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Emily Bunn

From: Elyse Fisher <drpipeline.elyse@gmail.com>
Sent: Wednesday, January 21, 2026 12:45 PM
To: Emily Bunn
Subject: Re: [External] re: Mad River Development (Joe Southers contact information)
Attachments: Goal and Policy Alignments .docx

1.      The restricted uses we’d like to keep are as follows; Staging area, Vehicle fueling station with 
convenience store, Caretaker residence, Contractor shop, Indoor recreation and Landscaping 
business.  

a.      We do understand that we would need to obtain a conditional use permit for the vehicle 
fueling station and contractor shop if approved for the C1 zone. 
b.     Yes, Dr Pipeline is currently not located onsite but we would like to keep the option open. 

2.      We would like for the hours of operation to be from 7am-9pm this is inclusive of proposed and 
existing uses on the property. Most of the operations take place from 9am-5pm. Is there a noise 
ordinance in Canyon County? Everything I have read suggests the noise ordinance starts at 11pm 
(correct me if I am wrong) so we’d like to keep the operations open until 9pm. 
3.      Yes, we are open to a sight-obscuring fence on the west side of the property. 
4.      The site plan is being worked on to no longer show the back parcels.  

a.      There is already a driveway entrance on the back north side of the property. 
5.      Could you send me a copy of our original master application please? 
6.      Thank you, we will keep the home business application on hand.  
7.      Please see attached document.  

 

 
On Thu, Jan 8, 2026 at 9:14 AM Emily Bunn <Emily.Bunn@canyoncounty.id.gov> wrote: 

Hello, 

  

Thank you for taking the time to meet with me yesterday (January 7th).  

  

Here is a recap of our meeting and next steps: 

  

1. Attached is the zoning response from March 2024. At that time, you were wanting to restrict the uses to: a 
caretaker residence, staging area, contractor shop, landscaping business, and indoor recreation. Based on our 
conversation yesterday, you still want to request these uses along with a vehicle fueling station with convenience 
store. If you want to look over the land use matrix to see if there are any other uses you are interested in, please 
review here: https://codelibrary.amlegal.com/codes/canyoncountyid/latest/canyoncounty_id/0-0-0-3051 
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a. It is important to note that a contractor shop and vehicle fueling station with convenience store would be 
required to obtain a conditional use permit if approved for the neighborhood commercial zone, meaning 
this would be another public hearing application. See attached for the conditional use permit application. 

b. To confirm, Dr. Pipeline is not located on site, but you want the option to remain open (this business 
would likely be classified as a staging area and contractor shop).  

2. I have been mulling over hours of operations for the site, as 9:00 a.m. to 5:00 p.m. is easy to condition, but it is 
difficult to condition appointment only hours after this timeframe, please this basically is an extension of those 
hours of operation and it is hard to enforce. Based on our conversation yesterday, the hours of operation you 
would want for the site would be 7:00 a.m. to 9:00 p.m., with most of the hours of operation taking place from 
9:00 a.m. to 5:00 p.m., correct? I would consider thinking of going earlier than 9:00 p.m. just due to the 
residential character of the area.  

3. Yesterday, you stated you were open to doing a site-obscuring fence on the western boundary of the property. I 
wanted to verify you are still okay with this? 

4. Please update the site plan to just show the parcel you are wanting to rezone to commercial, as it sounds like your 
plan is to keep the two southern parcels as residential for now. 

a. Side note on site plan: I would make sure to consider that the parcels south of you are likely going to need 
an easement through the northern property in order to access their property if you haven’t already. But 
you can confirm with Nampa Highway District on if direct access can be taken from Robinson Blvd.   

5. Please update your master application to show the appropriate agent and/or property owner (see attached).  
6. For your information, attached is the home business application. The fee is $525 at this time.  
7. At this time, if you are able to provide some ways the case meets the comprehensive plan (such as through goals 

and policies) and condition the property enough fit in the residential future land use in the area, a comprehensive 
plan map amendment is likely not needed. I will let you know if my recommendation changes based on any 
additional information or bigger changes to your application.  

a. 2030 Comprehensive Plan: https://www.canyoncounty.id.gov/wp-content/uploads/2023/04/FINAL-
10.13.22-2030-Comprehensive-Plan-new-cover-photo-SM-DR-changes-with-maps-_last-edit-12-8-
22.pdf 

  

Please let me know if you have any other questions or comments.  

  

Sincerely,  

 

Emily Bunn,  

Principal Planner 

Canyon County Development Services Department 

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

Direct Line:  (208) 454-6632 

Email: emily.bunn@canyoncounty.id.gov 
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Goal and Policy Alignments 
 
CH.2 P2.01.01 

- The proposed conditional rezone and conditional uses are consistent with 
Comprehensive Plan Policy P2.01.01 because they provide services and amenities 
that support existing and anticipated households (youth indoor recreation; 
neighborhood-serving retail/fuel as a future option; and contractor/landscape 
services that support infrastructure and property maintenance), while relying on 
enforceable conditions to ensure the site can be supported by adequate services 
(managed access, on-site parking, limited hours, obscured fleet parking, and 
lighting/buƯering controls) 

 
CH.2 G2.02.00 

- The proposed conditional rezone and listed conditional uses are consistent with 
Comprehensive plan goal G2.02.00 because they allow a limited mix of housing, 
business, and service types that meet the needs of existing and future households, 
including indoor youth recreation, neighborhood-serving services 
(Landscape/contractor support) and future local-serving retail/fuel options, all 
subject to conditions that ensure the uses remain compatible in a residential setting 
through operational limits, screening, and site design standards. 

 
Ch.3 G3.01.00 

- The proposed conditional rezone and listed uses are consistent with 
Comprehensive Plan Goal G3.01.00 because they support a healthy and 
sustainable regional economy by enabling the retention and potential expansion of 
existing local businesses and services (indoor recreation and a utility contractor 
operation), and allowing future neighborhood-serving service/retail options, all in a 
location that can function as “favorable” due to adequate site area and managed 
access, with enforceable conditions to ensure compatibility with adjacent 
residences.  

 
CH.4 G4.02.00  

- The proposed conditional rezone and listed uses are consistent with 
Comprehensive Plan Goal G4.02.00 because the project is structured to allow 
limited neighborhood-scale services while preserving the rural-residential character 
of the surrounding area through enforceable conditions, including 
buƯering/screening adjacent to residences, managing access via two existing 
driveways, controlling lighting and hours of operation, and containing all higher-
impact activity (fleet parking/staging) behind existing structures and out of view. 

 

CH.5 G5.06.00 + P5.06.01 



- The proposed conditional rezone and associated existing/proposed uses are 
consistent with Canyon County Comprehensive Plan Chapter 5 Goal G5.06.00 and 
Policy P5.06.01 because the project will provide lighting that supports public safety 
while minimizing adverse impacts from light pollution. The applicant will use 
downward-facing, fully shielded exterior lighting and site design practices intended 
to reduce sky glow and glare and prevent light spillover onto adjacent residential 
properties, while still providing adequate illumination for safe on-site circulation, 
parking, and security related to the indoor recreation use, caretaker residence, 
contractor/shop operations, staging/fleet vehicle activity, landscape business 
activity, and any future commercial use approved on the site. 
 

CH.9 G9.03.00 

- The proposed conditional rezone and associated uses are consistent with 
Comprehensive Plan Chapter 9 Goal G9.03.00 because the primary existing use on 
the site is a private indoor recreation facility, and the requested zoning/conditional 
uses support the continued operation and development of that private recreation 
facility through the development process by allowing complementary site 
management and service functions (caretaker oversight, site maintenance/support, 
and compatible accessory services), subject to enforceable conditions to maintain 
neighborhood compatibility. 

 

CH. 12 G12.02.00 

- The proposed conditional rezone and listed uses are consistent with 
Comprehensive Plan Goal G12.02.00 because they can support the rural and 
agricultural community through neighborhood-scale services and contractor/utility 
support functions, while using enforceable conditions (buƯering/screening, limits 
on outdoor storage, lighting controls, and operational limits) to minimize land-use 
conflicts that could adversely aƯect nearby farmers and local farmland. 








































