3627,
Thence N 00° 53° 17" E for a distance of 908 74 feet 1o 4 set $/8" inch iron pin with a 2 inch aluminum cap stamped
PLS 11463

Therce N 89° 46" 02" - for a distance ol 276.16 eet 1o the POINT OF BEGINNING:

aset 78" inchvon pin with a 2 incl aluminum cap stamped

PARCEL 2

Land in the Noithwest quarter of the Northeast quarter of Section 10 Township 4 North, Range 2 West, Hoise
Menidian, Canyon County. ldaho. described as follaws

Beginning at the Soutnvest comer of said Northwest quarier of the Northeast quarter (Center-North 1/16 comer),
thence along the Wes! line of said Northwest quarter of the Novtheast quaner.

North 01°03'33" Rast. 1320.38 fect (0 the Northwest corner thereof {(North quarter comer of said Section 10). thence.
South 00°253:4" West, 1320.19 feet 1o 2 set 578 inch rebar with an orange plustic cap marked " TVEL PLS 10782" on
the South line of said Northwest quarter of the Nostheast quarter: thence along said South live. thence

South 89°59°46" West, 14.58 feet, to the POINT OF BEGINNING. as set forth in Quitclaim Deed recorded
Seplember 15, 2004. as Instrument No. 200451 $56. records of Canyon County, Idaho.



Exhibit A8

Draft Irrigation Design
Top left of map (North East Corner) shows where the current irrigation water enters the property.

Will extend irrigation water along the East side of the property South to cover all 3 lots.

i
il
PN

Draft Irigation Water}DistibUiGhIolS

P R
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RECORDED

20 »Z 5 — 0&0 C]SC/ 01/10/2025 03:07 PM

s M

520250000
July 1, 2024 %
RICK HOGABOAM
ROAD EASEMENT and MAINTENANCE AGREEMENT for: CANYON COUNTY RECORDER
Pgs=18 PBRIDGES $61 00
Midstar Ln, Huckleberry Ln, and Stoffle Ln (partial section), Middleton ID. AGR

CARLOS AND KIM TABARINI
This road easement and maintenance agreement shall be subject to a perpetual, non-exclusive

easement for ingress and egress granting access to all parcel owners, their occupants and guests,
and service and emergency vehicles. This agreement shall encumber and run with the land as long
as the road remains private.

This agreement shall supersede and replace any road access or maintenance agreements
recorded previously and shall be binding upon the parties hereto, their respective heirs, executors,
and assigns.

Any additional tots or parcels that may be legally created in the future shall be added to this
agreemaent, inclitding the legal description and parcel number, by each new owner.

Whomever owns the property(s) currently or in the future, shall participate in this agreement by
providing written signature on this document and shall provide their equal share for the expenditure
and /or tahor of niaintaining the road. On matters of improvement beyond normal upkeep, the
owners nf the parcels, or the majority of them, shall agree on such improvements and the division
of cost amongst the participating majority.

If one oi inore owners desire an improvement when the others do not, the improvement can be
made by the ownar(s) without distributing the costs, so long as the improvement does not detract
from the qiality of the easement.

Each parcel owner shall receive one vote.

All property owners shall be granted unimpeded access to the road for themselves and guests to
access their property. The road shall not be utilized for a commercial business and shall be subject
10 a perpetual non-exclusive public utility easement for the purpose of maintenance or installation
of pubtic: utilitian '

This agicement covers all properiies that require legat access to the private roads as follows
Midstar L.n, Hucidaberry Ln and Stoffle Ln (to the end of the legal description -see Exhibit A, and the
SW coritci of paice! #R33968). Midstar Ln and Stoffle Ln are recognized and recorded as having a
60 ft wicie casernent and Huckleberry Ln as having a 28 ft wide easement. Included with this
agreementis:

o Exhibiv AL lLega' cescription (May 2024) for Midstar Ln., Huckieberry Ln., and Stoffle Ln.
o Exhibit B. EXHIBIT MAP
« Exhibi. . A map with all 3 road sections + current parcels referenced in this agreement.

o =xhibr s 1-E, 1 | description(s) of subject parcels.
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IDAHO NOTARY ACKNOWLEDGMENT

State of Idaho

County of oemyoR Ad&

| @‘“
On this day of -in the year 2002 , before me,
(Notary’s name) a notary public, personally appeared S XQ: éﬁg %

(individual’'s name), personally known to me to be the person(s) whose name(s)

is (are) subscribed to the within instrument, and acknowledged to me that he

(she) (they) executed the same.

Sesl
LACY ANN BROWER m
COMMISSION #20230758 7 ﬂ

NOTARY PUBLIC .
STATE OF IDAHO Notary Public

My Commission Expires 02/15/29
My Commission expires on: 2lls /29

b
E Page 1 of 1



IDAHO NOTARY ACKNOWLEDGMENT

State of Idaho
County of—Gaﬂyen—-PrdO\

On thisbt day ofgm_%’)n the year 20 3, before me, M’Auﬂ/

(Notary’s name) a notary public,’personally appeared L_«'\S

(individual's name), personally known to me to be the person(s) whose name(s)
is (are) subscribed to the within instrument, and acknowledged to me that he

(she) (they) executed the same.

Seal

LACY ANN BROWER
COMMISSION #20230758 “" T
NOTARY PUBLIC

STATE OF IDAHO Notary Public

My Commission Expires 02/15/29
My Commission expires on: &7//5 /&7

A
h Page 1 of 1



Road Easement and Maintenance Agveement

ACKNOWLEDGMENT

A notary public or other officer completing this
certificate verifies only the identity of the individual
who signed the document to which this certificate is
attached, and not the truthfulness, accuracy, or
validity of that document.

State of California
County of Placer )

On ?\"\Ma\ UKB{/ ’.?ﬁ/ 202/7Lbefore me, bz Herre I, WO‘I‘U\Y«J P(/l})h'(_;

(insert name and titfe of the officer)

personally appeared g‘\’@b\/]@\ﬂ .SOWZQ € o

who proved to me on the basis of shtisfactory evidence I be the person(s) whose name(s)(s/hre
ubscribed to the within instrument and acknowledged to me that(ﬁe_/)she/they executed the same in

hislher/their authorized capacity(ies), and that by 6Ls/-}1er/their signature(s) on the instrument the

person(s), or the entity upon behalf of which the person(s) acted, executed the instrument.

| certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing
paragraph is true and correct.

WITNESS my hand and official seal. »

S. Z. HERRERA &

Comm. # 2490432 0
2] NOTARY PUBLIC - CALIFORNIA

PLacer COUNTY -

My Coum. Exp. May 17, 2028j‘

Signature = «J\%(MWW (Seal)




IDAHO NOTARY ACKNOWLEDGMENT

State of Idaho Nt
_”\\\s\’_\\ \k \

County of Canyon~

Onthis_ ‘dayof_! | . 1J( inthe year 20" ' before me,

(Notary's name) a notary public, personally-appeared — 4 VY S =

(individual’s name), personally known to me to be the person(s) whose name(s)
is (are) subscribed to the within instrument, and acknowledged to me that he

(she) (they) executed the same.

Seal

. £y

a ! .. A
ALLY M HOMER ; LAY L
COMMISSION #20210931 j

STATE OF IDAHO

NOTARY PUBLIC : ' Notary Public

L ]

My Commission expires on: _

ﬁ Page 1 of 1



IDAHO NOTARY ACKNOWLEDGMENT

State of Idaho NN
‘\_\&..\5\. N\
County of Canyon

YO N
On thisC\ ' day of )1

(Notary’s name) a notary public, personally appeared L,.\{ MM/ % i \"zt N RA

2L, inthe year 202", before me, (211 i

(individual's name), personally known to me to be the person(s) whose name(s)
is (are) subscribed to the within instrument, and acknowledged to me that he

(she) (they) executed the same.

Seal
ALLY M HOMER § f\(/\();u’\ AA \/ AOAAVY
COMMISSION #20210931 : —=— : A
NOTARY PUBLIC \ -
STATE OF IDAHO ~ Notary Public »
- : IR I W R AR
My Commission expireson: __ '~ | ¢ Ao

ﬁ Page 1 of 1



IDAHO NOTARY ACKNOWLEDGMENT

State of Idaho

County of Canyon ~

"

NS
i , before me, "

____li/ in the year 20

-~ "I."

Onthisc . day of

(Notary’s name) a notary public, personally appeared SE RN N

(individual's name), personally known to me to be the person(s) whose name(s)
is (are) subscribed to the within instrument, and acknowledged to me that he

(she) (they) executed the same.

Seal

§ )\ j a0 (Y ™

R v
; -

ALLY M HOMER
COMMISSION #20210931
NOTARY PUBLIC
STATE OF IDAHO

Notary Public

My Commission expires on:

LY
E Page 1 of 1



IDAHO NOTARY ACKNOWLEDGMENT

State of Idaho o)

U
County of Ganyon
Onthis' . 7 dayof_» (77 /( inthe year 20" ', beforeme, ! |
(Notary’s name) a notary public, personally appeared « « +{tu 1 . Lo by o]

(individual's name), personally known to me to be the person(s) whose name(s)
is (are) subscribed to the within instrument, and acknowledged to me that he

(she) (they) executed the same.

Seal

] )

} N .".V A !\./q\' I/ Vil

LA

ALLY M HOMER
COMMISSION #20210831
NOTARY PUBLIC
STATE OF IDAHO

Notary Public

My Commission expires on:

h
h Page 1 of 1



IDAHO NOTARY ACKNOWLEDGMENT

State of Idaho o« 3
County of Canyon-

Onthis -~ ' 'dayof i the year 20~ , beforeme, _ " || i

——

(Notary's name) a notary public, personally appeared i/ v L Lo &

(individual's name), personally known to me to be the person(s) whose name(s)
is (are) subscribed to the within instrument, and acknowledged to me that he

(she) (they) executed the same.

Seal

MR IAAN Y NN

ALLY M HOMER
COMMISSION #20210931

NOTARY PUBLIC : ' Notary Public
STATE OF IDAHO ,

My Commission expires on:

LY
E Page 1 of 1



EXHIBIT A

s u R “ E Y l N G & M A pp I N G P52 e s L o Lk ok e

Easement Description

An easement over a portion of Lots 4 and 37 of the Amended Plat of Lemp Park Urban Tracts as
recorded in Duplicate Plat Book 4 at Page 32, Records of Canyon County, and over a portion of the
northwest quarter of the northeast quarter of Section 10, Township 4 North, Range 2 West, Boise
Meridian said easement is located in the southwest quarter of Section 3 and the north half of Section. 10,
T4N, 2 W, B.M.,Canyon County, Idaho being more particularly described as follows:

Commencing at the found aluminum cap monument stamped PLS 3267 at the west 1/16" corner
common to Sections 10 and 3, T4N, R2W from which the found 5/8% inch iron pin at the quarter corner
common to Sections 10 and 3, T4N, R2W bears N 89° 46’ 02” E a distance of 1320.28 feet; thence N
89° 46° 02” E along the section line a distance of 615.36 feet to the POINT OF BEGINNING;

Thence N 01° 12° 54” E along the west line of Parcel 2 as shown on Record of Survey Inst. No. 2023-
006065, records of Canyon County, for a distance of 60.02 feet;

Thence N 89° 46° 02” E along the north line of the 60 foot Ingress-Egress Access & Utility Easement, as
shown on said Record of Survey, for a distance of 379.64 feet;

Thence S 00° 53° 17” W for a distance of 1269.52 feet;

Thence S 44° 21° 34” E for a distance of 70.40 feet;

Thence N 89° 52° 16" E for a distance of 212.14 feet to the west line of Stoffle Lane;
Thence S 00° 15° 11” W along the west line of Stoffle Lane for a distance of 60.00 feet;

Thence S 89° 49° 08" W along the sixteenth line for a distance of 14.41 feet to the center-north 1/16%
corner of said Section 10;

Thence S 89° 52° 16” W for a distance of 276.40 feet;

Thence N 00° 53° 17” E along the line common to said Lot 37 and Greenview Acres Subdivision, ,
tecorded in Book 18 of Plats, Pages 50-51, records of Canyon County, Idaho for a distance of 1319.92
feet;

Thence S 89° 46° 02” W along the section line for a distance of 351.98 feet to the POINT OF
BEGINNING.

Easement contains 1.762 acres, more or less.

1
1520 W. Washington St., Boise, ID 83702 « Phone: 208-488-4227 =
www.accuratesurveyors.com



EXHIBIT B

EXHIBIT MAP

EASEMENT OVER A PORTION OF LOTS 4 & 37, BLOCK 1, AMENDED LEMP PARK URBAN TRACTS,
DUPLICATE PLAT BOOK 4 OF PLATS, PAGES 32, CANYON COUNTY RECORDS (NE1/4 NW1/4, 5.10)
AND A PORTION OF THE NW 1/4 NE 1/4, SECTION 10, T.4N., R.2W., B.M.

CANYON COUNTY

BASIS OF BEARING
N 8946'02" E 1320.28'

-

. N 8946'02” E 379.99'

(\/ 89°46'02" €

=2 el £
10' 615.36 Q'
W 1,/16 CORNER ®
PLS 3267

AN

LEGEND

PARCEL LINE
SECTION LINE
EASEMENT

@ FOUND 2" ALUMINUM CAP
MONUMENT

@ FOUND 5/8" IRON PIN,
WITH PLASTIC CAP, AS NOTED
N\ CALCULATED POINT

P.0.B POINT OF BEGINNING

PLATTED LOT NUMBER
AMENDED LEMP PARK URBAN TRACTS

>

?

1319.92°

PLATTED LOT NUMBER
GREENVIEW ACRES SUBDIVISION

>

N 00°53°17" E

PLATTED LOT NUMBER
FOX MEADOWS SUB. No. 2

LINE TABLE

BEARING DISTANCE
N 00'53'17" 60.01°
S 4421°347 70.40°
N 89'52°16" 212.14’
S 0015'11” 60.00°
S 89°49'08" 14.41°
S 89'52'16"

1

GREENVIEW ACRES SUBDIVISION

ACCURATE

SURVEYING & MAPPING

S 89°46'02" W 351.98" |

STATE OF IDAHO

10
, 1/4 CORNER
PLS 1704

/

SCALE: 1"=200’

@]

FOX MEADOWS SUBDIVISION No. 2

S 0053’17 w

28" WIDE
HUCKLEBERRY LANE
|
|

1
60" WIDE STOFFLE LANE

~ L3
\ore

’
1
)
|

T3 STOFFLE LN.

-~

1520 W. Washington St.
Boise, Idaho 83702
(208) 488-4227

BEEHIVE CT.

www.accuratesurveyors.com

DATE: MAY, 2024 JOB 24-170

Ls*

C-N 1/16TH
CORNER
SECTION 10

LS




EXHIBIT C
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EXHIBIT 1
Parcel R23913010

A portion of Tract 4 of LEMP PARK URBAN TRACTS, AMENDED PLAT, recorded in Plat
Book 4 at Page 33 in the office of the Recorder for Canyon County, Idaho, lying in the Southeast
Quarter of the Southwest Quarter of Section 3, Township 4 North, Range 2 West. Boise
Meridian, Canyon County, Idaho, more particularly described as follows:

COMMENCING at the Southeast corner of said Tract 4 (also the Southeast corner of said
Southeast Quarter of the Southwest Quarter); thence

South 89° 09'43" West along the South boundary of said Tract 4 a distance of 704. 72 feet to the
TRUE POINT OF BEGINNING; thence continuing

South 89° 09'43" West along said South boundary a distance of 615.46 feet to the Southwest
corner of said Tract 4; thence

North 00° 41 '35 " East along the West boundary of said Tract 4 a distance of 330.27 feet to the
Northwest corner of said Tract 4: thence

North 89° 1 0'58" East along the North boundary of said Tract 4 a distance of 615.09 feet; thence
South 00° 37'48" West a distance 0f330.04 feet lo the TRUE POINT OF BEGINNING.

SUBJECT TO a 50.00 foot irrigation easement along the North boundary.



EXHIBIT 2

Parcel R23913010A1
Job No. 2022-128
J.B.F.
12-16-22
BQUNDARY DESCRIPTION
. FOR
ROBERT AND LYNETTE JENSEN

Part of Tract 4 of Lemp Park Urban Tracts Amended Plat located In the Southeast ¥ of the Southwest X
of Section 3, Townshlp 4 North, Range 2 West of the Bolse-Meridian, Canyon County, |daho described

as:
Commencing at a found 5/8” rebar marking the Southeast corner of the Southeast X of the Southwest ¥
.of Section 3, Township 4 North, Range 2 West of the Boise Meridian, Canyon County, idaho and running

thence $89°09'25"W 352.94 feet along the South line of the Southeast ¥ of the Southwest X of sald
Section to the Polint of Beginning; thence $89°09°'25"W 351.98 feet along sald South line to a found 5/8”
rebar; thence N0OO"36°17"E 329.88 feet to a poiht on the South line of the Schreiner Estates Subdivision;
thence N89°09'06"E 348,83 feet along sald South line; thence S00°03'25°W 329.84 feet to the Polnt of

Beginning. v

Parcel contalns 115,558 square feet or 2,65 acres, more or less.

106 W Main St. Unit D, Middleton, ID 83644 * pls |2,20@vahoo com * (208)861-7513 (0) * (866)337-4925 (F) Page 1

~
~



EXHIBIT 3

' Parcel R23913010A

Job No. 2022-128
1.B.F.
12-16-22
BOWDARY DESCRIPTION
FOR

ROBERT AND LYNETTE JENSEN

Part of Tract 4 of Lemp Park Urban Tracts‘Amentiéd Plat located in the Southeast % of the Southwest %
of Section 3, Township 4 North, Range 2 West of the Boise Merldian, Canyon County, |daho described
as:

... Beginning at a found 5/8” rebar marking the Southeast corner of the Southeast % of the Southwest % of

Section 3, Township 4 North, Range 2 West of the Boise Meridian, Canyon County, Idaho and running
thence $89°09'25°W 352,94 feet along the South line of the Southeast ¥ of the Southwest ¥ of said
Section; thence N00°03°25"E 329.84 feet to a polnt on the South line of the Schreiner Estates
Subdivision; thence N89°09’06”E 355.50 feet along said South line to a found 5/8” rebar marking a
point on the East line of the Southeast % of the Southwest X of sald Sectlon; thence $00°30°05"W
329.93 feet along sald East line to the Point of Beginning. . *

Parce! contains 116,830 square feet or 2.68 acres, more or less.

106 W Main St. Unit D, Middleton, ID 83644 * pls 12421 @vahoo,com * (208)861-7513 (0) * (866)337-4925 (F)  Page 1
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Supplemental Documents
Planning & Zoning Commission
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Hearing Date: June 4, 2026



CANYON COUNTY DEVELOPMENT EXthIt Bl D WARRANTY WITH RESPECT TO THE
ACCURACY, COMPLETENESS, Urx uscruLNESS UF 1HIS PARCEL INFORMATION TOOL.

R23913011A PARCEL INFORMATION REPORT
PARCEL NUMBER:

OWNER NAME:

CO-OWNER:

MAILING ADDRESS:

SITE ADDRESS:

TAX CODE:

TWP:

ACRES:

HOME OWNERSEXEMPTION:
AG-EXEMPT:

DRAIN DISTRICT:

ZONING DESCRIPTION:
HIGHWAY DISTRICT:

FIRE DISTRICT:

SCHOOL DISTRICT:

IMPACT AREA:

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

FEMA FLOOD ZONE:

WETLAND:

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

LEGAL DESCRIPTION:

PLATTED SUBDIVISION:
SMALL CITY ZONING:

SMALL CITY ZONING TYPE:

3/27/2026 9:39:24 AM

R23913011A
TABARINI CARLOS

TABARINI KIMBERLEY

9837 W PATMORE CT STAR 1D 83669
OSTOFFLE LN

1090000

4N RNG: 2w SEC: 10 QUARTER: NW
574

No

Yes

DD2

AG /AGRICULTURE

HIGHWAY DISTRICT #4

STAR FIRE

MIDDLETON SCHOOL DIST #134
Middleton

RES

RESIDENTIAL

MIDDLETON IRRIGATION ASSN INC/MIDDLETON MILL DITCH
CO

X FLOODWAY': NOT In FLOODWAY FIRM PANEL:
16027C0254G

NOT In WETLAND

NO Nitrate Prio

NOT In COLLECTOR

2024011233

NOT In Scenic Byway

10-4N-2W NW LEMP PARK URBAN TRSTX 22231 IN LT 37
LEMP PARK URBAN TRS

DISCLAIMER:

1. FEMA FLOOD ZONE REFERS TO THE DESIGNATED FEMA FLOOD AREAS. POSSIBLY ONE (1) OF SEVERAL ZONES - SEE FIRM PANEL NUMBER.
2. THISFORM DOES NOT CALCULATE DATA FOR PARCELSINSIDE 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 ASSUMESNO LIABILITY FOR DIRECT, INDIRECT, SPECIAL, OR CONSEQUENTIAL DAMAGES RESULTING FROM
THE USE OR MISUSE OF THIS PARCEL INFORMATION TOOL OR ANY OF THE INFORMATION CONTAINED HEREIN.
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CANYON COUNTY DEVELOPMENT SERVICES MAKES NO WARRANTY WITH RESPECT TO THE
ACCURACY, COMPLETENESS, OR USEFULNESS OF THIS PARCEL INFORMATION TOOL.

R33968

IRRIGATION DISTRICT:

FEMA FLOOD ZONE:

WETLAND:

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

LEGAL DESCRIPTION:

PLATTED SUBDIVISION:
SMALL CITY ZONING:

SMALL CITY ZONING TYPE:

PARCEL INFORMATION REPORT
PARCEL NUMBER:
OWNER NAME:
CO-OWNER:
MAILING ADDRESS:
SITE ADDRESS:
TAX CODE:

TWP:

ACRES:

HOME OWNERSEXEMPTION:
AG-EXEMPT:

DRAIN DISTRICT:

ZONING DESCRIPTION:
HIGHWAY DISTRICT:

FIRE DISTRICT:

SCHOOL DISTRICT:

IMPACT AREA:

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

R33968
TABARINI CARLOS

TABARINI KIMBERLEY

9837 W PATMORE CT STAR 1D 83669
OSTOEFFLELN

1090000

AN RNG: 2W SEC: 10 QUARTER: NE
0.16

No

No

DD2

AG /AGRICULTURE

HIGHWAY DISTRICT #4

STAR FIRE

MIDDLETON SCHOOL DIST #134
Middleton

RES

RESIDENTIAL

3/27/2026 9:40:05 AM

MIDDLETON IRRIGATION ASSN INC/MIDDLETON MILL DITCH

(6{0)

X FLOODWAY: NOT In FLOODWAY FIRM PANEL.:

16027C0254G

Riverine

NO Nitrate Prio

PROPOSED COLLECTOR
2024011233

NOT In Scenic Byway

10-4N-2W NE TX 04649 IN NWNE

DISCLAIMER:

1. FEMA FLOOD ZONE REFERS TO THE DESIGNATED FEMA FLOOD AREAS. POSSIBLY ONE (1) OF SEVERAL ZONES - SEE FIRM PANEL NUMBER.
2. THISFORM DOES NOT CALCULATE DATA FOR PARCELSINSIDE 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 ASSUMESNO 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.



Exhibit B2.1
Ly i . - — _— . 1 v i T ;
IMAGES WERE FLOWN IN'THE FALLOF 202450VisioN No'2

# SQUIRES'SUB SN e e o I X
S

/L " CRESCENT; TAKES 'SUBDIVISION Ef5= :

B NS

S

¥

¥

{ & Bumble Bee L fs -

e
¢

City_Limits

5 ° | Wetlands



ebunn
Text Box
Exhibit B2.1



= Exhibit B2.2 7
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Exhibit B2.3
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Exhibit B2.5
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SOIL REPORT

SOIL CAPABILITY CLASS SOIL CAPABILITY SQUARE FOOTAGE ACREAGE PERCENTAGE
4 MODERATELY SUITED SOIL 8525.25 0.20 3.34%
4 MODERATELY SUITED SOIL 13758.21 0.32 5.39%
3 MODERATELY SUITED SOIL 233061.11 5.35 91.27%
255344.57 5.86 100%
SOIL NAME FARMLAND TYPE SQUARE FOOTAGE ACREAGE PERCENTAGE
MtA Prime farmland if irrigated and drained 8525.25 0.20 3.34%
MvVA Prime farmland if irrigated and drained 13758.21 0.32 5.39%
FaA Prime farmland if irrigated 233061.11 5.35 91.27%
255344.57 5.86 100%

SOIL INFORMATION IS DERIVED FROM THE USDA's CANYON COUNTY SOIL SURVEY OF 2018
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SUBDIVISION & LOT REPORT

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

32 2008.15 798 2.52

3 | 115.71 | 76 | 1.52 |

56 | 2.46 | 1.97 | 0.06 | 15.77 |

NUMBER OF MOBILE HOME PARKS ACRES IN MHP NUMBER OF SITES  AVG HOMES PER ACRE MAXIMUM
0 I I I I I
SUBDIVISION NAME Label LOCATION ACRES NO. OF LOTS AVERAGE LOT SIZE CITY OF... Year

BLUE HERON SUB 1 AN2W02 36.99 5 7.40 COUNTY (Canyon)| 2002
BLUE MEADOWS SUBDIVISION NO. 1 2 4N2W03 25.81 18 1.43 MIDDLETON 2020
BLUE MEADOWS SUBDIVISION NO. 2 3 4N2W03 54.38 12 4.53 MIDDLETON 2022
CRESCENT LAKES SUBDIVISION 4 4N2W03 32.15 107 0.30 MIDDLETON 2021
DAN'S ACRES SUBDIVISION 5 4AN2W10 23.51 10 2.35 COUNTY (Canyon)| 2005
EEL LANE ESTATES - VACATED with Inst. # 2012013741 6 4AN2W10 10.15 5 2.03 COUNTY (Canyon)| 2008
ELK RIDGE ESTATE 7 4N2W03 9.46 9 1.05 COUNTY (Canyon)| 1995
FOUNTAIN SPRINGS SUBDIVISION 8 4N2W03 14.80 17 0.87 MIDDLETON 2023
FOX MEADOWS SUB 9 4AN2W10 8.70 6 1.45 COUNTY (Canyon)[ 2004
FOX MEADOWS SUB #2 10 AN2W10 39.68 13 3.05 COUNTY (Canyon)| 2004
GREENVIEW ACRES 11 4AN2W10 61.59 20 3.08 COUNTY (Canyon)| 1988
HONEY BEE ACRES SUBDIVISION 12 AN2W10 5.25 2 2.63 COUNTY (Canyon)| 2018
HUNTER'S RIDGE SUB 13 4N2W03 23.64 16 1.48 COUNTY (Canyon)| 1986
KINGSBURY ESTATES 14 4N2W03 46.32 17 2.72 COUNTY (Canyon)| 1972
LAKES AT TELAGA PHASE 1 15 4N2W03 66.06 149 0.44 0 2006
LANSING LANE SUBDIVISION 16 4N2W03 4.73 3 1.58 COUNTY (Canyon)| 2022
LANSING MEADOWS SUB 17 4N2W03 65.02 50 1.30 COUNTY (Canyon)| 2002
LEIGHTON LAKE ESTATES SUBDIVISION 18 AN2W11&14 82.09 20 4.10 COUNTY (Canyon)[ 2020
LEMP PARK URBAN TRACTS 19 4AN2W09 916.60 85 10.78 COUNTY (Canyon)| 1913
LINFIELD ESTATES SUBDIVISION 20 4AN2W10 18.92 13 1.46 COUNTY (Canyon)| 2020
MEADOW CREEK SUB 21 4AN2W04 43.93 9 4.88 COUNTY (Canyon)| 2000
PARKERS ADDITION SUB 22 AN2W04 4.83 2 2.41 COUNTY (Canyon)| 2005
PERKEL ACREAGE 23 4N2W10 147.76 39 3.79 COUNTY (Canyon)| 1911
SCHREINER ESTATES 24 4AN2WO03 49.40 20 2.47 COUNTY (Canyon)| 1998
SOLITUDE CREEK SUBDIVSION 25 4AN2W02 16.55 15 1.10 COUNTY (Canyon)| 2025
SQUIRES SUB 26 4AN2WO03 13.02 6 2.17 0 2003
THE LAKES SUBDIVISION PH. 1 27 4AN2WO03 40.46 36 1.12 MIDDLETON 2015
THE LAKES SUBDIVISION PHASE 2 28 4N2W03 9.78 16 0.61 MIDDLETON 2017
THE RIDGE AT QUAIL HOLLOW 29 5N2W34 41.58 26 1.60 COUNTY (Canyon)| 2007
WHISPER CREEK AMEND 30 4AN2W09 18.47 19 0.97 COUNTY (Canyon)| 1994
WHISPER CREEK ESTATES PH 2 AND 3 31 AN2W04 55.74 20 2.79 COUNTY (Canyon)| 1995
WYATT'S HOLLOW SUBDIVISION NO. 1 32 5N2W34 20.77 13 1.60 COUNTY (Canyon)| 2014

SUBDIVISIONS IN PLATTING

SUBDIVISION NAME ACRES NO. OF LOTS AVERAGE LOT SIZE
Solitude Creek Sub 16.54 15 1.10
Hidden Creek Estates 26.38 17 1.55
Cloud Nine Estates 72.79 44 1.65

MOBILE HOME & RV PARKS

SUBDIVISION NAME SITE ADDRESS ACRES NO. OF SPACES UNITS PER ACRE CITY OF...
I I I I I
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CASE SUMMARY

D CASENUM REQUEST CASENAME FINALDECIS
1 RZ2021-0061 Rezone A to CR-C2 AG Development LLC APPROVED
2 CU2025-0012 Staging Area/Contractor Shop Barnes APPROVED
3 RZ2020-0014 Rezone A to R-1 Biggins APPROVED
4 SD2022-0011 Preliminary Plat Cloud Nine Estates APPROVED
5 RZ2020-0016 Rezone A to R-R Jensen APPROVED
6 CR2022-0003 Ato CR-R-1 LWD Development, Inc APPROVED
7 SD2021-0046 Short Plat 3 Res Lots - Lansing Lane Sub Lansing Lane Sub APPROVED
8 CU2022-0039 Small Animal Facility May Calins Slaughter APPROVED
9 CU2024-0025 CUP - Kennel Nevills APPROVED
10 RZ2020-0027 Rezone A to R-1 Schatzel APPROVED
11 SD2020-0016 Preliminary Plat Solitude Creek Sub APPROVED
12 RZz2021-0017 Rezone Ato R-R Terry Bruce APPROVED
13 CU2022-0028 Expansion of RV Storage Wyatt Legacy LLC APPROVED
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EXHIBIT C
Site Visit Photos: May 14, 2026
Planning & Zoning Commission
Case# CR2025-0010
Hearing Date: June 4", 2026



Exhibit C: Site Photos Taken on May 14, 2026

Images 1 and 2
(top left and
right): Taken on
Stoffle Lane
facing east and
west

Image 3 (bottom
left): Taken on
Stoffle Lane
facing north
showing Subject

Property D

m‘ )
Image 4 (bottom i e
right): Stoffle
Lane private road
sign showing
where private
section of the
road starts

Image 5 (top
left): Taken on
Stoffle Lane
facing northwest
showing Subject
Property

Image 6 (top
right): Taken on
Huckleberry
Lane facing
northeast
showing Subject
Property

Image 7 (bottom
left): Showing
Huckleberry
Lane facing
north

Image 8
(bottom right):
Showing
Huckleberry
Lane facing
south




Image 9 (top
left): Taken on
Huckleberry
Lane showing
northern
property line
facing east

Image 10 (top
right): Taken on
Huckleberry
Lane near
northern
property line
facing southeast

Image 11
(bottom right):
Adjacent
properties along
Huckleberry
Lane, facing
west

Rt L) aI.‘.F]

R2391301

(
1A




EXHIBIT D
Agency Comments Received by: May 26, 2026
Planning & Zoning Commission
Case # CR2025-0010
Hearing Date: June 4, 2026



Exhibit D1

Emily Bunn

From: Anthony Lee <Anthony.Lee@swdh.id.gov>

Sent: Wednesday, November 5, 2025 3:51 PM

To: Emily Bunn

Cc: Mitch Kiester

Subject: [External] RE: Agency Notice CR2025-0010 / Tabarini
Attachments: Pre.Development.Notes.Signed.07.07.2025.pdf

Hi Emily,

1.) Will a Nutrient Pathogen Study be required? This project does not require a Nutrient Pathogen

Study.

2.) Will adequate sanitary systems be provided to accommodate the use? A site evaluation and test
holes have not been conducted on site 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 (the notes mentioned 2 proposed lots).

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

0208.455.5384 | ¢ 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: Wednesday, November 5, 2025 11:17 AM

To: 'lgrooms@msd134.org' <lgrooms@msd134.org>; 'mgee@msd134.org' <mgee@msd134.org>;
'permits@starfirerescue.org' <permits@starfirerescue.org>; 'knute.sandahl@doi.idaho.gov'
<knute.sandahl@doi.idaho.gov>; 'chopper@hwydistrict4.org' <chopper@hwydistrict4.org>;
'brandy.walker@centurylink.com' <brandy.walker@centurylink.com>; 'eingram@idahopower.com’

1
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<eingram@idahopower.com>; 'easements@idahopower.com' <easements@idahopower.com>;
‘arobins@idahopower.com' <arobins@idahopower.com>; 'jessica.mansell@intgas.com' <jessica.mansell@intgas.com>;
'Contract.Administration.Bid.Box@ziply.com' <Contract.Administration.Bid.Box@ziply.com>;
"irrigation.mm.mi@gmail.com’ <irrigation.mm.mi@gmail.com>; Mitch Kiester <Mitch.Kiester@swdh.id.gov>; Anthony
Lee <Anthony.Lee@swdh.id.gov>; 'gis@compassidaho.org' <gis@compassidaho.org>;
'D3Development.services@itd.idaho.gov' <D3Development.services@itd.idaho.gov>; 'Kendra.Conder@itd.idaho.gov'
<Kendra.Conder@itd.idaho.gov>; Brian Crawforth <Brian.Crawforth@canyoncounty.id.gov>;
christine.wendelsdorf@canyoncounty.id.gov; Michael Stowell <mstowell@ccparamedics.com>; Assessor Website
<2cAsr@canyoncounty.id.gov>; 'middletown.rich@gmail.com' <middletown.rich@gmail.com>; Dalia Alnajjar
<Dalia.Alnajjar@canyoncounty.id.gov>; Lucy Ostyn <lucy.ostyn@canyoncounty.id.gov>; Tom Crosby
<Tom.Crosby@canyoncounty.id.gov>; Code Enforcement <CodeEnforcement@canyoncounty.id.gov>; GIS and
Addressing Division <GISAddressing@canyoncounty.id.gov>; 'BRO.Admin@deg.idaho.gov'
<BRO.Admin@deg.idaho.gov>; 'file@idwr.idaho.gov' <file@idwr.idaho.gov>; 'makline2 @marathonpetroleum.com'’
<makline2@marathonpetroleum.com>

Subject: Agency Notice CR2025-0010 / Tabarini

CAUTION: This email originated outside Southwest District Health's network. Verify links and attachments
BEFORE you click or open, even if you recognize and/or trust the sender. Contact IT with any concerns.

Please see the attached agency notice. You are invited to provide written testimony or comments by
December 5, 2025, 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. If the comment deadline is on a weekend or
holiday, it will move to close of business 5pm the next business day. 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.

Please direct your comments or questions to Planner Emily Bunn at emily.bunn@canyoncounty.id.gov.

Thank you,

Caitlin Ross

Hearing Specialist

Canyon County Development Services Department
111 N. 11 Ave., #310, Caldwell, ID 83605

Direct Line: 208-454-7463
Email: Caitlin.Ross@canyoncounty.id.gov

Website: www.canyoncounty.id.gov

Development Services Department (DSD)
Public office hours:

Monday, Tuesday, Thursday and Friday
8am — 5pm

Wednesday

1pm - 5pm

*We will not be closed during lunch hour **



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



Name of Development:
Applicant:

P.E./P.G.:

All others in Attendance:

Number of Lots or Flow:
Location of Development:

Project in Area of Concern:
Level 1 NP Necessary for N:

LSAS/CSS Proposed:

BRO meeting for P or above:
Proposed Drinking Water:
BRO meeting for PWS, Com:

Information Distributed:

Additional Comments:

Attach conceptual plan, if provided,

DISTRICT HEALTH

Exhibit D1.1 K‘(L SOUTHWEST

Pre-Development Meeting
Rezoning Ag to Residential (RR or R-1)

Carlos Tabarini

EHS#035 Date 07/07/2025

3 Acreage of Proposed Development;6.90
TBD Stoffle Ln

Middleton, ID 83644
R23913011A & R33968000 0

Unknown Groundwater/Rock <10° GW
Unknown

No

No

Individual[®], City[ ], Community [_], Public Water Supply [_]
No

SER|__|, NP Guidance , Non-Domestic WW ap.

The applicant consulted with Southwest District Health (SWDH)

regarding the proposed rezoning of a 6.90 acre parcel from Agricultural

(AG) to either Rural Residential (RR) or Sinale-Family Residential (R-1),

and the subsequent subdivision into two (2) parcels of approximately1.25

acres each. A site evaluation has not yet been conducted on the

proposed parcels. Prior to issuance of an subsurface sewage disposal

permits, the parcel must belegally subdivided and recorded with the

county. It remains undetermined whether the site is located within a

Departement of Environmental Quality (DEQ) designated Nitrate Priority

Area. At this time, SWDH has no objections to the proposed use,

provided all application requirements are satisfied. .y t#eize; [ 2o

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

Exhibit D2

Brad Little, Governor
Jess Byrne, Director

November 10, 2025

Emily Bunn, Planner
111 North 11" Ave.

Ste. 310

Caldwell, Idaho, 83605
emily.bunn@canyoncounty.id.gov

Subject:

Agency Notice CR2025-0010 / Tabarini

Dear Ms. Bunn:

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://www?2.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), and trade waste burning (58.01.01.600-617).

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

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

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

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

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

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.deg.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.

November 2025 Page 2 of 4



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

4. SURFACE WATER
e A Construction General Permit from DEQ may be required for projects that meet the eligibility
criteria and have an allowable discharge of storm water or authorized non-storm water
associated with construction activities. For questions, contact Emily Montague, IPDES
Compliance Supervisor, at (208) 813-0872.

e  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.

e 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.

e 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

e  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
e  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.

e  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.
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e  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 DEQin accordance with IDAPA 58.01.02.850.

e  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

e 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,

ZGW'

Troy Smith
Regional Administrator
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Emily Bunn

From: D3 Development Services <D3Development.Services@itd.idaho.gov>
Sent: Wednesday, November 12, 2025 7:48 AM

To: Emily Bunn

Subject: [External] RE: Agency Notice CR2025-0010 / Tabarini

Hello,

After careful review of the transmittal submitted to ITD on November 5, 2025, regarding, CR2025-0010/Tabarini,
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
Wite Kinaksd

D3 Planning and Development

From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>

Sent: Wednesday, November 5, 2025 11:17 AM

To: 'lgrooms@msd134.org' <lgrooms@msd134.org>; 'mgee@msd134.org' <mgee@msd134.org>;
'permits@starfirerescue.org' <permits@starfirerescue.org>; 'knute.sandahl@doi.idaho.gov'
<knute.sandahl@doi.idaho.gov>; 'chopper@hwydistrict4.org' <chopper@hwydistrict4.org>;
'brandy.walker@centurylink.com' <brandy.walker@centurylink.com>; 'eingram@idahopower.com’
<eingram@idahopower.com>; 'easements@idahopower.com' <easements@idahopower.com>;
‘arobins@idahopower.com' <arobins@idahopower.com>; 'jessica.mansell@intgas.com' <jessica.mansell@intgas.com>;
'Contract.Administration.Bid.Box@ziply.com' <Contract.Administration.Bid.Box@ziply.com>;
'irrigation.mm.mi@gmail.com’ <irrigation.mm.mi@gmail.com>; 'mitch.kiester@phd3.idaho.goVv'
<mitch.kiester@phd3.idaho.gov>; 'anthony.lee@phd3.idaho.gov' <anthony.lee@phd3.idaho.gov>;
'gis@compassidaho.org' <gis@compassidaho.org>; D3 Development Services
<D3Development.Services@itd.idaho.gov>; Kendra Conder <Kendra.Conder@itd.idaho.gov>; Brian Crawforth
<Brian.Crawforth@canyoncounty.id.gov>; Christine Wendelsdorf <Christine.Wendelsdorf@canyoncounty.id.gov>;
Michael Stowell <mstowell@ccparamedics.com>; Assessor Website <2cAsr@canyoncounty.id.gov>;
'middletown.rich@gmail.com' <middletown.rich@gmail.com>; Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>;
Lucy Ostyn <lucy.ostyn@canyoncounty.id.gov>; Tom Crosby <Tom.Crosby@canyoncounty.id.gov>; Code Enforcement
<CodeEnforcement@canyoncounty.id.gov>; GIS and Addressing Division <GISAddressing@canyoncounty.id.gov>;
'BRO.Admin@deq.idaho.gov' <BRO.Admin@deq.idaho.gov>; 'file@idwr.idaho.gov' <file@idwr.idaho.gov>;
'makline2@marathonpetroleum.com' <makline2 @marathonpetroleum.com>

Subject: Agency Notice CR2025-0010 / Tabarini

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.

Please see the attached agency notice. You are invited to provide written testimony or comments by
December 5, 2025, 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. If the comment deadline is on a weekend or

1
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holiday, it will move to close of business 5pm the next business day. 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.

Please direct your comments or questions to Planner Emily Bunn at emily.bunn@canyoncounty.id.gov.

Thank you,

Caitlin Ross

Hearing Specialist

Canyon County Development Services Department
111 N. 11 Ave., #310, Caldwell, ID 83605

Direct Line: 208-454-7463
Email: Caitlin.Ross@canyoncounty.id.gov

Website: www.canyoncounty.id.gov

Development Services Department (DSD)
Public office hours:

Monday, Tuesday, Thursday and Friday
8am — 5pm

Wednesday

1pm - 5pm

*We will not be closed during lunch hour **

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



HIGHWAY DISTRICT No.4

ihi 15435 HIGHWAY 44
P D H Exhibit D4 CALDWELL, IDAHO 83607
' TELEPHONE 208.454.8135

HIGHWAY DISTRICT 4 FAX 208.454 2008

November 26, 2025

Canyon County Board of Commissioners and Planning & Zoning Commission
111 N. 11 Street

Caldwell, Idaho 83605

Attention: Emily Bunn, Planner

RE: CR2025-0010 Rezone from Agricultural to CR-R-1 Rural Residential
Canyon County Parcels R23913011A & R33968 aka 0 Stoffle Lane

Dear Commissioners:

Highway District No. 4 has reviewed the application for Conditional Rezone of the above
described parcel from Agricultural to CR-R-1 Rural Residential and offers the following
comments on the proposed use:

General

The subject property consists of two parcels totaling approximately 5.9 acres located in the NW
1/4 Sec 10 T4N R2W, lying west of Fox Meadows Subdivision No. 2. Both parcels have limited
frontage to public right-of-way on Stoffle Lane near the southeast corner of each parcel. Public
road improvement for Stoffle Lane terminate at the west end of the paved culdesac within Fox
Meadows Subdivision. Current and ultimate right-of-way widths for Stoffle Lane, a local road,
are 60-feet full width.

Parcel R23913011A was originally part of Lemp Urban Tracts Subdivision, and was encumbered
by a 15-foot wide right-of-way along the easterly boundary by that plat. In 2018, that right-of-
way was vacated by HD4. A strip of public right-of-way 15-feet wide by 60-feet long was
reserved at the southeast corner of the parcel for future extension of Stoffle Lane. At this time
there are no plans for publicly funded extension of Stoffle Lane to the west, as the area is
adequately served by private roads (Huckleberry Lane & Mid-Star Lane), and there does not
appear to be opportunity for connection to other public roadways.

The application materials indicate the applicants are requesting a conditional rural residential
zoning to allow development of up to three residential lots.

Access

Existing access to the subject property is via the private Huckleberry Lane approach to Stoffle
Lane at the west end of public improvements. This access is acceptable for the proposed
residential development.

Parcel R33968 has approximately 72-feet of frontage on the Stoffle Lane culdesac right-of-way
at the southeast corner of the property. Direct driveway access to the culdesac is not desirable,
as there is not adequate frontage to meet the minimum 50-foot driveway spacing between
Huckleberry Lane and the private driveway serving Parcel R33970117 (22710 Stoffle Lane), and
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the addition of a new driveway approach so close to Huckleberry Lane could be confusing to
drivers.

Transportation Impacts:

The proposed 3 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 collection of transportation impact fees at the time of building permit issuance.

The southerly 60-feet of Parcel R33968 should be dedicated as public right-of-way or public
access easement for continuation of Stoffle Lane/Huckleberry Lane across the subject property.
Although public improvements may not be planned, this would provide dedicated access rights
to historical users of the private road who have no alternative means of access to the public
highway system.

HD4 does not opposed the requested zoning changes, but requests the Commission make these
comments conditions of any approved land use action. Please feel free to contact me with any
questions on this matter.

Respectfully,

K_h;,,,f_(g;;i&ij“ == ————

Chris Hopper, P.E.
District Engineer

File: Stoffle Lane- CR2025-0010 Tabarini Rezone
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Emily Bunn

From: Lenny Riccio <lriccio@hwydistrict4.org>
Sent: Wednesday, May 13, 2026 11:48 AM

To: Emily Bunn

Subject: RE: [External] CR2025-0010 Tabarini Rezone
Emily,

I understand the confusion. Given the letter states R33968, the 60 dedication applies to that parcel. It appears
HD4 owns the blue parcel below which is technically a land locked piece of ROW. I think Chris’ intention was
to require dedication of the orange piece so that ROW is no longer land locked.

Regards,
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Lenny Riccio, P.E.
Transportation Planner
Senior Assistant Engineer

Highway District No. 4
www.hwydistrict4.org

15435 Hwy 44

Caldwell, ID 83607

Phone: (208) 454-8135 Ext 117
Fax: (208) 454-2008

*To enter review queue hard copies of plans required

From: Emily Bunn <Emily.Bunn@canyoncounty.id.gov>
Sent: Friday, May 8, 2026 11:33 AM

To: Lenny Riccio <lIriccio@hwydistrict4.org>

Subject: FW: [External] CR2025-0010 Tabarini Rezone

Lenny,

I see Chris has retired from the Highway District. I have the below question on a comment later he sent. Could you help
with my question? Or should I email someone else at the highway district?

Is the Highway District wanting only the 60-feet of Parcel R33968 (0.16 acres) to be dedicated? Or would you
also like the southerly 60-feet of Parcel R23913011A (5.74 acres) dedicated as well? I just wanted to make sure I
was capturing it in my report correctly.

Sincerely,

r{::.'-.w\ ';}'
E@i—]
‘\-u'.m!.'

Emily Bunn,

Principal Planner

Canyon County Development Services Department
111 N. 11" Ave., #310, Caldwell, ID 83605

Direct Line: (208) 454-6632

Email: emily.bunn@canyoncounty.id.gov

Website: www.canyoncounty.id.gov

Development Services Department (DSD)
Monday, Tuesday, Thursday and Friday
8am — S5pm

Wednesday

Ipm — 5pm

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: Chris Hopper <chopper@hwydistrict4.org>
Sent: Wednesday, November 26, 2025 8:59 AM




To: Emily Bunn <Emily.Bunn@canyoncounty.id.gov>
Subject: [External] CR2025-0010 Tabarini Rezone

Hi Emily-
Please see the attached comments from HD4 regarding the Tabarini rezone west of Stoffle Lane. Please forward a copy
of these comments to the applicant.

Respectfully,

Chris Hopper, P.E.
District Engineer

ADY

G AY DIRTRIOT 4

Highway District No. 4
15435 Hwy 44

Caldwell, Idaho 83607
208-454-8135 Ext. 104



Exhibit D5

Boise ce David P. Claiborne
1101 W, River St.

Suite 110 ‘ S. Bryce Farris
Boise, Idaho 83702

Tel. (208) 629-7447 S ) ) Evan T. Roth

Challis Ofﬁce % S Andrew J. Waldera

1261 E. Main Ave.

P.O. Box 36 Brian A. Faria
Challis, Idaho 83226
Tel. (208) 879-4488 Thomas M. Larsen

Twin Falls Office Patxi Larrocea-Phillips
213 Canyon Crest Drive O F F I C ES, P L LC
Suite 200 Andrea H. Nielsen
Twin Falls, Idaho 83301
Tel. (208) 969-9585 Daniel V. Steenson
Fax (all offices) Katie L. Vandenberg-Van Vliet
(208) 629-7550 Monday, November 24, 2025 A
ames R. Bennetts (retired)
Emily Bunn

Canyon County Development Services :
111 North 11" Avenue, #310
Caldwell, ID 83605

Re:  Case #CR2025-0010 — Carlos and Kimberely Tabarini for property located at O
Stoffle Ln, Middieton, ID referenced as Parcels R23913011A and R33968

Dear Ms. Bunn:

The above-referenced project is in the service area of the Lemp Lateral Association, Inc.
(referred to as "Association") and the Middleton Mill Ditch Company and Middleton Irrigation
Association (collectively referred to as "MM-MI"). The developer/owner must contact the
Association and MM-MI directly and/or the Association and MM-MTI’s attorney, Sawtooth Law
Offices, PLLC, concerning the delivery of any surface water to the proposed development and/or
pump station connections to serve the above-referenced subject property. The Association and
MM-MI must review any construction plans regarding the pressure irrigation pump station and
delivery of surface water for irrigation use prior to any approval.

The Association and MM-MI generally require that the pump station is properly sized and
the water is metered to ensure that the development does not use/divert more water than authorized
by the shares, that the shares for the use of the water are all placed in a homeowner’s association
to hold for the assessment and payment of shares and any connections to existing pump stations
have isolation valves in the event of non-payment of shares.

Please contact me if you have any questions.
Yours very truly,

Sent without signature
to avoid delay

S. Bryce Farris
cc: MM-MI/Lemp

www.sawtoothlaw.com
Attorneys licensed in Idaho, Oregon and Washington
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Exhibit D7

Emily Bunn

From: Roberta Stewart <rstewart@middletoncity.org>

Sent: Monday, March 30, 2026 4:17 PM

To: Emily Bunn

Subject: RE: [External] FW: CR2025-0010 Comment?

Attachments: FLUM Designations.pdf; 2026 Future Land Use Map approved.pdf

Hi Emily: the southern tip of the lot is “commercial” on our FLUM (so no residential, just commercial). The middle
portion is “High Density Residential”, which means both commercial and high density residential product can
“live” in that area. The northern half is Medium Density Residential, which accommodates small lot residential
homes.

Attached is the FLUM land use descripions. Also, here is a better FLUM pdf.
Eo Ma i S‘T&wa/ﬂ'

PLANNING & ZONING OFFICIAL

City of Middleton, Planning & Zoning
1103 W. Main St.

P.O. Box 487

Middleton, ID 83644

Tele - (208) 585-3133
Fax — (208) 585-9601
rstewart@middletoncity.org

www.middleton.id.gov

***Cityof * x »

MIDDLETQ

-~

Established 1910
*

From: Emily Bunn <Emily.Bunn@canyoncounty.id.gov>
Sent: Monday, March 30, 2026 3:46 PM

To: Roberta Stewart <rstewart@middletoncity.org>
Subject: RE: [External] FW: CR2025-0010 Comment?

Hi Roberta,
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Thanks for getting back to me. Could you tell me what the future land use designation is for the parcels — I cannot tell if it
is commercial or Medium-Density based on the map in the new Comprehensive Plan. The parcel numbers are
R23913011A and R33968.

Sincerely,

2 gl

I\\.'_Iﬂl_'./}

Emily Bunn,

Principal Planner

Canyon County Development Services Department
I11N. 11" Ave., #310, Caldwell, ID 83605
Direct Line: (208) 454-6632

Email: emily.bunn@canyoncounty.id.gov

Website: www.canyoncounty.id.gov

Development Services Department (DSD)
Monday, Tuesday, Thursday and Friday
8am — S5pm

Wednesday

Ipm — 5pm

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: Roberta Stewart <rstewart@middletoncity.org>
Sent: Monday, March 30, 2026 10:45 AM

To: Emily Bunn <Emily.Bunn@canyoncounty.id.gov>
Subject: [External] FW: CR2025-0010 Comment?

Hi Emily: thanks for sending that. City has no comments with respect to the 3 lot rezone. Thanks,
Eo beitn i gma/ﬂ'

PLANNING & ZONING OFFICIAL

City of Middleton, Planning & Zoning
1103 W. Main St.

P.O. Box 487

Middleton, ID 83644

Tele - (208) 585-3133
Fax — (208) 585-9601
rstewart@middletoncity.org

www.middleton.id.gov
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From: Emily Bunn <Emily.Bunn@canyoncounty.id.gov>
Sent: Friday, March 27, 2026 2:00 PM

To: Roberta Stewart <rstewart@middletoncity.org>
Subject: CR2025-0010 Comment?

Hello,
I wanted to check in and see if the City of Middleton has any comments for this case?

The applicant is looking at rezoning the property (Parcels R23913011A and R33968) to the Conditional Rezone (Single-
Family Residential) zone with the goal of dividing the parcel into three (3) parcels per their site plan. Attached is their
application packet in case you wanted to review it.

Sincerely,

R
<

Emily Bunn,

Principal Planner

Canyon County Development Services Department
I11N. 11" Ave., #310, Caldwell, ID 83605
Direct Line: (208) 454-6632

Email: emily.bunn@canyoncounty.id.gov
Website: www.canyoncounty.id.gov

Development Services Department (DSD)
Monday, Tuesday, Thursday and Friday
8am — 5pm

Wednesday

Ipm — 5pm

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.



Exhibit D7.1

MIDDLETON COMPREHENSIVE PLAN

UPDATE 2025

FLUM %age of | Accompanying /
Designation Purpose of the FLUM Designation Land in recommended
6 FLU Map | zoning districts
The Commercial designation supports business growth with retail, services, and entertainment, C1.C2 C-3and
Commercial | boosting economic activity and job creation, while enhancing the city’s appeal through well-designed 5.4% ! l\/'IU
commercial corridors.
The Industrial designation accommodates manufacturing, warehousing, and distribution,
Industrial |promoting economic growth and job creation, while minimizing conflicts with residential areasand|  6.5% M-1 & M-2
ensuring efficient operations.
The Public designation includes parks, schools, public/private projects, and government M-U, C-1, C-2,C-3,
Public buildings, supporting social, educational, and recreational needs, ensuring residents’ access 4.2% M-F, R-1, R-2, R-3,
to essential services and enhancing community well-being. M-1, and M-2
Main Street | The Main Street Core designation fosters a pedestrian-friendly, mixed-use downtown with residential, 0.2% C-1,C-2, MU, C-3,
Core commercial, and office spaces, creating a lively, walkable district that supports local businesses. e and M-F
Transitional The Translltlona.l M.|x desngnatlf)n |ntegrat.ets hlgher.densny r95|dent|al wth medium M-U, M-F, C-1 and
Mix commercial activities, promoting walkability and vibrant, mixed-use environments where 5.3% Ca
people can live, work, and play.
Agricultural [The Agricultural / Rural Residential designation preserves rural character, supporting farming
/Rural |and low-density residential development, maintaining rural landscapes, and balancing 11.0% A-R
residential |development with agricultural preservation.
Low-density | The Low Density Residential designation supports single-family homes on spacious lots,
. . ) - . A . . 6.1% R-1 & R-2
residential |creating suburban neighborhoods with green spaces, parks, and a quieter living environment.
Medium- . . . . . . . . .
- The Medium Density Residential designation supports small-lot single-family homes creating
density . . 57.8% R-3
. ., |compact, walkable neighborhoods near amenities.
residential
High- The High Density Residential designation supports dense single-family housing, multi-family
density |housing, and neighborhood commercial promoting more dense areas with easy access to 3.5% M-F, C-1, M-U
residential |transportation, jobs, and services.

Recommendations
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Exhibit D8

Emily Bunn

From: Marc Gee <mgee@msd134.org>

Sent: Monday, March 30, 2026 7:08 PM

To: Emily Bunn

Subject: [External] Re: CR2025-0010 Comment?
Emily,

We don't have any comment on this one. We typically don't have comment when it's less than 8 lots
unless it's next to district property. Thanks for reaching out though! Sometimes these slip through my
emails. | appreciate the follow up.

Marc

On Fri, Mar 27, 2026 at 2:19 PM Emily Bunn <Emily.Bunn@canyoncounty.id.gov> wrote:

Hello,

I wanted to check in and see if Middleton School District has any comments on this case?

The applicant is looking at rezoning the property (Parcels R23913011A and R33968) to the Conditional Rezone (Single-
Family Residential) zone with the goal of dividing the parcel into three (3) parcels per their site plan. The access is
proposed off of a private road. Attached is their application packet in case you wanted to review it.

Sincerely,

Emily Bunn,

Principal Planner

Canyon County Development Services Department
111 N. 11" Ave., #310, Caldwell, ID 83605
Direct Line: (208) 454-6632

Email: emily.bunn@canyoncounty.id.gov

Website: www.canyoncounty.id.gov
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Development Services Department (DSD)
Monday, Tuesday, Thursday and Friday
8am — S5pm

Wednesday

Ipm — 5pm

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.



Exhibit D9

Emily Bunn

From: Letson, Leon <LLetson@idahopower.com>
Sent: Thursday, April 30, 2026 4:07 PM

To: Emily Bunn

Cc: Caitlin Ross

Subject: [External] CR2025-0010

Hi Emily,

No comment from Idaho Power on this one, but | did notice the NW Pipeline will have a big impact on
where the most northern lot will be able to develop. | didn't see their easement on the Exhibit Map for the

project.
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Thanks,

Leon Letson

FACILITY SITING COORDINATOR

Idaho Power | Economic & Community Development
Office 208-388-5224 | Cell 509-859-3723
idahopower.com

IDAHO POWER LEGAL DISCLAIMER

This transmission may contain information that is privileged, confidential and/or exempt from disclosure
under applicable law. If you are not the intended recipient, you are hereby notified that any disclosure,
copying, distribution, or use of the information contained herein (including any reliance thereon) is
STRICTLY PROHIBITED. If you received this transmission in error, please immediately contact the sender
and destroy the material in its entirety, whether in electronic or hard copy format. Thank you.



Exhibit D10

Emily Bunn

From: O’'Shea, Maureen <Maureen.OShea@idwr.idaho.gov>

Sent: Monday, May 4, 2026 2:31 PM

To: Emily Bunn

Subject: [External] re: Legal Notice CR2025-0010 / Tabarini - 0 Stoffle Ln, Middleton
Attachments: NEW - P&Z Rezone full political agency notice.pdf

Emily,

o0 comments.

The site is not located in the floodplain therefore | have n
6 FEMA's National Flood Hazard Layer (NFHL) Viewer with Web AppBuilder for ArcGIS =

la=

5 .
<

s L
(@SR USG5 The National Map: Orthoimage:

I am working part-time & generally available from 9:00 a.m. to noon Monday through Thursday.

Thank you,

Maureen O’Shea, CFM

Floodplain Specialist

Idaho Dept. of Water Resources

322 E. Front Street, PO Box 83720,
Boise, ID 83720-0098

Office # 208-287-4928

Cell # 208-830-4174
Maureen.OShea@idwr.idaho.gov
https://www.idwr.idaho.gov/floods/

From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>

Sent: Thursday, April 30, 2026 10:39 AM

To: Jackson, Peter <Peter.Jackson@idwr.idaho.gov>; O’Shea, Maureen <Maureen.OShea@idwr.idaho.gov>;
Subject: Legal Notice CR2025-0010 / Tabarini

Dear Agencies,

Your agency is being notified pursuant to the Local Land Use Planning Act, Idaho Code 67-6509, to all
political subdivisions providing services within the planning jurisdiction of Canyon County, including
school districts and media. A copy of the application can be found on our Land Hearings website at Land
Hearings | Canyon County.

No response is required from your agency unless you have input on the proposed project.

1
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Contact the planner of record, Emily Bunn at emily.bunn@canyoncounty.id.gov with any questions or
additional agency comments or concerns if applicable.

Thank you,

Caitlin Ross

Hearing Specialist

Canyon County Development Services Department



Exhibit D11

Emily Bunn

From: Encroachments <Encroachments@williams.com>
Sent: Tuesday, May 5, 2026 3:40 PM

To: Emily Bunn

Cc: Encroachments; Marshall, Brenda

Subject: [External] RE: CR2025-0010 - Canyon County, ID Case
Emily,

It looks like our lines are to the north of the subdivide. That being said, because our old easements are sometimes
blanket easements, it could still affect the northern most parcel being subdivided.

| have snipped a view of our lines below relative to the one parcel being split up.

Brenda in our land department may be able to define our exacts rights if needed. | have copied her here for

assistance if need be.

Thanks,
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i Roger Legare | Williams | Encroachment Specialist
Williams. ce:801-652-8134 | 650 5. Main Street - Ste 300 - Salt Lake City, UT 84101

—-"”
If you have received this message in error, please reply to advise the sender of the error and then
immediately delete this message.

Know what's below.
> Gall before you dig.

000 = ®RIPEUP

From: Emily Bunn <Emily.Bunn@canyoncounty.id.gov>
Sent: Tuesday, May 5, 2026 3:01 PM

To: Encroachments <Encroachments@williams.com>
Subject: [EXTERNAL] CR2025-0010 - Canyon County, ID Case

***CAUTION! EXTERNAL SENDER*** STOP. ASSESS. VERIFY!! If suspicious, STOP and click the Phish Alert Button
Hello,

I am planner for Canyon County located in Idaho. I have an applicant who is applying to rezone their property for the
purposes of dividing it into three (3) parcels. One of the proposed parcels has the Northwest Pipeline located within it.
Would you be able to tell me the easement width for the pipeline and if you have any other concerns, comments, or
requirements for this project?

You can find the application here if you would like to review their site plan:
https://landhearingsagenda.canyoncounty.id.gov/DownloadDocument/934

Sincerely,

Emily Bunn,

Principal Planner

Canyon County Development Services Department
I11N. 11" Ave., #310, Caldwell, ID 83605
Direct Line: (208) 454-6632

Email: emily.bunn@canyoncounty.id.gov
Website: www.canyoncounty.id.gov

Development Services Department (DSD)
Monday, Tuesday, Thursday and Friday
8am — 5pm

Wednesday

Ipm — S5pm

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: Emily Bunn

Sent: Thursday, April 30, 2026 4:09 PM

To: Letson, Leon <LLetson@idahopower.com>
Subject: RE: [External] CR2025-0010

Thank you for the heads up, I will make sure to let the applicant know.
3



Principal Planner

Canyon County Development Services Department
111 N. 11" Ave., #310, Caldwell, ID 83605
Direct Line: (208) 454-6632

Email: emily.bunn@canyoncounty.id.gov
Website: www.canyoncounty.id.gov

Development Services Department (DSD)
Monday, Tuesday, Thursday and Friday
8am — S5pm

Wednesday

Ipm — 5pm

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: Letson, Leon <LLetson@idahopower.com>
Sent: Thursday, April 30, 2026 4:07 PM

To: Emily Bunn <Emily.Bunn@canyoncounty.id.gov>
Cc: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>
Subject: [External] CR2025-0010

Hi Emily,

No comment from Idaho Power on this one, but | did notice the NW Pipeline will have a big impact on
where the most northern lot will be able to develop. | didn't see their easement on the Exhibit Map for the
project.
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Thanks,

Leon Letson

FACILITY SITING COORDINATOR

Idaho Power | Economic & Community Development
Office 208-388-5224 | Cell 509-859-3723
idahopower.com

IDAHO POWER LEGAL DISCLAIMER

This transmission may contain information that is privileged, confidential and/or exempt from disclosure
under applicable law. If you are not the intended recipient, you are hereby notified that any disclosure,
copying, distribution, or use of the information contained herein (including any reliance thereon) is
STRICTLY PROHIBITED. If you received this transmission in error, please immediately contact the sender
and destroy the material in its entirety, whether in electronic or hard copy format. Thank you.

5



Exhibit D12

Emily Bunn

From: Madelyn Vander Veen
Sent: Friday, May 8, 2026 1:49 PM
To: Emily Bunn

Subject: Stoffle Ln

Hi Emily,

For the private portion of Stoffle Ln, no road name change is needed since Stoffle Ln is already a lane and roads on the
same alignment must share the same name. Additionally, there is already appropriate signage up indicating that Stoffle
Ln continues as a private road after the cul de sac.
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8468 Stoffle Ln Q :

@ Google Street View




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.
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Emily Bunn

From: Doug Critchfield <critchfieldd@cityofnampa.us>
Sent: Friday, May 1, 2026 1:02 PM

To: Emily Bunn

Subject: [External] RE: Legal Notice CR2025-0010 / Tabarini

Emily - Nampa has no comments on this application. Thanks

Doug Critchfield, PLA

Principal Planner | Planning & Zoning Department
Office: (208) 468-5442 | Cell: (208) 606-5799

500 12th Ave S | Nampa, ID 83651

cityofnampa.us | Stay Connected

Citizen's Guide to Planning — Learn More About Planning!
cityofnampa.us/2050 — Help us plan Nampa'’s future

From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>

Sent: Thursday, April 30, 2026 10:39 AM

To: rcollins@cityofcaldwell.org; kbuchan@cityofcaldwell.org; dgeyer@cityofcaldwell.org; jdodson@cityofcaldwell.org;
mbessaw@cityofcaldwell.org; amy@civildynamics.net; alicep@cityofhomedale.org; jgreen@marsingcity.com;
mayor@cityofmelba.org; cityclerk@cityofmelba.org; jhutchison@middletoncity.org; mhobbs@middletoncity.org;
rstewart@middletoncity.org; Robyn Sellers <sellersr@cityofnampa.us>; Kristi Watkins <watkinsk@cityofnampa.us>;
Daniel Badger <BadgerD@cityofnampa.us>; Addressing <Addressing@cityofnampa.us>; Doug Critchfield
<critchfieldd@cityofnampa.us>; Clerks <clerks@cityofnampa.us>; Char Tim <timc@cityofnampa.us>;
notuscityclerk@gmail.com; clerk@cityofparmaidaho.org; mayor@cityofparmaidaho.org;
publicworks@cityofparmaidaho.org; cityhalladmin@cityofparmaidaho.org; snickel@staridaho.org;
jmckillican@cityofwilder.org; kbagley@cityofwilder.org; casanderson@caldwellschools.org; nicmiller@cwi.edu;
ddenney@homedaleschools.org; bgraves@kunaschools.org; tejensen@kunaschools.org; nstewart@marsingschools.org;
sadams@melbaschools.org; Horner.Marci@westada.org; Ipennington@msd134.org; mgee@msd134.org;
cstauffer@nsd131.org; dleon@nsd131.org; colesr@notusschools.org; tkelly@parmaschools.org;
jenny.titus@vallivue.org; lisa.boyd <lisa.boyd@vallivue.org>; joseph.palmer@vallivue.org;
Ishoemaker@wilderschools.org; Irichard@cityofcaldwell.org; aperry@cityofcaldwell.org; homedalefd @gmail.com;
tlawrence@kunafire.com; Office@KunaFire.com; marsingfiredistrict@yahoo.com; marsingruralfire@gmail.com;
brian.mccormack@melbafire.id.gov; kenny.hoagland@melbafire.id.gov; vislas@starfirerescue.org;
permits@starfirerescue.org; eddy@heritagewifi.com; Elijah Effinger (Fire District) <effingere@nampafire.org>;
prevention@nampafire.org; Jeff@parmafire.us; ParmaRuralFire@gmail.com; permits@starfirerescue.org;
eddy@heritagewifi.com; wfdchief@wilderfire.org; jmaloney@wilderfire.org; knute.sandahl@doi.idaho.gov;
mkaes@hwydistrict4.org; Iriccio@hwydistrict4.org; bobw@gghd3.org; office@gghd3.org; eddy@nampahighwayl.com;
gwatkins@nphd.net; adminl@kunalibrary.org; admin2 @kunalibrary.org; lizardbuttelibrary@yahoo.com;
brandy.walker@ForgedFiber37.com; eingram@idahopower.com; easements@idahopower.com;
arobins@idahopower.com; monica.taylor@intgas.com; jessica.mansell@intgas.com;
Contract.Administration.Bid.Box@ziply.com; developmentreview@blackcanyonirrigation.com;
carl@blackcanyonirrigation.com; dpopoff@rh2.com; aflavel.bkirrdist@gmail.com; tritthaler@boiseproject.org;
gashley@boiseproject.org; irr.water.3@gmail.com; kchamberlain.fcdc@gmail.com; office@idcpas.com;
fcdc1875@gmail.com; farmers.union.ditch@gmail.com; irr.water.3@gmail.com; wilders0O4@msn.com;
irrigation.mm.mi@gmail.com; tammy.middletonirrigation@gmail.com; nmid@nmid.org; eolvera@nmid.org;
nyirrigation@nyid.org; kirk@pioneerirrigation.com; sheepmama25@gmail.com; fcdc1875@gmail.com;
fcdc1875@gmail.com; Mack@settlersirrigation.org; kchamberlain.fcdc@gmail.com; mitch.kiester@phd3.idaho.gov;

1
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anthony.lee@phd3.idaho.gov; wilderirrigation10@gmail.com; drain.dist.2@gmail.com; bryce@sawtoothlaw.com;
scott_sbi@outlook.com; farmerhouston@gmail.com; projectmgr@boiseriver.org; testrada@starswd.com;
jlucas@achdidaho.org; clittle@achdidaho.org; brentc@brownbuscompany.com; gis@compassidaho.org;
D3Development.services@itd.idaho.gov; Kendra.Conder@itd.idaho.gov; ITDD3PERMITS@ITD.IDAHO.GOV;
Airport.Planning@itd.idaho.gov; webmaster@valleyregionaltransit.org; smm5156 @gmail.com; deb0815@yahoo.com;
kunacemetery@gmail.com; 3tjj@frontiernet.net; melbacemetery@gmail.com; middletoncemdist13@gmail.com;
ann_jacops@hotmail.com; prchuston@gmail.com; Brian Crawforth <Brian.Crawforth@canyoncounty.id.gov>; Christine
Wendelsdorf <Christine.Wendelsdorf@canyoncounty.id.gov>; Michael Stowell <mstowell@ccparamedics.com>;
tryska7307 @gmail.com; Curt Shankel <shankelc@cityofnampa.us>; 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>; Loretta Tweedy <Loretta.Tweedy@canyoncounty.id.gov>;
Assessor Website <2cAsr@canyoncounty.id.gov>; Elections Clerk <electionsclerk@canyoncounty.id.gov>;
roger@amgidaho.com; Historic Preservation (Canyon County Parks) <pr.historicpreservation@canyoncounty.id.gov>;
Nichole Schwend <Nichole.Schwend@canyoncounty.id.gov>; Rick Britton <Rick.Britton@canyoncounty.id.gov>;
middletown.rich@gmail.com; Jim Lunders <jlunders@2cmad.org>; jshoemaker@blm.gov; MGRodriguez@usbr.gov;
edward_owens@fws.gov; BRO.Admin@deq.idaho.gov; kenny.huston@oer.idaho.gov; Brenna.Garro@oer.idaho.gov;
peter.jackson@idwr.idaho.gov; maureen.oshea@idwr.idaho.gov; file@idwr.idaho.gov; smith.carolyn.d@epa.gov;
John.Graves@fema.dhs.gov; idahoaaa@gmail.com; Zlathim@IDL.idaho.gov; brandon.flack@idfg.idaho.gov;
Aubrie.Hunt@dhw.idaho.gov; tricia.canaday@ishs.idaho.gov; dan.everhart@ishs.idaho.gov;
patricia.hoffman@ishs.idaho.gov; stevie.harris@isda.idaho.gov; laura.johnson@isda.idaho.gov;
tate.walters@id.usda.gov; shawn.cafferty@usda.gov; noe.ramirez@usda.gov; cenww-rd-boi-tv@usace.army.mil;
laura.j.freedman@usps.gov; Rakesh.N.Dewan@usps.gov; Chad.M.Franklin@usps.gov; Melvin.B.Norton@usps.gov;
Tammi.L.Barth@usps.gov; henry.medel@usps.gov; Khrista.M.Holman@usps.gov; Rochelle.Fuquay@usps.gov;
leroy.eyler@usps.gov; marc.c.boyer@usps.gov; mhuff@co.owyhee.id.us; gmprdjennifer@gmail.com;
lisaitano@me.com; scott@fccnw.com; srcsbinfo@gmail.com; tottens@amsidaho.com; melvin.b.norton@usps.gov;
scott.hauser@usrtf.org; info@destinationcaldwell.com; makline2@marathonpetroleum.com; tammie@fareidaho.org;
Media - KBOI TV News <news@kboi2.com>; Media - KIVI News <news@kivitv.com>; Media - KTVB News
<ktvbnews@ktvb.com>; 670@kboi.com; Media - IPT Newsroom <newsroom@idahopress.com>;
middletonexpressl@gmail.com; rmorgan@kellerassociates.com

Subject: Legal Notice CR2025-0010 / Tabarini

CAUTION: This email originated OUTSIDE the City of Nampa domain. DO NOT click on links or ope
attachments unless you recognize the sender or are sure the content is safe. Highlight the suspect

email and send using the Outlook Phish Alert Report button or call the IT Helpdesk at (208) 468-
5454.

Dear Agencies,

Your agency is being notified pursuant to the Local Land Use Planning Act, Idaho Code 67-6509, to all
political subdivisions providing services within the planning jurisdiction of Canyon County, including
school districts and media. A copy of the application can be found on our Land Hearings website at Land
Hearings | Canyon County.

No response is required from your agency unless you have input on the proposed project.

Contact the planner of record, Emily Bunn at emily.bunn@canyoncounty.id.gov with any questions or
additional agency comments or concerns if applicable.

Thank you,



Caitlin Ross

Hearing Specialist

Canyon County Development Services Department
111 N. 11 Ave., #310, Caldwell, ID 83605

Direct Line: 208-454-7463
Email: Caitlin.Ross@canyoncounty.id.gov

Website: www.canyoncounty.id.gov

Development Services Department (DSD)
Public office hours:

Monday, Tuesday, Thursday and Friday
8am — 5pm

Wednesday

1pm - 5pm

*We will not be closed during lunch hour **

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



EXHIBITE
Public Comments Received by: May 26, 2026
Planning & Zoning Commission
Case# CR2025-0010
Hearing Date: June 4, 2026
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Growing Together LLC January 29, 2026
301 Warehouse St.

Caldwell, ID 83605

Canyon County Planning and Zoning Commission
Canyon County Development Services

111 N. 11th Avenue, Suite 203

Caldwell, ID 83686

Re: Letter of Support for Tabarini Conditional Rezone Application

Dear Members of the Planning and Zoning Commission,

On behalf of Growing Together LLC, | am writing in support of the conditional rezone application submitted by
Carlos and Kimberley Tabarini for their property on Stoffel Lane. The request to conditionally rezone to CR-RR and
CR-R1, with a development limitation of no more than three (3) residential lots, appears consistent with the
surrounding development pattern and the existing character of the area.

Growing Together supports this request as an example of compatible, low-density infill. The proposal maintains
larger lot sizes that can accommodate rural residential living and hobby farm uses, and it does not introduce
commercial activity or an intensity of use that would create disproportionate demands on public services or
infrastructure.

Based on the information provided, we believe the application is consistent with the Canyon County Zoning
Ordinance and the Canyon County 2030 Comprehensive Plan, particularly those policies that encourage orderly
growth, neighborhood compatibility, and inward residential development rather than expansion into productive
agricultural areas.

For these reasons, Growing Together LLC supports approval of the Tabarini conditional rezone application.

Sincerely, — /} )
St Lot
s 7epe
George Cr/ookham

President

on behalf of Growing Together LLC

Growing Together LLC — Mission Statement: Page 1 of 1
To improve citizens’ knowledge of local land use planning and support good economic land use decisions.
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EXHIBIT F
DRAFT - Findings of Fact, Conclusions of Law & Order (FCOs)
Planning & Zoning Commission
Case # CR2025-0010
Hearing Date: June 4, 2026



PLANNING AND ZONING COMMISSION

DRAFT FINDINGS OF FACT, CONCLUSIONS OF LAW AND ORDER

In the matter of the application of:
Tabarini — CR2025-0010

The Canyon County Planning and Zoning Commission
considers the following:

1) Conditional Rezone of approximately 5.9 acres
from the “A” (Agricultural) zone to the “CR-R-1"
(Conditional Rezone- Single-Family Residential)
zone.

2) The request includes a development agreement
limiting the project to three residential parcels.

[Case CR2025-0010: Address: 0 Stoffle Ln, Middleton,
ID (Parcels R23913011A and R33968), a portion of the
NW quarter of Section 10, T4N, 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 CR2025-0010.
1. All exhibits can be found in the case staff report dated June 4, 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 807-05 (Notice, Hearing and Appeal Procedures),
CCCO 8§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), CCCO
809-09-17 (Area of City Impact Agreement), and §67-6519 (Application Granting Process).

a. Notice of the public hearing was provided per CCCO 807-05-01 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. 867-6504, §67-6511.

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 8§07-03-01,

07-06-05.

4. The burden of persuasion is upon the applicant to prove that all criteria are satisfied. CCCO 8§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 ldaho Code §67-6534 require that final decisions be in the form of
written findings, conclusions, and orders. CCCO 07-05-03(1)(1).

The application, CR2025-0010, was presented at a public hearing before the Canyon County Planning and Zoning
Commission on June 4, 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 807-06-07(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 Code

Met? Section Criteria

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

The proposed conditional rezone change is generally consistent with the 2030 Comprehensive Plan.

The Future Land Use Map in the 2030 Canyon County Comprehensive Plan designates the parcel as
“residential” (Staff Report Exhibit B2.9). “The residential designation is for residential development.
Residential development should promote compatibility with the existing agricultural activity.” (Page 25,
2030 Comprehensive Plan).

The parcel is within City of Middleton’s Area of Impact. In the City of Middleton’s Future Land Use Map in
their Comprehensive Plan, the southern tip of the property is “Commercial,” the middle portion is “High
Density Residential”, and the northern half is “Medium Density Residential.” Although the subject property
does not match City of Middleton’s Comprehensive Plan in its density, the City of Middleton does not have
any concerns at this time and the development proposal will be in general conformance with the residential
uses already established in this area (Staff Report Exhibits B2.1, B2.3, D7, D7.1, and D7.2).

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

e Property Rights G1.01.00: “Protect the integrity of individual property rights while safeguarding
public health, safety, and welfare.”

Analysis e Property Rights P1.01.01: “No person shall be deprived of private property without due process of
law.”

e Property Rights P1.1.03: “Ordinances and land-use decisions should avoid imposing unnecessary
conditions or procedures in development approvals.”

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

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

¢ Land Use and Community Design P4.04.04: “Maintain a balance between residential growth and
agriculture that protects the rural character.”

e Land Use and Community Design P4.01.02: “Planning, zoning, and land-use decisions should
balance the community’s interests and protect private property rights.”

¢ Land Use and Community Designh 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. “
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e Land Use and Community Design P4.03.02: “Encourage the development of individual parcels
and subdivisions that do not fragment existing land use patterns.”

e Land Use and Community Designh G4.04.00: “Concentrate future higher density residential
growth in appropriate areas in and around existing communities while preserving and enhancing the
County’s agricultural and rural character.”

e Land Use and Community Design P4.07.01: “Plan land uses that are compatible with the
surrounding community.”

e Housing G11.1.00: “Encourage opportunities for a diversity of housing choices in the County.”

e Housing G11.02.00: “Maintain the rural character of Canyon County while providing sufficient
housing without fragmenting agricultural and natural resources.”

Criteria
Met?

Yes

When considering the surrounding land uses, is the proposed conditional rezone more

2 appropriate than the current zoning designation?

Analysis

In consideration of the surrounding land uses, the proposed conditional rezone change to Single Family
Residential (R-1) is more appropriate than the current zoning designation of Agricultural (A).

The surrounding area primarily contains residential uses. To the north, south, east and west of the subject
property, there are residential subdivisions and parcels with varying acreage sizes. There are 32 subdivisions
in the area within 1-mile of the subject property and the average and median lot sizes for parcels within 600
feet of the subject property are 2.46 and 1.97 acres, respectively (Staff Report Exhibits B2.1, B2.3, B2.6,
B2.11). If the subject property is divided into three (3) parcels, this would result in an average parcel acreage
size of 1.96 acres, which is within approximately 0.50 acres of the average parcel size and 0.01 of the
median parcel size of the area (Staff Report Exhibits A2 and A3). The subject property is contained within
Traffic Analysis Zone (TAZ) “2165.” The data for the TAZ zone that contains the subject property forecasts
an increase in 207 households by the year 2050, demonstrating this is an area expected to receive residential
growth (Staff Report Exhibit B2.8).

The City of Middleton’s limits are touching on the northeast corner of Parcel R33968. The City of
Middleton’s Future Land Use Map in their Comprehensive Plan call for commercial, high-density
residential, and medium density residential for this property. Although this request does not match City of
Middleton’s Future Land Use Map, the City of Middleton does not have any concerns at this time and the
development proposal will be in general conformance with the residential uses already established in this
area (Staff Report Exhibits B2.1, B2.3, D7, D7.1, and D7.2).

Pursuant to Canyon County ordinance CCCO 807-10-25(2), the purpose of the “R-1" zoning district is to
promote and enhance predominantly single-family living areas at a low-density standard.

Existing Conditions Within 1-Mile of the Subject Property:

Direction Existing Use Primary Zone Other Zone
N, NE, Residential Uses on A and City of R-1, CR-R-1,
and NW | Medium Density and Middleton and RR
High-Density Properties | Limits
S, SE, Residential Uses and A C-1, C-2, R-1,
and SW | Agricultural Uses and R-R
E Residential Uses with A R-1, R-R, and C-
some Commercial Uses 2,and C-1
Along Hwy 44
W Residential Uses with A R-1, C-1, CR-C-
some Commercial Uses 2,
Along Hwy 44

“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)

Surrounding Land Use Cases Within the Past 5-Years:
1. RZ2021-0061 (Rezone from A to CR-C-2) — Approved
2. CU2025-0012 (Staging Area/Contractor Shop) — Approved
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3. RZ2020-0014 (Rezone from A to R-1) — Approved

4. SD2022-0011 (Preliminary Plat) - Approved

5. RZ2020-0016 (Rezone from A to R-R) — Approved

6. CR2022-0003 (Rezone from A to CR-R-1) — Approved
7. SD2021-0046 (Short Plat with 3 Lots) — Approved

8. CU2022-0039 (Small Animal Facility — Approved

9. CU2024-0025 (CUP — Kennel) — Approved

10. RZ2020-0027 — (Rezone from A to R-1) — Approved
11. SD2020-0016 (Preliminary Plat) — Approved

12. RZ2021-0017 (Rezone from A to R-R) — Approved
13. CU2022-0028 (Expansion of RV Storage) - Approved

The land use cases approved in the last 5 years demonstrate the area is trending towards having more
residential uses.

See further analysis located in 07-06-07(6)A3 and A4.

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

Yes

The proposed conditional rezone change from Agricultural (A) to Conditional Rezone- Single-Family
Residential (CR-R-1) 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.

Analysis | Per the applicant’s letter of intent and site plan, the proposed conditional rezone is intended to facilitate the
development of three (3) residential parcels — two (2) parcels with 1.25 acres and one (1) parcel with 3.4
acres (Staff Report Exhibits A2 and A3). These proposed parcels are within approximately 0.50 acres of
the average parcel size and 0.01 of the median parcel size of the area. Adding three (3) residential parcels is
consistent with the size of the parcels in the area and is consistent with many of the lots within subdivisions
in this area (the average lot size of current and future subdivisions is 2.52 acres and 1.52 acres, respectively)
(Staff Report Exhibit B2.6) With the condition of approval #2 and #2a restricting the proposed
development to three (3) parcels, it is anticipated to match the residential uses and characteristics of this
area.

See further analysis located in 07-06-07(6)A2 and A4.

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

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 surrounding area primarily contains residential uses. To the north, south, east and west of the subject
property, there are residential subdivisions and parcels with varying acreage sizes. The acreage sizes in this
Analysis | area vary between under 0.3 acres in size (these lots are within the City of Middleton subdivision to the
northeast), to 1-3 acres in size and some parcels that are 5-acres in size and over. There are some agricultural
uses in this area but these are found mainly to the south and east of the property and not found in the
immediate vicinity of the property. The City of Middleton’s limits are found immediately to the northeast of
the subject property. The nearby annexed properties mainly contain residential uses. With the area primarily
being residential in nature, it is anticipated that the proposed development will not negatively affect the area
(Staff Report Exhibits B2.1, B2.3, B2.6, and B2.11).
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The Future Land Use Map in the City of Middleton’s Comprehensive Plan call for commercial, high-density
residential, and medium density residential for this property. Although this development request does not
match City of Middleton’s Future Land Use Map, the City of Middleton does not have any concerns at this
time and the development proposal will be in general conformance with the residential uses already
established in this area (Staff Report Exhibits B2.1, B2.3, D7, D7.1, and D7.2).

The following measures will be implemented to mitigate the impact
The applicant is proposing to limit the development to three (3) parcels (Staff Report Exhibits A2 and A3).

Criteria
Met?

Yes

Will adequate facilities and services including sewer, water, drainage, irrigation and utilities

S be provided to accommodate proposed conditional rezone?

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 applicant’s land use worksheet, sewer will be provided with individual septic systems for the
proposed single-family residences (Staff Report Exhibit A4).

Per Southwest District Health (SWDH), the project does not require a nitrate priority study. Additionally, a
site evaluation has not been completed, and test holes have not been conducted to determine the feasibility
of the proposed septic systems, but SWDH does not have any concerns with the use or request for rezoning
if the applicant meets all Southwest District Health requirements (Staff Report Exhibits D1 and D1.1).

Water:

Per the applicant’s land use worksheet, three (3) individual domestic wells are proposed for the development
(Staff Report Exhibit A4). Notice was given to the Idaho Department of Water Resources, but no
comments were received. Individual domestic wells are anticipated to adequately provide services for
potential residential dwellings. Future development shall comply with IDWR standards at the time of
building permit, etc.

Drainage:
Per the land use worksheet, stormwater is retained on site (Staff Report Exhibit A4).

Irrigation:
Per the land use worksheet, irrigation water is provided to the property via surface water rights with a
gravity irrigation system.

Sawtooth Law Office, on behalf of Lemp Lateral Association, Inc., Middleton Mill Ditch Company, and
Middleton Irrigation Association sent a comment letter on November 24, 2025. The law office requested
that the applicant contact either the irrigation districts or the law office concerning the delivery of any
surface water to the proposed development and/or pump station connections to serve the above-referenced
subject property. The letter also stated that the irrigation districts “...generally require that the pump station
is properly sized and the water is metered to ensure that the development does not use/divert more water
than authorized by the shared, that the shares for the use of the water are all placed in a homeowner’s
association to hold for the assessment and payment of shares and any connections to existing pump stations
have isolation valves in the event of non-payment of shares” (Staff Report Exhibit D5). See conditions of
approval #3-5 to address irrigation delivery access, review of the irrigation plan by the irrigation districts
having jurisdiction and meeting the irrigation districts’ requirements at the time of application to divide the
property.

Utility:

Idaho Power Company sent a comment letter on which stated they do not have any comments on the
property, but their GIS system showed the Northwest Pipeline running through the property (Staff Report
Exhibit D9). Northwest Pipeline sent a comment letter on May 6, 2026 and it appears that the pipeline is to
the northeast of the property and not found within the property boundaries (Staff Report Exhibit D11).
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Utility agencies, including Intermountain Gas, CenturyLink, and Ziply, were notified of the application on
November 5, 2025 and April 30, 2026, and no comments were received. It is anticipated that the applicant
will be able to work with utility providers to gain any utilities needed.

Criteria
Met?

Yes

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
6 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 or future traffic patterns created
by the proposed development.

Highway District No. 4 (HD#4) is not requiring any public street improvements at this time, but HD#4 is
requesting that *...the southerly 60-feet of Parcel R33968 should be dedicated as a public right-of-way or
public access easement for continuation of Stoffle Lane/Huckleberry Lane across the subject property”
(Staff Report Exhibits D4 and D4.1). HD#4 acknowledges that although no public improvements may not
be planned “...this would provide dedicated access rights to historical users of the public road who have no
alternative means of access to the public highway system.” (Staff Report Exhibit D4). See proposed
condition #6 to address Highway District No. 4’s comment on public right-of-way.

HD#4 states that the proposed three (3) additional residential lots are not anticipated to significantly impact
the existing or proposed transportation system. Traffic impacts from the development will be mitigated by
the collection of transportation impact fees at the time of building permit issuance (Staff Report Exhibit
D4).

Idaho Transportation Department sent a comment letter on November 12, 2025, and stated ITD has no
comments or concerns to make at this time, as the application does not meet thresholds for a Traffic Impact
Study nor does it pose any safety concerns (Staff Report Exhibit D3).

Criteria
Met?

Yes

Does legal access to the subject property for the conditional rezone exist or will it exist at

! time of development?

Analysis

The subject property does have legal access for the conditional rezone and it will exist at the time of the
development.

In 2022, Huckleberry and Midstar Lane (both private roads) were created via RD2022-0011 to serve the
parcels created by the administrative land division process (AD2021-0218/RD2022-0011). Stoffle,
Huckleberry and Midstar Lanes (private roads) provide access from Stoffle Lane (public road) (Staff
Report Exhibit D4). Stoffle Lane contains a private and public section and currently has a private road sign
differing the two sections (Staff Report Exhibit D12). See Staff Report Exhibit A9 for the Road Easement
and Maintenance Agreement. Staff does not have documentation that the private roads have been certified
by an engineer, so this would need to be completed prior to building permit issuance.

Criteria
Met?

Yes

Will the proposed conditional rezone amendment impact essential public services and
8 facilities, such as schools, police, fire and emergency medical services? What measures will
be implemented to mitigate impacts?

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.

Schools:
Middleton School District No. 134 sent a comment letter on March 30, 2026 which stated they do not have
any comments on this project due to the low number of lots (Staff Report Exhibit D8).

Police:

The subject property is 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 November 5, 2025 and April 30, 2026, and no comments were received by the Sheriff’s Office.
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Fire Protection:

The subject property is under the jurisdiction of Star Fire Protection District (SFPD). SFPD is required to
provide services to this parcel and fire district sign off is also required for residential building permits, so the
fire district review will occur at the building stage. 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
November 5, 2025 and April 30, 2026, and no comments were received by the SFPD.

Emergency Medical Services:

Canyon County Ambulance District sent estimated response times on March 29, 2026, for three (3) nearby
stations: Station M53 has an estimated response time of 6.67 minutes, Station M52 has an estimated
response time of 16.18 minutes, and Station 44 has an estimated response time of 23.18 minutes (Staff
Report Exhibit D6).

Table 2. Area of City Impact

CCCO 09-09-15: ZONING ORDINANCE AMENDMENT PROPOSALS

County Ordinance and Review

Criteria | Code Criteria
Met? Section
All proposed county ordinance amendments to the text and/or map which may relate to the
Middleton area of city impact shall be referred to the city in the same manner as provided for in
Yes 09-09-15 | subsection 09-09-11(3) of this article, except that recommendations received from the city by
the county are nonbinding, but any factually supported recommendations shall be seriously
considered by the county.
Area of City Impact:
City of Middleton’s Future Land Use Map in the City of Middleton’s Comprehensive Plan call for
Analysis commercial, high-density residential, and medium density residential for this property. Although this request
does not match City of Middleton’s Future Land Use Map, the City of Middleton does not have any
concerns at this time and the development proposal will be in general conformance with the residential uses
already established in this area (Staff Report Exhibits B2.1, B2.3, D7, D7.1, and D7.2).
Order

Based upon the Findings of Fact, Conclusions of Law and Order contained herein, the Planning and Zoning
Commission recommends approval of Case #CR2025-0010, a conditional rezone of approximately 5.9 acres (Parcels
R23913011A and R33968) from the Agricultural Zone to the Conditional Rezone- Single-Family Residential Zone,
subject to the conditions of the development agreement (Attachment A).

DATED this day of , 2026.

PLANNING AND ZONING COMMISSION
CANYON COUNTY, IDAHO

Robert Sturgill, Chairman
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State of Idaho )

SS
County of Canyon County )
On this day of , in the year 2026, before me , anotary 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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ATTACHMENT A
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.

2. The subject parcel, approximately 3.58 acres, shall be divided in compliance with Chapter 7, Article 18 (Administrative
Land Divisions) or Chapter 7, Article 17 (Subdivisions) (whichever is applicable) of the Canyon County Code of
Ordinance (CCZO0) and shall not exceed three (3) residential parcels (Staff Report Exhibit A2).

a. Further divisions of the property are prohibited.

3. Atthetime of an application for an administrative land division or preliminary plat, an irrigation maintenance easement
must be established and recorded so property owners have access to the irrigation water source for the property.

4. At the time of application for an administrative land division or preliminary plat, an irrigation plan must be submitted
to Canyon County Development Services. The irrigation plan shall be reviewed and approved by the local irrigation
district per Idaho Code 867-6537(1) prior to submittal to Canyon County’s Development Services Department.

5. At the time of application for an administrative land division or preliminary plat, Middleton Irrigation Association
Inc and/or Middleton Mill Ditch Co. applicable requirements shall be met as outlined in their comment letter in Staff
Report Exhibit D5. Evidence of compliance with Middleton Irrigation Association Inc and/or Middleton Mill Ditch
Co. requirements shall be an approved irrigation district document indicating completion of requirements.

6. At the time of application for an administrative land division or preliminary plat, the southerly 60-feet of Parcel
R33968 shall be dedicated as public right-of-way or as a public access easement for the continuation of Stoffle Lane
unless waived by Highway District No. 4 (Staff Report Exhibits D4 and D4.1).

7.  The developer shall comply with CCZO §07-06-07 (4): Time Requirements: "All conditional rezones for a land use
shall commence within two (2) years of the approval of the board.”

a. Commencement (or “commence”) shall be as defined in CCZO 807-02-03 (Definitions Enumerated).
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