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PLANNING DIVISION STAFF REPORT 
 

CASE NUMBER: OR2025-0017 & CR2025-0007 
 

APPLICANT:  The Architects Office, PLLC 
PROPERTY OWNER: Ken & Sandy Hooker  
 

APPLICATION: Comprehensive Plan Map Amendment (OR2025-0017) and 
Conditional Rezone (CR2025-0007)  

 

LOCATION: 22664 & 22669 Calla Lily Lane, Middleton 
R23913 (1.02 acres), R23913012 (0.83 acres) and 
R23913012A (1.17 acres) 

 

PLANNER: Dan Lister, Planning Supervisor 
 

STAFF RECOMMENDATION: Approval 
 

REQUEST:  
The applicant, The Architects Office PLLC, representing owners Ken and Sandy Hooker, is requesting: 

1) OR2025-0017: A comprehensive plan map amendment of Parcels R23913, R23913012, and 
R23913012A, approximately 3.02 acres, from a “residential” designation to a “commercial” 
designation; and 

2) CR2025-0007: A conditional rezone of Parcels R23913, R23913012, and R23913012A from a “R-
2” (Medium Density Residential) zone to a “C-1” (Neighborhood Commercial) zone, subject to a 
development agreement for a special events facility and accessory commercial uses. 

The applicant requests approval of the subject permits to establish a special events business on the subject 
parcels. The use includes a new event center building, new landscaped areas, an on-site office, and a 
newly renovated barn. The existing farmhouse will be repurposed into a beauty salon, and an existing 
dwelling will be converted into a caretaker residence. To ensure the use minimizes impacts to the area, 
the following conditions are proposed as part of the development agreement: 

1. The development shall limit the commercial uses to low-impact uses which are related to the 
primary event venue use, such as a caretaker residence, church, personal service shops, offices, 
and special event facility. 

2. The maximum number of guests on the property shall be limited to 200. 

3. All new development shall comply with the current building codes and zoning ordinance 
guidelines. 

4. No events shall be permitted before 8 am or after 10 pm. 

See Exhibit A  for more details. 
 

PARCEL INFORMATION REPORT: See Exhibit B.1 for information 
 

APPLICABLE CODE: 
The following laws and ordinances apply to this decision: Canyon County Code of Ordinances (CCCO) 
§01-17 (Land Use/Land Division Hearing Procedures), CCCO §07-05 (Notice, Hearing and Appeal 
Procedures), CCCO §07-06-01 (Initiation of Proceedings), CCCO §07-06-03 (Comprehensive Plan 
Amendment Criteria), CCCO §07-10-27 (Land Use Regulations (Matrix)), Idaho Code §67-6509 
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(Recommendation and Adoption, Amendment and Repeal of the Plan), and CCCO §09-09-17 (Area of 
City Impact Agreement). 
 

BACKGROUND: 
In 2008, the properties, approximately 3 acres, were zoned “R-2” (RZ2008-4, Exhibit B.3). The parcels 
were created by an administrative land division in 2018 (AD2018-0060, Exhibit B.4). The division 
included a private road for Calla Lilly Lane and a road user’s maintenance agreement. 

Per County Assessor’s records, Parcel R23913012A (1.17 acres) has a barn built circa 1950. Parcel 
R23913012 (1.02 acres) has a dwelling built circa 1933 with outbuildings built in the 1950s. Parcel R23913 
(0.83 acres) has two dwellings, built circa 1933 and 1919, and a barn and outbuilding built between the 
1940s and 1960s. 

In 2024 and 2025, a code violation was opened (CDEF2024-0126 & CDEF2025-0289) for establishing a 
special events facility without rezoning and for unpermitted structures. Special event facilities are not 
allowed in the “R-2” Zone (CCCO 07-10-27). The violations have been abated, and violations closed. 

HEARING CRITERIA: 

Table 1. Comprehensive Plan Map Amendment  
HEARING CRITERIA – CCCO §07-06-03(1): The commission shall review the particular facts and circumstances of 
each proposed comprehensive plan amendment and make a recommendation regarding the same to the board. The 
commission and the board shall determine whether the proposed amendment meets the requirements of the local land use 
planning act, Idaho Code title 67, chapter 65, and is consistent with the comprehensive plan's purposes, goals, and 
policies: 

County Ordinance and Review 
Criteria 

Met? 
Code 

Section 
Criteria 

Yes A Is the requested type of growth generally in conformance with the comprehensive plan? 

Analysis 

The requested type of growth is generally in conformance with the 2030 Comprehensive Plan.  

 Based on the proximity of existing commercial designations, zones, and uses, the applicant finds the 
commercial land use designation to better fit the location and existing infrastructure. “The 2030 
Comprehensive Plan encourages development along transportation corridors like Highway 44 to 
manage growth efficiently. Commercial use here supports this goal more directly than residential, 
which might push sprawl inward rather than leveraging the highway’s edge” (Exhibit A.2).  

 The 2030 Canyon County Comprehensive Plan designates properties along SH-44 as “commercial” 
(Exhibit B.2c). Although the parcels abut SH-44, the parcels are designated as “residential” due to the 
properties containing three dwellings and being zoned “R-2” since 2008 (RZ2008-4, Exhibit B.3). 
There are no other R-2 zones in the area. The zone appears to be inconsistent with the other residential 
lots and zones in the area. The surrounding residential uses are either zoned “R-R” (Rural Residential, 
two-acre lot sizes) or “R-1” (Single Family Residential, one-acre lot sizes) or “A” (Agricultural) and 
were divided either via a conditional use permit and platting or rezone and platting (Exhibits B.2e & 
B.2k).  

o The commercial designation is intended to encourage commercial uses which can provide goods 
and services to businesses,  travelers,  and residents of the County. (Page 25, 2023 Comp. Plan) 

 The future “C-1” zone provides small-scale amenities where public sewer and water services 
are unavailable. This district is not intended for types of uses that attract large traffic volumes 
(Page 27, 2030 Comp. Plan). 

o “The residential designation is for residential development. Residential development should 
promote compatibility with the existing agricultural activity.” (Page 25, 2030 Comp. Plan) 
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 The Traffic Analysis Zone (TAZ) forecasts population, household, and job growth in the area (Exhibit 
B.2l). The TAZ is used by the state and/or local transportation officials and COMPASS for tabulating 
traffic-related data for future plans, needs, and improvements of the community. 

 The request aligns with the following goals and policies: 

 Property Rights Policies and Goals: Goal No. 1: “Protect the integrity of individual property rights 
while safeguarding public health, safety, and welfare.” Policy No. 1: “No person shall be deprived 
of private property without due process of law.” Policy No. 3: “Ordinances and land-use decisions 
should avoid imposing unnecessary conditions or procedures in development approvals.” Goal No. 
2: “Acknowledge the responsibilities of each property owner as a steward of the land, use their 
property wisely, maintain it in good condition, and preserve it for future generations without 
becoming a public nuisance.”  

 Population Component Policy and Goal: Policy No. 1: “Plan for anticipated population and 
households that the community can support with adequate services and amenities.” Goal No. 2: 
“Promote housing, business, and service types needed to meet the demand of the future and 
existing population.”  

 Economic Development Goal and Policy: Goal No. 1: “Promote a healthy and sustainable 
regional economy by retaining, expanding, and recruiting businesses to favorable locations.” 
Policy No. 2: “Supportive, suitable sites for economic growth and expansion compatible with the 
surrounding area.” 

 Land Use Policy and Goals: Policy No. 2: “Consider site capability and characteristics when 
determining the appropriate locations and intensities of various land uses. Goal No. 3: “Develop 
land in a well-organized and orderly manner while mitigating or avoiding incompatible uses, 
protecting public health and safety, and creating a vibrant economy through sustainable land use 
planning.” Policy No. 4: “Recognize that each land use application is unique and that agricultural 
and non-agricultural uses may be compatible and co-exist in the same area and in some instances 
may require conditions of approval to promote compatibility.” Goal No. 6: “Development design 
should improve the area’s character and be compatible with the community’s visual appearance 
and the natural environment.” 

Criteria 
Met? B 

When considering the surrounding land uses, is the proposed land use more appropriate 
than the current comprehensive plan designation? 

Yes 

Analysis 

In consideration of the surrounding land uses, the proposed comprehensive plan amendment to a 
“commercial” designation is more appropriate than the current comprehensive plan designation of 
“residential”.  

 The 2030 Canyon County Comprehensive Plan designates properties along SH-44 as “commercial” 
(Exhibit B.2c). Although the parcels abut SH-44, the parcels are designated as “residential” due to the 
properties containing three dwellings and being zoned “R-2” since 2008 (RZ2008-4, Exhibit B.3).  

 Within a one-mile radius, there are over 20 parcels zoned “C-1” (Neighborhood Commercial) or “C-2” 
(Service Commercial) consistent with the commercial designation shown in the 2030 Canton County 
Comprehensive Plan (Exhibit B.2e).  

o Based on the proximity of existing commercial designations, zones, and uses, the applicant finds 
the commercial land use designation to better fit the location and existing infrastructure (Exhibit 
A.2). 

 Between 2022 and 2023, two commercial-related decisions were made within a one-mile radius 
supporting an RV storage facility expansion and a mini-storage facility (Exhibit B.2f). 
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 The following businesses were found along SH-44 near the subject properties: Star Fire Protection 
District Station #2, Mid-Star Firearms, Tom Thumb Barber Shop, Susy Q’s Yard Art, Roots Storage, 
Roots Rock and Bark, Silver Wings Rentals, Peaknetics, Star Gravel Pit, and Gatherings Antique Store 
(Exhibit C).   

 The “R-2” (Medium Density Residential, 0.5-acre lot sizes) zone appears to be inconsistent with the 
other residential lots and zones in the area. The surrounding residential uses are either zoned “R-R” 
(Rural Residential, two-acre lot sizes) or “R-1” (Single Family Residential, one-acre lot sizes) or “A” 
(Agricultural) and were divided either via a conditional use permit and platting or rezone and platting 
(Exhibits B.2e & B.2k). Within a one-mile radius, there are 27 subdivisions with a 2.6-acre average lot 
size. The average lot size within a 600-foot radius is 4.79 acres with a median lot size of 2.29 acres 
(Exhibit B.2g). 

Criteria 
Met? C Is the proposed comprehensive plan amendment compatible with surrounding land uses? 
Yes 

Analysis 

The proposed comprehensive plan amendment to a “commercial” designation is compatible with 
surrounding land uses.   
 

 The 2030 Canyon County Comprehensive Plan designates properties along SH-44 as “commercial” 
(Exhibit B.2c). Although the parcels abut SH-44, the parcels are designated as “residential” due to the 
properties containing three dwellings and being zoned “R-2” since 2008 (RZ2008-4, Exhibit B.3). 

 Within a one-mile radius, there are over 20 parcels zoned “C-1” (Neighborhood Commercial) or “C-2” 
(Service Commercial) consistent with the commercial designation shown in the 2030 Canton County 
Comprehensive Plan (Exhibit B.2e). 

 Between 2022 and 2023, two commercial-related decisions were made within a one-mile radius 
supporting an RV storage facility expansion and a mini-storage facility (Exhibit B.2f). 

 The following businesses were found along SH-44: Star Fire Protection District Station #2, Mid-Star 
Firearms, Tom Thumb Barber Shop, Susy Q’s Yard Art, Roots Storage, Roots Rock and Bark, Silver 
Wings Rentals, Peaknetics, Star Gravel Pit, and Gatherings Antique Store (Exhibit C).  

Criteria 
Met? D 

Do development trends in the general area indicate that the current designation and 
circumstances have changed since the comprehensive plan was adopted? 

Yes 

Analysis 

Development trends in the general area indicate that the current designation and circumstances have 
changed since the comprehensive plan was adopted.  

 The 2030 Canyon County Comprehensive Plan designates properties along SH-44 as “commercial” 
(Exhibit B.2c). Although the parcels abut SH-44, the parcels are designated as “residential” due to the 
properties containing three dwellings and being zoned “R-2” since 2008 (RZ2008-4, Exhibit B.3).  

 Within a one-mile radius, there are over 20 parcels zoned “C-1” (Neighborhood Commercial) or “C-2” 
(Service Commercial) consistent with the commercial designation shown in the 2030 Canton County 
Comprehensive Plan (Exhibit B.2e). 

 The Traffic Analysis Zone (TAZ) forecasts population, household, and job growth in the area (Exhibit 
B.2l). The TAZ is used by the state and/or local transportation officials and COMPASS for tabulating 
traffic-related data for future plans, needs, and improvements of the community. 

Criteria 
Met? E 

Will the proposed comprehensive plan amendment impact public services and facilities? 
What measures will be implemented to mitigate impacts? 

Yes 

Analysis The proposed comprehensive plan amendment is not anticipated to impact public services and facilities.  
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 Comments received from affected agencies did not oppose the request and provided standards and 
conditions that can be addressed at the time of rezone or at the time of development to mitigate any 
impacts or to ensure future uses meet local, state, and federal requirements (Exhibit D). See Table 2, 
Criteria 5-8 for supporting evidence. 

Table 2. Conditional Rezone 

Standards of Evaluation – CCCO §07-06-07(6)A: The presiding party shall review the particular facts and 
circumstances of the proposed conditional rezone. The presiding party shall apply the following standards when 
evaluating the proposed conditional rezone: 

 County Ordinance and Review 
Criteria 

Met? 
Code 

Section 
Criteria 

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

Analysis 

The proposed conditional rezone change is generally consistent with the Comprehensive Plan because of its 
location near other commercial designations and zones.  

 Based on the proximity of existing commercial designations, zones, and uses, the applicant finds the 
commercial land use designation to better fit the location and existing infrastructure. “The 2030 
Comprehensive Plan encourages development along transportation corridors like Highway 44 to 
manage growth efficiently. Commercial use here supports this goal more directly than residential, 
which might push sprawl inward rather than leveraging the highway’s edge” (Exhibit A.2).  

 The 2030 Canyon County Comprehensive Plan designates properties along SH-44 as “commercial” 
(Exhibit B.2c). Although the parcels abut SH-44, the parcels are designated as “residential” due to the 
properties containing three dwellings and being zoned “R-2” since 2008 (RZ2008-4, Exhibit B.3). 
There are no other R-2 zones in the area. The zone appears to be inconsistent with the other residential 
lots and zones in the area. The surrounding residential uses are either zoned “R-R” (Rural Residential, 
two-acre lot sizes) or “R-1” (Single Family Residential, one-acre lot sizes) or “A” (Agricultural) and 
were divided either via a conditional use permit and platting or rezone and platting (Exhibits B.2e & 
B.2k).  

o The commercial designation is intended to encourage commercial uses which can provide goods 
and services to businesses,  travelers,  and residents of the County. (Page 25, 2023 Comp. Plan) 

 The future “C-1” zone provides small-scale amenities where public sewer and water services 
are unavailable. This district is not intended for types of uses that attract large traffic volumes 
(Page 27, 2030 Comp. Plan). 

o “The residential designation is for residential development. Residential development should 
promote compatibility with the existing agricultural activity.” (Page 25, 2030 Comp. Plan) 

 The Traffic Analysis Zone (TAZ) forecasts population, household, and job growth in the area (Exhibit 
B.2l). The TAZ is used by the state and/or local transportation officials and COMPASS for tabulating 
traffic-related data for future plans, needs, and improvements of the community. 

 The request aligns with the following goals and policies: 

 Property Rights Policies and Goals: Goal No. 1: “Protect the integrity of individual property rights 
while safeguarding public health, safety, and welfare.” Policy No. 1: “No person shall be deprived 
of private property without due process of law.” Policy No. 3: “Ordinances and land-use decisions 
should avoid imposing unnecessary conditions or procedures in development approvals.” Goal No. 
2: “Acknowledge the responsibilities of each property owner as a steward of the land, use their 
property wisely, maintain it in good condition, and preserve it for future generations without 
becoming a public nuisance.”  
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 Population Component Policy and Goal: Policy No. 1: “Plan for anticipated population and 
households that the community can support with adequate services and amenities.” Goal No. 2: 
“Promote housing, business, and service types needed to meet the demand of the future and 
existing population.”  

 Economic Development Goal and Policy: Goal No. 1: “Promote a healthy and sustainable 
regional economy by retaining, expanding, and recruiting businesses to favorable locations.” 
Policy No. 2: “Supportive, suitable sites for economic growth and expansion compatible with the 
surrounding area.” 

 Land Use Policy and Goals: Policy No. 2: “Consider site capability and characteristics when 
determining the appropriate locations and intensities of various land uses. Goal No. 3: “Develop 
land in a well-organized and orderly manner while mitigating or avoiding incompatible uses, 
protecting public health and safety, and creating a vibrant economy through sustainable land use 
planning.” Policy No. 4: “Recognize that each land use application is unique and that agricultural 
and non-agricultural uses may be compatible and co-exist in the same area and in some instances 
may require conditions of approval to promote compatibility.” Goal No. 6: “Development design 
should improve the area’s character and be compatible with the community’s visual appearance 
and the natural environment.” 

Criteria 
Met? 2 

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

Yes 

Analysis 

In consideration of the surrounding land uses, the proposed conditional zone change to “C-1” is as or more 
appropriate than the current zoning designation of “R-2”.  
 

 The 2030 Canyon County Comprehensive Plan designates properties along SH-44 as “commercial” 
(Exhibit B.2c). Although the parcels abut SH-44, the parcels are designated as “residential” due to the 
properties containing three dwellings and being zoned “R-2” since 2008 (RZ2008-4, Exhibit B.3). 

 Within a one-mile radius, there are over 20 parcels zoned “C-1” (Neighborhood Commercial) or “C-2” 
(Service Commercial) consistent with the commercial designation shown in the 2030 Canton County 
Comprehensive Plan (Exhibit B.2e).  

o Based on the proximity of existing commercial designations, zones, and uses, the applicant finds 
the commercial land use designation to better fit the location and existing infrastructure (Exhibit 
A.2). 

 Between 2022 and 2023, two commercial-related decisions were made within a one-mile radius 
supporting an RV storage facility expansion and a mini-storage facility (Exhibit B.2f). 

 The following businesses were found along SH-44 near the subject properties: Star Fire Protection 
District Station #2, Mid-Star Firearms, Tom Thumb Barber Shop, Susy Q’s Yard Art, Roots Storage, 
Roots Rock and Bark, Silver Wings Rentals, Peaknetics, Star Gravel Pit, and Gatherings Antique Store 
(Exhibit C).   

 The “R-2” (Medium Density Residential, 0.5-acre lot sizes) zone appears to be inconsistent with the 
other residential lots and zones in the area. The surrounding residential uses are either zoned “R-R” 
(Rural Residential, two-acre lot sizes) or “R-1” (Single Family Residential, one-acre lot sizes) or “A” 
(Agricultural) and were divided either via a conditional use permit and platting or rezone and platting 
(Exhibits B.2e & B.2k). Within a one-mile radius, there are 27 subdivisions with a 2.6-acre average lot 
size. The average lot size within a 600-foot radius is 4.79 acres with a median lot size of 2.29 acres 
(Exhibit B.2g). 

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

The proposed conditional rezone to “C-1” is/ is compatible with surrounding land uses.   
 

Pursuant to Canyon County Code of Ordinances §07-02-03, land uses are compatible if: a) they do not 
directly or indirectly interfere with or conflict with or negatively impact one another, and b) they do not 
exclude or diminish one another's use of public and private services. A compatibility determination 
requires a site-specific analysis of potential interactions between uses and potential impacts of existing and 
proposed uses on one another. Ensuring compatibility may require mitigation from or conditions upon a 
proposed use to minimize interference and conflicts with existing uses. 
 

 The 2030 Canyon County Comprehensive Plan designates properties along SH-44 as “commercial” 
(Exhibit B.2c). Although the parcels abut SH-44, the parcels are designated as “residential” due to the 
properties containing three dwellings and being zoned “R-2” since 2008 (RZ2008-4, Exhibit B.3). 
There are no other R-2 zones in the area. The zone appears to be inconsistent with the other residential 
lots and zones in the area. The surrounding residential uses are either zoned “R-R” (Rural Residential, 
two-acre lot sizes) or “R-1” (Single Family Residential, one-acre lot sizes) or “A” (Agricultural) and 
were divided either via a conditional use permit and platting or rezone and platting (Exhibits B.2e & 
B.2k).  

 Within a one-mile radius, there are over 20 parcels zoned “C-1” (Neighborhood Commercial) or “C-2” 
(Service Commercial) consistent with the commercial designation shown in the 2030 Canton County 
Comprehensive Plan (Exhibit B.2e). 

 Between 2022 and 2023, two commercial-related decisions were made within a one-mile radius 
supporting an RV storage facility expansion and a mini-storage facility (Exhibit B.2f). 

 The following businesses were found along SH-44: Star Fire Protection District Station #2, Mid-Star 
Firearms, Tom Thumb Barber Shop, Susy Q’s Yard Art, Roots Storage, Roots Rock and Bark, Silver 
Wings Rentals, Peaknetics, Star Gravel Pit, and Gatherings Antique Store (Exhibit C).  

Criteria 
Met? 4 

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

Yes 

Analysis 

The proposed conditional rezone, as conditioned, will not negatively affect the character of the area.  

 The character of the area consists of commercial uses along SH-44 and residential uses adjacent to 
commercial designations (Exhibits B.2c & B.2e). The average lot size within a 1,000-foot radius is 
4.79 acres with a 2.29-acre median, which means residential uses are only acres and the “R-2” parcels 
are not consistent with the area (Exhibit B.2k). 

 To reduce impacts, the applicant proposes the following conditions: 

o The development shall limit the commercial uses to low-impact uses which are related to the 
primary event venue use, such as a caretaker residence, church, personal service shops, offices, and 
special event facility. 

 This condition reduces uses in the “C-1” Zone from 49 available uses to 5. (Exhibit B.5). 
Special event facilities and caretaker residences are allowed in the “A” Zone, subject to a 
conditional use permit. A church is allowed in the “A”, “R-R”, “R-1”, and “R-2” zones, subject 
to a conditional use permit. Personal service shops/offices are allowed only in commercial and 
industrial zones (Exhibit B.5). 

o The maximum number of guests on the property shall be limited to 200. No events shall be 
permitted before 8 am or after 10 pm. 

 Approximately 112 parking spaces are proposed (Exhibits A.3 & A.4). To further reduce 
impact, such as dust, the private road from SH-44 to the parking area is conditioned to be paved 
per CCCO §07-10-03(4). The parking area will need to be hard-surfaced per CCCO §07-13-
01(8). 
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 The applicant provided a traffic management plan limiting speed to 5 mph on the properties to 
reduce impacts to neighbors and patrons. Patrons will be encouraged to make right-hand turns 
only when exiting the property to reduce the crossing of SH-44. Events will be scheduled to 
avoid peak traffic times. Regarding alcohol service, operations will strictly adhere to all 
applicable state and local laws governing the sale, service, and consumption of 
alcoholic beverages. (Exhibit A.8).  

 Noise will be reduced via landscaping and a 30-yard earthen berm. All amplified sound will 
cease at city-mandated curfew time (Exhibits A.2, A.3 & A.8). 

 City of Middleton CCCO 8-1-5.A.1: It shall be unlawful for any person or business to 
make or cause loud or offensive noise by means of voice, musical instrument, horn, radio, 
loudspeaker, automobile, machinery, other sound amplifying equipment, or any other 
means which disturbs the peace, quiet, and comfort of any reasonable person of normal 
sensitivity residing in the area. "Loud or offensive noise" is that which is plainly audible 
within any residence or business other than the source of the sound, or upon a public right 
of way or road at a distance of one hundred feet (100') or more from the source of such 
sound. This subsection (A)(1) shall only apply to noise generated by the normal operation 
of business establishments during the following times: Sunday through Thursday between 
the hours of ten (10:00) P.M. one day and seven (7:00) A.M. the next day; Friday, 
Saturday and Federal Holidays between the hours of twelve (12:00) A.M. one day and 
seven (7:00) A.M. the same day. 

o All new development shall comply with the current building codes and zoning ordinance 
guidelines. 

 The use will also meet all affected agency requirements prior to the commencement of use 
(Exhibit D). 

 Canyon County Historic Preservation Commission (HPC) finds the farmhouse, shop, and barn 
to have historic significance. The letter supports the preservation of historic structures and 
agricultural history by their continued use and maintenance. HPC is available to help secure 
funding for preservation efforts (Exhibit D.3).   

 Property owners within 1,000 feet of the subject parcels were notified on January 20, 2026. At the time 
of completing this report, no public comments were received. 

 See recommended conditions on Page 11 of this report. 
Criteria 

Met? 5 
Will adequate facilities and services, including sewer, water, drainage, irrigation, and 
utilities, be provided to accommodate the proposed conditional rezone? 

Yes 

Analysis 

 The project will have adequate sewer, water, drainage, irrigation, and utilities to accommodate the 
proposed conditional rezone, as outlined in the analysis contained herein.  
 

Sewer: The applicant states that the septic system will need to be improved to accommodate frequent use 
and large crowds (Exhibits A.2 & A.4). Southwest District Health (SWDH) finds that a subsurface 
wastewater disposal system for the proposed use has not been proposed. Porta-potties may not be used in 
place of a subsurface wastewater disposal system. The parcel is not in a nitrate priority area. Prior to the 
commencement of use, the applicant must submit the intended use, along with specific criteria, and a site 
evaluation must be conducted. A non-domestic wastewater application may be required and approved by 
the Idaho Department of Environmental Quality (DEQ). See Exhibits D.5 & D.7. 
 

Water: The applicant states that there will be a moderate demand for potable water, including restrooms, 
catering, and landscaping. A 150-guest event might use 1,500-3,000 gallons, which is not overwhelming 
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for a Centralized Public Water System (Exhibit A.2). SWDH finds that the use will likely require a public 
drinking system that must be approved by the DEQ (Exhibits D.5 & D.7).  

 A Centralized Public Water System will be constructed to meet DEQ water quality and quantity 
standards, which may require the owner to obtain a water right from the Idaho Department of Water 
Resources (IDWR). The well requires monitoring by DEQ. The applicant finds that the use of the water 
system to be installed will not impact groundwater  

 

Drainage: All drainage will be retained on-site (Exhibit A.4). The parcel is flat, with no slopes so drainage 
can be easily managed on-site (Exhibit B.2i). 
 

Irrigation: The properties are irrigated via an irrigation well through a pressurized system. Source of 
surface water on or nearby is a supply ditch on the west property line and a drainage ditch on the north 
property line (Exhibit A.4). No comments were received from Middleton Mill Ditch Irrigation District. 
Irrigation will need to be provided by the local irrigation district or IDWR. The proposed uses shall not 
impede, disrupt, or otherwise disturb the existing irrigation structures on and adjacent to the subject 
property. 
 

Utility: The existing dwellings are served by utilities such as Idaho Power. Idaho Power provided an email 
regarding future development requiring clearance from transmission/overhead lines. The email does not 
oppose the request (Exhibit D.6). 
 

The use will increase waste management, 2-5 cubic yards, due to events (food scraps, packaging, etc.). The 
applicant proposes private waste contracts to manage waste onsite, such as Republic Services (Exhibit 
A.2). 

Criteria 
Met? 6 

Does the proposed conditional rezone require public street improvements to provide 
adequate access to and from the subject property to minimize undue interference with 
existing or future traffic patterns? What measures have been taken to mitigate traffic 
impacts? Yes 

 Analysis 

The proposed conditional rezone may require public street improvements to provide adequate access to and 
from the subject property to minimize undue interference with existing and/or future traffic patterns created 
by the proposed development. The access and traffic improvements will be determined by ITD and HD4 
prior to the commencement of use. 
 

The properties have legal access via a private road, Calla Lily Lane, located within a 30’ access easement 
that connects to SH-44 (Exhibit B.4). The three houses on the properties create 25.56 average daily trips 
per CCCO §07-10-03(4). 
 

The applicant states the request may increase traffic primarily on weekends. A typical wedding might draw 
50-200 guests, translating to 25-100 vehicle trips per event. The applicant finds the request presents 
minimal strain to SH-44 as it’s a major arterial handling 10,000-15,000 vehicles daily in some segments 
(Exhibit A.2). Approximately 112 parking spaces are proposed (Exhibits A.3 & A.4).  
 

The applicant provided a traffic management plan limiting speed to 5 mph on the properties to reduce 
impacts to neighbors and patrons. Patrons will be encouraged to make right-hand turns only when exiting 
the property to reduce the crossing of SH-44. Events will be scheduled to avoid peak traffic times (Exhibit 
A.8).  
 

To further reduce impact, such as dust, the private road from SH-44 to the parking area is conditioned to be 
paved per CCCO §07-10-03(4). The parking area will need to be hard-surfaced per CCCO §07-13-01(8). 
 

The access from SH-44 was approved by the Idaho Transportation Department (permit #3-18-520). The 
Idaho Transportation Department (ITD) will require an access permit for commercial use. The permit may 
require other improvements based on review of the use and ITD standards (Exhibit D.4).  
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Highway District #4 (HD4) finds that the request will generate 120 vehicles per event (Exhibit D.1). 
Assuming one event every other week: 120 vehicles per event x 26 events per year equates to 3,120 
vehicles per year (8.5 vehicles per day) or 0.85 vehicles per hour (assuming a 10-hour access time per day). 
HD4 will collect impact fees based on this assumed trip generation. 

Criteria 
Met? 7 

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

Yes 

Analysis 

The properties have legal access via a private road, Calla Lily Lane, located within a 30’ access easement 
that connects to SH-44 (Exhibit B.4). The access from SH-44 was approved by the ITD (permit #3-18-
520). The proposed special events facility will utilize the existing access. The access must remain a private 
road if it serves more than two inhabited structures. Due to the commercial nature, the private road is 
conditioned to be paved (CCCO §07-10-03(4)). 
 

The properties do not have access from roads maintained by HD4. However, an access permit will be 
required to collect impact fees (Exhibit D.1). ITD will require an access permit for commercial use 
(Exhibit D.4). 

Criteria 
Met? 8 

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

Analysis 

The proposed use is not anticipated to impact essential public services and facilities, including, but not 
limited to, schools, police, fire, and emergency medical services. Any necessary measures to mitigate 
impacts can be addressed prior to the commencement of use 
 

Schools - Middleton School District. No comment received. The request is not anticipated to impact the 
school district. The request does not increase enrollment at Mill Creek Elementary School, Middleton 
Middle School, or Middleton High School. The request reduces the existing residential uses from three 
dwellings to one dwelling for caretaker residence purposes (Exhibits A.2 & A.3). The planned operation, a 
special events facility, is over 3 miles from the nearest school, Mill Creek Elementary. Therefore, the use is 
not anticipated to disrupt school operations. 
 

Police - Canyon County Sheriff Department. No comment received. 
 

Fire protection & Emergency Medical Services - Middleton Fire District and Canyon County 
Paramedics. No comments received from Canyon County Paramedics. Middleton Fire District finds 
proposal can be adequately served by Station 52, approximately 0.7 miles from the properties; a two-
minute response time (Exhibit D.2). Prior to the commencement of use, adequate access and water supply 
for firefighting operations must be established. Any modification or construction of structures must be 
reviewed by the fire district. 
 

The applicant states that, based on previous events (CDEF2024-0126 & CDEF2025-0289), demand for 
police, fire, and EMS is low. This request will include hired private security, installation for fire 
suppression (sprinklers), and ensure clear emergency access (Exhibit A.2). To ensure emergency services 
can adequately ingress and egress the properties, a traffic and circulation plan to be reviewed and approved 
by the local fire district is required prior to the commencement of use. 

Table 3. Area of City Impact 

County Ordinance and Review 

Criteria 
Met? 

Code 
Section 

Criteria 

Yes 09-09-17 
(1) Processing Applications: The following procedures shall be adhered to in processing 

applications within the area of city impact: 
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A. Land Use Applications: All land use applications submitted to the county, 
including, but not limited to, conditional use permits, variances, and land 
divisions requiring notification of a public hearing, shall be referred to the city in 
the same manner as provided for in subsection 09-09-11(3) of this article. 

 09-09-11(3)   Plan Amendment Proposals: All proposals for amendments to 
the county comprehensive plan which may appertain to the Middleton area of 
city impact, but which do not originate from the city shall be referred to the 
city at least thirty (30) calendar days prior to any hearing on such matter and 
a recommendation may be made before or at said public hearing. If a 
recommendation is received, it shall be given great weight by the county, 
provided it is factually supported, but such recommendation shall not be 
binding on the county. If no response is received, the county may proceed 
without the recommendation of the city. A copy of the final decision issued by 
the county shall be forwarded to the city. If the city does not agree with the 
request, because it involves a major change in the county's comprehensive 
plan, the city may request renegotiation of this article as provided in Idaho 
Code 67-6526(d). A major change is one that is fundamental to the county's 
comprehensive plan, as determined by the parties. 

Analysis 

The request was located in the Middleton Area of City Impact at the time of submittal. If annexed, the 
city’s future land use plan designated the area for residential growth (Exhibit B.2d).  
 

The City of Middleton was notified of the request on September 22, 2025, and January 20, 2026. No 
comment was received. 

 

NOTIFICATION AND COMMENTS: 
Notice of the public hearing was provided as per CCCO §07-05-01.  Agencies and the City of Middleton 
were notified on January 20, 2026. Property owners within 1,000 feet of the subject property boundaries 
were notified on January 20, 2026. Full political notice was completed on January 20, 2026. A newspaper 
notice was published on January 20, 2026. The subject property was posted with a notice on January 20, 
2026. 
 

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

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

PUBLIC COMMENTS 
No public comments received. 

 

RECOMMENDATION AND DECISION OPTIONS: 
In consideration of the application and supporting materials, staff concludes that the proposed 
comprehensive plan amendment and conditional rezone are compliant with Canyon County Ordinance §07-
06-03& §07-06-07. 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. Compliance with the 
following, but not limited to, affected agencies shall be met before the commencement of any use: 

a. Highway District #4 (Exhibit D.1) 
b. Middleton Fire District (Exhibit D.2) 

https://codelibrary.amlegal.com/codes/canyoncountyid/latest/canyoncounty_id/0-0-0-4571#JD_09-09-11
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c. Idaho Transportation Department (Exhibit D.4) 
d. Southwest District Health (Exhibit D.5) 
e. Idaho Power (Exhibit D.6) 
f. Idaho Dept. of Environmental Quality (Exhibit D.7) 
g. All structures removed, modified, or constructed require building and zoning permit approval. 

2. The subject parcels, R23913, R23913012, and R23913012A, shall be zoned “C-1” (Neighborhood 
Commercial subject to the following restrictions: 

a. The development shall limit the commercial uses to low-impact uses which are related to the 
primary event venue use, such as a caretaker residence, church, personal service shops, offices, 
and special event facility. Except for a caretaker residence, dwellings are prohibited in the “C-1” 
zone. 

b. The uses shall be in substantial compliance with the letter of intent, site plan, and traffic, noise, 
and alcohol plan (Exhibits A.2, A.3, and A.8) 

c. The maximum number of guests on the property shall be limited to 200. No events shall be 
permitted before 8 am or after 10 pm. Noise generation shall uphold City of Middleton noise 
standards (Middleton Ordinance 8-1-5). 

d. The existing private road shall be paved per standards expressed in CCCO 07-10-03(4). Evidence 
of constriction will be demonstrated through the construction permit process outlined in CCCO 
07-10-3(1) prior to the commencement of use.  

e. All parking spaces shall meet all applicable off-street parking requirements (CCCO §07-13-01 
and §07-13-03), and temporary signage shall be provided during all events to assist with traffic 
flow patterns. Parking on local roads and SH-44 is prohibited. A parking and circulation plan 
drawn to scale must be submitted to DSD, with review and approval completed by the local fire 
district.  

i. Prior to the commencement of use, signage shall be installed ensure egress from the facility 
onto SH-44 is a right turn only. 

f. Landscaping and fence shall be maintained in good repair and shall not become a public nuisance. 

g. All exterior lighting shall be directed away from adjacent residential properties and be contained 
on the parcel with downward-facing lighting and shielding where necessary. 

h. The uses shall not impede, disrupt, or otherwise disturb the existing irrigation structures on and 
adjacent to the subject property. 

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

DECISION OPTIONS – OR2025-0017 
 Approval of the Application: “I move to approve OR2025-0017, Hooker, finding the application 

does meet the criteria for approval under Article 07-06-03 of Canyon County Zoning Ordinance, 
with the conditions listed in the staff report, finding that: [Cite reasons for approval & insert 
any additional conditions of approval].  

 Denial of the Application: “I move to deny OR2025-0017, Hooker, finding the application does 
not meet the criteria for approval under Article 07-06-03 of Canyon County Zoning Ordinance, 
finding that [cite findings for denial based on the express standards outlined in the criteria & the 
actions, if any, the applicant could take to obtain approval (ref.ID.67-6519(5)]. 

 Table the Application: “I move to continue OR2025-0017, Hooker to a [date certain or uncertain] 
 

DECISION OPTIONS – CR2025-0007 
 Approval of the Application: “I move to approve CR2025-0007, Hooker, finding the application 

does meet the criteria for approval under Article 07-06-07 of Canyon County Zoning Ordinance, 
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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 CR2025-0007, Hooker, finding the application does 
not meet the criteria for approval under Article 07-06-07 of Canyon County Zoning Ordinance, 
finding that [cite findings for denial based on the express standards outlined in the criteria & the 
actions, if any, the applicant could take to obtain approval (ref.ID.67-6519(5)]. 

 Table the Application: “I move to continue CR2025-0007, Hooker to a [date certain or uncertain] 
 

EXHIBITS:  
A. Application Packet & Supporting Materials  

1. Master Application 
2. Letter of Intent  

a. OR2025-0017 
b. CR2025-0007 

3. Site Plan 
4. Land Use Worksheet 
5. Neighborhood Meeting 
6. Agency Acknowledgment 
7. Deeds 
8. Traffic, Noise, and Alcohol Plans 
9. Event Center Presentation 

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

a. Aerial 
b. Vicinity 
c. Future Land Use 
d. Future Land Use – Middleton 
e. Zoning 
f. Cases 
g. Subdivisions 
h. Nitrate Priority/Wells 
i. Contours 
j. Soils 
k. Lot Classification 
l. TAZ 

3. RZ2008-4 
4. AD2018-0060 
5. CCCO §07-10-27 – Land Use Matrix 

C. Google Earth Photos, August 2025 

D. Agency Comments Received by February 9, 2026 
1. Highway District #4, letter dated October 10, 2025 
2. Middleton Fire District, email dated November 13, 2025 
3. Canyon County Historic Preservation Commission, letter dated November 26, 2026 
4. Idaho Transportation Department, letter dated November 25, 2026 
5. Southwest District Health, submitted via email dated September 22, 2025 
6. Idaho Power, email dated January 21, 2026 
7. Idaho Dept. of Environmental Quality, letter dated January 26, 2026 
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Application Packet & Supporting Materials 

Planning & Zoning Commission 

Case# OR2025-0017 & CR2025-0007 

Hearing date: February 19, 2026 
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February 3, 2026 

Canyon County Development Services Department 
Planning and Zoning Commission 
Canyon County, Idaho 

Re: Event Venue Operations - Traffic, Noise, and Alcohol Management 

To whom it may concern: 

Thank you for the opportunity to address your concerns regarding our event venue 
operations. We are committed to being responsible members of the community and 
appreciate the chance to outline our comprehensive mitigation measures for traffic, 
noise, and alcohol management. 

Traffic Management 

We have implemented several measures to minimize traffic impact on the surrounding 
area: 

On our 3-acre property, we will enforce a strict 5 mph speed limit for all vehicles. This 
reduced speed will prevent dust from being kicked up, maintaining air quality and 
visibility for both our patrons and neighbors. Clear signage will be posted throughout the 
property, and this policy will be communicated to all event attendees in advance. 

To further reduce traffic congestion and improve flow, we will actively encourage all 
patrons to make right-hand turns only when entering and exiting the property. This 
routing strategy will minimize disruption to existing traffic patterns and reduce the 
likelihood of conflicts at nearby intersections. 

Additionally, we will schedule our events to avoid peak traffic times, ensuring that large 
gatherings do not coincide with morning or evening commute hours. This thoughtful 
scheduling will help maintain normal traffic flow in the area during the busiest times of 
day. 

Noise Mitigation 

We recognize that noise management is essential to maintaining good relationships 
with our neighbors. Our comprehensive noise mitigation plan includes: 

We are investing significantly in landscaping designed specifically to redirect and 
absorb sound. As part of this effort, we are constructing a 30-yard earthen berm that will 
serve as a natural sound barrier, substantially reducing noise transmission to 
neighboring properties. 

We are fully committed to complying with all city noise ordinances. All outdoor activities 
and amplified sound will cease at the city-mandated curfew time. Our staff will be 
trained to monitor noise levels throughout events and take immediate corrective action if 
needed. 
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The combination of physical sound barriers, strategic landscaping, and strict adherence 
to noise regulations will ensure that our operations remain compatible with the 
residential character of the surrounding area. 

Alcohol Service and Compliance 

Regarding alcohol service at our venue, we want to assure you that we will maintain the 
highest standards of legal compliance and responsible service. We will strictly adhere to 
all applicable state and local laws governing the sale, service, and consumption of 
alcoholic beverages. 

This includes obtaining all necessary permits and licenses, ensuring that all staff 
involved in alcohol service are properly trained and certified, verifying the age of all 
guests, and maintaining appropriate insurance coverage. We view compliance not as a 
minimum requirement but as a fundamental responsibility to our community. 

Conclusion 

We are dedicated to operating an event venue that enhances our community while 
respecting the quality of life of our neighbors. The measures outlined above 
demonstrate our commitment to responsible operation and good citizenship. 

We welcome any questions or requests for additional information and look forward to 
working cooperatively with the County to address any remaining concerns. 

Sincerely, 

Ken and Sandy Hooker, Owners 
The Property, LLC 
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PLANT LIST

ID Quantity Plantlist Name Category Scheduled Size
ABM 4 'Autumn Blaze' Maple Trees 2-3" cal.
ARCTT 5 'Arnold' Columnar Tulip Tree Category 2-3" cal.
BWAC 20 Blue Weeping Alaskan Cedar Conifers 10-14' tall
CCD 2 'Cherokee Chief' Dogwood Trees 1-2" cal.
CLR 7 Clump Redbud Trees 2-3" cal.
EILC 17 'Emerald Isle' Leyland Cypress Conifers 10-14' tall (7 transplanted from on site)
FFH 10 'Franz Fontainne' Col. Hornbeam Trees 2-3" cal.
LCS 8 Layered Colorado Spruce Conifers 10-14' tall
SBDC 5 'Sanders Blue' Deodar Cedar Conifers 10-14' tall
SCENT 3 'Sensation' Lilac Trees 7 gal.
SLL 3 'Skyline' Honeylocust Trees 2-3" cal.
SRJ 18 'Skyrocket' Juniper Conifers 5-6' tall
SSCR 3 'Spring Snow' Crab Trees 2-3" cal.
TRAJU 5 'Trautman' Juniper Conifers 5-6' tall
VWP 3 'Vanderwolf' Pine Conifers 10-14' tall
WBJU 15 'Wichita Blue' Juniper Conifers 8-10' tall KDESIGNS 

by KIM
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208-870-3795

designsbykim@mac.com
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PARCEL INFORMATION REPORT 2/10/2026 10:02:14 AMR23913
PARCEL NUMBER: R23913

OWNER NAME: TREASURE VALLEY INVESTMENTS 5 LLC

CO-OWNER:

MAILING ADDRESS: 1600B SW DASH POINT RD STE 309 FEDERAL WAY WA 98023

SITE ADDRESS: 22664 CALLA LILY LN

TAX CODE: 1090000

TWP: 4N   RNG: 2W   SEC: 10  QUARTER: NW

ACRES: 1.02

HOME OWNERS EXEMPTION: No

AG-EXEMPT: No

DRAIN DISTRICT: DD2

ZONING DESCRIPTION: AG / R2  / AGRICULTURE / MEDIUM DENSITY RESIDENTIAL

HIGHWAY DISTRICT: HIGHWAY DISTRICT #4

FIRE DISTRICT: STAR FIRE

SCHOOL DISTRICT: MIDDLETON SCHOOL DIST #134

IMPACT AREA: Middleton

FUTURE LAND USE 2011-2022 : RES

FLU Overlay Zone Desc 2030:

FLU RR Zone Desc 2030:

FUTURE LAND USE 2030: RESIDENTIAL

IRRIGATION DISTRICT: MIDDLETON IRRIGATION ASSN INC / MIDDLETON MILL DITCH 
CO

FEMA FLOOD ZONE: X FLOODWAY: NOT In FLOODWAY FIRM PANEL: 
16027C0254G     

WETLAND: NOT In WETLAND

NITRATE PRIORITY: NO Nitrate Prio

FUNCTIONAL Classification: PRINCIPAL ARTERIAL

INSTRUMENT NO. : 2025005394

SCENIC BYWAY: NOT In Scenic Byway

LEGAL DESCRIPTION: 10-4N-2W NW LEMP PARK URBAN TRS TX 19325 IN LT 37

PLATTED SUBDIVISION: LEMP PARK URBAN TRS

SMALL CITY ZONING:

SMALL CITY ZONING TYPE:

DISCLAIMER:
1. FEMA FLOOD ZONE REFERS TO THE DESIGNATED FEMA FLOOD AREAS. POSSIBLY ONE (1) OF SEVERAL ZONES - SEE FIRM PANEL NUMBER.
2. THIS FORM DOES NOT CALCULATE DATA FOR PARCELS INSIDE CITY LIMITS SO WATCH YOURSELVES.
3. WETLANDS CLASSIFICATION WILL POPULATE IF "ANY" PORTION OF SAID PARCEL CONTAINS A DELINEATED WETLAND.
4. COLLECTORS AND ARTERIALS ARE BASED ON THE SHERRIFS CENTERLINE WITH AN ADDITIONAL 100 FOOT BUFFER. 

CANYON COUNTY DEVELOPMENT SERVICES MAKES NO WARRANTY WITH RESPECT TO THE
ACCURACY, COMPLETENESS, OR USEFULNESS OF THIS PARCEL INFORMATION TOOL. 

CANYON COUNTY ASSUMES NO LIABILITY FOR DIRECT, INDIRECT, SPECIAL, OR  CONSEQUENTIAL DAMAGES RESULTING FROM 
THE USE OR MISUSE OF THIS PARCEL INFORMATION TOOL OR ANY OF THE INFORMATION CONTAINED HEREIN.
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PARCEL INFORMATION REPORT 2/10/2026 10:02:36 AMR23913012
PARCEL NUMBER: R23913012

OWNER NAME: TREASURE VALLEY INVESTMENTS 5 LLC

CO-OWNER:

MAILING ADDRESS: 1600B SW DASH POINT RD STE 309 FEDERAL WAY WA 98023

SITE ADDRESS: 22669 CALLA LILY LN

TAX CODE: 1090000

TWP: 4N   RNG: 2W   SEC: 10  QUARTER: NW

ACRES: 0.83

HOME OWNERS EXEMPTION: No

AG-EXEMPT: No

DRAIN DISTRICT: DD2

ZONING DESCRIPTION: R2  / MEDIUM DENSITY RESIDENTIAL

HIGHWAY DISTRICT: HIGHWAY DISTRICT #4

FIRE DISTRICT: STAR FIRE

SCHOOL DISTRICT: MIDDLETON SCHOOL DIST #134

IMPACT AREA: Middleton

FUTURE LAND USE 2011-2022 : RES

FLU Overlay Zone Desc 2030:

FLU RR Zone Desc 2030:

FUTURE LAND USE 2030: RESIDENTIAL

IRRIGATION DISTRICT: MIDDLETON IRRIGATION ASSN INC / MIDDLETON MILL DITCH 
CO

FEMA FLOOD ZONE: X FLOODWAY: NOT In FLOODWAY FIRM PANEL: 
16027C0254G     

WETLAND: NOT In WETLAND

NITRATE PRIORITY: NO Nitrate Prio

FUNCTIONAL Classification: PRINCIPAL ARTERIAL

INSTRUMENT NO. : 2025005393

SCENIC BYWAY: NOT In Scenic Byway

LEGAL DESCRIPTION: 10-4N-2W NW LEMP PARK URBAN TRS TX 19326 IN LT 37

PLATTED SUBDIVISION: LEMP PARK URBAN TRS

SMALL CITY ZONING:

SMALL CITY ZONING TYPE:

DISCLAIMER:
1. FEMA FLOOD ZONE REFERS TO THE DESIGNATED FEMA FLOOD AREAS. POSSIBLY ONE (1) OF SEVERAL ZONES - SEE FIRM PANEL NUMBER.
2. THIS FORM DOES NOT CALCULATE DATA FOR PARCELS INSIDE CITY LIMITS SO WATCH YOURSELVES.
3. WETLANDS CLASSIFICATION WILL POPULATE IF "ANY" PORTION OF SAID PARCEL CONTAINS A DELINEATED WETLAND.
4. COLLECTORS AND ARTERIALS ARE BASED ON THE SHERRIFS CENTERLINE WITH AN ADDITIONAL 100 FOOT BUFFER. 

CANYON COUNTY DEVELOPMENT SERVICES MAKES NO WARRANTY WITH RESPECT TO THE
ACCURACY, COMPLETENESS, OR USEFULNESS OF THIS PARCEL INFORMATION TOOL. 

CANYON COUNTY ASSUMES NO LIABILITY FOR DIRECT, INDIRECT, SPECIAL, OR  CONSEQUENTIAL DAMAGES RESULTING FROM 
THE USE OR MISUSE OF THIS PARCEL INFORMATION TOOL OR ANY OF THE INFORMATION CONTAINED HEREIN.

Exhibit B.1



PARCEL INFORMATION REPORT 2/10/2026 10:02:56 AMR23913012A
PARCEL NUMBER: R23913012A

OWNER NAME: HOOKER KENNETH

CO-OWNER: HOOKER SANDRA

MAILING ADDRESS: 1600B SW DASH POINT RD 309 FEDERAL WAY WA 98023

SITE ADDRESS: 0 CALLA LILY LN

TAX CODE: 1090000

TWP: 4N   RNG: 2W   SEC: 10  QUARTER: NW

ACRES: 1.17

HOME OWNERS EXEMPTION: No

AG-EXEMPT: No

DRAIN DISTRICT: DD2

ZONING DESCRIPTION: R2  / MEDIUM DENSITY RESIDENTIAL

HIGHWAY DISTRICT: HIGHWAY DISTRICT #4

FIRE DISTRICT: STAR FIRE

SCHOOL DISTRICT: MIDDLETON SCHOOL DIST #134

IMPACT AREA: Middleton

FUTURE LAND USE 2011-2022 : RES

FLU Overlay Zone Desc 2030:

FLU RR Zone Desc 2030:

FUTURE LAND USE 2030: RESIDENTIAL

IRRIGATION DISTRICT: MIDDLETON IRRIGATION ASSN INC / MIDDLETON MILL DITCH 
CO

FEMA FLOOD ZONE: X FLOODWAY: NOT In FLOODWAY FIRM PANEL: 
16027C0254G     

WETLAND: NOT In WETLAND

NITRATE PRIORITY: NO Nitrate Prio

FUNCTIONAL Classification: NOT In COLLECTOR

INSTRUMENT NO. : 2024038299

SCENIC BYWAY: NOT In Scenic Byway

LEGAL DESCRIPTION: 10-4N-2W NW LEMP PARK URBAN TRS TX 19327 IN LT 37

PLATTED SUBDIVISION: LEMP PARK URBAN TRS

SMALL CITY ZONING:

SMALL CITY ZONING TYPE:

DISCLAIMER:
1. FEMA FLOOD ZONE REFERS TO THE DESIGNATED FEMA FLOOD AREAS. POSSIBLY ONE (1) OF SEVERAL ZONES - SEE FIRM PANEL NUMBER.
2. THIS FORM DOES NOT CALCULATE DATA FOR PARCELS INSIDE CITY LIMITS SO WATCH YOURSELVES.
3. WETLANDS CLASSIFICATION WILL POPULATE IF "ANY" PORTION OF SAID PARCEL CONTAINS A DELINEATED WETLAND.
4. COLLECTORS AND ARTERIALS ARE BASED ON THE SHERRIFS CENTERLINE WITH AN ADDITIONAL 100 FOOT BUFFER. 

CANYON COUNTY DEVELOPMENT SERVICES MAKES NO WARRANTY WITH RESPECT TO THE
ACCURACY, COMPLETENESS, OR USEFULNESS OF THIS PARCEL INFORMATION TOOL. 

CANYON COUNTY ASSUMES NO LIABILITY FOR DIRECT, INDIRECT, SPECIAL, OR  CONSEQUENTIAL DAMAGES RESULTING FROM 
THE USE OR MISUSE OF THIS PARCEL INFORMATION TOOL OR ANY OF THE INFORMATION CONTAINED HEREIN.
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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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07-10-27: LAND USE REGULATIONS (MATRIX):
This section lists uses within each land use zone: allowed uses (A), permitted uses through a
conditional use permit (C), Director administrative decision (D), not applicable because covered by
different use/section (n/a), or prohibited (-).

   ZONING AND LAND USE MATRIX

Zoning Classification A R-
R

R-
1

R-
2

C-
1

C-
2

M-
1

M-
2

MU-
A

Zoning Classification A R-
R

R-
1

R-
2

C-
1

C-
2

M-
1

M-
2

MU-
A

Accessory uses and/or structures to a
permitted use D D D D D D D D D

Accessory uses and/or structures to
allowed use A A A A A A A A A

Agricultural research facility A - - - - - A A A
Agriculturally related activities A C - - - - - - -
Agriculture, except those animal uses with
more restrictive provisions within this
article and all other uses specifically listed
in other zones1

A A A A - - A A A

Airpark C C - - - - C C -
Airport C - - - - - C - -
Airstrip excepting intermittent use C C - - - - - - -
Amusement park, theme park or
commercial racetrack C - - - - C - - C

Animal cremation service C - - - - - A A -
Animal facility (large): bird farm, calf
raising operation, dairy, feedlot, and swine
farm1

C - - - - - C C -

Animal facility (small) on 5 acres or more1 A A C - - - A A A
Animal facility (small) on less than 5 acres C C C - - - A A A
Animal hospital C C - - A A A A A
Animals are allowed as long as it is not an
animal facility or CAFO1 A A A A A A A - A

Arena (commercial) C C - - C A A - A
Assisted care facility D D D D A A - - A
Auction establishment C - - - - C A A C
Batch plants C - - - - - A A -
Bed and breakfast (with employees) D D D D - - - - -
Bed and breakfast (without employees) A A A A - - - - -
Bulk storage as an accessory use of any
flammable liquid above or below ground - - - - - - A A -
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Bulk storage for wholesale distribution of
any flammable liquid above or below
ground

- - - - - - C A -

CAFO C - - - - - C C -
Caretaker residence C - - - A A A A A
Cemetery C C - - - - - - -
Church C C C C A A A - -
Clinics or hospitals - - - - A A - - A
Commercial and private off street parking
facilities for vehicles - - - - - A A A A

Contractor shop C - - - C A A A A
Daycare facilities:                  
   Family daycare home (1 - 6 children) A A A A A A - - A
   Group daycare facility (7 - 12 children) D D D D A A - - A
   Daycare center (13+ children) - - - - A A - - A
Drive-in theater C - - - - - - - -

Equipment rentals (outdoor)2 - - - - A A A A A
Ethanol plant C - - - - - C A -
Farm implement sales or service, farm
supply sales C - - - A A A A A

Fertilizer processing facility C - - - - - A A -
Firewood sales D C - - D A A A -
Fireworks sales - - - - A A A A A
Food processing facility C - - - - - A A -
Golf course C A - - - - - - -
Group home C C C C C C - - C
Home business D D D D - - - - -
Home occupations A A A A - - - - -

Impound yard2 - - - - - - A A -
Indoor recreation - - - - A A A - A

Junkyards and vehicle wrecking yards2 - - - - - - - A -
Kennel C C C C C C A A C
Landscape business A - - - A A A - C
Light manufacturing, assembly, testing
and/or packaging facilities - - - - - - A A A

Lumberyard - - - - - A A A -
Manufacturing, assembling, fabricating,
processing, packing, repairing, or storage
uses

- - - - - - A A A

Manufacturing or processing of hazardous
chemicals or gases - - - - - - - C -

Mineral extraction (long term) C - - - - - A A -
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Mineral extraction (short term)3 D D D D - - A A D
Ministorage and/or RV storage facility - - - - C A A A C
Mobile or manufactured home sales - - - - - C A A C
Mortuaries, cremation, and funeral home - - - - A A A - A
Multi-family dwellings limited to not more
than 8 units per lot - - - C - - - - A

Multi-family dwellings limited to not more
than 4 units per lot - - - A - - - - -

Museum C - - - A A A - A
Nursery A A - - A A A A A
Nursery (retail/wholesale) C C - - A A A A A
Outdoor sales or displays (accessory to
allowed use) A - - - A A A A A

PUDs - C C C C C C C C
Private roads and driveways serving 2
properties D D D D D D D D D

Private tower with antenna A A D D A A A A A
Public service agency telecommunication
facilities 75 feet or greater D D D D D D D D D

Public uses and quasi-public uses C C C C A A A A A
Quasi-public uses (temporary) D D D D - - - - -
Radio, television and broadcasting
stations - - - - A A A A A

Recreational vehicle (RV) park C - - - C A - - C
Refinery - - - - - - - A -
Rehabilitation of manufactured/mobile
homes2 - - - - - - A A -

Rendering plant - - - - - - C A -
Retail stores, personal service shops,
banks, offices, hotels, motels,
microbrewery, and restaurants

- - - - A A A - A

Sale (commercial) of hay, grain, seed and
related supplies C - - - - A A A A

Sale of heavy building materials and
machinery - - - - - A A A A

Sale of salvage goods2 - - - - - - A A -
Sanitary landfill C - - - - - - - -
School (public or private) C C C C A A A A A
School (vocational or trade) C - - - - A A A A
Seasonal activities A A - - A A - - A
Secondary residence A A A C - - - - -
Shooting range (indoor) C - - - - A A A A
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Shooting range (outdoor) C - - - - - - - -
Similar uses to a conditional use C C C C C C C C C
Similar uses to allowed use A A A A A A A A A
Single-family dwelling, 1 per lot or parcel
unless otherwise provided in this chapter A A A - - - - - -

Single-family dwellings, but not more than
2 such dwellings per lot or parcel unless
otherwise provided for in this chapter

- - - A - - - - -

Slaughterhouse C - - - - - C A -
Small wind energy systems D D D D D D D D D
Special events facility C - - - A A - - A
Staging area C - - - A A A A A
Tannery - - - - - - - A -
Taverns, lounges, or wine bars - - - - C C C - C
Telecommunication facility C C C C C C A A C
Temporary uses D D D D - - - - -
Theater - - - - C A A - A
Transit or trucking terminal and/or service
facility - - - - - C A A C

Utility distribution system A A A A A A A A A
Utility facility D D D D A A A A A
Vehicle fueling station with convenience
store - - - - C A A A C

Vehicle sales lot - - - - - A A - A
Vehicle service facility - - - - C A A A A
Warehousing, wholesaling and distribution
facilities - - - - - C A A C

Water infiltration C - - - - - C C -
Wind farm C - - - - - C C -
Winery, distillery, brewery D - - - - - A A C
Yard/garage sales (associated with any
residential uses) A A A A - - - - -

Zoo C - - - - - C - -
 

Notes:

    1.    See confined animal feeding operation (CAFO), chapter 8 of this Code.

    2.    With a sight obscuring fence (see section 07-02-03: of this chapter).

    3.    In accordance with subsection 07-14-17(6) of this chapter.

(Ord. 19-038, 8-30-2019 ; amd. Ord. 20-012, 5-29-2020 )

Exhibit B.5



 

 

 

 

 

 

 

 

 

 

EXHIBIT C 

Google Earth Photos, August 2025 

Planning & Zoning Commission 

Case# OR2025-0017 & CR2025-0007 

Hearing date: February 19, 2026 
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Agency Comments Received by February 9, 2026 

Planning & Zoning Commission 

Case# OR2025-0017 & CR2025-0007 

Hearing date: February 19, 2026 
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October 10, 2025 

 

Canyon County Commissioners, P&Z Commission, & Development Services 

111 N. 11th Ave Suite 140 

Caldwell, Idaho  83605 

Attention:  Dan Lister, Planner 

 

RE: OR2025-0017 & CR2025-0007 Ken & Sandy Hooker  Event Center 

Canyon County Parcel R23913, R23913012, and R23913012A aka 8550 ID-44, 

Middleton, ID 83644 

 

Dear Commissioners: 

 

Highway District No. 4 (HD4) has reviewed the application for a rezone of the above described 

parcel for purposes of establishing a special event center (including weddings).  The subject 

property is located on the north side of Hwy 44 approximately ½ a mile east of Lansing Ln in the 

NW ¼ Section 10 T4N R2W.  HD4 offers the following comments on the proposed use: 

 

General 

The subject property consists of three parcels, totaling approximately 3.02 acres.  The parcels 

have approximately 293 feet of frontage on Hwy 44 along the southerly boundary.   There is no 

other public road access available to the subject property.  The application materials indicate the 

applicants are requesting to rezone 100% of the property, or a total of 3.02 acres to C-1 

Neighborhood Commercial to support the intended use. 

 

Hwy 44 is a state highway operated and maintained by Idaho Transportation Department.  HD4 

recommends the County solicit comments directly from ITD regarding access for the proposed 

use.    

 

Access 

The subject property is served by a single driveway approach to Hwy 44, generally centered 

between the southerly two parcels.  Idaho Transportation Department has sole authority over 

access to Hwy 44. An access permit from HD4 should be required to allow collection of impact 

fees to mitigate additional traffic from the change in use. 

 

Transportation Impacts 

The proposed use as a special event venue will increase traffic demand on the transportation 

system operated and maintained by ITD, HD4 and the City of Middleton.  The ITE Trip 

Generation Manual does not include a land use category for special event (wedding) venues.  

The trip generation from the change in land use can be estimated as follows: 

 

300 persons (includes staff) x 0.40 persons per vehicle = approximately 120 vehicles per event  

• Assuming one event every other week: 120 veh/event x 26 events/yr = 3,120 veh/yr 

(8.5 veh/day) or 0.85 veh/hr (assuming a 10 hour access time per day) 
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Canyon County Ordinance 22-014 (July 21, 2022) established transportation impact fees to fund 

improvements to the highway system made necessary from new growth and development within 

the Mid-Star Service Area, which includes the subject property.  The adopted impact fee 

schedule does not have any land use types similar to the applicant’s request; therefore the impact 

fee can be calculated directly from the base impact fee formula: 

 

Cost per 
Vehicle 

Mile 
Traveled 

x 
Peak Hour 

Trips 
x 

New Trip 
Factor 

x 
Average 

Trip 
Length 

x 
Network 

Adjustment 
Factor 

= 
Traffic 
Impact 

Fee 

$2,883 x 0.85 x 1.0 x 11.2 x 0.317 = $8,700 

 

Individual Assessment of Impact Fees: If an applicant feels their development will have a less 

than typical impact on the roadway network, they may choose to complete an individual 

assessment for their development. To initiate an Individual Assessment, the applicant may 

prepare and submit a written request for an Individual Assessment within 30 days of paying an 

impact fee; within 30 days upon receipt of a final notice of assessment, or after receipt of a 

preliminary assessment.  An Individual Assessment is a traffic study, performed by a traffic 

engineer at the applicant’s expense.  See the Individual Assessment Guidelines for details on 

which traffic generation factors may be considered.   

(https://www.hwydistrict4.org/download/individual-assessment-guidelines)  

This preliminary impact fee assessment is based on the information provided by the applicant 

regarding the size and intended use of the proposed new development at the time of this report.  

The final impact fee assessment will be based on the traffic impacts determined to be generated 

by the proposed development at the time of access permit issuance.  The final impact fee may be 

different from the estimate provided above if the size of the development changes, the type of 

use changes, or adjustments based on an Individual Assessment are determined to affect the 

proportionate share of traffic impacts from the development.   

 

Base Impact Fee:         $ 8,700 

 

Right-of-Way Dedication-  

No adjacent CIP Projects 

CIP Right-of-Way Credit:      $0 

 

System Frontage Improvements Credit 

None Required       $0 

 

Offsite System Improvements Credit 

None Required       $0 

 

Total Estimated Impact Fee:            $8,700  

 

For comparative purposes, this is equivalent to the impact fee for 173% of a single-family 

residence.  A final determination of the impact fee assessment will be made upon receipt of an 

access permit application for the change in use. 
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HD4 does not opposed the requested land use changes, but requests that the Planning & Zoning 

Commission and Canyon County Commissioners consider these comments, and make any 

conditional approval of the applicant’s request subject to the requirements listed above. 

 

Please feel free to contact me with any questions on this matter. 

 

Respectfully, 

 

 
Joseph McMullin, P.E. 

Assistant Engineer 

 

File:  Z:\Engineering\Development\Canyon County P&Z\2025\SH 44- CR2025-007 Hooker 

Rezone 
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Dan Lister

From: Victor Islas <vislas@midstarfire.org>
Sent: Thursday, November 13, 2025 3:53 PM
To: Dan Lister
Subject: [External]  FD Comments OR2025-0017/CR2025-0007

Star Fire Protection District OƯice of the Fire Marshal has reviewed the documents for OR2025-
0017/CR2025-0007 (22664 and 22669 Calla Lilly Ln., Middleton) our comments are below.  
 

1. Will essential services be provided to accommodate requested use.  
a. This property will be serviced by the Star Fire Protection District  

2. Will services be negatively impacted by such use or require additional public funding to meet the needs created 
by the requested use?  

a. No  
3. Are there any conditions or mitigation measures recommended to ensure the use or requested rezone 

minimizes potential impacts to the surrounding area and nearby city?  
a. Please not that this area does not have an established water supply for firefighter operations as outline 

in the International Fire Code (IFC).  
b. If approved the owners will have to provide water supply as outlined in IFC.  

4. What is the estimated response time to the subject property? Is this response time adequate for life safety 
concerns? 

a. The property is serviced by the Star Fire Protection District Station 52, located at 22585 Kingsbury Rd., 
Middleton, ID.  

b. Station 52 is approximately 0.7 miles from the property, with an estimated travel time of 2 minutes 
under optimal driving conditions. 

c. This project is within the Fire District 5-minute response time service goal area.  
5. Additional  

a. The property must maintain proper fire department access as required by the International Fire Code 
(IFC). This includes ensuring that all access roads, fire lanes, and other necessary access points are 
compliant with the code to facilitate prompt emergency response. 

b. Any future building remodels or new building construction shall comply with the IFC and IBC.  
c. Construction or modifications of any structures on this site will require Fire District review, permitting and 

inspection at the discretion of the Fire Marshal.  
i. Permit portal: www.midstarfirepermits.org 

d. Any overlooked hazardous condition and/or violation of the International Building and/or Fire Code does 
not imply approval of such condition or violation. 

 
 

 

Victor Islas 
Deputy Chief | Middleton Rural Fire District & Star Fire 
Protection District 

P: (208) 286-7772 M: (208) 860-1078 
E: vislas@midstarfire.org W: linktr.ee/dcmidstarfd 
A: 11665 W. State St. Suite B, Star, ID 83669 

  

This e-mail and any files transmitted with it are confidential and intended solely for 
the use of the individual or entity to whom they are addressed. This message contains 
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confidential information and is intended only for the individual named. If you are not 
the named addressee, you should not disseminate, distribute, or copy this e-mail. 
Please notify the sender immediately by e-mail if you have received this e-mail by 
mistake and delete this e-mail from your system. If you are not the intended recipient, 
you are notified that disclosing, copying, distributing, or taking any action in reliance 
on the contents of this information is strictly prohibited. 

 

PUBLIC RECORD NOTICE: All communications transmitted within the Middleton 
Rural Fire District and Star Fire Protection District (midstarfire.org) E-mail system 
may be a public record and may be subject to disclosure under the Idaho Public 
Records Act (Idaho Code 9-337 et seq.) and as such may be copied and reproduced 
by members of the public. 
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The Historic Preservation Commission can be contacted via Chelsee Boehm,  

Historic Preservation Officer, at 208.299.9107 or chelsee.boehm@canyoncounty.id.gov 

 

 
November 26, 2025 

Re: HPC Comments regarding OR 2025-0017/CR2025-0007,  

Comprehensive Plan Amendment and Conditional Rezone  

Hello,  

The Historic Preservation Commission (HPC) of Canyon County – an advisory board appointed by the Board of 

County Commissioners – submits the following comments for consideration regarding OR2025-0017/CR2025-

0007 submitted by David Ruby for property at 22664 and 22669 Calla Lily Lane, Middleton.   

As the project’s applicant/architect notes in his letter (dated June 6, 2025), Canyon County’s character is defined, 

in part, by its agricultural history. We agree that the preservation of historic structures – such as the farmhouse, 

shop, and barn on the property – is incredibly important to connecting the county’s past to our present. While 

surrounding development will continue to alter the County’s once-rural nature, we hope the maintenance of this 

site will inspire new interest and continued pride in Canyon County’s history. In addition, historic structures (like 

those located on this property) have the potential of attracting unique heritage tourism.  

The HPC wants to express their appreciation to the owners for wishing to acknowledge and celebrate the historic 

nature of their structures. We hope that if any future alterations or construction at the property unearths 

archaeological or historical resources, that the landowners would be interested in working with the HPC to 

preserve the knowledge that can be gained by such finds. The Historic Preservation Commission is available to 

assist with known and inadvertent discoveries in a myriad of ways – including securing funding to assist in 

preservation efforts – to help save history in perpetuity.  

Please let us know if you have any questions.  

 

Sincerely,  

Members of the Canyon County Historic Preservation Commission 

George DeFord, Jr., Dr. Rachel Miller, Bruce Poe, Dr. Justin Vance, and Chelsee Boehm 

 

1115 Albany St., Caldwell, ID 83605 

Lake Lowell Office: 208-454-6884 

Celebration Park: 208-455-6022 

http://canyoncounty.id.gov/parks 

www.facebook.com/canyoncountyparks 
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IDAHO TRANSPORTATION DEPARTMENT 
P.O. Box 8028  •  Boise, ID  83707-2028 

(208) 334-8300  •  itd.idaho.gov 

 

 
 
 
 

November 25, 2025 
 
Dan Lister 
Planner 
111 North 11th Ave, Suite 310 
Caldwell, ID 83605 
 
VIA EMAIL 
 

Development 
Application OR2025-0017 

Project Name Calla Event Center 
Project Location 22664 & 22669 Calla Lily Lane 
Project Description Wedding Venue 
Applicant David Ruby; The Architects Office, PLLC 

 
The Idaho Transportation Department (ITD) reviewed the referenced application(s) and has the following comments: 
 

1. The applicant will be required to permit the existing access on SH-44 as commercial use. Additionally, the commercial 
access may need to be improved to meet current ITD standards, if applicable.  

2. ITD reserves the right to make further comments upon review of submitted documents or future commercial applications.  
 

If you have any questions, you may contact me at 208-334-8377. 
 
 
Sincerely, 
 

Kendra Conder 
 
Kendra Conder 
Development Services Coordinator 
Kendra.conder@itd.idaho.gov 
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Dan Lister

From: Anthony Lee <Anthony.Lee@swdh.id.gov>
Sent: Monday, September 22, 2025 3:58 PM
To: Dan Lister
Cc: Mitch Kiester
Subject: [External]  RE: Agency Notice OR2025-0017/CR2025-0007 / Hooker
Attachments: Pre.Development.Notes.Signed.04.23.2025.pdf

Hi Dan, 
 

1.) Will a Nutrient Pathogen Study be required? No, unless total wastewater flows meet or exceed 
2500 gallons per day.   

2.) Will adequate sanitary systems be provided to accommodate the use? A site evaluation and test 
holes have not been conducted on site and the suitability of a subsurface sewage disposal 
system cannot be determined at this time.  

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

 
Please see the attached pre-development notes.  
 
Let me know if you have any questions. 
 
Thank you, 

 

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

Anthony Lee, RS/BS | Land Development Senior 

o 208.455.5384 | c 208.899.1285 | f 208.455.5300 

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

13307 Miami Ln., Caldwell, ID 83607 

From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Monday, September 22, 2025 8:36 AM 
To: 'lgrooms@msd134.org' <lgrooms@msd134.org>; 'mgee@msd134.org' <mgee@msd134.org>; 
'permits@starfirerescue.org' <permits@starfirerescue.org>; 'knute.sandahl@doi.idaho.gov' 
<knute.sandahl@doi.idaho.gov>; 'chopper@hwydistrict4.org' <chopper@hwydistrict4.org>; 
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Pre-Development Meeting
Name of Development: 
Applicant: 
P.E./P.G.:
All others in Attendance:

Date 

Number of Lots or Flow:  Acreage of Proposed Development: 
Location of Development: 

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

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

Information Distributed: 

Additional Comments: 

SER , NP Guidance , Non-Domestic WW ap. 

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

From: Letson, Leon <LLetson@idahopower.com>
Sent: Wednesday, January 21, 2026 12:10 PM
To: Dan Lister
Subject: Re: [External]  ORD2025-0017 & CR2025-0007

Thanks Dan. Here's a resource from our website should they have any questions about constructing near 
our overhead lines. Due to some of these being transmission lines, the clearance distances could be 
larger. 
 
Overhead and Underground Power Line Safety - Idaho Power 
 
Leon Letson 
FACILITY SITING COORDINATOR 
Idaho Power | Economic & Community Development 
Office 208-388-5224 | Cell 509-859-3723 
idahopower.com 
  

From: Dan Lister <Dan.Lister@canyoncounty.id.gov> 
Sent: Wednesday, January 21, 2026 11:09 AM 
To: Letson, Leon <LLetson@idahopower.com> 
Subject: RE: [External] ORD2025-0017 & CR2025-0007  
  
Leon, 
  
Correct, there are no new structures proposed. The ultimate goal is to allow the owner to host special 
events with minor commercial uses (professional office and salon) within the existing structures. 
  
Sincerely, 
  
Dan Lister, Planning Supervisor 
DSD Office: (208) 454-7458 - Direct Line: (208) 455-5959 
Daniel.Lister@canyoncounty.id.gov  
  
Development Services Department (DSD) 
Public office hours 
Monday, Tuesday, Thursday, and Friday 
8 am – 5 pm 
Wednesday 
1 pm – 5 pm 
**We will not be closed during lunch hour ** 
  
PUBLIC RECORD NOTICE: All communications transmitted within the Canyon County email system may be a public record and may 
be subject to disclosure under the Idaho Public Records Act and, as such, may be copied and reproduced by members of the public.  
  
  
From: Letson, Leon <LLetson@idahopower.com>  
Sent: Wednesday, January 21, 2026 9:21 AM 

Exhibit D.6

Exhibit D.6



2

To: Dan Lister <Dan.Lister@canyoncounty.id.gov> 
Subject: [External] ORD2025-0017 & CR2025-0007 
  
Hi Dan, 
  
I think we may have discussed this one already, but I wanted to confirm no new structures or changes to 
the structures closest to our transmission and distribution lines will occur as part of this project. I've 
provided an aerial of these below. 
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Thanks, 
  
Leon Letson 
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FACILITY SITING COORDINATOR 
Idaho Power | Economic & Community Development 
Office 208-388-5224 | Cell 509-859-3723 
idahopower.com 
  

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

Staying clear of high-voltage, overhead power lines and buried underground lines is vital to 

your safety and the safety of those around you. It’s also the law. 

Overhead Lines 

o Assume all power lines are energized and dangerous — most are. 

o Look up! Always examine your surroundings for power lines before doing any 

outside work, including moving irrigation pipe or ladders and operating a 

crane or other equipment. 

o Pick a safe route to carry a ladder or pipe to your work area, then carry it 

horizontally — never upright. 

o Use spotters when operating lift trucks and power or farm equipment. 

o Avoid storing material, such as hay bales, under or near power lines. 

o Don’t attach signs or equipment to power poles. 

o If you notice a tree interfering with power lines, do not trim the tree yourself. 

Call Idaho Power at 208-388-2323 or 1-800-488-6151 outside the Treasure 

Valley. 

o When planting trees, watch out for overhead lines. Plant the right tree in the 

right place. 

o Never climb on power poles or transmission towers. 

o Fly kites and drones only in open areas away from power poles, power lines, 

substations, and other obstacles. 

o If you encounter a downed power line, stay as far away as possible — at least 

100 feet. Contact Idaho Power immediately at 208-388-2323 or 1-800-488-

6151 outside the Treasure Valley, or call 911. 

 Never move tree limbs or other objects near or touching a downed 

line. 

 Never touch a downed line or use any object to move a downed power 

line. 
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 If someone touches a downed power line, do not touch or try to 

rescue them. You risk becoming a victim yourself. Call 911 

immediately. 

 Learn what to do if a downed power line falls on your vehicle. 

o Stay the legally required distance back from overhead lines. If you do not 

know the voltage, contact Idaho Power at 208-388-2323 for assistance. 

Minimum Required Distances by Line Voltage 

Line Voltage (kV) Required Distance 

<50 kV 10 feet 

50 to 200 kV 15 feet 

200 to 350 kV 20 feet 

350 to 500 kV 25 feet 

500 to 750 kV 35 feet 

750 to 1,000 kV 45 feet 

Underground Lines 

If you’re planning to dig in your yard or other area that may have buried utility lines (many 

residential areas do), call 811 at least two days prior to digging. Idaho law says you must 

call for permission first to ensure your safety and electric service reliability. 

After providing information about your digging project, operators will alert the appropriate 

utilities and send crews to the job site to mark the locations of underground facilities free 

of charge. Locating these power lines and cables helps prevent personal injury and 

expensive damage to utility lines. 

When you call, be prepared to give the location, scheduled date, type of work, and 

information about the company or contractor doing the work (if it’s not you). 
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1445 N Orchard St 
Boise, ID 83706 • (208) 373-0550 

Brad Little, Governor 
Jess Byrne, Director 

  

January 26, 2026 

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

Subject:  Legal Notice OR2025-0017 & CR2025-0007 Hooker 

Dear Mr. Lister: 

Thank you for the opportunity to respond to your request for comment. While DEQ does not review 
every project on a project-specific basis, we attempt to provide the best review of the information 
provided.  DEQ encourages agencies to review and utilize the Idaho Environmental Guide to assist in 
addressing project-specific conditions that may apply.  This guide can be found at: 
https://www2.deq.idaho.gov/admin/LEIA/api/document/download/15083.   
 
The following information does not cover every aspect of this project; however, we have the following 
general comments to use as appropriate: 
 
1. AIR QUALITY 

 Please review IDAPA 58.01.01 for all rules on Air Quality, especially those regarding fugitive 
dust (58.01.01.651), trade waste burning (58.01.01.600-617), and odor control plans 
(58.01.01.776). 

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

 IDAPA 58.01.01.201 requires an owner or operator of a facility to obtain an air quality permit 
to construct prior to the commencement of construction or modification of any facility that 
will be a source of air pollution in quantities above established levels.  DEQ asks that cities and 
counties require a proposed facility to contact DEQ for an applicability determination on their 
proposal to ensure they remain in compliance with the rules. 

For questions, contact the DEQ Air Quality Permitting Hotline at 1-877-573-7648. 
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2. WASTEWATER AND RECYCLED WATER 
 DEQ recommends verifying that there is adequate sewer to serve this project prior to 

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

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

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

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

 DEQ recommends that cities and counties develop and use a comprehensive land use 
management plan, which includes the impacts of present and future wastewater management 
in this area. Please schedule a meeting with DEQ for further discussion and recommendations 
for plan development and implementation.   

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

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

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

 DEQ recommends verifying if the current and/or proposed drinking water system is a 
regulated public drinking water system. A drinking water system is a Public Water System 
(PWS) if it has at least 15 service connections or regularly serves an average of 25 or more 
people per day for at least 60 days per year (refer to the DEQ website at: 
https://www.deq.idaho.gov/water-quality/drinking-water/).  For non-regulated systems, DEQ 
recommends annual testing for total coliform bacteria, nitrate, and nitrite. 

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

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

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

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

 DEQ recommends cities and counties develop and use a comprehensive land use management 
plan which addresses the present and future needs of this area for adequate, safe, and 
sustainable drinking water.  Please schedule a meeting with DEQ for further discussion and 
recommendations for plan development and implementation.   
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For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-0550. 

4. SURFACE WATER 
 Please contact DEQ to determine whether this project will require an Idaho Pollutant 

Discharge Elimination System (IPDES) Permit. A Multi-Sector General Permit from DEQ may be 
required for facilities that have an allowable discharge of storm water or authorized non-storm 
water associated with the primary industrial activity and co-located industrial activity. 
For questions, contact Emily Montague, IPDES Compliance Supervisor, at (208) 373-0433. 

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

 The Idaho Stream Channel Protection Act requires a permit for most stream channel 
alterations.  Please contact the Idaho Department of Water Resources (IDWR), Western 
Regional Office, at 2735 Airport Way, Boise, or call (208) 334-2190 for more information.  
Information is also available on the IDWR website at: https://idwr.idaho.gov/streams/stream-
channel-alteration-permits.html  

 The Federal Clean Water Act requires a permit for filling or dredging in waters of the United 
States.  Please contact the US Army Corps of Engineers, Boise Field Office, at 10095 Emerald 
Street, Boise, or call 208-345-2155 for more information regarding permits.   

For questions, contact Lance Holloway, Surface Water Manager, at (208) 373-0550. 

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

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

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

 Water Quality Standards.  Site activities must comply with the Idaho Water Quality Standards 
(IDAPA 58.01.02) regarding hazardous and deleterious-materials storage, disposal, or 
accumulation adjacent to or in the immediate vicinity of state waters (IDAPA 58.01.02.800); 
and the cleanup and reporting of oil-filled electrical equipment (IDAPA 58.01.02.849); 
hazardous materials (IDAPA 58.01.02.850); and used-oil and petroleum releases (IDAPA 
58.01.24.060 and 58.01.24.061).   Petroleum releases must be reported to DEQ in accordance 
with IDAPA 58.01.24.060.01 and 58.01.24.061.04.  Hazardous material releases to state 
waters, or to land such that there is likelihood that it will enter state waters, must be reported 
to DEQ in accordance with IDAPA 58.01.02.850. 
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 Groundwater Contamination.  DEQ requests that this project comply with Idaho’s Ground 
Water Quality Rules (IDAPA 58.01.11), which states that “No person shall cause or allow the 
release, spilling, leaking, emission, discharge, escape, leaching, or disposal of a contaminant 
into the environment in a manner that causes a ground water quality standard to be 
exceeded, injures a beneficial use of ground water, or is not in accordance with a permit, 
consent order or applicable best management practice, best available method or best 
practical method.”   

For questions, contact Matthew Pabich, Waste & Remediation Manager, at (208) 373-0550. 

6. ADDITIONAL NOTES 
 If an underground storage tank (UST) or an aboveground storage tank (AST) is identified at the 

site, additional regulations may apply. If an UST is present, the site should be evaluated to 
determine whether the UST is regulated by DEQ. If an AST is identified, EPA may have additional 
requirements. Both UST and AST sites should be assessed to determine whether there is 
potential soil and ground water contamination.  Please call DEQ at (208) 373-0550, or visit the 
DEQ website https://www.deq.idaho.gov/waste-management-and-remediation/storage-
tanks/leaking-underground-storage-tanks-in-idaho/ for assistance. If applicable to this project, 
DEQ recommends that BMPs be implemented for any of the following land uses: wash water 
from cleaning vehicles, fertilizers and pesticides, animal facilities, composted waste, ponds and 
outdoor gun ranges.  Please contact DEQ for more information on any of these conditions. 

 
We look forward to working with you in a proactive manner to address potential environmental impacts 
that may be within our regulatory authority.  If you have any questions, please contact me, or any of our 
technical staff at (208) 373-0550. 
 
Sincerely,  
 

 
Troy Smith  
Regional Administrator 
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Should Your Facility Should Your Facility 
be a Regulated Public be a Regulated Public 
Water System?Water System?

a) �Community water system -
����A public water system which serves at least
15 service connections used by year-round
residents or regularly serves at least 25 year-
round residents.

b) ��Noncommunity water system -
A public water system that is not a community
water system. A noncommunity water system
is one of two types:

i) ����Nontransient noncommunity water
system - A noncommunity water system
that regularly serves at least 25 of the
same persons over six (6) months per
year.

ii) �Transient noncommunity public water
system - A noncommunity water system
which does not regularly serve at least 25
of the same persons over 6 months per
year. (Restaurants, public parks, hotels,
churches)

What is a public water system?

 If you have your own source(s) of water with at 
least fifteen (15) connections or that serves an 
average of twenty-five (25) individuals daily at 
least sixty (60) days out of the year, you are a 
regulated public water system. Water use includes, 
but not limited to, water through sinks, drinking 
fountains, restroom facilities, post-mix soda 
dispensers, coffee machines, etc.

 Public Drinking Water System types based 
on population characteristics:  

So the facility is a public water 
system. What now?

• Engineering Review. Your system will be
required to provide drawings of the public
water system components, such as the well
and distribution piping, to the Department
of Environmental Quality (DEQ). DEQ
will determine compliance with the current
rules and engineering standards of care. You
will need to contract with an Idaho licensed
professional engineer to prepare and submit the
drawings.

• Initial Monitoring.
For initial monitoring your system will be
required to collect drinking water samples for
a variety of contaminants.  Exact sampling
requirements will be determined during the
engineering review.

• Routine Monitoring.
You will be required to collect routine
drinking water samples as determined in the
engineering review. At a minimum, all public
water system types collect samples to test for
total coliform, nitrate, and nitrite.

• Designated Operator.
All community, nontransient noncommunity,
and surface water systems must be under
the direct supervision of a properly licensed
operator. Licensure requirements are dependent
on the public water system population served
and if your system provides water treatment.

If you believe your facility currently meets the definition or will meet the definition of a public water system, 
please contact your local Health Department and request to speak with an Environmental Health representative.

Exhibit D.7
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	Name of Development 1: Calla Lily Event Center
	Applicant: David Ruby
	P: 
	E: 
	/P: 
	G: 
	:: 




	All others in Attendance 1: 
	undefined: 
	Date: 04/23/2025
	Number of Lots or Flow 1: 3 Parcels
	Number of Lots or Flow 2: Middleton, ID 83644
	Acreage of Proposed Development:  3.02 
	Location of Development 1: 22664 Calla Lily Ln
	Location of Development 2: R23913012 (0.83 ac), R23913012A (1.17 ac) R23913000 0 (1.02 ac)
	Project in Area of Concern: Irrigation drain setback
	GroundwaterRock 10: Unknown
	Level 1 NP Necessary for N: No
	LSASCSS Proposed: No
	BRO meeting for P or above: No
	Individual: On
	City: Off
	Community: Off
	Public Water Supply: On
	BRO meeting for PWS Com: No
	SER: Off
	NP Guidance: Off
	NonDomestic WW ap: On
	Additional Comments 1: The applicant discussed with SWDH the proposal for an event center 
	Additional Comments 2: with a bridle suite (milk barn) and future salon on 3 separate parcels. 
	Additional Comments 3: Subsurface wastewater disposal systems (SSDS) have not been 
	Additional Comments 4: proposed at this time. Potta potties may not be used in place of (SSDS). 
	Additional Comments 5: The parcels are NOT in a designated Nitrate Priority Area and therefore
	Additional Comments 6: an Nutrient Pathogen Study is not required as long as wastewater flows
	Additional Comments 7: do not meet or exceed 2500 GPD. The applicant must submit a letter of  
	Additional Comments 8: intended use with specified criteria for each proposal. A site evaluation 
	Additional Comments 9: has not been conducted on site. A non-domestic wastewater application 
	Additional Comments 10: may need to be submitted and approved by the Department of 
	Additional Comments 11: Environmental Quality (DEQ) pending the contents of the letter of intended
	Additional Comments 12: use. It's very likely this proposal will become a Public Water System and 
	Additional Comments 13: must be approved by DEQ. 
	Additional Comments 14: 
	EHS #: EHS#035


