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PLANNING DIVISION STAFF REPORT 
 
CASE NUMBER: CU2025-0002 
APPLICANT/REPRESENTATIVE:  Bighorn Traffic Services/Connor Gray 
PROPERTY OWNER: WHCP LLC (Mike Whitaker) 
 
APPLICATION: Conditional Use Permit: Contractor Shop and Staging Area 
 
LOCATION: 5023 E Victory Road Nampa, Idaho, 83687, also referenced as a 

portion of the NW¼ of Section 30, T3N, R1W, BM, Canyon 
County, Idaho. Parcel R30673010 approx. 3.42-acres 

 
ANALYST:  Arbay Mberwa, Associate Planner 
REVIEWED BY: Amber Lewter, Associate Planner  
 
REQUEST:  
The applicant, Bighorn Traffic Services, represented by Connor Gray, is requesting a Conditional Use 
Permit for a contractor shop and staging area in an “A” (Agricultural) zone for traffic management services 
for public road construction. The applicant is proposing to repurpose the existing residence on-site as an 
office space and utilize the accessory structure as a work and storage area. The south half of the property 
is proposed to be used as a staging area for up to twenty (20) business vehicles, and the remainder of the 
area will remain vacant. The hours of operation are from 7 a.m. to 6 p.m. Monday through Friday, with 8-
40 employees. The subject property is located at 5023 E Victory Road. Nampa, Idaho, 83687, also 
referenced as Parcel R30673010, a portion of the NW quarter of Section 30, T3N, R1W, BM, Canyon 
County, Idaho. 
 

PUBLIC NOTIFICATION: 

 Neighborhood meeting conducted on:  January 13, 2025 

JEPA notice sent on: May 16, 2025 

Agency and Full Political notice: November 13, 2025 

Neighbor notification within 600 feet mailed on:  November 13, 2025 

 Newspaper notice published on: November 18, 2025 

 Notice posted on site on: November 18, 2025 
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1. BACKGROUND:   
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Parcel R30673010 (the subject parcel) is approximately 3.42-acres located in the “A” (Agricultural) zoning 

district with a future land use designation of “A” (Agricultural) (Exhibit B1). The subject parcel was created 

via an administrative land division and property boundary adjustment in 1996 (Exhibit B2 & B3). In 2002, 

CU2002-722, a conditional use permit was approved to utilize the property as an assisted living facility for 

nine (9) residents (Exhibit B4). AD2023-0135 was an amendment to CU2002-722, to allow for 32 residents 

between two (2) buildings, however, this application was withdrawn (Exhibit B5 & B5.1). The conditional 

use permit application for a contractor shop was submitted on January 27, 2025, under Cottages Nampa 

LLC, which then sold the property to the current owner, WHCP LLC, amending the application on March 

25, 2025. A code enforcement violation was placed on the property due to operating the business prior 

to gaining approval in March of 2025. The violation was closed in May of 2025 (CDEF2025-0059). The 

applicant updated the application on September 25, 2025, to include the request for a staging area 

(Exhibit A1.1).  

2. HEARING BODY ACTION: 

Pursuant to Canyon County Ordinance Article 07-07-01 every use which requires the granting of a 

conditional use permit is declared to possess characteristics which require review and appraisal by the 

commission to determine whether or not the use would cause any damage, hazard, nuisance or other 

detriment to persons or property in the vicinity. The commission may require higher standards of site 

development than those listed specifically in this chapter in order to assure that the proposed use will be 

compatible with other property and uses in the vicinity. The commission may revoke or modify its 

approval of a conditional use permit in accordance with the procedures set forth in the hearing and 

appeals procedures found in article 5 of this chapter. 

 

The Commission may attach special conditions to a conditional use permit including, but not limited to, 

conditions which: (1) Minimize adverse impact, such as damage, hazard, and nuisance, to persons or the 

subject property or property in the vicinity; (2) Control the sequence and timing of development; (3) 

Control the duration of development; (4) Designate the exact location and nature of development; (5) 

Require the provision for on site or off site public facilities or services; (6) Require more restrictive 

standards than those generally required in this chapter; or (7)Mitigate the negative impacts of the 

proposed development upon service delivery by any political subdivision, including school districts, 

providing services within the county(07-07-17).  

 

Prior to making a decision concerning a conditional use permit request, the presiding party may require 

studies at the applicant’s expense of the social, economic, fiscal, and environmental effects of the 

proposed conditional use (07-07-19).  

 

OPTIONAL MOTIONS: 

Approval of the Application: “I move to approve CU2025-0002, Bighorn Traffic Services, finding the 
application does meet the criteria for approval under Article 07.07.05 of Canyon County zoning 
Regulations, with the conditions listed in the staff report, finding that; [Cite reasons for approval & Insert 
any additional conditions of approval].  
 
Denial of the Application: “I move to deny CU2025-0002, Bighorn Traffic Services, finding the application 
does not meet the criteria for approval under Article 07.07.05 of Canyon County zoning Regulations, 
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finding that [cite findings for denial based on the express standards outlined in the criteria & the actions, 
if any, the applicant could take to obtain approval (ref.ID.67-6519(5)]. 
 
Table the Application: “I move to continue CU2025-0002, Bighorn Traffic Services, to a [date certain or 
uncertain] 
 

3. HEARING CRITERIA 

Table 1. Conditional Use Permit Review Criteria Analysis 

HEARING CRITERIA (07-07-05): The presiding party shall consider each conditional use permit application by finding 
adequate evidence to answer the following questions in its FCOs: 

Compliant  County Ordinance and Staff Review 

Yes No N/A Code Section Analysis 

☒ ☐ ☐ 

07-07-05(1) Is the proposed use permitted in the zone by conditional use permit? 

Staff Analysis The proposed use is permitted in the “A” (Agricultural) zone by conditional use 
permit, pursuant to County Ordinance (CCCO §07-10-27). The proposed use 
consists of a contractor shop within an existing residence and shop on the subject 
parcel and a staging area on the south half of the property. The applicant 
submitted a conditional use permit for a contractor shop and staging area on 
September 25, 2025. See Exhibit A for the application and submitted materials. 
 

A contractor shop is defined as “a building where a contractor conducts his 
business, including offices and parking of equipment and employee parking” per 
CCCO §07-02-03. A staging area is defined as “an area where equipment and/or 
materials are stored for use conducted entirely off site” per CCCO §07-02-03. 
See project description analysis contained in Section 07-07-05(2) detailing the 
nature of the request.  

☒ ☐ ☐ 

07-07-05(2) What is the nature of the request? 

Staff Analysis The nature of the request consists of a conditional use permit to establish a 
contractor shop and staging area for Bighorn Traffic Services within the existing 
structures.  

 The contractor shop will take place within the existing residence, 
including six (6) office spaces. Printing machines in the accessory 
shop/structure to maintain flagging equipment and signage.  

 The accessory structure consists of a third (1/3) of the space being utilized 
for a large printer and tables to build and repair signs. The remainder of 
the shop is proposed to be utilized as a storage area for signs, materials, 
and equipment (Exhibit A5.1).   

 Hours of operations are proposed to be from 7 a.m. to 6 p.m. Monday 
through Friday, with extended hours for vehicle arrival and departures 
from job sites to accommodate “emergency situations that needs support 
from a Traffic Control Agency” (Exhibit A5). See proposed condition of 
approval No. 4b.  

 There will be eight to ten (8-10) full time employees and approximately 
thirty (30) employees visiting the property related to Bighorn Traffic 
Services. A total of up to forty (40) employees for the proposed uses 
(Exhibit A2 & A5).  
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 Secondary uses include printing machines for traffic sign decals, that will 
be made on site in the shop. According to the applicant, manufacturing 
will not occur on-site as the printing does not reach manufacturing 
intensities. See proposed condition of approval No. 4. 

 The applicant is proposing to use the northern portion of the south half of 
the subject property as a staging area for no more than twenty (20) 
vehicles. The remainder of the southern area will remain vacant (Exhibit 
A3). See proposed condition of approval No. 4. 

 The applicant proposes fencing around the subject property and 
landscaping on the western boundary (Exhibit A3). 

See Exhibit A3 for the site plan and Exhibits A1 & A1.1 for the letter of intent for 
details. 

☒ ☐ ☐ 

07-07-05(3) Is the proposed use consistent with the comprehensive plan? 

Staff Analysis The proposed use is consistent with the 2030 Comprehensive Plan.  
 
The 2030 Canyon County Comprehensive Plan designates the subject parcel as 
“A” (Agricultural) located in Nampa’s area of impact (Exhibit B1). 
 
Chapter 1: Property Rights: 
G1.01.00 Protect the integrity of individual property rights while safeguarding 
public health, safety, and welfare. 

 
“The right of control: Is the right to use the property legally (2030 Comprehensive 
Plan, pg. 10).” The applicant submitted a conditional use permit on September 25, 
2025, to establish a staging area and contractor shop on the property legally. 
 
Chapter 3: Economic Development: 
G3.01.00 Promote a healthy and sustainable regional economy by retaining, 
expanding, and recruiting businesses to favorable locations. 
G3.05.00 Support a diverse economy in Canyon County and recognize that 
residential, commercial, and industrial uses are necessary components of overall 
economic stability. 
 
“Bighorn Traffic Services specializes in providing flagging and traffic management 
services for public road construction projects around Canyon County” (Exhibit 
A1). Canyon County supports retaining, expanding, and recruiting businesses and 
economic growth and expansion, but this must be done in a way that is 
compatible with the surrounding area, which may include adding mitigation 
conditions to this conditional use permit that addresses the community’s 
concerns (noise, traffic, dust, etc.). See Section 07-07-05(4) detailing the character 
of the area and the proposed conditions of approval on page 11 to mitigate 
concerns that may arise.  
 

Chapter 4: 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. 



Page 5 of 14 

G4.02.00 Ensure that growth maintains and enhances the unique character 
throughout the County. 
P4.02.01 Consider site capability and characteristics when determining the 
appropriate locations and intensities of various land uses. 
P4.04.02 Align planning efforts in areas of city impact. 
 
“Area of City Impact boundaries exist around cities in the County where city limits 
may grow and annex (2030 Comprehensive Plan, pg. 25).” The parcel is less than 
500 feet away from Nampa city limits. “The Comprehensive Plan Future Land Use 
Map establishes the long-term vision of how and where Canyon County will grow 
over the next ten years (2030 Comprehensive Plan, pg. 25).” 
 
The future land use of the parcel is designated as “A” (Agricultural). The City of 
Nampa designates the area as Industrial with an Airport overlay in their 
comprehensive plan. See Table 4 for description analysis detailing the Area of City 
Impact. 

☒ ☐ ☐ 

07-07-05(4) Will the proposed use be injurious to other property in the immediate vicinity 
and/or negatively change the essential character of the area? 

Staff Analysis The proposed use will not be injurious to other properties in the immediate 
vicinity and will not negatively change the essential character of the area, with 
the proposed conditions of approval mitigating concerns that may arise.  
 
Adjacent Existing Conditions: 

Direction Existing Use Primary Zone Other Zone 

N Residential “R-R” N/A 

E Agricultural with 
residences 

“A” N/A 

S Agricultural “A” Nampa City Limit 
zoned Residential 

W Residential “A” Nampa City Limit 
zoned Industrial 

“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: There are no surrounding land use cases within the 
County (Exhibit B8.4). The surrounding area is zoned Agricultural and Rural 
Residential in the County. Within the City of Nampa’s jurisdiction to the west, the 
properties are zoned Industrial and Residential to the southwest.  
 
Character of the Area: The character of the area is primarily residential with a 
few large agricultural parcels to the east and south. Wayne Russell subdivision is a 
four (4) lot subdivision located to the east of the property within 600 feet of the 
subject parcel (Exhibit B8.7 & B9). To the north, the parcels are zoned Rural 
Residential. The average lot size in the area is approximately 3.05 acres. To the 
south and northwest of the subject property lies the City of Nampa city limits. 
Nampa Municipal Airport lies to the northwest of the subject parcel.  
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Compatibility Analysis: The proposed use is not anticipated to directly nor 
indirectly exclude or diminish another’s use of public and/or private services. The 
proposed business vehicles coming on and off the site will result in twenty to 
thirty (20-30) average daily trips (Exhibit A5). See CCCO §07-07-05(7) for potential 
traffic impact analysis. See the proposed conditions of approval No. 8-10 to 
mitigate noise, dust, and emission concerns that may arise.  
 
Five (5) public comments were received in opposition due to traffic, noise, safety 
and a change in the character of the area. See Exhibit E for public comments. The 
proposed use is not anticipated to be injurious to the surrounding area with the 
proposed conditions of approval. The applicant proposes a minimum six (6) foot 
tall sight obscuring fence be installed along the east, south and west property 
boundaries in compliance with the site plan (Exhibit A3). See proposed condition 
of approval No. 8.   
 
Potential Impacts: The staging area and contractor shop may impact the 
surrounding area due to the increase in noise, dust, increased traffic, and lighting 
related to the use. See the proposed conditions to aid in mitigating these potential 
impacts.  

☒ ☐ ☐ 

07-07-05(5) Will adequate water, sewer, irrigation, drainage and stormwater drainage 
facilities, and utility systems be provided to accommodate the use? 

Staff Analysis The project will have adequate water, sewer, irrigation, drainage and stormwater 
drainage facilities, and utility systems to accommodate the proposed use based 
on the analysis contained herein.  
 
Water: The applicant is proposing to use individual domestic well water according 
to the land use worksheet (Exhibit A2). Staff reached out to the Department of 
Environmental Quality (DEQ) on November 20, 2025, to verify if a public water 
system is required. The applicant proposes that eight to ten (8-10) full-time 
employees will have access to the well water for drinking purposes. Per Brandon 
Lowder with DEQ on November 20, 2025, the use does not meet the threshold for 
a public water system (Exhibit D10). The proposed use is anticipated to have an 
adequate water system for the proposed use.  
 
Sewer: The applicant is proposing to utilize an individual septic system on site. 
Southwest District Health was notified of the request on May 16, 2025. According 
to Southwest District Health on May 19, 2025, if the contractor shop generates 
more than 600 gallons of wastewater, a nutrient pathogen study shall be 
required. See proposed condition of approval No. 11. The applicant is not 
proposing to supply portable restrooms to the employees who drop off and/or 
pick up vehicles and/or equipment after hours. The use has an adequate sewer 
system to accommodate the proposed use. 
 
Irrigation: Irrigation is proposed to be provided via surface irrigation via a ditch 
(Exhibit A2). The property will be pressurized irrigated. Nampa & Meridian 
Irrigation District was notified of the request on May 16, 2025, and has no 
comments as facilities will not be impacted. All private laterals and wasteways 
shall be protected, and the drainage shall be retained on site. See Exhibit D6 for 
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the full comment letter. It’s not anticipated that the irrigation system will be 
impacted by the proposed use. 
 
Stormwater drainage facilities: Stormwater is proposed to be retained on site 
(Exhibit A2). Landscaping will aid in retaining stormwater on-site. Additionally, 
the natural slopes of the property will act as a drainage system, collecting 
stormwater in the southwest corner of the subject property (Exhibit A5). The 
applicant proposes to install a “better drainage system along the west property 
line to ensure drainage is properly controlled” (Exhibit A5). See proposed 
condition of approval No. 12 to address drainage.   
 
Utility Systems: The proposed use is anticipated to have adequate utilities to 
operate the proposed use. The applicant may contact utility companies if 
additional utilities are required.  
 
Building: The existing residence to be used as a contractor shop was constructed 
in 1980, and the existing accessory structure proposed to be used as storage was 
constructed in 1991 (Exhibit B6). According to the Development Services Building 
Department on May 23, 2025, a change of occupancy shall be submitted for the 
primary residence and the accessory structure. See proposed condition of 
approval No. 6. On November 13, 2025, the Building Department provided a 
comment stating the accessory structure does not meet Canyon County setback 
requirements. The applicant can reach out to the City of Nampa and utilize 
Nampa’s setback requirements to meet setback requirements (Exhibit D4.1). See 
proposed condition of approval No. 5 to address this concern. Per the Nampa Fire 
District there is no objection to the request as requirements shall be handled 
during the building permit stage (Exhibit D7).  
 
Sign: The applicant is proposing to install a freestanding sign (Exhibit A2). The sign 
shall be installed in accordance with CCCO §07-10-13. See proposed condition of 
approval No. 13. 

☒ ☐ ☐ 

07-07-05(6) Does legal access to the subject property for the development exist or will it exist 
at the time of development? 

Staff Analysis The subject property does have legal access for the proposed use and will exist at 
the time of commencement.  
 
The property has frontage along East Victory Road, a minor arterial roadway 
(Exhibit B7). There is an existing half-circular driveway on the subject parcel. The 
west driveway will be used as the entrance, and the east driveway will be used as 
the exit in accordance with the site plan (Exhibit A3). Agency notice was provided 
to Nampa Highway District No. 1 on May 16, 2025. Nampa Highway District No. 1 
provided comments on May 19, 2025, requiring the two (2) designated 
approaches meet commercial approach standards and parking along East Victory 
Road shall be prohibited (Exhibit D3). See proposed condition of approval No. 7. 

☒ ☐ ☐ 

07-07-05(7) Will there be undue interference with existing or future traffic patterns? 

Staff Analysis There will not be undue interference with the existing or future traffic patterns.  
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There will be eight to ten (8-10) full time employees and 30 employees that may 
access the property within 24 hours of the day, resulting in a maximum of 40 
employees. See Exhibit A5.1 for the types of vehicles that may be parked on-site. 
See Table 3 for staging area criteria and details. The applicant is anticipating 
twenty to thirty (20-30) average daily trips which include employees reporting to 
work and loading and unloading materials and equipment for operations off site 
(Exhibit A5). Five (5) public comments were received in opposition due to traffic 
concerns (Exhibit E). 
 
Idaho Transportation Department (ITD) was notified of the application on May 16, 
2025, and comments were received on May 28, 2025, stating the use is not 
anticipated to meet the threshold for a Traffic Impact Study (Exhibit D5). East 
Victory Road is classified as a minor arterial roadway per Canyon County 
Comprehensive Plan Functional Classification Map (Exhibit B7).  

☒ ☐ ☐ 

07-07-05(8) Will essential services be provided to accommodate the use including, but not 
limited to, school facilities, police and fire protection, emergency medical 
services, irrigation facilities, and will the services be negatively impacted by such 
use or require additional public funding in order to meet the needs created by 
the requested use? (Ord. 16-001, 1-8-2016) 

Staff Analysis Essential services will be provided to accommodate the use including, but not 
limited to, school facilities, police and fire protection, emergency medical 
services, irrigation facilities. The services will not be negatively impacted by such 
use or require additional public funding in order to meet the needs created by the 
requested use.  
 
School Facilities: Agency notice was provided to Nampa School District on May 16 
and November 13, 2025, no comments were received. The proposed use is not 
anticipated to impact school facilities.  
 
Police and Fire protection: Agency notice was provided to Nampa Police 
Department, Canyon County Sherriff and Nampa Fire District on May 16, 2025, 
comments were not received from Nampa Police Department nor Canyon County 
Sherriff. Nampa Fire District provided comments on June 16, and November 25, 
2025, stating there are existing fire hydrants that can serve the subject property 
(Exhibit D7 & D7.1). The proposed use is not anticipated to negatively impact 
Nampa Police and Fire.  
 
Emergency Medical Services: Agency notice was provided to Emergency 
Management Coordinator and Canyon County Paramedics/ Emergency Medical 
Technicians on May 16, 2025, no comments were received. The proposed use is 
not anticipated to impact emergency medical services.  
 
Irrigation Facilities: Nampa & Meridian Irrigation District has no comments as no 
facilities are impacted. All private laterals and wasteways shall be protected and 
the drainage shall be retained on site. See Exhibit D6 for the full comment letter 
and proposed condition of approval No. 12. 
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Table 2. Article 14 Use Standards Criteria Analysis  
- Contractor Shop - 

USE STANDARDS 07-14-03(1)): The provisions of this article apply to all properties where a use is listed as an allowed 
use, a conditional use, or a director's decision in section 07-10-27 of this chapter (land use matrix). (Ord. 16-001, 1-8-
2016) 

Compliant  County Ordinance and Staff Review 

Yes No N/A Code Section Analysis 

☒ ☐ ☐ 

07-14-09(1) Contractor Shop: (1) The use shall be contained within a building or behind a sight 
obscuring fence. (Ord.16-0001, 1-8-1026) 

Staff Analysis The applicant proposes using the existing residential structure for office spaces and 
the accessory shop/structure with printing machines to maintain flagging 
equipment and signage. The proposed use of a contractor shop is contained within 
an existing residence and an accessory shop. There will be approximately twenty 
(20) parking spaces behind the shop, enclosed within a privacy fence (Exhibit A3). A 
sight obscuring fence is defined as “the construction of a solid barrier that blocks 
the visibility through the fence, and is erected to screen areas from public streets 
and abutting properties” per CCCO 07-02-03. See proposed condition of approval 
No. 8. 

 

Table 3. Article 14 Use Standards Criteria Analysis 
- Staging Area -  

USE STANDARDS 07-14-03(1)): The provisions of this article apply to all properties where a use is listed as an allowed 
use, a conditional use, or a director's decision in section 07-10-27 of this chapter (land use matrix). (Ord. 16-001, 1-8-
2016) 

Compliant  County Ordinance and Staff Review 

Yes No N/A Code Section Analysis 

☒ ☐ ☐ 

07-14-29(1) All work shall be conducted off site. 

Staff Analysis According to the letter of intent, all work is completed off-site (Exhibit A1). Work 
that does take place on site shall strictly be under the contractor shop criteria such 
as in a building or behind a sight obscuring fence. The proposed use of the staging 
area is strictly for parking the business and employee vehicles and storing 
equipment and materials for the business on-site (Exhibit A3).  

☒ ☐ ☐ 

07-14-29(2) Business vehicles shall be operable and parked on site, not on a public or private 
road. 

Staff Analysis The proposed use consists of twenty (20) parking spaces for business vehicles 
without a loading area for the staging area (Exhibit A2). According to the letter of 
intent and proposed condition of approval No. 4c, all parking shall be off-street 
parking, located on the premise and all vehicles shall be operable. 

☒ ☐ ☐ 

07-14-29(3) Persons not employed on the premises may visit the premises for the purpose of 
picking up equipment and materials to be used elsewhere, including trucks 
offloading or transferring equipment and/or materials to other vehicles. 

Staff Analysis According to the Land Use Worksheet, the proposed use shall have eight to forty (8-
40) employees that may access the property to load and unload the equipment, 
materials, and business vehicles to be used elsewhere (Exhibit A2). 

07-14-29(4)  Employees may meet on the premises to share rides to and from job sites.  
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☒ ☐ ☐ 

Staff Analysis Employees may meet on-site to share rides to and from the job site. The proposed 
hours of operation are Monday through Friday, 7 a.m. to 6 p.m. (Exhibit A2). See 
proposed condition of approval No. 4b. 

☒ ☐ ☐ 

07-14-29(5) Employees' vehicles shall be parked on site and not on a public or private road. 
(Ord. 16-001, 1-8-2016) 

Staff 
Analysis 

Employee vehicles, business vehicles, materials, and equipment shall be parked on 
site and out of East Victory Road. On April 11, 2025, the applicant provided a parking 
plan for twenty (20) vehicles; all the parking is proposed to be on the premises, off-
street (Exhibit A3). See proposed condition of approval No. 4d. 

 

Table 4.  Article 11 Nampa 
- Area of City Impact - 

CCCO 09-11-01: Nampa Area of City Impact (Plans and Ordinances/Map) Ordinance Applicable Ordinances and 
Standards: Within the Nampa area of city impact, the following ordinances apply, but the city of Star ordinances are 
subject to the waiver provisions in subsection (6) of this section. 

Compliant  County Ordinance and Staff Review 

Yes No N/A Code Section Analysis 

☒ ☐ ☐ 

09-11-25 The following procedures shall be adhered to in processing applications within 
the Nampa area of city impact: 

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

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

Staff Analysis Area of City Impact: 
The subject parcel is in the City of Nampa’s area of impact. Agency notice was 
sent to the City of Nampa on May 16, 2025, and comments were received on May 
16, 2025. The City of Nampa submitted a letter stating that they have no concerns 
with this request. Nampa stated the parcel is in alignment with their 
Comprehensive Plan for the “Industrial Land Use Designation” (Exhibit D1). 

 

4. AGENCY COMMENTS: 

https://codelibrary.amlegal.com/codes/canyoncountyid/latest/canyoncounty_id/0-0-0-4663#JD_09-11-17
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Agencies including the Canyon County Sheriff’s Office, Canyon County Paramedics/EMT, Nampa Police 

Department, Nampa Fire District, State Fire Marshall, Black Canyon Irrigation District, Nampa-Meridian 

Irrigation District, Nampa Highway District No. 1, Nampa School District, Idaho Transportation 

Department, COMPASS, Valley Regional Transit, Idaho Power, Intermountain Gas, CenturyLink, Ziply, 

Canyon County Engineering Department, Canyon County GIS Department, Canyon County Building 

Department, Canyon County Code Enforcement Department, Southwest District Health, and the City of 

Nampa were notified of the subject application.  

 

Staff received agency comments from Nampa-Meridian Irrigation District, Nampa Highway District No. 1, 

Nampa Fire District, Idaho Transportation Department, Canyon County Building Department, Southwest 

District Health, Department of Environmental Quality, and the City of Nampa. All agency comments 

received by the aforementioned materials deadline are located in Exhibit D.  

 

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

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

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

become part of the record.  

 

5. PUBLIC COMMENTS: 

Staff received “five” (5) total written public comments by the materials deadline of December 8, 2025. 

Generally, of the comments received “zero” (0) were in favor, “zero” (0) were neutral, and “five” (5) were 

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

E.  

 

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

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

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

become part of the record.  

 

6. SUMMARY & RECOMMENDED CONDITIONS:  

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

Conditional Use Permit is compliant with Canyon County Ordinance 07-07-05, 07-14-09 and 07-14-29. A 

full analysis is detailed within the staff report.  

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

conditions be attached:  

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

2. This conditional use permit shall follow land use time limitation as stated in CCCO §07-07-23: “When 
a conditional use permit is granted, the land use or construction of its facility proposed in the 
application must have commenced within three (3) years of the date of the final decision by the 
presiding party or a court of appropriate jurisdiction. The improvements for the approved use must 
be completed within five (5) years of the same date. 
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a. Commencement shall be the date zoning compliance is issued for a change of occupancy 
permit for the residence and accessory structure.   

3. The contractor shop and staging area conditional use permit shall be limited to parcel R30673010. 
This permit is not transferable to any other property or individual and is not valid for any business 
or use other than Bighorn Traffic Services or that specifically approved by the Planning and Zoning 
Commission. 

4. The proposed development shall be in conformance with the applicant’s Site Plan and Letter of 
Intent (Exhibits A1, A1.1 & A3). 

a. Contractor Shop Hours of Operation: 7 a.m. to 6 p.m. Monday through Friday. 

b. Staging Area Hours of Operation: 7 a.m. to 6 p.m. Monday through Friday. The applicant may 
respond to emergencies outside of the proposed hours of operation (Exhibit A5). The 
applicant shall post a sign on the property to notify surrounding property owners in the event 
of an emergency operation. The applicant shall make a reasonable effort to utilize prepped 
emergency vehicle(s) with materials rather than loading and unloading after hours.    

c. Number of Employees: No more than forty (40) employees shall access the subject property 
for the proposed use.  

d. Staging Area: No more than twenty (20) business vehicles shall be parked on site (not on a 
public road) and shall be in operable condition.  

e. Landscaping shall be installed on the west boundary of the subject property in accordance 
with Exhibit A3.  

5. The applicant shall meet City of Nampa setback requirements, evidenced by a letter from the City 
of Nampa or the applicant shall meet Canyon County setbacks by moving the shop or applying and 
getting approval for a variance prior to an approved change of occupancy permit (Exhibit D4.1). 

6. Per Development Services Building Department the applicant shall obtain a change of occupancy 
permit for the residence and accessory structure, evidenced by a certificate of occupancy provided 
to DSD within 120 days of the signed decision (Exhibit D4).  

7. The applicant shall comply with the applicable highway district's access requirements (Exhibit D3). 
The applicant shall obtain a permit prior to commencement of use. 

a. Provided at the time of the change of occupancy permit, the applicant shall coordinate with 
Highway District No. 1 and obtain the necessary approvals for the intended use. Evidence shall 
be an approved approach permit from the subject highway district.  
 

8. A minimum six (6) foot sight obscuring fence in accordance with CCCO §07-02-03, shall be installed 
on the east, south and west boundary of the subject parcel as to obscure the business vehicles and 
storage of materials and equipment within 120-days of the signed decision (Exhibit A3).  

9. All exterior lighting, if installed, shall be downward facing and directed away from surrounding 
properties. 

10. A dust mitigation plan shall be submitted within 120 days of the signed decision. Dust shall be 
controlled per applicable federal, state, and county laws, ordinances, rules, and regulations that 
pertain to operations including but not limited to nuisance regulations (Canyon County Code of 
Ordinances Chapter 2 Article 1: Public Nuisances) and shall be consistent with Idaho Department 
of Environmental Quality (DEQ) and Environmental Protection Agency (EPA) requirements. 

11. The applicant shall complete a nutrient pathogen study if 600 gallons or more of wastewater is 
generated on the subject property Per Southwest District Health (Exhibit D2). 
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12. The applicant shall not impede, disrupt, or otherwise disturb the existing irrigation structures on and 
adjacent to the subject property and easement without written approval from the irrigation district 
with jurisdiction.  

a. Per Nampa & Meridian Irrigation District all private laterals and waste ways shall be protected. 
All municipal surface drainage shall be retained on site. In the case of surface drainage leaving 
the site, Nampa & Meridian Irrigation District shall review the drainage plan. The applicant 
shall comply with Idaho code 31-3805 (Exhibit D6). 

b. A drainage system shall be installed to retain stormwater on site within 120 days of the signed 
decision (Exhibit A5). 

13. Signage shall meet CCCO §07-10-13 requirements and shall not exceed 32 square feet unless an 
additional sign permit is applied for and approved by the Director.  

 
7. EXHIBITS:  

A. Application Packet & Supporting Materials  
1. Letter of Intent  

1.1. Revised letter of intent 
2. Land Use Worksheet 
3. Site Plan 
4. Neighborhood Meeting 
5. Email Correspondence 

5.1. Photos  
6. Presentation 

B. Supplemental Documents 
1. Parcel Tool 
2. PI2019-0368 
3. LS2002-793 
4. CU2002-722 
5. AD2023-0135 

5.1. AD2023-0135 Withdrawal Letter 
6. Assessors’ Public Record Data 
7. Functional Classification Map 
8. Cases Maps/Reports  

8.1. Aerial 
8.2. Zoning  
8.3. Future Land Use Designation 
8.4. Case map & Summary 
8.5. Nampa Future Land Use 
8.6. Nitrate Priority Area 
8.7. Subdivision Map and Lot Report 
8.8. Slopes 

9. CU2004-197 
C. Site Visit Photos: November 26, 2025 
D. Agency Comments Received by: December 8, 2025 

1. City of Nampa; Received: May 16, 2025 
2. Southwest District Health; Received: May 19, 2025 
3. Nampa Highway District No. 1; Received: May 19, 2025 
4. DSD Building Dept.; Received: May 23, 2025 
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4.1. Revised response; Received: November 13, 2025 
5. Idaho Transportation Department; Received: May 28, 2025 
6. Nampa & Meridian Irrigation District; Received: June 12, 2025  
7. Nampa Fire District; Received: June 16, 2025 

7.1. Revised response; Received: November 25, 2025 
8. Department of Environmental Quality; Received: November 20, 2025 

E. Public Comments Received by: December 8, 2025 
1. Tina and Gary DeBoer; Received: November 20, 2025 
2. Christine Able; Received: November 24, 2025 
3. HJ Enterprises LLC (Joy Lewis); Received: December 2, 2025 
4. Jennelle and Aaron Romine; Received: December 7, 2025 
5. Renee Kelley; Received: December 8, 2025 
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Planning & Zoning Commission 

Case# CU2025-0002 
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September 20th, 2024 

 

Jay Gibbons 

Planning & Zoning Director 

Canyon County Planning 

111 N. 11th Ave Caldwell, ID 83605 

 

Re:   Conditional Use Permit – Contractor Shop & Staging Area 

 

Dear Mr. Gibbons 

I. Introduction 

On behalf of Bighorn Traffic Services, LLC, AG Land & Development respectfully submits this 

amended Letter of Intent in support of a Conditional Use Permit (CUP) for a contractor shop 

with an associated staging area at 5023 E. Victory Road, Nampa, Idaho (Parcel R30673010). 

This amendment is provided in response to staff’s recommendation that the application explicitly 

include a staging area consistent with Canyon County Code of Ordinance (CCZO) §07-14-29. 

II. Site Description 

The subject property is zoned Agricultural (A), located within the City of Nampa Impact Area, 

with a County designation of Agricultural and a City future land use designation of Industrial. 

The property has historically been used as an assisted living facility, with existing structures 

suitable for adaptive reuse. 

III. Project Overview 

The applicant seeks approval to: 

1. Establish a contractor shop within the existing shop building for the maintenance, 

storage, and preparation of traffic control equipment. 

2. Designate an outdoor staging area where equipment and materials may be securely stored 

for deployment to off-site work locations. 

Bighorn Traffic Services provides flagging and traffic management services for public 

infrastructure projects across Canyon County. All construction and traffic control work will 

occur off-site. The property itself will be used for equipment storage, employee coordination, 

administrative office functions, and routine maintenance of signage equipment. 

Exhibit A1.1
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IV. Staging Area Compliance with CCZO §07-14-29 

The proposed staging area has been designed to fully comply with the County’s performance 

standards: 

1. All work shall be conducted off site 

– All traffic control and flagging operations will continue to occur exclusively at road 

project locations, not on the subject property. 

2. Business vehicles shall be operable and parked on site, not on a public or private 

road 

– A designated parking and circulation area, shown on the attached site plan, ensures all 

company vehicles and trailers are parked on the property, away from Victory Road. 

3. Persons not employed on the premises may visit the premises to pick up 

equipment/materials 

– The staging area is designed to safely accommodate periodic pick-up or offloading of 

equipment and materials. Such activities will be short in duration and managed to 

minimize impact on surrounding properties. 

4. Employees may meet on site to share rides to/from job sites 

– The property includes sufficient employee parking to support carpooling, which will 

reduce vehicle trips and promote orderly site circulation. 

5. Employees’ vehicles shall be parked on site, not on a public or private road 

– The parking plan provides adequate stalls for employees, ensuring no off-site parking 

occurs. 

Definition: As defined by CCZO §07-02-03, a staging area is “an area where equipment and/or 

materials are stored for use conducted entirely off site.” The proposed use aligns precisely with 

this definition. 

V. Parking and Circulation Plan 

• Parking: The site plan provides a dedicated lot for employee and company vehicle 

parking, with capacity for all anticipated vehicles during business hours. 

• Circulation: A clear internal circulation route is established for safe ingress/egress, 

including turn-around space for trucks and trailers. 

• Access: All site access will occur via the existing driveway connection to Victory Road, 

with no anticipated modifications. 

VI. Comprehensive Plan Consistency 

The amended request remains consistent with Canyon County’s Comprehensive Plan: 

• Property Rights (Ch. 1): Private property rights are respected while ensuring 

compliance with zoning standards. 

• Economic Development (Ch. 4): The staging area directly supports critical 

infrastructure services, strengthens the local economy, and creates jobs. 
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• Land Use (Ch. 5): The project reuses existing facilities in a manner compatible with the 

agricultural setting, while aligning with Nampa’s future Industrial designation. 

• Public Services (Ch. 8): Adequate utilities and infrastructure exist to support the use 

without additional public investment. 

VII. Compliance with CCZO §07-07-05 Hearing Criteria 

1. Is the proposed use permitted in the zone by conditional use permit? 

Yes. Under CCZO §07-02-03, a “Contractor Shop” and associated “Staging Area” are expressly 

permitted within the Agricultural (A) zone through approval of a CUP. 

2. What is the nature of the request? 

The applicant requests approval to repurpose an existing shop building and outbuilding into a 

contractor shop with an associated staging area for equipment and material storage. All work 

performed by Bighorn Traffic Services occurs off-site; the property is used for equipment 

storage, employee coordination, administrative office functions, and routine maintenance of 

signage equipment. 

3. Is the proposed use consistent with the comprehensive plan? 

Yes. The project aligns with multiple chapters and policies of the Canyon County 

Comprehensive Plan by: 

• Supporting economic development through job creation and infrastructure support. 

• Maintaining compatibility with surrounding agricultural uses by limiting intensity, 

screening operations, and avoiding customer traffic. 

• Reinforcing the City of Nampa’s future Industrial designation for this area by reusing 

existing structures for a low-impact industrial-support use. 

• Utilizing existing public services and utilities without additional demand for taxpayer 

funding. 

4. Will the proposed use be injurious to other property in the immediate vicinity and/or 

negatively change the essential character of the area? 

No. The project has been designed with screening, landscaping, and privacy fencing to minimize 

visual and noise impacts. Hours of operation are limited to standard business hours, with 

occasional off-hours employee dispatch. The staging area is managed to prevent off-site storage 

or road encroachment. These measures ensure compatibility with surrounding rural and 

agricultural properties, while enhancing the site’s aesthetic compared to its former institutional 

use. 

5. Will adequate water, sewer, irrigation, drainage and stormwater drainage facilities, and 

utility systems be provided to accommodate the use? 

Yes. The property is already served by adequate water, sewer/septic, irrigation, and electrical 

utilities. No new or expanded systems are required. Stormwater management will continue to 

rely on existing on-site drainage patterns, with no additional runoff impacts expected given the 

low-intensity nature of operations. 
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6. Does legal access to the subject property for the development exist or will it exist at the 

time of development? 

Yes. Legal access exists via the property’s established driveway connection to Victory Road, 

which has historically served the site. No new access points are necessary. 

7. Will there be undue interference with existing or future traffic patterns? 

No. The proposed use will not unduly impact traffic. Trips generated are limited to employee 

arrivals, departures, and equipment dispatch. Compared to the property’s historic use as an 

assisted living facility, traffic volumes will be comparable or reduced, and there is no retail or 

customer traffic component. Carpooling practices further minimize vehicle trips. 

8. Will essential services be provided to accommodate the use, and will such services be 

negatively impacted or require additional public funding? 

Yes. Essential services such as police, fire, EMS, and irrigation facilities are currently adequate 

and will not be negatively impacted by this low-intensity use. No additional public funding is 

required to serve the property. The use does not impact schools, and its operational risk profile is 

minimal compared to other land uses. 

VIII. Additional Considerations 

The project has been carefully designed to address neighbors’ concerns. Measures such as 

landscaping, privacy fencing, and paving will minimize dust, noise, and visual impact. Existing 

utility systems are sufficient, and the applicant will coordinate with regulatory bodies to ensure 

compliance. 

IX. Conclusion 

The inclusion of a staging area strengthens the project by ensuring all operations comply with 

CCZO requirements and by providing an orderly plan for vehicle parking, circulation, and 

equipment storage. The project remains a low-impact, compatible reuse of the subject property 

that supports Canyon County’s goals for economic development, infrastructure support, and 

responsible growth. 

For these reasons, the applicant respectfully requests approval of this amended CUP to establish 

a contractor shop and staging area at 5023 E. Victory Road. 

 

Sincerely, 

 

 

Connor Gray 

AG Land & Development, LLC 
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Arbay Mberwa

From: Connor Gray <connor@aglidaho.com>
Sent: Thursday, August 7, 2025 9:10 AM
To: Arbay Mberwa
Subject: Fwd: [EXTERNAL]:Bighorn CUP Questions
Attachments: IMG_6321.jpg; IMG_6320.jpg; IMG_6316.jpg; IMG_6317.jpg; IMG_6319.jpg

Good morning Arbay,  
 
Please see the answers below straight from the Bighorn team to help provide some clarification. Please 
let me know any further questions or updates you have. 
 
Thank you! 

---------- Forwarded message --------- 
From: Jeff Dancer <jeff.dancer@dascoidaho.com> 
Date: Fri, Aug 1, 2025 at 11:12 AM 
Subject: Re: [EXTERNAL]:Bighorn CUP Questions 
To: carl anderson <canders54@yahoo.com>, Connor Gray <connor@aglidaho.com> 
 

Please see answers to your questions below.  Let me know if you would like to jump on a call to discuss 
or if you have any other questions.  
 

  

  

 

AN EMPLOYEE-OWNED 
COMPANY 

Jeff Dancer 

Business Development Consultant 

(208) 919-1446 (Cell) 

Jeff.Dancer@DascoIdaho.com 

411 E Karcher Rd, Nampa, ID 83687  

(208) 463-1080 (Office) 

www.DascoIdaho.com 

 

  

  

  

 

Exhibit A5



2

From: carl anderson <canders54@yahoo.com> 
Sent: Thursday, July 31, 2025 12:35 PM 
To: Jeff Dancer <jeff.dancer@dascoidaho.com>; Connor Gray <connor@aglidaho.com> 
Subject: [EXTERNAL]:Bighorn CUP Questions 
  
CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you recognize the 
sender and know the content is safe. Learn to spot a phishing message 

 
 
From: Connor Gray <connor@aglidaho.com> 
To: Carl Anderson <canders54@yahoo.com> 
Sent: Thursday, July 31, 2025 at 11:15:59 AM MDT 
Subject: Bighorn CUP Questions 
Hi Jeff, 
We just received this from the planner at Canyon County.  We can schedule a call with you to answer the 
questions.  Thank you. 
Best regards, 
Carl Anderson 
Hey Carl,  
 
 
 

I have a few more questions regarding the case: 

1. How many employees will be making the signs? How often are signs made?  We currently only utilize 1-2 
people to build signs in the print shop.  If a large Print Project comes up there might be 3 people working on it 
but that is extremely rare.  Right now, we might have 1 or 2 print jobs a week but we are hoping to build that 
into being more a full-time position for 1-3 people.   

2. What entails of the main office operations (is it just phone calls/emails?) are the full time employees making the 
signs in the office while the shop will be used as storage? The shop area will be used to build, repair and store 
signs.  The Main Office Operation will take place in the Existing Building.  We currently have 8 office personnel 
that will be working out of that building to include Manager, Supervisors, Dispatcher, Trainer, AP/AR, 
Estimator, Safety, etc.  

1. Can you please verify the manufacturing is a secondary/accessory use to the contractor shop. The 
manufacturing of signs is definitely a secondary use and not a primary focus of the business.  The Shop 
on the building will house the printer and large table for laying the signs out which will take up about 
the back 1/3rd of the existing shop.  The remainder of the building will be utilized to store signs, 
materials, equipment, etc.  The sign shop is in no way a major manufacturing business.  It is a small 
operation that we utilize to build signs for daily activities of Bighorn Traffic Services and our 
customers.   

2. All Truck/Equipment Repairs will be taken over to our Main Shop location on Karcher Rd in Nampa.   
3. Are the approx. 30 employees driving to the various jobsites from the subject property or do they immediately 

go to the jobsite its self (in the case that equipment is not being picked up)?This varies depending the location 
of the work.  Some of our personnel do drive company vehicles home and several do report directly to the 
jobsites around the valley.   

1. STAGING AREA: An area where equipment and/or materials are stored for use conducted entirely off 
site. Will equipment/trucks/business vehicles be stored on site? If so I recommend amending the 
application to include for this use §07-14-29.There will be some Trucks, Message Boards, Traffic 
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Control Devices, etc. that are stored on the property.  We intend to use some of the property directly 
south of the existing shop to store some of the vehicles and equipment.   

4. How many trips per day (on average) will be taken to and from the property? If I were to guess as to the volume 
of vehicles coming and going from the property on any given workday I would say that number would be 
around 20-30 vehicles per day.  That would include employees personal vehicles when they report to work 
and then their work trucks leaving and coming back.  Some days may see less and some days may see a little 
more.    

5. What’s the dimension of the proposed sign?  We are entirely open to suggestion and are willing to put what 
ever size of sign they will allow.  We are not the type of Business that rely's on walk in and customer traffic so 
a big Advertising sign is not necessary.   

6. What’s the drainage plan? The natural lay of the land has everything sloping back to the south and back of the 
property.  We would intend to keep things sloping back away from the road and draining back to the SW 
Corner of the property.  We do intend to install a better drainage system along the West property line to help 
insure all storm water and drainage is controlled properly.   

7. What are the potential extended hours of operations? Traffic Control is a Safety Support System for our 
Society.  Without it our road systems would be in mass chaos.  As long as there are cars on our roads there is 
always the chance of an emergency situation that needs support from a Traffic Control Agency.  Our Typical 
hours of operation is Monday-Friday - 7am-5pm, However on occasion we may have a situation that our 
services are requested outside of those normal business hours, this may be once to twice a week and 
sometime not at all.    

8. If Big Horn Traffic Services can please provide photos/details of the printing, printing machine, operations, 
further details in general will be great.  Please see attached photos of Printer and Print Table as long as 
pictures of our current yard location and how it is set up.   

  

Thank you, 

 
-- 
  
Connor Gray 
Principal 

AG Land & Development

    

208-954-7285 

 

connor@aglidaho.com
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CU2025-0002

BIGHORN TRAFFIC 
SERVICES LLC
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Contractor Shop & 

Staging Area

Contractor  Shop

• Ut i l i ze Ex ist ing Shop

• Repa i r /Pr int  Tra f f i c- re la ted s ignage 

i .e .,  s top /s low s igns

• Of f ice space to suppor t  the  contractor  

shop by  us ing the  former l iv ing care  

fac i l i ty  on-s i te.  

Staging Area

• Employee /  Serv ice t ruck park ing

• No heavy equ ipment





Conditional Use Permit Criteria



Is the proposed use permitted in the zone by 
conditional use permit



What is the nature of the request



Is the proposed use consistent with the Comprehensive Plan

Supports economic development 

through job creation and infrastructure 

support.

Maintains compatibility with 

surrounding agricultural uses by limiting 

intensity, screening operations, and 

avoiding customer traffic.

Reinforces the City of Nampa’s future 

Industrial designation for this area by 

reusing existing structures for a low-

impact industrial-support use.

Maintains approved use through 

Agricultural zoning designation







Will the proposed use be injurious to other property in the immediate 

vicinity and/or negatively change the essential character of the area

Historical non-agricultural 

use (Previous Conditional 

Use Permit allowing a 

living care facility) 

Proper Screening and 

fencing to minimize visual 

and noise impacts

Paving for dust and noise 

control

Minimal noise and light 

pollution activity 

Site proximity to Nampa 

Airport

Aligns with other 

industrial/ small business 

uses within the immediate 

vicinity



Criteria 5, 

6 & 8

Will adequate water, sewer, irrigation, drainage and stormwater drainage 

facilities, and utility systems be provided to accommodate the use;

•Property is already served by adequate water and septic systems. No new or expanded systems are 

anticipated to be required. Continue to rely on existing, on-site drainage patterns.

Does legal access to the subject property for the development exist or will 

it exist at the time of development;

•Legal access exists via the property’s established driveway connection to Victory Road, which has 

historically served the site. No new access points are necessary.

Will essential services be provided to accommodate the use, and will such 

services be negatively impacted or require additional public funding.

•Utilize currently adequate facilities and will not be negatively impacted by this low-intensity use. No 

additional public funding is required to serve the property. 





Will there be undue interference with existing or future traffic 

patterns

Will not unduly impact traffic patterns

Trips limited to employee arrivals, departures, and equipment dispatch

Traffic volumes are comparable to or reduced from the historic use of living facility.

No retail or customer traffic component

Traffic regulatory coordination



QUESTIONS
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ID CASENUM REQUEST CASENAME FINALDECIS
1 SD2020-0012 Plat - Barnes Estates Sub Barnes Estates Sub APPROVED
2 CR2022-0013 Rezone RR to CR-R1 Guzman APPROVED
3 SD2019-0030 Short Plat- 3 lots Ryslanchik Sub APPROVED
4 PH2016-51-APL Temp Public Qasi Religious related events Wat Idahoophoxaiyaraam Inc. APPROVED
5 SD2019-0053 Plat - Weatherby Estates Weatherby Estates APPROVED

CASE SUMMARY
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SOIL CAPABILITY CLASS SOIL CAPABILITY SQUARE FOOTAGE ACREAGE PERCENTAGE

4 MODERATELY SUITED SOIL 17028.15 0.39 11.42%
4 MODERATELY SUITED SOIL 88291.61 2.03 59.22%
3 MODERATELY SUITED SOIL 43763.86 1.00 29.36%

149083.62 3.42 100%

SOIL NAME FARMLAND TYPE SQUARE FOOTAGE ACREAGE PERCENTAGE

ElA Not prime farmland 17028.15 0.39 11.42%
ElC Not prime farmland 88291.61 2.03 59.22%
EhB Prime farmland if irrigated 43763.86 1.00 29.36%

149083.62 3.42 100%

SOIL REPORT

FARMLAND REPORT

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



GRADE SOILTYPE

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

46 1041.22 1317 0.79

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

3 43.63 129 0.34

NUMBER OF LOTS NOTIFIED AVERAGE MEDIAN MINIMUM MAXIMUM

35 3.08 1.31 0.13 32.03

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

6 4.01 23.00 6.50 8.00

SUBDIVISION NAME Label LOCATION ACRES NO. OF LOTS AVERAGE LOT SIZE CITY OF… Year
BARNES ESTATES SUBDIVISION 1 3N1W30 2.39 1 2.39 COUNTY (Canyon) 2020

CHARLOTTE MEADOWS SUBDIVISION 2 3N2W25 1.50 4 0.37 NAMPA 2020

CLARK THEURER #2 3 3N1W19 20.03 45 0.45 COUNTY (Canyon) 1977

CLARK THEURER REPLAT 4 3N1W19 9.49 11 0.86 COUNTY (Canyon) 1972

CLEARWATER HEIGHTS SUBDIVISION 5 3N2W24 2.02 8 0.25 NAMPA 2021

COUNTRY MEADOWS 6 3N1W19 6.69 19 0.35 COUNTY (Canyon) 1992

DUTTON SUBDIVISION 7 3N1W19 4.73 4 1.18 COUNTY (Canyon) 2018

EAGLE HEIGHTS 1ST DIV 8 3N1W19 76.42 64 1.19 COUNTY (Canyon) 1909

EASTVIEW SUBDIVISION 9 3N1W19 4.76 4 1.19 COUNTY (Canyon) 2006

HAPPY VALLEY ESTATES SUBDIVISION 10 3N2W25 4.05 5 0.81 NAMPA 2007

HILL AND PETTY ESTATES SUB 11 3N1W19 3.47 2 1.73 COUNTY (Canyon) 2005

HOME ACRES SUB #01 12 3N1W19 35.18 32 1.10 COUNTY (Canyon) 1940

HOME ACRES SUB #02 13 3N2W24 30.10 13 2.32 COUNTY (Canyon) 1940

HOME ACRES SUB #03 14 3N1W19 76.92 43 1.79 COUNTY (Canyon) 1942

HOME ACRES SUB #04 15 3N1W19 40.08 25 1.60 COUNTY (Canyon) 1942

J & S SUB 16 3N1W30 1.99 2 1.00 COUNTY (Canyon) 2004

JUNELLE ACRES 17 3N1W19 2.37 2 1.18 COUNTY (Canyon) 2000

LAST ORCHARD SUB 18 3N1W19 2.40 4 0.60 0 1986

LEISURE HEIGHTS SUB 19 3N1W29 40.70 78 0.52 COUNTY (Canyon) 1972

MASON CREEK ESTATES 20 3N2W25 6.37 6 1.06 COUNTY (Canyon) 2001

MASON CREEK MEADOWS 21 3N2W25 2.98 2 1.49 COUNTY (Canyon) 2008

NAMPA HEIGHTS ADD 22 3N2W26 73.97 29 2.55 NAMPA 1911

NAMPA ORCHARD TRACTS 23 3N2W25 60.51 22 2.75 COUNTY (Canyon) 1909

PARK RIDGE #2 SUB 24 3N2W25 11.73 49 0.24 NAMPA 1995

PARK RIDGE #3 SUB 25 3N2W25 27.90 105 0.27 NAMPA 1996

PARK RIDGE ESTATES 26 3N2W25 20.22 32 0.63 NAMPA 1996

PARK RIDGE MEADOWS #1 27 3N2W25 21.62 79 0.27 NAMPA 2001

PARK RIDGE MEADOWS #2 28 3N2W25 29.26 122 0.24 NAMPA 2001

PARK RIDGE MEADOWS #3 29 3N2W25 25.63 104 0.25 NAMPA 2002

PARK RIDGE MEADOWS #4 30 3N2W25 6.45 6 1.07 NAMPA 2002

PEACH TREE ESTATES 31 3N1W30 7.73 2 3.86 COUNTY (Canyon) 1998

PHEASANT MEADOWS SUBDIVISION NO. 1 32 3N2W25 14.82 55 0.27 NAMPA 2018

PHEASANT MEADOWS SUBDIVISION NO. 2 33 3N2W25 15.30 58 0.26 NAMPA 2019

ROLLING GREEN ESTATES 34 3N2W25 10.88 18 0.60 NAMPA 1999

ROLLING GREEN ESTATES #2 35 3N2W25 2.80 6 0.47 NAMPA 1999

ROLLING GREEN ESTATES #3 36 3N2W25 3.84 8 0.48 NAMPA 1999

ROLLING GREEN ESTATES #4 37 3N2W25 19.67 34 0.58 NAMPA 2000

ACRES NO. OF LOTS AVERAGE LOT SIZE
20.12 18 1.12

5.68 25 0.23

17.83 86 0.21

SITE ADDRESS ACRES NO. OF SPACES UNITS PER ACRE
4006 Airport Road 5.00 31 0.16

Weatherby Estates Subdivision

SUBDIVISION NAME

SUBDIVISION NAME

Airport Village MHP

Wagon Trail

Bentley Meadows

MOBILE HOME & RV PARKS
CITY OF…
City of Nampa

SUBDIVISIONS IN PLATTING

SUBDIVISION & LOT REPORT

PLATTED SUBDIVISIONS



TAZ NO.  2473
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HOUSEHOLD. 0
I 84 EB

I 84 WB

UPRR

AIRPORT RD

N
 P

IT
 L

NJOE LN

N
 K

IN
G

S
 R

D

STAMM LN

E RAILROAD ST

S
 G

R
A

Y
S

 L
N

S
 D

E
W

E
Y

 L
N

C
R

U
S

E
 L

NE AMITY AVE

HOWARD LNPORT ST

E VICTORY RD

2ND ST S

S PIT LN

E FLAMINGO AVE

N
 R

O
B

IN
S

O
N

 B
LV

D

A
R

A
B

IA
N

 W
A

Y

LIM
A D

R

BRENAN DR

S
 T

A
Y

L
O

R
 S

T

R
E

D
 C

O
W

 L
N

N
 H

A
S

T
IN

G
S

 D
R

B
R

E
N

T
 A

V
E

FOGLES LN

WAGON RD

OAK ST
N

 P
IL

A
T

U
S

 L
N

S
 M

O
R

G
A

N
 L

N

M
U

N
IC

IP
A

L
 D

R

E ORCHARD AVE

S
 B

R
IS

T
O

L
 L

N

E ALFREDO LN

GEORGIA AVE

S
 G

A
B

R
IE

L
 L

N

E COMSTOCK AVE

N
 C

O
V

E
Y

 L
N

E FLAMINGO AVE

E VICTORY RD E VICTORY RD

Cottages Nampa LLC
TAZ Household

Subject Property

0 10.5

Miles

House Hold 2025-2050

-4 - 50

51 - 150

151 - 250

251 - 500

501 - 750

751 - 1263



TAZ NO.  2442
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EXHIBIT C 

Site Visit Photos: November 26, 2025 

Planning & Zoning Commission 

Case# CU2025-0002 

Hearing date: December 18, 2025 

 



Site Visit Photos   November 26, 2025 

1 
 

 

Figure 1 Facing north on E Victory from the western driveway  

 

Figure 2  Facing northeast on E Victory from the western driveway 
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Site Visit Photos   November 26, 2025 
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Figure 3  Facing east on E Victory from the western driveway 

 

Figure 4  Facing southeast on E Victory from the western driveway 



Site Visit Photos   November 26, 2025 
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Figure 5  Facing south on E Victory from the western driveway 

 

Figure 6  Facing southwest on E Victory from the western driveway 



Site Visit Photos   November 26, 2025 
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Figure 7  Facing west on E Victory from the western driveway 

 

Figure 8  Facing north on E Victory from the eastern driveway 



Site Visit Photos   November 26, 2025 
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Figure 9 Facing east on E Victory from the eastern driveway 

 

Figure 10 Facing south on E Victory from the eastern driveway 



Site Visit Photos   November 26, 2025 
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Figure 11 Facing southwest on E Victory from the eastern driveway 

 

Figure 12 Facing west on E Victory from the eastern driveway 



Site Visit Photos   November 26, 2025 
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Figure 13 Existing residence proposed to be used as contractor shop 

 



Site Visit Photos   November 26, 2025 
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Figure 14 Kitchen/break room within the existing contractor shop 

 

Figure 15 Applicant proposes at least six (6) office spaces 



Site Visit Photos   November 26, 2025 
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Figure 16 Existing shop to be used to maintain flagging equipment and signage 

 



Site Visit Photos   November 26, 2025 
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Figure 17 Facing north from proposed staging area location 

 

Figure 18 Facing east from proposed staging area location 



Site Visit Photos   November 26, 2025 
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Figure 19 Facing south from proposed staging area location 

 

Figure 20 Facing west from proposed staging area location 



 

 

 

 

 

 

 

 

 

 

EXHIBIT D 

Agency Comments Received by: December 8, 2025 

Planning & Zoning Commission 

Case# CU2025-0002 

Hearing date: December 18, 2025 

 



1

Arbay Mberwa

From: Doug Critchfield <critchfieldd@cityofnampa.us>
Sent: Friday, May 16, 2025 4:14 PM
To: Arbay Mberwa
Subject: [External]  RE: Legal Notice CU2024-0002

Follow Up Flag: Follow up
Flag Status: Flagged

Hi Arbay – CU2025-002 proposes a shop to be located at 5023 E Victory Rd (R30673010).  This parcel is in the Nampa 
Area of Impact, and not adjacent to Nampa City Limits.  The Nampa Comprehensive Plan indicates this parcel to be in 
the “Industrial” Land Use Designation.  The applicant proposes a shop on this parcel, which is an appropriate land use in 
the “Industrial” land use designation.  Nampa has no additional comments.  Thank you – Doug.   
 

 

Doug Critchfield, Principal Planner, ASLA 
O: 208.468.5442, F: 208.468.5439 
500 12th Ave. S., Nampa, ID 83651 
Planning and Zoning - Like us on Facebook 
Citizen’s Guide to Planning – Learn More About Planning! 

 

 
 
 

From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Friday, May 16, 2025 11:18 AM 
To: 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> 
Subject: Legal Notice CU2024-0002 
 

CAUTION:  This email originated OUTSIDE the City of Nampa domain. DO NOT click on links or open 
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.  

 
You are hereby notified, pursuant to the Joint Exercise of Power Agreement between the City of Nampa and Canyon 
County, that the Development Services Department has accepted the following application: CASE #CU2024-0002. 
Attached for your review is a copy of the letter of intent and a site plan. 
 
You are invited to provide written testimony by June 15, 2025, although at this point, no hearing date has been set. 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. 
 
If you would like additional information please contact the Planner Arbay Mberwa at 
arbay.mberwa@canyoncounty.id.gov. 
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Arbay Mberwa

From: Anthony Lee <Anthony.Lee@swdh.id.gov>
Sent: Monday, May 19, 2025 9:23 AM
To: Arbay Mberwa
Subject: [External]  RE: Agency Notice CU2025-0002

Hi Arbay, 
 
1.) Will a Nutrient Pathogen Study be required? If the contractor shop generates 600 gallons or more of 

wastewater, a Nutrient Pathogen Study is required. 
2.) Will adequate sanitary systems be provided to accommodate the use? A subsurface sewage disposal 

system has not been determined.  
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. 

 
According to our records, the applicant applied for an accessory use application on 11/14/2025 and is still 
pending approval. 
 
Please let me know if you have any questions. 
 
Thank you,  
 

 
 
Check out our new online self-service portal here! PORTAL 
 
Anthony Lee, RS/BS | Land Development Senior 
o 208.455.5384 | c 208.899.1285 | f 208.455.5300 
anthony.lee@swdh.id.gov | SWDH.org 
13307 Miami Ln., Caldwell, ID 83607 
 
From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Friday, May 16, 2025 11:21 AM 
To: 'cstauffer@nsd131.org' <cstauffer@nsd131.org>; 'dleon@nsd131.org' <dleon@nsd131.org>; 
'eddy@heritagewifi.com' <eddy@heritagewifi.com>; 'johnsonrl@nampafire.org' <johnsonrl@nampafire.org>; 
'prevention@nampafire.org' <prevention@nampafire.org>; 'knute.sandahl@doi.idaho.gov' 
<knute.sandahl@doi.idaho.gov>; 'eddy@nampahighway1.com' <eddy@nampahighway1.com>; 
'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>; 'monica.taylor@intgas.com' <monica.taylor@intgas.com>; 
'jessica.mansell@intgas.com' <jessica.mansell@intgas.com>; 'Contract.Administration.Bid.Box@ziply.com' 
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Arbay Mberwa

From: Eddy Thiel <eddy@nampahighway1.com>
Sent: Monday, May 19, 2025 7:13 AM
To: Arbay Mberwa
Subject: [External]  FW: Agency Notice CU2025-0002
Attachments: Agency Response Requested Notification Form.pdf; CU2025-0002 Updated 

Application.pdf

Good Morning Arbay, 
 
Nampa Highway District #1 shall require any approach serving a commercial property install a paved apron per ACCHD 
Standards Drawing #ACCHD-106. We recommend denial until the paved aprons are completed. No parking along the 
frontage of E. Victory is allowed, only the 2 designated accesses will be allowed. 
 
Let me know if you have any questions or comments. 
 
Thank you, 
 
Eddy  
 

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

From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Friday, May 16, 2025 11:21 AM 
To: 'cstauffer@nsd131.org' <cstauffer@nsd131.org>; 'dleon@nsd131.org' <dleon@nsd131.org>; 
'eddy@heritagewifi.com' <eddy@heritagewifi.com>; 'johnsonrl@nampafire.org' <johnsonrl@nampafire.org>; 
'prevention@nampafire.org' <prevention@nampafire.org>; 'knute.sandahl@doi.idaho.gov' 
<knute.sandahl@doi.idaho.gov>; Eddy Thiel <eddy@nampahighway1.com>; '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>; 'monica.taylor@intgas.com' <monica.taylor@intgas.com>; 'jessica.mansell@intgas.com' 
<jessica.mansell@intgas.com>; 'Contract.Administration.Bid.Box@ziply.com' 
<Contract.Administration.Bid.Box@ziply.com>; 'developmentreview@blackcanyonirrigation.com' 
<developmentreview@blackcanyonirrigation.com>; 'nmid@nmid.org' <nmid@nmid.org>; 'eolvera@nmid.org' 
<eolvera@nmid.org>; 'mitch.kiester@phd3.idaho.gov' <mitch.kiester@phd3.idaho.gov>; 'anthony.lee@phd3.idaho.gov' 
<anthony.lee@phd3.idaho.gov>; 'gis@compassidaho.org' <gis@compassidaho.org>; 
'D3Development.services@itd.idaho.gov' <D3Development.services@itd.idaho.gov>; 'niki.benyakhlef@itd.idaho.gov' 
<niki.benyakhlef@itd.idaho.gov>; 'webmaster@valleyregionaltransit.org' <webmaster@valleyregionaltransit.org>; Brian 
Crawforth <Brian.Crawforth@canyoncounty.id.gov>; Christine Wendelsdorf 
<Christine.Wendelsdorf@canyoncounty.id.gov>; Michael Stowell <mstowell@ccparamedics.com>; Curt Shankel 
<shankelc@cityofnampa.us>; Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>; Lucy Ostyn 
<lucy.ostyn@canyoncounty.id.gov>; Tom Crosby <Tom.Crosby@canyoncounty.id.gov>; Eric Arthur 
<Eric.Arthur@canyoncounty.id.gov>; Kathy Husted <kathy.husted@canyoncounty.id.gov>; GIS and Addressing Division 
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Arbay Mberwa

From: Tom Crosby
Sent: Friday, May 23, 2025 3:55 PM
To: Arbay Mberwa
Subject: FW: Agency Notice CU2025-0002
Attachments: Agency Response Requested Notification Form.pdf; CU2025-0002 Updated 

Application.pdf

Arbay, 
The Building Dept. will require a change of occupancy permit for the intended new occupancy use of the primary house 
and its accessory structure if this CUP is approved. 
 
Thank You, 
Tom. 
 

From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Friday, May 16, 2025 11:21 AM 
To: 'cstauffer@nsd131.org' <cstauffer@nsd131.org>; 'dleon@nsd131.org' <dleon@nsd131.org>; 
'eddy@heritagewifi.com' <eddy@heritagewifi.com>; 'johnsonrl@nampafire.org' <johnsonrl@nampafire.org>; 
'prevention@nampafire.org' <prevention@nampafire.org>; 'knute.sandahl@doi.idaho.gov' 
<knute.sandahl@doi.idaho.gov>; 'eddy@nampahighway1.com' <eddy@nampahighway1.com>; 
'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>; 'monica.taylor@intgas.com' <monica.taylor@intgas.com>; 
'jessica.mansell@intgas.com' <jessica.mansell@intgas.com>; 'Contract.Administration.Bid.Box@ziply.com' 
<Contract.Administration.Bid.Box@ziply.com>; 'developmentreview@blackcanyonirrigation.com' 
<developmentreview@blackcanyonirrigation.com>; 'nmid@nmid.org' <nmid@nmid.org>; 'eolvera@nmid.org' 
<eolvera@nmid.org>; 'mitch.kiester@phd3.idaho.gov' <mitch.kiester@phd3.idaho.gov>; 'anthony.lee@phd3.idaho.gov' 
<anthony.lee@phd3.idaho.gov>; 'gis@compassidaho.org' <gis@compassidaho.org>; 
'D3Development.services@itd.idaho.gov' <D3Development.services@itd.idaho.gov>; 'niki.benyakhlef@itd.idaho.gov' 
<niki.benyakhlef@itd.idaho.gov>; 'webmaster@valleyregionaltransit.org' <webmaster@valleyregionaltransit.org>; Brian 
Crawforth <Brian.Crawforth@canyoncounty.id.gov>; Christine Wendelsdorf 
<Christine.Wendelsdorf@canyoncounty.id.gov>; Michael Stowell <mstowell@ccparamedics.com>; Curt Shankel 
<shankelc@cityofnampa.us>; Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>; Lucy Ostyn 
<lucy.ostyn@canyoncounty.id.gov>; Tom Crosby <Tom.Crosby@canyoncounty.id.gov>; Eric Arthur 
<Eric.Arthur@canyoncounty.id.gov>; Kathy Husted <kathy.husted@canyoncounty.id.gov>; GIS and Addressing Division 
<GISAddressing@canyoncounty.id.gov>; 'makline2@marathonpetroleum.com' <makline2@marathonpetroleum.com> 
Subject: Agency Notice CU2025-0002 
 
Please see the attached agency notice. You are invited to provide written testimony or comments by June 15, 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 Arbay Mberwa at arbay.mberwa@canyoncounty.id.gov. 
 
Thank you, 
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Arbay Mberwa

From: Lucy Ostyn
Sent: Tuesday, November 18, 2025 8:52 AM
To: Arbay Mberwa
Subject: RE: Agency Notice CU2025-0002 / Bighorn Traffic Services

Arbay,  
 
Thank you for mentioning that. They certainly can reach out to City of Nampa and request to use their 
setbacks. I think it depends on the area but typically I see a side of 5’ from Nampa.  
 
Best,  
 

 
Lucy Ostyn  
Permitting Supervisor 
lucy.ostyn@canyoncounty.id.gov 
(208)455-5961 
Canyon County Development Services Department 
111 N. 11th Ave. #310 Caldwell, ID  83605 

  
DSD PUBLIC OFFICE HOURS  
Monday, Tuesday, Thursday and Friday 
8am – 5pm 
Wednesday 
1pm – 5pm 
 
From: Arbay Mberwa <Arbay.Mberwa@canyoncounty.id.gov>  
Sent: Monday, November 17, 2025 11:58 AM 
To: Lucy Ostyn <lucy.ostyn@canyoncounty.id.gov> 
Subject: RE: Agency Notice CU2025-0002 / Bighorn Traffic Services 
 
Hey Lucy, 
 
This parcels is located in Nampa’s area of impact, could they discuss obtaining Nampa setback with the City of Nampa? 

Thanks 

 

Arbay Mberwa 

Associate Planner 

Canyon County Development Services Department  
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From: Lucy Ostyn <lucy.ostyn@canyoncounty.id.gov>  
Sent: Thursday, November 13, 2025 1:47 PM 
To: Arbay Mberwa <Arbay.Mberwa@canyoncounty.id.gov> 
Cc: Tom Crosby <Tom.Crosby@canyoncounty.id.gov> 
Subject: FW: Agency Notice CU2025-0002 / Bighorn Traffic Services 
 
Arbay,  
 
I see that you already have notes in CAPS about the shop needing the Change of Occupancy permit so 
that is awesome. 뇤눎눐눑눒눏  
 
The only other thing I wanted to point out is while the shop is existing (Aumentum shows approx. 1991), it 
doesn’t appear on the aerial view to meet that side setback. Not sure how this can be addressed but if 
we do the change of occupancy permit and expand the use… I can see that being an issue, since we have 
to meet today’s requirements. 
 
Thank you,  
 

 
Lucy Ostyn  
Permitting Supervisor 
lucy.ostyn@canyoncounty.id.gov 
(208)455-5961 
Canyon County Development Services Department 
111 N. 11th Ave. #310 Caldwell, ID  83605 

  
DSD PUBLIC OFFICE HOURS  
Monday, Tuesday, Thursday and Friday 
8am – 5pm 
Wednesday 
1pm – 5pm 
 
From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Thursday, November 13, 2025 9:20 AM 
To: 'watkinsk@cityofnampa.us' <watkinsk@cityofnampa.us>; 'BadgerD@cityofnampa.us' <BadgerD@cityofnampa.us>; 
'addressing@cityofnampa.us' <addressing@cityofnampa.us>; 'critchfieldd@cityofnampa.us' 
<critchfieldd@cityofnampa.us>; 'clerks@cityofnampa.us' <clerks@cityofnampa.us>; 'timc@cityofnampa.us' 
<timc@cityofnampa.us>; 'cstauffer@nsd131.org' <cstauffer@nsd131.org>; 'dleon@nsd131.org' <dleon@nsd131.org>; 
'eddy@heritagewifi.com' <eddy@heritagewifi.com>; 'effingere@nampafire.org' <effingere@nampafire.org>; 
'prevention@nampafire.org' <prevention@nampafire.org>; 'knute.sandahl@doi.idaho.gov' 
<knute.sandahl@doi.idaho.gov>; 'eddy@nampahighway1.com' <eddy@nampahighway1.com>; 
'brandy.walker@centurylink.com' <brandy.walker@centurylink.com>; 'eingram@idahopower.com' 
<eingram@idahopower.com>; 'easements@idahopower.com' <easements@idahopower.com>; 
'arobins@idahopower.com' <arobins@idahopower.com>; 'jessica.mansell@intgas.com' <jessica.mansell@intgas.com>; 
'monica.taylor@intgas.com' <monica.taylor@intgas.com>; 'Contract.Administration.Bid.Box@ziply.com' 
<Contract.Administration.Bid.Box@ziply.com>; 'developmentreview@blackcanyonirrigation.com' 
<developmentreview@blackcanyonirrigation.com>; 'eolvera@nmid.org' <eolvera@nmid.org>; 'nmid@nmid.org' 
<nmid@nmid.org>; 'mitch.kiester@phd3.idaho.gov' <mitch.kiester@phd3.idaho.gov>; 'anthony.lee@phd3.idaho.gov' 
<anthony.lee@phd3.idaho.gov>; 'gis@compassidaho.org' <gis@compassidaho.org>; 
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Arbay Mberwa

From: Caitlin Ross
Sent: Wednesday, May 28, 2025 8:51 AM
To: Arbay Mberwa
Subject: FW: [External]  RE: Agency Notice CU2025-0002

FYI – thanks!  
-Caitlin 
 

From: D3 Development Services <D3Development.Services@itd.idaho.gov>  
Sent: Wednesday, May 28, 2025 8:47 AM 
To: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov> 
Subject: [External] RE: Agency Notice CU2025-0002 
 
Hello, 
 
After careful review of the transmittal submitted to ITD on May 16, 2025 regarding, CU2025-0002/Bighorn Traffic 
Services, the Department has no comments or concerns to make at this time. This application does not meet thresholds 
for a Traffic Impact Study nor does it pose any safety concern.  If you have any questions please contact Niki Benyakhlef 
at (208) 334-8337/ Niki.Benyakhlef@itd.idaho.gov. 
 
Thank you 

Mila Kinakh 
D3 Planning and Development 
Administrative Assistant 
 

 
 
 
 
 
 

From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Friday, May 16, 2025 11:21 AM 
To: 'cstauffer@nsd131.org' <cstauffer@nsd131.org>; 'dleon@nsd131.org' <dleon@nsd131.org>; 
'eddy@heritagewifi.com' <eddy@heritagewifi.com>; 'johnsonrl@nampafire.org' <johnsonrl@nampafire.org>; 
'prevention@nampafire.org' <prevention@nampafire.org>; 'knute.sandahl@doi.idaho.gov' 
<knute.sandahl@doi.idaho.gov>; 'eddy@nampahighway1.com' <eddy@nampahighway1.com>; 
'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>; 'monica.taylor@intgas.com' <monica.taylor@intgas.com>; 
'jessica.mansell@intgas.com' <jessica.mansell@intgas.com>; 'Contract.Administration.Bid.Box@ziply.com' 
<Contract.Administration.Bid.Box@ziply.com>; 'developmentreview@blackcanyonirrigation.com' 
<developmentreview@blackcanyonirrigation.com>; 'nmid@nmid.org' <nmid@nmid.org>; 'eolvera@nmid.org' 
<eolvera@nmid.org>; 'mitch.kiester@phd3.idaho.gov' <mitch.kiester@phd3.idaho.gov>; 'anthony.lee@phd3.idaho.gov' 
<anthony.lee@phd3.idaho.gov>; 'gis@compassidaho.org' <gis@compassidaho.org>; D3 Development Services 
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Arbay Mberwa

From: Caitlin Ross
Sent: Thursday, June 12, 2025 8:06 AM
To: Arbay Mberwa
Subject: FW: [External]  RE: Agency Notice CU2025-0002

FYI – thanks! 
-Caitlin 
 

From: Erika Olvera <EOlvera@nmid.org>  
Sent: Tuesday, June 10, 2025 2:52 PM 
To: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>; Arbay Mberwa <Arbay.Mberwa@canyoncounty.id.gov> 
Subject: [External] RE: Agency Notice CU2025-0002 
 
Nampa & Meridian Irrigation District (NMID) has no comment on the above-referenced application as no 
facilities are impacted and plans show storm water is retained on site.    
 
All private laterals and waste ways must be protected.  All municipal surface drainage must be retained on-
site.  If any surface drainage leaves the site, NMID will need to review drainage plans.  The developer must 
comply with Idaho Code 31-3805.   
 
 

From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Friday, May 16, 2025 11:21 AM 
To: 'cstauffer@nsd131.org' <cstauffer@nsd131.org>; 'dleon@nsd131.org' <dleon@nsd131.org>; 
'eddy@heritagewifi.com' <eddy@heritagewifi.com>; 'johnsonrl@nampafire.org' <johnsonrl@nampafire.org>; 
'prevention@nampafire.org' <prevention@nampafire.org>; 'knute.sandahl@doi.idaho.gov' 
<knute.sandahl@doi.idaho.gov>; 'eddy@nampahighway1.com' <eddy@nampahighway1.com>; 
'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>; 'monica.taylor@intgas.com' <monica.taylor@intgas.com>; 
'jessica.mansell@intgas.com' <jessica.mansell@intgas.com>; 'Contract.Administration.Bid.Box@ziply.com' 
<Contract.Administration.Bid.Box@ziply.com>; 'developmentreview@blackcanyonirrigation.com' 
<developmentreview@blackcanyonirrigation.com>; NMID <NMID@nmid.org>; Erika Olvera <EOlvera@nmid.org>; 
'mitch.kiester@phd3.idaho.gov' <mitch.kiester@phd3.idaho.gov>; 'anthony.lee@phd3.idaho.gov' 
<anthony.lee@phd3.idaho.gov>; 'gis@compassidaho.org' <gis@compassidaho.org>; 
'D3Development.services@itd.idaho.gov' <D3Development.services@itd.idaho.gov>; 'niki.benyakhlef@itd.idaho.gov' 
<niki.benyakhlef@itd.idaho.gov>; 'webmaster@valleyregionaltransit.org' <webmaster@valleyregionaltransit.org>; Brian 
Crawforth <Brian.Crawforth@canyoncounty.id.gov>; Christine Wendelsdorf 
<Christine.Wendelsdorf@canyoncounty.id.gov>; Michael Stowell <mstowell@ccparamedics.com>; Curt Shankel 
<shankelc@cityofnampa.us>; Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>; Lucy Ostyn 
<lucy.ostyn@canyoncounty.id.gov>; Tom Crosby <Tom.Crosby@canyoncounty.id.gov>; Eric Arthur 
<Eric.Arthur@canyoncounty.id.gov>; Kathy Husted <kathy.husted@canyoncounty.id.gov>; GIS and Addressing Division 
<GISAddressing@canyoncounty.id.gov>; 'makline2@marathonpetroleum.com' <makline2@marathonpetroleum.com> 
Subject: Agency Notice CU2025-0002 
 
Please see the attached agency notice. You are invited to provide written testimony or comments by June 15, 2025, 
although as of this point, no hearing date has been set. You will receive a separate notification when the hearing date 
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Arbay Mberwa

From: Ron Johnson <johnsonrl@nampafire.org>
Sent: Monday, June 16, 2025 6:08 PM
To: Arbay Mberwa
Subject: [External]  RE: [EXTERNAL]Agency Notice CU2025-0002

Good evening, 
 
Nampa Fire District does not have any objections to this application. Any code requirements would be handled 
during the building permit process to change the use of the occupancies. There are existing fire hydrants that 
can serve the property. This project would have no negative impact to NFPD response levels.  
 
Best regards, 
 

 
 
From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Friday, May 16, 2025 11:21 AM 
To: 'cstauffer@nsd131.org' <cstauffer@nsd131.org>; 'dleon@nsd131.org' <dleon@nsd131.org>; 
'eddy@heritagewifi.com' <eddy@heritagewifi.com>; Ron Johnson <johnsonrl@nampafire.org>; Prevention 
<prevention@nampafire.org>; 'knute.sandahl@doi.idaho.gov' <knute.sandahl@doi.idaho.gov>; 
'eddy@nampahighway1.com' <eddy@nampahighway1.com>; '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>; 'monica.taylor@intgas.com' <monica.taylor@intgas.com>; 'jessica.mansell@intgas.com' 
<jessica.mansell@intgas.com>; 'Contract.Administration.Bid.Box@ziply.com' 
<Contract.Administration.Bid.Box@ziply.com>; 'developmentreview@blackcanyonirrigation.com' 
<developmentreview@blackcanyonirrigation.com>; 'nmid@nmid.org' <nmid@nmid.org>; 'eolvera@nmid.org' 
<eolvera@nmid.org>; 'mitch.kiester@phd3.idaho.gov' <mitch.kiester@phd3.idaho.gov>; 'anthony.lee@phd3.idaho.gov' 
<anthony.lee@phd3.idaho.gov>; 'gis@compassidaho.org' <gis@compassidaho.org>; 
'D3Development.services@itd.idaho.gov' <D3Development.services@itd.idaho.gov>; 'niki.benyakhlef@itd.idaho.gov' 
<niki.benyakhlef@itd.idaho.gov>; 'webmaster@valleyregionaltransit.org' <webmaster@valleyregionaltransit.org>; Brian 
Crawforth <Brian.Crawforth@canyoncounty.id.gov>; Christine Wendelsdorf 
<Christine.Wendelsdorf@canyoncounty.id.gov>; Michael Stowell <mstowell@ccparamedics.com>; Curt Shankel 
<shankelc@cityofnampa.us>; Dalia Alnajjar <Dalia.Alnajjar@canyoncounty.id.gov>; Lucy Ostyn 
<lucy.ostyn@canyoncounty.id.gov>; Tom Crosby <Tom.Crosby@canyoncounty.id.gov>; Eric Arthur 
<Eric.Arthur@canyoncounty.id.gov>; Kathy Husted <kathy.husted@canyoncounty.id.gov>; GIS and Addressing Division 
<GISAddressing@canyoncounty.id.gov>; 'makline2@marathonpetroleum.com' <makline2@marathonpetroleum.com> 
Subject: [EXTERNAL]Agency Notice CU2025-0002 
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DATE: November 24, 2025 
 
TO: Canyon County Development Services Department 
 
FROM: Elijah Effinger, Nampa Fire Protection District, Fire Marshal 
 
APPLICANT: Bighorn Traffic Services  
 
OWNER: Connor Gray  
 
PROJECT ADDRESS: 5023 E. Victory Rd.  
 
RE: Case No. 2025-0002   
 
This application is for Case No. 2025-0002: The applicant, Bighorn Traffic Services, 
represented by Connor Gray, is requesting a Conditional Use Permit for a 
contractor shop and staging area in an “A” (Agricultural) zone for traffic 
management services for public road construction. The applicant is proposing to 
repurpose the existing structure on-site as an office space and utilize the shed as 
a storage area. The south half of the property is proposed to be used as a staging 
area for up to 20 vehicles. The hours of operation are from 7 a.m. to 6 p.m. 
Monday through Friday with 8-40 employees. The subject property is located at 
5023 E Victory Rd. Nampa Idaho, 83687 also referenced as Parcel R30673010, a 
portion of the NW quarter of Section 30, T3N, R1W, BM, Canyon County, Idaho. 
  
The Nampa Fire District does not oppose the application subject to compliance 
with all the following code requirements and conditions of approval.   
 
Access Roads 
 

Dead-end fire apparatus access roads exceeding 150 feet (45 720 mm) in 
length shall be provided with an approved area for turning around fire 
apparatus. (IFC 503.2.5)  

 
Fire apparatus access roads shall extend to within 150 feet of all portions of the 
exterior walls of the first story of a building measured by an approved route 
around the exterior of the building or facility. (IFC 503.1.1)  
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Fire apparatus access roads shall have an unobstructed width of not less than 
20 feet and an unobstructed vertical clearance of not less than 13 feet 6 
inches. (IFC 503.2.1)  

 
The minimum outside turning radius of a fire apparatus access road shall be 48 
feet. The minimum inside turning radius shall be 28 feet. (IFC 503.2.4)  

 
Fire apparatus access roads shall have an approved driving surface of asphalt, 
concrete or other approved driving surface and can support the imposed 
load of fire apparatus weighing at least 75,000 pounds. (IFC D102.1)  

 
Fire apparatus access roads shall not exceed 10 percent in grade. (IFC 
D103.2)  

 
Gates and Bollards shall comply with requirements of the IFC with designs 
being submitted to the Fire Code Official for approval. If gates are 
electronically operated, they shall be equipped with an automatic opening 
mechanism activated by the Opticom system. Manual gates shall be secured 
with a Knox brand padlock. See exhibit below for acceptable Bollard models 
manufactured by Maxiforce.  (IFC 503.6, D103.5).  

 
General Conditions 
 

Specific building construction requirements of the International Building Code, 
International Fire Code and City of Nampa Code will apply. However, these 
provisions are best addressed by a licensed Architect at time of building permit 
application. 

 
Emergency Response Time Analysis and Service Impact: 
 

The Nampa Fire District Strategic Plan states the response objective for Nampa 
Fire District is to arrive to 90% of emergency medical incidents within 5 minutes 
of the alarm time, and within 5 minutes and 20 seconds to fire incidents. To 
accomplish these response time objectives requires that travel distances be 
approximately 1 ½ miles from the nearest fire station. This development is 
located approximately .9 miles from Nampa Fire Station 5 with an approximate 
response time of 1 minute.   

 



 

 
 
 

Approved Bollards by Maxiforce 
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Arbay Mberwa

From: Arbay Mberwa
Sent: Tuesday, November 18, 2025 3:40 PM
To: 'Brandon Lowder'
Subject: FW: [External]  Re: Public Water System (CU2025-0002)
Attachments: CU2025-0002 Updated Application_.pdf

Hello, 
 
I’m working on a conditional use permit for a contractor shop and staging area on parcel R30673010 (application 
attached). The applicant is proposing 10 full time employees working on site and 30 employees who may come on site to 
pick up and drop off material for the business operation- a total of up to 40 employees. I discussed with Southwest District 
Health and was directed to DEQ, will this business need a public water system?  

Thank you, 

 

Arbay Mberwa 

Associate Planner 

Canyon County Development Services Department 

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

Direct Line:  208-455-6039            

Email:  Arbay.Mberwa@canyoncounty.id.gov 

Website: www.canyoncounty.id.gov 

Public office hours: 

Monday, Tuesday, Thursday and Friday 

From: Chris Ababon <Chris.Ababon@swdh.id.gov>  
Sent: Tuesday, November 18, 2025 3:18 PM 
To: Arbay Mberwa <Arbay.Mberwa@canyoncounty.id.gov> 
Subject: [External] Re: Public Water System (CU2025-0002) 
 
Hi Arbay,  
 
Thank you for reaching out with a great question! I think it would definitely be something to look into. Depending on 
how often the 30 employees visit the site, it could very well be considered as a public water system. They will have 
to reach out to the Department of Environmental Quality to run through their population and business operation 
details before we can determine if they meet the definition or not.  
 

Exhibit D8



2

I would be happy to reach out to them and discuss further, so feel free and pass my information along to them and 
we can get it sorted! I will say I have two public water systems going up in Canyon County called "Farmway 
Generator Assembly Facility" and "Pinto Lane Industrial Park" that are already in the process of getting their water 
system approved. If this property is either of these facilities, let me know! 
 

 
Chris Ababon, REHS/RS | Environmental Health Specialist, Senior 
o 208.455.5409 | c 208.606.2132 | f 208.454.7722 
christopher.ababon@swdh.id.gov | SWDH.org 
13307 Miami Ln., Caldwell, ID 83607 
  

      Healthier Together 
  

From: Arbay Mberwa <Arbay.Mberwa@canyoncounty.id.gov> 
Sent: Tuesday, November 18, 2025 3:12 PM 
To: Chris Ababon <Chris.Ababon@swdh.id.gov> 
Subject: Public Water System (CU2025-0002)  
  

 
Hello, 
  
I’m working on a conditional use permit for a contractor shop and staging area on parcel R30673010 (application 
attached). The applicant is proposing 10 full time employees working on site and 30 employees who may come on site to 
pick up and drop off material for the business operation- a total of up to 40 employees. Will the applicant need to have a 
public water system?  
Please reach out and let me know if you have questions, 

 
Arbay Mberwa 
Associate Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605 
Direct Line:  208-455-6039            
Email:  Arbay.Mberwa@canyoncounty.id.gov 
Website: www.canyoncounty.id.gov 
Public office hours: 
Monday, Tuesday, Thursday and Friday 
  

 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.  



 

 

 

 

 

 

 

 

 

 

EXHIBIT E 

Public Comments Received by: December 8, 2025 

Planning & Zoning Commission  

Case# CU2025-0002 

Hearing date: December 18, 2025 

 



11-20-2025 
 
Hello, 
 
I am writing in response to the request for a conditional use permit by Bighorn Traffic 
Services. My husband and I live on East Victory between Happy Valley and Robinson. We 
are a part of the community here that fought SunCor's conditional use permit down by 
Graye's Lane. 
 
We have lived here for a very long time. We've created our dream home with landscaping, 
remodeling in this sweet residential ag neighborhood. I will never forget one of the SunCor 
representatives said at one of the public meetings "you all don't understand, we are trying 
to bring resources closer so we can save you money to build your dream homes." I felt like 
he had gut-punched me. He absolutely did not understand we already have our dream 
homes, and we are fighting, clawing and shouting at the rooftops to get our local 
government to help us protect our way of life.  
 
We begged and pleaded with the Highway District for a long time regarding the safety 
issues we have been facing out here. Finally, our speed limit has been dropped to 35 and 
flashing signs have been installed. Now, we all call the police regularly asking them to 
come out and write speeding tickets. It still hasn't fixed the safety and quality of life issues 
we are facing.  
 
When people drive at the speed limit, the noise is drastically reduced and more 
importantly, we can get in and out of our driveways safely during rush hour traffic. Is it 
ideal, NO. Do people drive the speed limit, NO. Do we constantly have close calls, YES. We 
can't ride our bikes or walk our dogs anymore with people speeding excessively, people 
passing (even on solid lines), people passing on the wrong side - you name it, we've seen it. 
 
The subdivision out here (E victory, Pit lane, Joe lane etc) was once a beautiful place to live. 
We are desperately needing our local government to address traffic here, so people stop 
using E Victory as a bypass road. I wish decision-makers would come sit in a chair in our 
driveway for a week at all hours and witness what we live with on a daily basis. People are 
using our road to avoid Garrity and the freeway area which never should have happened; 
we are a residential area. I know drivers are coming from the West and going all the way to 
downtown Meridian; using our road to avoid the freeway area. Our residential street has 
been turned into a super-highway. Most of us will retire here, cannot replace what we have 
built, and are now at the mercy of decision-makers on issues impacting our once lovely 
neighborhood. There have to be options to get people to stop driving through our 
neighborhood roads, and we desperately need our local officials and agencies to help us. If 
they don't, it will get to a point where we won't be able to exit our driveways.   
 
I share all of this because we don't need MORE traffic.  
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The home that Bighorn purchased was given a conditional-use permit years ago for the 
small, assisted living. Many now believe that never should have been granted because 
once you give an inch, a mile is eventually taken. The owner then listed the property as a 
"possible" commercial site when he/she never should have. None of the neighbors here 
ever intended to see commercial businesses enter into our residential neighborhood. We 
don't want it. We are begging you to help us preserve what way of life we still have left 
here.  Once it starts, where does it end? Please, we are pleading with you to protect the 
integrity of our residential neighborhood and deny any type of commercial conditional use. 
We already have a major traffic issue and are planning to work with officials and agencies 
to see what can be done to slow people down or prevent E Victory between Happy Valley 
and Robinson from being used as a major thoroughfare. It needs speed bumps or dips or 
something similar to what Boise has done on some of their streets to slow traffic by 
constructing aesthetically pleasing center obstacles that force cars to slow down. There is 
no reason all of the commercial trucks traveling on our road should be using it when they 
have other options that don't take them through a residential rural subdivision.  I know 
there are ways to manage growth in cities and still maintain its beauty and aesthetics and 
protect its long-time citizens' way of life.   
 
Bighorn's request for the number of vehicles and number of employees is simply NOT what 
our neighborhood needs.  The use would drastically and negatively impact our safety and 
welfare in this area due to the already serious traffic issues we are facing. Would this 
business, with an increase of cars, noise, and change in zoning impact our way of life - YES! 
We are already facing a daily level of stress with the noise, reckless drivers, speed racing, 
illegal passing, non-stop speeding, no longer being able to walk dogs or ride bikes safely 
and an inability to exit and enter our driveways safely. I don't leave any windows open on 
the front of my home to mitigate noise. If this permit is granted, you will be adding to the 
problems we are already dealing with that are impacting our health, quality of life, safety 
around our home and welfare. I believe strongly that our local officials and agencies have a 
duty to serve and protect the quality of life of its constituents. Bighorn Traffic services 
made a bad decision on purchasing property that is not zoned for their desired use. There 
was a meeting at the property and many of us showed up and expressed our concerns. We 
kindly and respectfully told them we would not support any type of commercial use in our 
neighborhood. They knew this but have chosen to move forward and pursue it anyway.  
 
Thank you for your time and for your service to our community. 
 
Respectfully, 
Gary and Tina DeBoer 
5925 E Victory Road  
Nampa ID 83687 
208-880-3639 
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Arbay Mberwa

From: Christine Able <christineable2@gmail.com>
Sent: Monday, November 24, 2025 4:28 PM
To: Arbay Mberwa
Subject: [External]  Case 2025-0002

CUP Big Horn Traffic Service for 5023 E Victory Rd 
Case 2025-0002 

11/24/25 

Dear Planning & Zoning Commissioners, 

I am writing as a nearby resident to formally oppose the conditional use permit request submitted by 
Big Horn Traffic Service for 5023 E Victory Rd. The proposed CUP raises significant concerns 
regarding traffic, safety, environmental impacts, neighborhood character, and compliance.  

1. Increased Traffic and Safety Risks 

·       The request includes a staging area for 20 work vehicles and up to 40 employee vehicles. 
This will substantially increase daily traffic in an already busy area. 

·       Local roads and intersections near Victory Rd are not designed for this volume of 
commercial traffic, posing a hazard to residents, pedestrians, and children. 

·       School buses and children frequently use these streets; additional trucks and vehicles 
increase the risk of accidents. 

·       Heavy trucks entering and leaving a residential area will accelerate road wear and may 
damage infrastructure not built for commercial use. 

2. Noise and Quality of Life Impacts 

·       Daily vehicle movement, truck engines, and potential deliveries will significantly increase 
noise, disrupting the quiet residential character of our neighborhood. 

·       Noise and activity outside standard business hours could further reduce residents’ quality of 
life. 

3. Current Unauthorized Use Raises Compliance Concerns 

·       Since the original application, Big Horn Traffic Service has been using the shop building to 
store items. Many neighbors have observed trucks backing up and unloading without proper 
approval. 

·       This indicates a willingness to operate outside approved guidelines and raises legitimate 
concerns about future compliance and enforcement. 
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4. Environmental and Safety Concerns 

·       The use of a large staging area for trucks may increase dust, runoff, and pollution, 
potentially impacting neighboring properties. 

·       While the applicant states the building will be used for storage only, nothing currently 
prevents future vehicle servicing, painting, or handling of toxic materials. 

·       There is no clear plan for monitoring or enforcement to prevent industrial activities that 
could pose health or environmental risks. 

   The proposed increase in employees and vehicle activity could place additional demand on the 
property’s well and septic systems, raising concerns about water availability, wastewater 
capacity, and potential impacts on neighboring properties.   

5. Neighborhood Character and Property Values 

·       The acreage behind the shop is currently undeveloped, and residents wish to maintain it as 
such. Approval could set a precedent for building structures, altering the rural/residential 
character of the area. 

·       A large staging area, industrial activity, and employee traffic are visually inconsistent with 
surrounding properties and would constitute an eyesore. 

·       Such changes could negatively affect property values and the overall livability of the 
neighborhood. 

6. Zoning and Procedural Considerations 

·       The proposed expansion may be incompatible with current zoning and the intended 
character of the neighborhood. 

·       The lack of a mitigation plan for traffic, noise, or environmental impacts leaves residents 
exposed to ongoing risks and nuisances. 

Given these concerns, I respectfully urge the Planning & Zoning Commission to deny the 
conditional use permit request. The proposed activity poses substantial risks to public safety, 
health, and neighborhood character. Additionally, the applicant’s current unauthorized use raises 
serious concerns about their reliability and willingness to comply with permit conditions in the future.  

Thank you for your time and careful consideration of this matter. I trust the Commission will 
prioritize the welfare of residents and the long-term character of our community in its decision.  

 
--  
Christine Able 
208-484-0997 
christineable2@gmail.com 
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Arbay Mberwa

From: HJ Enterprises LLC <hjenterprises@gmail.com>
Sent: Tuesday, December 2, 2025 10:30 PM
To: Arbay Mberwa
Subject: [External]  Big Horn Traffic Services CUP application CU2025-0002

I write to voice my concerns regarding traffic and loss of agricultural land in relation to CUP 
application CU2025-0002. 
Traffic in NE Nampa is awful and we have seen many accidents, some of which are 
fatalities. Until the traffic concerns are taken care of, I strongly oppose any more 
developments of any kind. Nampa is growing far faster than our infrastructure can support. 
If someone wants to develop or build, the responsibility should be put on that entity or 
person rather than the taxpayers for upgrading. We are frustrated and taxed out. Our 
voices need to be heard and respected, not ignored as has been the case many times 
over the years; especially in the recent past.  
 
Joy Lewis 
North Robinson Rd, Nampa, Idaho 
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Aaron and Jenelle Romine 

5208 E. Victory Road 

Nampa, ID 83687 

Re: Case No. CU2025-002 – Bighorn Traffic Services 

To Whom It May Concern, 

We are wrifing in regard to the request submifted by Bighorn Traffic Services to obtain a 

condifional use permit for the property located at 5023 E. Victory Road, Nampa, Idaho. We live 

two houses down from this locafion, and because this area is zoned agricultural, we respecffully 

request that the permit be denied. 

The property at 5023 E. Victory Road sits directly adjacent to a pasture with herds of caftle. We 

also own a miniature Highland cow on our property. We are concerned about the impact of 

storing up to 20 company vehicles on-site, as well as the addifional vehicles belonging to an 

esfimated 8 to 40 employees. Our road already experiences significant traffic during early 

morning and evening hours, and adding this volume of vehicles would increase noise, 

congesfion, and the likelihood of traffic accidents. It would also disrupt the normal flow of 

residenfial traffic. 

This area is primarily residenfial with large lots, and that is part of what makes it desirable to 

live here. Allowing commercial operafions to purchase or lease parcels in this neighborhood 

would fundamentally change its character. Outside of commute hours, our road is normally 

quiet, and the presence of a business operafing from 7:00 a.m. to 6:00 p.m. would make it feel 

much more like a commercial zone than a rural residenfial area. We intenfionally purchased our 

home for the “country” atmosphere, and we hope to preserve that environment. 

We also want to note that workers and equipment have already been present on the property, 

and the acfivity has been quite noficeable. 

We appreciate your fime and considerafion in reviewing this mafter and ask that you take these 

concerns seriously when evaluafing the condifional use request. 

Sincerely, 

Aaron and Jenelle Romine 

208-210-8589 
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Arbay Mberwa

From: renee kelley <rlkelley85@gmail.com>
Sent: Monday, December 8, 2025 11:36 AM
To: Arbay Mberwa
Subject: [External]  Case # CU2025-0002

To whom it may concern, 
 
I am asking the Canyon County Planning and Zoning Commission to deny the CUP for 5023 E Victory 
Road.  I am a property owner adjacent to the requested CUP property. This area is a residential area of 
canyon county.  It is a neighborhood made up of single family homes and small acreage farms.  It is not a 
commercial area. If you have not been in this area of canyon county before, I encourage you to drive thru 
before making a decision.  
Below are the reasons I am asking you to deny the CUP: 
 
1.Big Horn Traffic is Dishonest-They held a neighborhood meeting summer of 2024.  At that time they told 
neighbors it would be a small amount employees and they would use the shop for sign repair used for 
road projects. They also stated that they wanted to convert the home to an office building. They informed 
the neighbors that they had no plans for the empty pasture and that it would sit vacant and 
undeveloped.  They then held another meeting in Winter of 2025. At that point they said that they would 
have about 20-30 employees and be using the shop for sign repair. At each meeting Big Horns 
representation was very disrespectful and talked down to the residents that attended.  They did not like 
that we did not agree to there business moving in on our homes. Now in the county letter describing the 
land use it says 40 employees. In the Canyon County letter it also  describes the shop as a "shed". It is 
not a shed, it is a very large two bay shop that could fit multiple vehicles in it.  Since last spring, when Big 
Horn purchased the property, they have been demolishing and changing the property with no county 
permits.  Canyon County Code Enforcement is aware. This company has shown no respect to the 
neighbors or the county.  They have shown to be very entitled and not listen to laws.  They are not who we 
as residents want as a neighbor.  The canyon county code enforcement already struggles having the staff 
to enforce county ordinance. Please don't allow a commercial business into the county that has already 
shown such disregard.  
2.Traffic- Traffic has already increased significantly on Victory Road in the last 5 years.  Allowing a 
business to operate with 40 employees coming and going through rush hour periods will only add to the 
already existing problem.  
3.Location- The location of the suggested CUP is  right off of a blind corner after the roundabout on 
Victory Road.  Having such a large amount of commercial vehicles enter and exit the roadway at that 
address significantly increases the chance of accidents.  There are two dead in residential streets that 
residents already struggle with entering and existing.  In the beginning of November a vehicle rear ended 
a local resident trying to turn left onto one of the dead ends.  
4..Property Values- Local residential property values will be affected if a commercial business is 
allowed. Resale values would decrease.   
5.Well Water- They will be operating on a well.  With all the development in the area the aquifer life is a 
concern to residents. 40 people coming and going for one property and using the facility is a large 
amount of use compared to the average residential home.   
6.Septic- The current septic tank  was not built to manage that many people.   
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7.Current zoning is Residential Ag- The land does have a current CUP for a nursing home. Neighbors were 
ok with that because it was one or two employee cars coming and going and a small number of 
residents. It did not affect our quality of life as residents. Big Horn would.   
 8.No Benefit to the neighborhood or county by allowing Big Horn to operate at that location.  There are 
plenty of commercial lots in the city that would fit their needs listed.  
I have not spoken to one neighbor that is in support of this CUP. This business would negatively affect the 
residents quality of life.   
 
I appreciate your time in reviewing my email.  I am asking you once again to please deny the requested 
CUP.  As neighbors we have already seen a significant change in traffic and growth in our area.  I 
encourage residential growth on realistic level because that is what this area is, it's a residential 
neighborhood. All of us value our homes and quality of life. Please protect us as a neighborhood and 
don't allow a large commercial business, such as Big Horn, to come in and take away the small amount 
of peace we have left.   
 
Sincerely, 
Renee Kelley   


	CU2025-0002 Staff Report 12.9.25.pdf
	EX A.pdf
	EX A.pdf
	EXHIBIT A - Cover Pg.pdf
	CU2025-0002 Updated Application.pdf
	CU2025-0002 application.pdf
	cu2025-0002.pdf

	A1.1 Victory Rd CUP Letter of Intent Amendment.pdf
	A5 Email Correspondence 08.07.25.pdf
	A5.1 Bighorn Traffic Services Photos 08.07.25.pdf

	A6 Bighorn Traffic Services CUP Presentation .pdf
	Conditional use permit �Contractor shop & Staging area�CU2025-0002��bighorn Traffic Services LLc��Presented by: AG Land & Development
	Agenda
	Slide3
	Slide4
	Contractor Shop & Staging Area
	Slide6
	Conditional Use Permit Criteria
	Is the proposed use permitted in the zone by conditional use permit
	What is the nature of the request
	Is the proposed use consistent with the Comprehensive Plan
	Slide11
	Slide12
	Will the proposed use be injurious to other property in the immediate vicinity and/or negatively change the essential character of the area
	Criteria 5, 6 & 8
	Slide15
	Will there be undue interference with existing or future traffic patterns
	Questions


	EX B.pdf
	EX B.pdf
	EXHIBIT B -Cover Pg.pdf
	B1 Parcel Tool Report.pdf
	B2 PI2019-0368.pdf
	B3 LS2002-793.pdf
	B4 CU2002-722.pdf
	B5 AD2023-0135.pdf
	B6 AD2023-0135 Withdraw letter.pdf
	B7 Assessors Public Record Data.pdf
	B7 Functional Classification Map.pdf
	B8 case maps.pdf
	B8.1 SMALL ORTHO 1 MILE.pdf
	SET NOTIFICATION.pdf
	NeighborhoodListing Map.pdf
	SMALL ORTHO & FLOODPLAIN OVERLAY MAP.pdf
	VICINITY.pdf
	B8.2 ZONING & Classification Map.pdf
	 Lot Classification Map.pdf
	B8.3 Future Land Use Map.pdf
	B8.4 Case Map.pdf
	 Case Summary Report.pdf
	Sheet1

	Dairy, Feedlot, and Gravel Pit Map.pdf
	PRIMEFARM.pdf
	SOIL.pdf
	SOIL & PRIME FARMLAND REPORT.pdf
	SOIL REPORT
	SUITABILITY

	B8.5 Cities Land Use Map.pdf
	B8.6 NP_Wells.pdf
	B8.7 PLAT & SUBS.pdf
	LOT REPORTS.pdf
	SUB & LOT REPORTS

	TAZ Household Map.pdf
	TAZ Jobs Map.pdf
	B8.8Slope Percent Map.pdf


	EX B9 CU2004-197.pdf

	EX C.pdf
	EXHIBIT C -cover pg.pdf
	Site Visit Photos 11.26.25.pdf

	EX D.pdf
	EX D.pdf
	EX D.pdf
	EXHIBIT D Cover Pg.pdf
	D1 City of Nampa Comment_5.16.25.pdf
	D1 City of Nampa Comment_5.16.25.pdf
	D2 SWDH Comment_5.19.25.pdf
	D4 DSD Building Comment 5.23.25.pdf
	D4.1 DSD Building Comment 11.13.25.pdf

	D3 NHD1 Comment_5.19.25.pdf
	D5 ITD Comment 5.28.25.pdf
	D6 Irrigation Dist. Comment 6.12.25.pdf
	D7 Nampa Fire Comment 6.16.25.pdf
	D7.1 Nampa Fire Comment 11.25.25.pdf


	D8 DEQ 11.18.25.pdf


	EX E.pdf
	EXHIBIT E - Cover page.pdf
	E1 Tina and Gary DeBoer 11.20.25.pdf
	E2 Christine Able 11.24.25.pdf
	E3 HJ Enterprises LLC (Joy Lewis) 12.3.25.pdf
	E4 Jenelle Romine 12.7.25.pdf
	E5 Renee Kelley 12.8.25.pdf


