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PLANNING DIVISION - APPEAL 
 
CASE NUMBER:    CU2025-0011-APL 
 

APPLICANT/REPRESENTATIVE:  Knife River Corp. – Mountain West 
PROPERTY OWNER: Lewis Living Trust 
 

APPLICATION: The appellant requests that the Board of Canyon County 
Commissioners overturn the Planning and Zoning 
Commission’s DENIAL and approve the request for a 
conditional use permit for a long-term mineral extraction.  

 
LOCATION: 0 Centerpoint Rd, Caldwell, ID  
 Parcels: R35968010 & R35973010 
 

ANALYST:     Amber Lewter, Associate Planner 
 

SUMMARY:   

On May 6, 2025, the appellant submitted a conditional use permit for a long-term mineral extraction on 

parcels R35968010, consisting of approximately thirty (30) acres, and R35973010, consisting of 

approximately twenty-eight (28) acres, in the “A” (Agricultural) zone for a maximum of twenty (20) years.  

 

Case CU2025-0011 was heard by the Planning and Zoning Commission on November 20, 2025, where staff 

recommended approval with fifteen (15) conditions (Exhibit 3). 

 

On November 20, 2025, the Planning and Zoning Commission considered all the written and documentary 
evidence, the record, the staff report, oral testimony, and other evidence provided, including the 
conditions of approval and project plans. The Canyon County Planning and Zoning Commission denied 
case CU2025-0011 for the following reasons (Exhibit 1): 
 

 07-07-05(4): The proposed use will be injurious to other property in the immediate vicinity and 
will negatively change the essential character of the area.  
 

- Public testimony by Shaw Holdings stated that they move their cattle on the road that 

would be used for the proposed project. Verbal testimony on November 20, 2025, stated 

that the character of the area, along with the subject properties, is productive agriculture.  
 

- Canyon County Soil Conservation District comments in the Staff Report Exhibit D3 state 

that they do not recommend a land use change due to the soil classifications. 
 

- The Planning and Zoning Commissioners found that, based on the evidence provided, a 

gravel pit would be injurious to agricultural operations and alter the character of the area. 
 

- Conditions were discussed to limit the location of the rock crusher to an area farther from 

the nearby residence, along with construction of a 10-foot-high topsoil berm along the 

northern and western property boundaries (Staff Report Exhibit A8). However, public 

testimony from neighboring property owners indicated that these conditions would not 
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adequately mitigate noise impacts. The neighbor located at parcel R35968010B, which is 

situated between the two proposed parcels (R35968010 and R35973010), works in the 

healthcare profession and does not have a set work schedule.  
 

 07-07-05(7): There will be undue interference with the existing and/or future traffic patterns. 
 

- There are several approved gravel pits in the area that have yet to improve the roads; 
adding another gravel pit to the area would further add to the interference.  
 

- Without the studies requested, such as the Traffic Impact Study for the surrounding area, 
the Planning and Zoning Commissioners find that, as of now, there is not enough evidence 
to suggest the proposed use will not interfere with the existing or future traffic patterns.  

 

The appeal of the Planning and Zoning decision with the Findings of Facts, Conclusions of Law, and Order 

of Decision (FCOs) signed on December 4, 2025, was filed within the 15 days of the appeal period on 

December 18, 2025 (Exhibit 4). The letter of appeal included a statement of reasons for the appeal and 

the filing fee of $1,100. 

 

The letter of appeal expresses that the proposed conditional use permit for a long-term mineral extraction 

meets all the required criteria for the following reasons: 
 

 07-07-05(4): The CUP Application Complies. 
 

- The proposed conditions of approval will mitigate any potential negative effects on the 

character of the area. 
 

- There are multiple sand and gravel extraction operations in the immediate vicinity of the 

Property. The proposed use will not be injurious to agricultural operations or alter the 

character of the area. 
 

- Knife River can temporarily suspend hauling operations to allow full use of the road by 

Shaw Holdings for the purpose of transporting cattle. 
 

 07-07-05(7): The CUP Application Complies. 
 

- A Traffic Impact Study (TIS) would be completed if the CUP Application is approved to 
meet the requirements of the Golden Gate Highway District. This is appropriate to fully 
address and mitigate any interference with the existing and/or future traffic patterns. 
 

- There are currently multiple sand and gravel operations within two (2) miles of the 
property, with much larger operations. 
 

- The Planning and Zoning Commission noted that at least one of the current operators, 
IMC, has not yet fulfilled its obligations to construct a westbound right-turn lane at the 
intersection of SH-19 and Notus Road. The determination of future interference on 
existing traffic is speculative and appears to penalize Knife River for a different operator’s 
failure to construct improvements that are a condition of its operations. 

 

The appellant requests that the Board of County Commissioners overturn the Planning and Zoning 
Commission’s denial decision and approve the conditional use permit for a long-term mineral extraction 
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on parcels R35968010, consisting of approximately thirty (30) acres, and R35973010, consisting of 
approximately twenty-eight (28) acres, in the “A” (Agricultural) zone for a maximum of twenty (20) years.  
 
BOARD ACTION: 
In accordance with CCCO §07-07-23(2)A. Appeal By Affected Person: Any affected person who is aggrieved 
by the director's decision as to an application pursuant to this subsection, may file a written notice of 
appeal in accordance with section 07-05-07, "Appeal Of Director Administrative Decision", of this chapter 

A. At a public hearing held in accordance with this article, the Board shall consider the decision of the 
Planning and Zoning Commission and any additional evidence that may be offered by the public, 
applicant, or Director. 

B. The Board may affirm, reverse, or modify, in whole or in part, the Planning and Zoning Commission’s 
decision. 
 

BOARD DECISION OPTIONS 
1) The Board of County Commissioners may approve the appeal and overturn the Planning and Zoning 

Commission’s denial of the conditional use permit for a long-term mineral extraction with conditions 
of approval and direct staff to bring back findings in support of the decision. 

2) The Board of County Commissioners may deny the appeal and uphold the Planning and Zoning 
Commission’s decision and direct staff to revise the FCOs to reflect the Board’s findings and 
conclusions. 

3) The Board of County Commissioners may table the hearing and request additional information on 
specific items. 

 

EXHIBITS:  

1. Planning & Zoning Commission FCOs Dated: December 4, 2025 

2. Planning & Zoning Commission Minutes Dated: December 18, 2025 

3. CU2025-0011 Staff Report Packet Dated: November 20, 2025 

4. CU2025-0011-APL Staff Report Packet 

a. Master Application 

b. Letter of Appeal 

5. Public Comments Received by: March 2, 2026 

a. David Krueck – In Favor; Received: February 26, 2026 

b. Chris Taylor – In Opposition; Received: February 27, 2026 

i. Video Footage 

c. Ron & Irene Snell – In Opposition; Received: February 27, 2026 

d. Growing Together – In Opposition; Received: March 1, 2026 

e. Megan Taylor – In Opposition; Received: February 27, 2026 

6. Additional Supplemental Documentation Received by: March 2, 2026 

a. Appellants Presentation Materials 

https://codelibrary.amlegal.com/codes/canyoncountyid/latest/canyoncounty_id/0-0-0-2702#JD_07-05-07


 

 

 

 

 

 

 

 

 

 

 

EXHIBIT I 

P&Z Signed FCOs Dated: December 4, 2025 

-  

Board of County Commissioners 

Case #: CU2025-0011-APL 

Hearing Date: March 10, 2026 
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EXHIBIT II 

P&Z Minutes Dated: December 18, 2025 

- 

Board of County Commissioners 

Case #: CU2025-0011-APL 

Hearing Date: March 10, 2026 
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EXHIBIT III 

Staff Report Packet Dated: November 20, 2025 

- 

Board of County Commissioners 

Case #: CU2025-0011-APL 

Hearing Date: March 10, 2025 
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Planning and Zoning Commission 
Hearing Date: November 20, 2025 
Canyon County Development Services Department 
 

Case #: CU2025-0011 – Knife River Corp. – Mountain West   
Hearing Date: November 20, 2025 Page 1 of 17 

PLANNING DIVISION STAFF REPORT 
 

CASE NUMBER: CU2025-0011 
 

APPLICANT/REPRESENTATIVE:  Knife River Corp. – Mountain West 
PROPERTY OWNER: Lewis Living Trust 
 

APPLICATION: Conditional use permit – Long-Term Mineral Extraction 
 

LOCATION: 0 Centerpoint Rd, Caldwell, ID  
 Parcels: R35968010 & R35973010 
 

ANALYST:  Amber Lewter, Associate Planner 
REVIEWED BY: Dan Lister, Planning Supervisor 
 

REQUEST:  
The applicant, Knife River Corp. – Mountain West, represented by Megan Winter & Joseph Smith, is 

requesting a Conditional Use Permit to allow a long-term mineral extraction permit to include stockpiling, 

crushing, staging, and hauling the sand and gravel off the site on approximately 59.55 acres in an “A” 

(Agricultural) zone for a period not to exceed twenty (20) years. The proposed general hours of operation 

are 7:00 a.m. to 5:00 p.m., Monday through Saturday. Hauling of materials may take place 24 hours a day, 

seven days a week, to support construction activities that require nighttime operations. 

 

PUBLIC NOTIFICATION: 

 Neighborhood meeting conducted on:  March 12, 2025 

Agency notice: June 5, 2025 and October 16, 2025 

Neighbor notification within 1,000 feet mailed on:  October 16, 2025 

 Newspaper notice published on: October 21, 2025 

 Notice posted on site on: October 22, 2025 

 

TABLE OF CONTENTS:  Page # 

1. Background  2 

2. Hearing Body Action  2 

3. Hearing Criteria  3 

4. Agency Comment  13 

5. Public Comment  13 

6. Summary & Conditions  14 

7. Exhibits  16 
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1. BACKGROUND:   

Parcel R35973010 was created by an approved Administrative Land Division on June 26, 2017 (AD2017-

61). Parcel R35968010 was created by an approved Administrative Land Division on September 19, 1995 

(LS2004-305).  

2. HEARING BODY ACTION: 

Pursuant to the Canyon County Code of Ordinances (CCCO) Section 07-07-01, every use that requires the 
granting of a conditional use permit is declared to possess characteristics that require review and appraisal 
by the commission to determine whether or not the use would cause any damage, hazard, nuisance, or 
other detriment to persons or property in the vicinity. The commission may require higher standards of 
site development than those listed specifically in this chapter in order to assure that the proposed use will 
be compatible with other property and uses in the vicinity. The commission may revoke or modify its 
approval of a conditional use permit in accordance with the procedures set forth in the hearing and 
appeals procedures found in Article 5 of this chapter. 
 

The Commission may attach special conditions to a conditional use permit including, but not limited to, 
conditions which: (1) Minimize adverse impact, such as damage, hazard, and nuisance, to persons or the 
subject property or property in the vicinity; (2) Control the sequence and timing of development; (3) 
Control the duration of development; (4) Designate the exact location and nature of development; (5) 
Require the provision for on site or off site public facilities or services; (6) Require more restrictive 
standards than those generally required in this chapter; or (7)Mitigate the negative impacts of the 
proposed development upon service delivery by any political subdivision, including school districts, 
providing services within the county (CCCO §07-07-17).  
 

Prior to making a decision concerning a conditional use permit request, the presiding party may require 
studies at the applicant’s expense of the social, economic, fiscal, and environmental effects of the 
proposed conditional use (CCCO §07-07-19).  
 

OPTIONAL MOTIONS: 

Approval of the Application: “I move to approve for CU2025-0011, Knife River Corp. – Mountain West, 
finding the application does meet the criteria for approval under Section 07-07-05 of Canyon County Code 
of Ordinances, with the conditions listed in the staff report, finding that… [Cite reasons for approval & 
Insert any additional conditions of approval].  
 

Denial of the Application: “I move to deny CU2025-0011, Knife River Corp. – Mountain West, finding the 
application does not meet the criteria for approval under Section 07-07-05 of Canyon County Code of 
Ordinances, finding that [cite findings for denial based on the express standards outlined in the criteria & 
the actions, if any, the applicant could take to obtain approval (ref.ID.67-6519(5)]. 
 

Table the Application: “I move to continue CU2025-0011, Knife River Corp. – Mountain West, to a [date 
certain or uncertain] 

  



 

Page 3 of 17 

3. HEARING CRITERIA 

Table 1. Conditional Use Permit Review Criteria Analysis 
 

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

Compliant  County Ordinance and Staff Review 

Yes No N/A Code Section Analysis 

☒ ☐ ☐ 

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

Staff Analysis 

The proposed use, mineral extraction (long term), is permitted in the “A” 
(Agricultural) zone subject to conditional use permit approval pursuant to 
CCCO §07-10-27.  
 

According to CCCO §07-02-03, mineral extraction is defined as “the various 
activities associated with the extraction of mineral resources, including, but 
not limited to, gravel, from the ground.”  
 

Per CCCO §07-07-03, the applicant submitted a conditional use permit 
application on May 6, 2025 (Exhibit A). 

☒ ☐ ☐ 

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

Staff Analysis 

The nature of the request involves operating a sand and gravel pit on Parcels 
R35968010, consisting of approximately thirty (30) acres, and R35973010, 
consisting of approximately twenty-eight (28) acres, in the “A” (Agricultural) 
zone for a maximum of twenty (20) years (Exhibits A2 and A7).  

 The activities on site include mining sand and aggregate to be 
crushed, screened, washed, and stockpiled within the boundary of 
the subject parcels.  

 There are no additional signage, improvements, or structures 
proposed within the boundaries of the conditional use permit, 
except for truck scales for monitoring weight.  

 The mining operation will take place in two (2) phases and is 
planned to begin in the Northwest corner of the site. Phase one (1) 
will consist of the plant area and soil/aggregate stockpiles on 
approximately twenty (20) acres. A portion of the salvaged soil will 
be used to create a berm around the mining operations. Phase two 
(2) will result in approximately thirty (30) acres of disturbance 
(Exhibit A2).  

 According to the letter of intent (Exhibit A2), the site will be mined 
to a minimum elevation of 2,280 feet, with a maximum depth of 
twenty (20) feet from the surface elevation. The operational slopes 
on the mine walls will be between 1:1 and 3:1. 

 Proposed hours of operation for mining are 7 a.m. – 5 p.m., Monday 
through Saturday. However, loading and hauling of material may 
take place 24 hours a day, seven (7) days a week to support 
construction activities. In the letter of intent, the applicant states 
that they will send a notice to the neighbors 10 days prior to starting 
a 24-hour operation. See proposed condition of approval number 2b 
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to mitigate disturbances outside of the operation hours (Exhibits A2 
and A3). 

 There is expected to be one (1) to ten (10) employees on site at any 
given time (Exhibit A2).  

 Four (4) foot berms along the eastern and southern shared property 
lines are proposed (Exhibits A2 and A8). The applicant is proposing 
a topsoil berm, stabilized with grass or rock, to be placed around the 
site as mining progresses to serve as the perimeter of the mining 
area. The berms will be graded and seeded to control stormwater 
runoff. See condition of approval number 4. The topsoil will be 
removed and reclaimed during the reclamation process. 

 There will be a 30-foot setback from the subject property 
boundaries in accordance with CCCO §07-14-19 (Exhibits A2 and 
A7). See the proposed condition of approval number 2d for the rock 
crusher’s designated area. 

 A Reclamation Plan has been approved by the Idaho Department of 
Lands. The applicant proposes to create a 50-acre water feature due 
to the depth of mining. The remainder will be sold as agricultural 
land or residential development (Exhibit A7). 

☒ ☐ ☐ 

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

Staff Analysis 

As conditioned, the proposed use is consistent with the 2030 Canyon County 
Comprehensive Plan. The 2030 Canyon County Comprehensive Plan 
designates the subject parcels as “agriculture” with an “Intensive Agriculture 
Overlay” on the future land use map (Exhibit B2.16). This area primarily 
consists of agricultural uses (primarily livestock and grazing, with some crop 
production), feed lots, and limited residential uses (Exhibits B2.6, B2.7, and 
B2.9). 
 

With recommended conditions, the request aligns with the following goals 
and policies of the 2030 Canyon County Comprehensive Plan: 

 Chapter 1 - Property Rights:  
o Property Rights G1.01.00: “Protect the integrity of individual 

property rights while safeguarding public health, safety, and 
welfare.” 

o Property Rights G1.02.00: “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.” 

 Chapter 2 – Population: 

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

 Chapter 3 – Economic Development: 
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o Economic Development G3.01.00: “Promote a healthy and 
sustainable regional economy by retaining, expanding, and 
recruiting businesses to favorable locations.” 

o Economic Development P3.01.02: “Support suitable sites for 
economic growth and expansion compatible with the surrounding 
area.” 

o Economic Development G3.05.00: “Support a diverse economy in 
Canyon County and recognize that residential, commercial, and 
industrial uses are necessary components of overall economic 
stability.” 

 Chapter 4 – Land Use and Community Design 

o Land Use P4.02.01: “Consider site capability and characteristics 
when determining the appropriate locations and intensities of 
various land uses.” 

o Land Use P4.03.03: “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.” 

 Chapter 5 – Natural Resources and Hazardous Areas 

o Natural Resources P5.01.01: Protect and enhance waterways, 
groundwater, wetlands, wildlife habitat, air, soils, and other 
natural resources. 

o Natural Resources G5.02.00: “Recognize the importance of air 
quality and address air pollution in accordance with applicable 
regulations.” 

o Natural Resources G5.03.00: “Support the conservation of 
productive mineral lands and discourage incompatible uses upon 
or adjacent to these lands.” 

o Natural Resources P5.03.01: “Sand and gravel mining operations 
should be located to avoid adverse impacts on the river channel 
and promote compatibility with adjacent uses.” 

o Natural Resources G5.07.00: “Protect the quality and quantity of 
aquifers and protect and enhance the capability of groundwater.” 
recharge areas for the present and future water supply of the 
County.” 

See all case analyses within this report for supporting evidence. See Section 6 
of this report for recommended conditions of approval. 

☒ ☐ ☐ 

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

Staff Analysis 

The proposed use will not be injurious to other property in the immediate 
vicinity and will not negatively change the essential character of the area, as 
the proposed conditions of approval numbers 1-15 will mitigate the 
negative effects on the character of the area.  
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Adjacent Existing Conditions: 

Direction Existing Use Primary Zone Other Zone 

N Agricultural with 
Primary Residence 

A CR-RR 

S Agricultural with 
Primary Residence 

A - 

E Agricultural Operation A - 

W Agricultural Operation A - 
“A” (Agricultural), “R-R” (Rural Residential), “R-1” (Single-Family Residential), “C-1” 
(Neighborhood Commercial), “C-2” (Service Commercial), “M-1” (Light Industrial), “CR” 
(Conditional Rezone) 

 

Surrounding Land Use Cases (Exhibit B2.7):  
Within the past 5 years, the following conditional use permits have been 
approved within 1 mile of the property:  

 CU2020-0005 – Mineral Extraction - Idaho Materials and 
Construction  

 CU2024-0009 – Mineral Extraction - Sunroc Corporation 
 

The following conditional use permits have been approved this year within 2 
miles of the property:  

 CU2023-0019 – Mineral Extraction – Nampa Paving 

 CU2024-0007 – Mineral Extraction – JMAC Resources 

 CU2024-0014 – Mineral Extraction – Nampa Paving 
 

Character of the Area: 
The subject properties are zoned “A” (Agricultural) (Exhibit B1), with the 
surrounding zoning also “A” (Agricultural). The 2030 future land use 
designation of the area is “A” Agricultural with an intensive agricultural 
overlay (Exhibit B1). There are no subdivisions located nearby. Within 1,000 
feet of the subject property, there are 21 parcels (Exhibit B2.2). The 
character of the area consists of livestock grazing, feed lots, mineral 
extraction operations, and some residences (Exhibits B2.6, B2.7, and B2.9).  
 

Within a 2-mile radius, there are several approved gravel pits to the 
northeast and southeast of the subject parcels and three (3) feedlots to the 
southeast, west, and northwest of the subject parcels (Exhibit B2.9). 
 

Potential Impacts: 
The long-term mineral extraction use may impact the surrounding area, due 
to an increase in dust, noise, lighting, and traffic related to the use. Staff 
have proposed conditions to aid in mitigating these potential effects.  
 

DUST: The applicant states in the letter of intent that they are proposing 
watering of roads and stockpiles to mitigate dust concerns. Dust control 
water will be applied to high-traffic areas during the summer months using 
processed water via water trucks (Exhibit A2). According to the applicants' 
Reclamation Plan, water for dust control will be applied to the crusher and 
screens to prevent excessive dust at the process equipment (Exhibit A7). 
See the proposed condition of approval number 14a.  
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NOISE: Although a batch plant will not be located on Parcels R35968010 and 
R35973010, noise levels may increase in the immediate vicinity due to the 
mining activities and rock crushing that are proposed to take place on site 
(Exhibit A2). The berms surrounding the mining activities will act as a noise 
barrier to decrease noise pollution. As conditioned, noise emissions shall 
follow the regulations and standards of OSHA and MSHA, and back-up 
alarms shall be restricted to non-beeping alarms in compliance with 
OSHA/MSHA requirements. The hours of operation are conditioned to 
Monday through Saturday, 7:00 a.m. through 5:00 p.m., with the operation 
closed on Sundays and traditional legal holidays (unless an emergency 
occurs). The rock crusher shall be limited to an area away from the nearby 
residence (Exhibit A9), and a 10-foot high topsoil berm shall be constructed 
along the northern and western property boundaries (Exhibit A8). See 
proposed conditions of approval numbers 1c, 2b, 2d, and 4.  
 

LIGHTING: As conditioned, when lighting is required after operation hours 
for maintenance purposes, low-impact mobile lighting will be used.  All 
exterior lighting shall be downward-facing and directed away from adjacent 
residential properties. See proposed conditions of approval numbers 7 and 
7a. 
 

TRAFFIC: A potential impact on traffic could occur due to the large heavy 
equipment. Golden Gate Highway District provided comment on October 1, 
2025, requesting a traffic impact study to be performed and combined with 
case CU2025-0009 (Exhibit D5). See condition of approval number 9. On 
November 7, 2025, the Idaho Transportation Department (ITD) provided a 
comment requesting a westbound right-turn lane at SH-19 and Notus Road. 
See condition of approval number 10. See criterion number 7 for a full 
analysis of the traffic impact.  
 

OTHER IMPACTS: According to the letter of intent, during the neighborhood 
meeting, there were concerns expressed for obstructing the neighbors' 
views to the valley, road safety, noxious weeds, impacts to the culverts and 
ditches, and potential impact to the neighboring wells. The applicant has 
offered conditions to mitigate the concerns. These mitigations include 
lowering the berms to four feet along the eastern and southern shared 
property lines (Exhibit A8), the truck loads to be covered before leaving the 
pit, a speed limit of 25 miles per hour on Centerpoint Road, monitoring and 
treating for noxious weeds in accordance with Idaho Surface Mining Act and 
Administrative Rules, if the accessibility or functionality of the culverts and 
ditches become impacted, including the drainage pipe under Centerpoint 
Road, north of the proposed site entrance, the onsite team will correct the 
impact, and if operations effect the domestic water wells on the adjoining 
properties then the applicant will fix or replace the wells. Staff added the 
proposed conditions that were enforceable. See proposed conditions of 
approval numbers 4 and 11. 
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☒ ☐ ☐ 

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

Staff Analysis 

The project will have adequate water, sewer, irrigation, drainage, and 
stormwater drainage facilities, and utility systems to accommodate the 
proposed use based on the analysis contained herein.  
 

Water: 
Per the land use matrix, there is no well proposed for the use (Exhibit A3).  
 

Sewer: 
No septic tank or drain field is proposed, as portable toilets will be provided 
for employees on site (Exhibit A3). Southwest District Health was notified of 
the request on June 5, 2025, and on October 16, 2025. Comments were 
received on June 6, 2025, stating that a nutrient pathogen study and a septic 
system are not required (Exhibit D1). See proposed condition of approval 
number 12 to follow Southwest District Health’s requirements for porta-
potties onsite. 
 

Irrigation: 
According to the land use worksheet, the applicant is not proposing to use 
irrigation water (Exhibit A3). Eureka Irrigation District was notified of the 
request on June 5, 2025, and on October 16, 2025. Eureka Irrigation District 
provided comment on November 10, 2025, stating that no water is allowed 
to be discharged into the Eureka Ditch or any of its laterals or sub laterals 
(Exhibit D8). See proposed condition of approval number 6b. 
                                                                                                                                                                                                                                                                
Drainage/Stormwater: 
Stormwater shall be retained onsite per the applicant's letter of intent and 
land use worksheet (Exhibits A2 and A3). The stormwater shall be retained 
onsite in the proposed settling ponds within the pit. The stormwater will be 
used for dewatering. The stormwater will be controlled on the site through 
site grading, permanent or temporary ditches, and berms. Stockpile berms 
will be seeded for stabilization to act as the first control for runoff. 
Stormwater will be allowed to pond inside the pits. Stormwater will then be 
channeled into the lower parts of the pit throughout the mining operations. 
See proposed conditions of approval numbers 1d and 14. 
 

Discharging/ Dewatering into Irrigation Facilities: 
According to the letter of intent, dewatering will occur by pumping 
groundwater and stormwater from the ponds. Discharging of water will be 
done into an irrigation ditch. The applicant states they will send a Notice of 
Intent to discharge stormwater associated with Industrial Activity under the 
IDEQ National Pollutant Discharge Elimination System Multi-Sector General 
Permit. Staff spoke with Drainage District 6 over the phone on November 
10, 2025 (Exhibit D9). Drainage District 6 requested that drainage occur in 
the irrigation canal during the summer months. Eureka Irrigation District’s 
comment on November 10, 2025 (Exhibit D8), advised that Eureka Irrigation 
District does not grant access for any operations to discharge into Eureka. 
See proposed condition of approval numbers 1d, 1e, and 6b.  
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Utility Systems: 
Utility agencies, including Idaho Power, Intermountain Gas, CenturyLink, 
and Ziply, were notified of the application on June 5, 2025, and October 16, 
2025.  No agency comments were provided by those services at the time the 
staff report was written. It is anticipated that the applicant will be able to 
work with utility providers to gain any additional utilities needed. 

☒ ☐ ☐ 

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

Staff Analysis 

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

The only site access point will be located near the northeast corner of the 
site, adjacent to Centerpoint Road (Exhibit A2). 
 

Golden Gate Highway District was notified of the request on June 5, 2025, 
and on October 16, 2025. Golden Gate Highway District provided comment 
on October 1, 2025, advising that an approach permit application is required 
for the access proposed (Exhibit D5). See proposed condition number 9. 

☒ ☐ ☐ 

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

Staff Analysis 

There may be undue interference with the existing and/or future traffic 
patterns; however, the proposed conditions of approval will mitigate 
concerns that may arise.  
 

The subject parcels are located on the northwest corner of the Centerpoint 
Road and Howe Road intersection. Centerpoint Road and Howe Road are 
under the jurisdiction of the Golden Gate Highway District and are classified 
as Local Road and Minor Collector, according to the Golden Gate Highway 
District’s comment (Exhibit D5). A Traffic Impact Study (TIS) is required per 
the Golden Gate Highway District to determine the impacts of the existing 
and future traffic patterns. Golden Gate Highway District states that a 
pavement analysis and improvement recommendation is required for 
Centerpoint Road from Boise River Road to Howe Road. Due to the 
proximity of case CU2025-0009 heard on November 6, 2025, Golden Gate 
Highway District would like to see the traffic impact study and pavement 
analysis combined. See Exhibit D5 for Golden Gate Highway District's 
comment letter and the proposed condition of approval number 9.  
 

According to the Idaho Transportation Department’s (ITD’s) comment 
(Exhibit D7), IMC, case numbers CU2024-0007 and CU2019-0018 were 
conditioned for a westbound right-turn lane at SH-19 and Notus Road. As of 
now, the improvement has not been made. ITD’s comment recognizes that 
the improvement should not be the sole responsibility of the current 
applicant, but states that the turn lane must be installed for the highway to 
safely serve the increased traffic demand at this intersection. See the 
proposed condition of approval number 10. 
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The applicant provided a proposed trucking route that is believed to have 
the least amount of impact on the existing or future traffic patterns (Exhibit 
D10). 

☒ ☐ ☐ 

07-07-05(8) 

Will essential services be provided to accommodate the use, including, but 
not limited to, school facilities, police and fire protection, emergency 
medical services, irrigation facilities, and will the services be negatively 
impacted by such use or require additional public funding in order to meet 
the needs created by the requested use?  

Staff Analysis 

Essential services will be provided to accommodate the use, including, but 
not limited to, school facilities, police and fire protection, emergency 
medical services, and irrigation facilities. The services will not be negatively 
impacted by such use or require additional public funding in order to meet 
the needs created by the requested use.  
 

School Facilities: 
The subject properties are serviced by the Notus School District. Agency 
comments were sent out on June 5, 2025, and October 16, 2025; no 
comments were received by the school district. The proposed use is not 
anticipated to impact the Notus School District. 
 

Police and Fire protection: 
The subject properties are under the jurisdiction of the Canyon County 
Sheriff’s Office. The Canyon County Sheriff’s Office is required to provide 
services to the property. Overall, the use is not anticipated to be significant 
enough to cause a negative impact or require additional public funding. 
Agency notice was sent out on June 5, 2025, and October 16, 2025, and no 
comments were received by the Sheriff’s Office. 
 

Wilder Rural Fire District serves the subject properties and sent a comment 
letter on September 25, 2025. The comment letter did not express any 
concerns about the proposed use (Exhibit D4). It was advised that the 
average response time to the subject properties would be approximately 7-
10 minutes. 
 

Emergency Medical Services: 
Emergency Medical Services are provided to the subject properties. Canyon 
County Paramedics/EMT and Canyon County’s Emergency Management 
Coordinator were notified of the application on June 5, 2025, and October 
16, 2025, and no comments were received. Overall, the use is not 
anticipated to be significant enough to cause a negative impact or require 
additional public funding. 
 

Irrigation Facilities: 
The subject properties are under the Eureka Irrigation District’s jurisdiction. 
Eureka Irrigation District provided comment on November 10, 2025, stating 
that no water is allowed to be discharged into the Eureka Ditch or any of its 
laterals or sub laterals (Exhibit D8). See proposed condition of approval 
number 6b. See CCCO 07-07-05(5) for information on irrigation.  
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Table 2. Article 14 Use Standards Criteria Analysis 
- Mineral Extraction Long Term –  

 

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

CCCO §07-14-19(1): If a conditional use permit is required, the following standards shall apply: 

Compliant  County Ordinance and Staff Review 

Yes No N/A Code Section Analysis 

☒ ☐ ☐ 

07-14-19(1)A Setbacks: Required = 30’ 

Staff Analysis 

The proposed use will comply with the minimum required setbacks for a 
long-term mineral extraction facility. See further analysis contained below.  
 

Setbacks Front Side Rear Corner 

Required 30’ 30’ 30’ 30’ 

Proposed 30’ 30’ 30’ 30’ 

07-14-19(1) A.1. Front and corner setbacks shall be measured from the 
greatest of either the property line, right-of-way line, or road easement 
line of any local or private street.  

 

According to the letter of intent (Exhibit A2), the applicant is proposing to 
establish a 30’ setback from the property lines. See the proposed condition of 
approval number 2c. 

CCCO 07-14-19(1)A.2 When making a decision for a conditional use permit for the use, the decision-making body 
shall consider the following: 

☒ ☐ ☐ 

07-14-19(1) A.2 (A) 
The uses of the surrounding properties in the determination of the 
compatibility of the proposed application with such uses. 

Staff Analysis 

The surrounding property uses consist of agricultural practices, mineral 
extractions, feedlots, and residential uses (Exhibits B2.6, B2.7, and B2.9). The 
subject properties are zoned “A” (Agricultural) (Exhibit B1), with the 
surrounding zoning also “A” (Agricultural). Within 1,000 feet of the subject 
property, there are 21 parcels (Exhibit B2.2).  
 

Within a 2-mile radius, there are several approved gravel pits to the 
northeast and southeast of the subject parcels and three (3) feedlots to the 
southeast, west, and northwest of the subject parcels (Exhibit B2.9). 
 

Within a 2-mile radius, there are three (3) active conditional use permits for 
mineral extractions awaiting the public hearing process in this area. 
 

As conditioned, the proposed and existing uses are not anticipated to directly 
or indirectly interfere with or negatively impact one another. See Section 6 of 
this report for the proposed conditions of approval. 

☒ ☐ ☐ 

07-14-19(1) A.2 (B) Duration of the proposed use. 

Staff Analysis 
According to the Reclamation Plan (Exhibit A7), the applicant is proposing to 
be in operation for a maximum of twenty (20) years.  

☒ ☐ ☐ 

07-14-19(1) A.2 (C) Setbacks from surrounding uses. 

Staff Analysis 
A minimum of a 30’ setback is proposed along the property boundaries 
(Exhibit A2).  See the proposed condition of approval number 2c. 
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☐ ☐ ☐ 

07-14-19(1) A.2 (D) Reclamation plan as approved by Idaho Department of Lands. 

Staff Analysis 

A reclamation plan was approved by the Idaho Department of Lands on 
February 3, 2025, subject to conditions (Plan No. S603017, Exhibit A7). See 
proposed condition of approval number 5. 
 

The operation consists of two (2) phases. Phase one (1) will begin in the 
northwest corner of the site (Exhibit A7). Phase one (1) will be approximately 
thirty (30) acres, and phase two (2) will be approximately twenty-eight (28) 
acres. The aggregate deposit will be mined using both dry and wet extraction 
techniques. The material will be crushed, screened, washed, and stockpiled at 
the mining site. As mining progresses, the pit floor will be smoothed and 
flattened. Once mining operations have completed, the site will be graded to 
establish a large pond. The post-mining land use plan for the property contains 
a large water feature due to the depth of mining. The perimeter berms created 
during the stripping process will be leveled into the water surface to reduce 
visual obstruction. 

☒ ☐ ☐ 

07-14-19(1) A.2 (E) The locations of all proposed pits and any accessory uses. 

Staff Analysis 

See Reclamation Plan (Exhibit A7) for discussion of the location of the two (2) 
phases of the mineral extraction.  
 

Accessory uses include, but are not limited to, handling construction 
aggregate and overburden soil onsite, parking for the equipment and vehicles, 
and servicing the vehicles. The vehicles will be serviced with fuel and 
lubricating oil. Fuel will be kept on-site for the vehicles and crusher. All fuel 
tanks will be double-walled or installed in a second containment. Heavy 
equipment to be used for the operations includes hydraulic excavators, 
dozers, front-end loaders, and crushing and screening equipment (Exhibit A2). 
 

The rocker crusher shall be located within the designated area in Exhibit A9. 
See the proposed condition of approval number 2d. 

☒ ☐ ☐ 

07-14-19(1) A.2 (F) Recommendations from applicable government agencies. 

Staff Analysis 

Southwest District Health provided comments on June 6, 2025; no 
recommendations or conditions were provided (Exhibit D1). 
 

Idaho Department of Environmental Quality (DEQ) provided comments on 
June 9, 2025; general recommendations were provided (Exhibit D2). See 
proposed condition of approval number 1b. 
 

Canyon County Soil Conservation District provided comments on June 10, 
2025; a recommendation of not changing the land use was provided with no 
conditions to mitigate (Exhibit D3). 
 

Wilder Rural Fire District provided comments on September 25, 2025; no 
recommendations or conditions were provided (Exhibit D4). 
 

Golden Gate Highway District provided comments on October 1, 2025; 
proposed conditions were provided (Exhibit D5). See proposed condition of 
approval number 9. 
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Canyon County GIS Department provided comments on November 6, 2025; 
proposed conditions were provided (Exhibit D6). See proposed condition of 
approval number 1f. 
 

Idaho Transportation Department (ITD) provided comments on November 7, 
2025; proposed conditions were provided (Exhibit D7). See proposed 
conditions of approval number 10. 
 

Eureka Irrigation District provided comments on November 10, 2025; 
proposed conditions were provided (Exhibit D8). See proposed conditions of 
approval number 6b. 
 

Drainage District 6 had a phone conversation with staff on November 10, 
2025; proposed conditions were provided (Exhibit D9). See proposed 
conditions of approval number 6b. 
 

See Exhibit D for all agency recommendations and comments. See proposed 
conditions of approval in Section 6 for conditions based on agencies’ 
recommendations.  

 

4. AGENCY COMMENTS: 

Agencies including the Notus School District, Southwest District Health, Wilder Fire District, State Fire 
Marshal, Golden Gate Highway District, CenturyLink, Intermountain Gas, Idaho Power, Ziply, Eureka 
Irrigation District, Idaho Transportation Department, Canyon County Sheriff, Emergency Management 
Coordinator, Canyon County Paramedics/EMT, Arm Corp of Engineers, Canyon County Soil Conservation 
District, Canyon County Building Department, Canyon County Code Enforcement, Canyon County 
Engineering Department, Canyon County GIS Department, Bureau of Land Management, Bureau of 
Reclamation, Department of Environmental Quality, Environmental Protection Agency, Idaho Department 
of Water Resources/Water Rights, Idaho State Department of Agriculture, and Energy and Mineral 
Resources (OEMR) were notified of the subject application.  
 

Staff received agency comments from Southwest District Health, Idaho Department of Environmental 
Quality (DEQ), Canyon County Soil Conservation District, Wilder Rural Fire District, Golden Gate Highway 
District, Canyon County GIS Department, Eureka Irrigation District, Drainage District 6, and Idaho 
Transportation Department (ITD). All agency comments received by the aforementioned materials 
deadline are located in Exhibit D.  
 

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

5. PUBLIC COMMENTS: 

Staff received one (1) written public comment by the materials deadline of November 10, 2025. The 
comment received was in opposition. All public comments received by the aforementioned materials 
deadline are located in Exhibit E.  
 

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

6. SUMMARY & RECOMMENDED CONDITIONS:  

In consideration of the application and supporting materials, staff concludes that the proposed 
Conditional Use Permit is compliant with CCCO §07-07-05. 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.  

a. On-site parking shall comply with CCCO Sections 07-13-01 and 03. 

b. The storage of diesel fuel, petroleum products, and any other hazardous materials, dust control, 
and stormwater pollution prevention shall comply with all standards and requirements of the 
Idaho Department of Environmental Quality and other applicable agencies (IDOT, OSHA, DEQ, 
EPA, and MSHA). 

c. Noise emissions shall follow the regulations and standards of OSHA and MSHA. Specifically, 
Back-up alarms shall be restricted to non-beeping alarms in compliance with OSHA/MNSHA 
requirements. 

d. Water (including surface, groundwater, and stormwater) shall be discharged in accordance with 
state, federal, and local standards and/or regulations. See also condition #6c. 

e. The operator shall dispose of waste in a manner that does not contribute to potential 
environmental and water contamination in and around the subject property.  

f. The applicant shall comply with applicable Canyon County GIS Department requirements (Exhibit 
D6). 

2. The operator shall be in substantial conformance with the proposed letter of intent and site plans 
(Exhibits A2 and A4). Any expansion or extension of the operation shall require a conditional use 
permit modification. A conditional use permit is required to establish a batch plant. 

a. The mineral extraction operation shall not operate past 20 years from the time of approval. See 
Exhibit A7.  

b. Normal day-to-day business hours for the gravel pit shall be Monday through Saturday, 7:00 a.m. 
through 5:00 p.m. The operation will be closed on Sundays and on traditional legal holidays. If the 
applicant obtains a contract that requires night-time operations, it may operate for the limit of 
that contract, twenty-four hours a day, seven (7) days a week. The applicant shall make a 
reasonable effort to utilize stockpiled materials rather than mining at night. If the applicant 
obtains such a contract, it shall notify the property owners within a ¾-mile radius and Canyon 
County a minimum of 10 days prior to the commencement of the contract as to the duration of 
the hours of operation required by that contract. Normal operating hours shall resume 
immediately upon termination of the contract.  

c. The setbacks from the subject property boundaries shall be a minimum of thirty (30) feet from 
adjacent property boundaries in accordance with CCCO §07-14-19(1)A (Exhibit A4). 

d. The rock crusher shall be contained within the area outlined in Exhibit A9. 
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3. Stockpiling shall not exceed 30 feet in height.  

4. A 10-foot-high topsoil berm and a 4-foot-high topsoil berm shall be constructed during each phase 
as part of the removal of overburden. The 10-foot berm shall run along the northern and western 
boundaries, and the 4-foot berm shall run along the eastern and southern boundaries (Exhibits A2 
and A8).  

a. The weeds shall not become a public nuisance and shall stay in conformance with CCCO §02-13-
09.  

5. The operation shall comply with the reclamation plan approved by the Idaho State Department of 
Lands (S603017; Exhibit 7 – approved February 3, 2025). The operator shall complete the 
reclamation plan as approved by the Idaho State Department of Lands.  

6. The applicant shall not impede, disrupt, or destroy irrigation canals, ditches, laterals, drains, and 
associated irrigation works and rights-of-way unless approval, agreement, and/or permit from the 
irrigation district and other responsible agencies are obtained. 

a. Any alteration of irrigation and drainage structures located on the properties requires written 
approval from the local irrigation district and drainage district. The alterations shall not impede 
or affect water delivery to adjacent properties/water users.  

b. If any discharge is to take place into the drain ditches located on site, the applicant must get 
written approval from Eureka Irrigation District and/or Drainage District No. 6 (Exhibits D8 and 
D9). 

7. All exterior lighting shall be downward-facing and directed away from adjacent residential 
properties.  

a. When lighting is required after operation hours for maintenance purposes, low-impact mobile 
lighting shall be used. 

8. The applicant shall comply with all fire district requirements per State adopted IFC and as evidenced 
by review and approval documentation from Wilder Rural Fire District prior to commencement of 
use (Exhibit D4).  

9. The applicant shall comply with applicable Golden Gate Highway District requirements prior to 
gravel pit operations, including but not limited to a traffic impact study combined with case CU2025-
0009, a pavement analysis combined with case CU2025-0009, an approach permit, minimum 
driveway spacing requirement, and a site visit by a Golden Gate Highway District representative 
(Exhibit D5).  

a. If a new access is requested by the applicant, an approved approach permit shall be obtained 
prior to commencement of the use for the new access, as evidenced by the applicant providing 
Development Services with an approved highway district document indicating the completion of 
improvements.    

b. The traffic impact study results and mitigating actions shall be completed prior to gravel pit 
operations. 

10. The applicant shall comply with applicable Idaho Transportation Department requirements prior to 
gravel pit operations. (Exhibit D7).  

11. Truck loads shall be covered before leaving the pit (Exhibit A2). 
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12. The number of portable restrooms and maintenance shall be as recommended by Southwest District 
Health.  

13. Dust shall be controlled per applicable federal, state, and county laws, ordinances, rules, and 
regulations that pertain to operations, including but not limited to nuisance regulations (Canyon 
County Code of Ordinances Chapter 2 Article 1: Public Nuisances) and shall be consistent with Idaho 
Department of Environmental Quality (DEQ) requirements. 

a. The roadway surface shall be watered to mitigate dust during the summer months of June, July, 
and August (Exhibit A2). 

14. Stormwater drainage shall be retained onsite (Exhibit A3). 

15. Vehicle fueling and minor maintenance may take place on site, as an accessory use to the proposed 
use.  

7. EXHIBITS: 

A. Application Packet & Supporting Materials 
1. Master Application 
2. Letter of Intent  
3. Land Use Worksheet 
4. Site Plan(s) 
5. Neighborhood Meeting 
6. Agency Acknowledgement 
7. Reclamation Plan 
8. 4-Foot Berm Location 
9. Rock Crusher’s Permitted Area 
10. Proposed Trucking Route 
11. Applicant's Presentation Materials 

B. Supplemental Documents 
1. Parcel Tools 
2. Case Maps/Reports 

2.1. Aerial 
2.2. Notification Map 
2.3. Small Air Photo 1 Mile 
2.4. FEMA Small Air Photo 
2.5. Small Vicinity Map 
2.6. Zoning & Classification Map 
2.7. Case Map & Summary 
2.8. Subdivision Map 
2.9. Dairy, Feedlot, & Gravel Pit Map 
2.10. Lot Classification Map 
2.11. Soil Map, Prime Farmlands Map & Report 
2.12. Contour Map 
2.13. Nitrate Priority & Wells Map 
2.14. TAZ Household & Jobs Maps 
2.15. Slope Percent Map 
2.16. Future Land Use Map 

C. Site Visit Photos: September 5, 2025 
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D. Agency Comments Received by: November 10, 2025 
1. Southwest District Health; Received: June 6, 2025 

1.1. SWDH Pre-Development Notes 
2. Idaho Department of Environmental Quality (DEQ); Received: June 9, 2025 
3. Canyon County Soil Conservation District; Received: June 10, 2025 
4. Wilder Rural Fire District; Received: September 25, 2025 
5. Golden Gate Highway District; Received: October 1, 2025 
6. Canyon County GIS Department; Received: November 6, 2025 
7. Idaho Transportation Department (ITD); Received: November 7, 2025 
8. Eureka Irrigation District; Received: November 10, 2025 
9. Drainage District 6; Phone Conversation: November 10, 2025 

E. Public Comments Received by: November 10, 2025 
1. Ron & Irene Snell – IN OPPOSITION; Received:  November 10, 2025 



 

 

 

 

 

 

 

 

 

 

EXHIBIT A 

Application Packet & Supporting Materials 

Planning & Zoning Commission 

Case #: CU2025-0011 

Hearing date: November 20, 2025 
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EXHIBIT B 

Supplemental Documents 

Planning & Zoning Commission 

Case #: CU2025-0011 

Hearing date: November 20, 2025 
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EXHIBIT B2 

Case Maps/Reports 

Planning & Zoning Commission 

Case #: CU2025-0011 

Hearing date: November 20, 2025 
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ID CASENUM REQUEST CASENAME FINALDECIS
1 CU2020-0005 CUP  Mineral Extraction Idaho Materials & Construction APPROVED

2 CU2024-0009 CUP - Mineral extraction (long-term) Sunroc Corporation APPROVED

CASE SUMMARY
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SOIL CAPABILITY CLASS SOIL CAPABILITY SQUARE FOOTAGE ACREAGE PERCENTAGE

3 MODERATELY SUITED SOIL 1470174.76 33.75 56.59%
4 MODERATELY SUITED SOIL 809103.37 18.57 31.15%
3 MODERATELY SUITED SOIL 189072.91 4.34 7.28%
4 MODERATELY SUITED SOIL 75438.44 1.73 2.90%
3 MODERATELY SUITED SOIL 24326.84 0.56 0.94%
4 MODERATELY SUITED SOIL 16242.55 0.37 0.63%
4 MODERATELY SUITED SOIL 13379.17 0.31 0.52%

2597738.04 59.64 100%

SOIL NAME FARMLAND TYPE SQUARE FOOTAGE ACREAGE PERCENTAGE

LsA Not prime farmland 1470174.76 33.75 56.59%
MtA Prime farmland if irrigated and drained 809103.37 18.57 31.15%
FaA Prime farmland if irrigated 189072.91 4.34 7.28%
MwA Prime farmland if irrigated and drained 75438.44 1.73 2.90%
FaA Prime farmland if irrigated 24326.84 0.56 0.94%
MuA Prime farmland if irrigated and drained 16242.55 0.37 0.63%
MtA Prime farmland if irrigated and drained 13379.17 0.31 0.52%

2597738.04 59.64 100%

SOIL REPORT

FARMLAND REPORT

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



GRADE SOILTYPE

1 BEST SUITED SOIL
2 BEST SUITED SOIL
3 MODERATELY SUITED SOIL
4 MODERATELY SUITED SOIL
5 LEAST SUITED SOIL
6 LEAST SUITED SOIL
7 LEAST SUITED SOIL
8 LEAST SUITED SOIL
9 LEAST SUITED SOIL
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EXHIBIT C 

Site Visit Photos: September 5, 2025 

Planning & Zoning Commission 

Case #: CU2025-0011 

Hearing date: November 20, 2025 
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Site Photos: Taken September 5, 2025 

 

 

 

 

  

 

 

 

Photo 1: 

Taken at the corner of 

Howe Road and 

Centerpoint Road. 

Photo 2: 

Facing north towards 

Centerpoint Road at 

the corner of Howe 

Road and Centerpoint 

Road. 



 

 

 

 

 

 

 

 

 

Photo 3: 

Facing northeast at the 

corner of Howe Road 

and Centerpoint Road. 

Photo 4: 

Facing east towards 

Howe Road at the 

corner of Howe Road 

and Centerpoint Road. 



 

 

 

 

 

 

 

 

 

Photo 5: 

Facing southeast at the 

corner of Howe Road 

and Centerpoint Road. 

Photo 6: 

Facing south at the 

corner of Howe Road 

and Centerpoint Road. 



 

 

 

 

 

 

 

 

 

 

Photo 7: 

Facing southwest at 

the corner of Howe 

Road and Centerpoint 

Road. 

Photo 8: 

Facing west towards 

Howe Road at the 

corner of Howe Road 

and Centerpoint Road. 



 

 

 

 

 

 

 

 

 

  

Photo 9: 

Facing west towards 

the subject property, 

Parcel R35973010 on 

Centerpoint Road. 

Photo 10: 

Facing northwest 

towards the subject 

property, Parcel 

R35973010 on 

Centerpoint Road. 



 

 

 

 

 

 

 

 

 

 

Photo 11: 

Facing northeast on 

Centerpoint Road. 

Photo 12: 

Facing south on 

Centerpoint Road. 



 

 

 

 

Photo 13: 

Facing northwest 

towards the subject 

property, Parcel 

R35968010 on 

Centerpoint Road. 

Photo 14: 

Facing northeast 

towards the subject 

property, Parcel 

R35973010 on Howe 

Road. 



 

 

 

 

 

 

 

 

 

 

EXHIBIT D 

Agency Comments Received by: November 10, 2025 

Planning & Zoning Commission 

Case #: CU2025-0011 

Hearing date: November 20, 2025 
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Archived: Tuesday, November 4, 2025 10:43:31 AM
From: Anthony Lee 
Mail received time: Fri, 6 Jun 2025 07:19:59
Sent: Fri, 6 Jun 2025 13:19:50
To: Amber Lewter Amber Lewter 
Subject: [External] RE: Agency Notice CU2025-0011 / Knife River Corp-Mountain West
Importance: Normal
Sensitivity: None
Attachments:
Pre.Development.Notes.Signed.02.12.2025.pdf;

Hi Amber,

\~

1. Will a Nutrient Pathogen Study be required? This project does not require a Nutrient Pathogen Study. \~
2. Will adequate sanitary systems be provided to accommodate the use? Subsurface sewage disposal systems were not

proposed for his project.
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.

\~

I’ve attached the pre-development notes.

\~

Please let me know if you have any questions.

\~

Thank you,

\~

\~

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

\~

Anthony Lee, RS/BS | Land Development Senior

mailto:Anthony.Lee@swdh.id.gov
mailto:Amber.Lewter@canyoncounty.id.gov
mailto:amber.lewter@canyoncounty.id.gov
https://swdh3.hedgerowsoftware.com/#/home



Name of Development: 
Applicant: 
P.E./P.G.:
All others in Attendance:


Number of Lots or Flow: 


_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________EHS #’s_________Date___________ 


_________________ 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. 


1008 E. Locust 
Emmett 83617 
365-6371 
FAX 365-4729 


1155 Third Ave., N. 
Payette 83661 
642-9321 
FAX 642-5098 


46 W. Court 
Weiser 83672 
549-2370 
FAX 549-2371 


824 S. Diamond St. 
Nampa 83686 
465-8402 
FAX 442-2809 


Pre-Development Meeting 


Pending



Anthony Lee

Rectangle





		Southwest District Health Pre-Development Meeting Planned Unit/Commercial

		Environmental Health Services





		Name of Development 1: Notus West - Mining Extraction - Knife River Corporation

		Name of Development 2: Megan Winter

		Name of Development 3: 

		All others in Attendance 1: 

		All others in Attendance 2: 

		All others in Attendance 3: 

		EHS s: 035

		Number of Lots or Flow 1: N/A

		Number of Lots or Flow 2: Caldwell, ID 83607

		Acreage of Proposed Development: 48.0

		Location of Development 1: Nhn Howe Rd

		Location of Development 2: R35959000 0 & R35957010

		Project in Area of Concern: No

		GroundwaterRock 10: Unknown

		Level 1 NP Necessary for N: No

		LSASCSS Proposed: No

		BRO meeting for P or above: No

		BRO meeting for PWS Com: No

		Additional Comments 1: Applicant discussed with SWDH proposal for mining extraction of sand 

		Additional Comments 2: & aggregate on two parcels. This extraction process will not affect 

		Additional Comments 3: adjacent properties. The mining extraction could take up to 10 years 

		Additional Comments 4: before reclamation. SWDH does not have concerns with moving the 

		Additional Comments 5: process forward. 

		Additional Comments 6: 

		Additional Comments 7: 

		Additional Comments 8: 

		Additional Comments 9: 

		Additional Comments 10: 

		Additional Comments 11: 

		Additional Comments 12: 

		Additional Comments 13: 

		Additional Comments 14: 

		Check Box4: Off

		Date5_af_date: 02/12/25

		Check Box6: Off

		5: Off

		Check Box7: Off

		Check Box8: Off

		Check Box9: Off

		Check Box10: Off
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Name of Development: 
Applicant: 
P.E./P.G.:
All others in Attendance:

Number of Lots or Flow: 

_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________EHS #’s_________Date___________ 

_________________ 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. 

1008 E. Locust 
Emmett 83617 
365-6371 
FAX 365-4729 

1155 Third Ave., N. 
Payette 83661 
642-9321 
FAX 642-5098 

46 W. Court 
Weiser 83672 
549-2370 
FAX 549-2371 

824 S. Diamond St. 
Nampa 83686 
465-8402 
FAX 442-2809 

Pre-Development Meeting 

Pending

Anthony Lee
Rectangle
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1445 N Orchard St 
Boise, ID 83706 • (208) 373-0550 

Brad Little, Governor 
Jess Byrne, Director 

  

June 9, 2025 

Amber Lewter, Planner 
111 North 11th Ave.  
Ste. 310 
Caldwell, Idaho, 83605 
amber.lewter@canyoncounty.id.gov  
 

Subject:  Agency Notice CU2025-0011 / Knife River Corp-Mountain West 

Dear Ms. Lewter: 

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

 Please review IDAPA 58.01.01 for all rules on Air Quality, especially those regarding fugitive dust 
(58.01.01.651), and trade waste burning (58.01.01.600-617).  
For questions, contact David Luft, Air Quality Manager, at 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.  

 Rock crushers, concrete batch plants, and hot mix asphalt plants are subject to DEQ air quality 
permitting requirements. Please see the following web site for additional information:   
https://www2.deq.idaho.gov/admin/LEIA/api/document/download/5204  
For questions, contact the DEQ Air Quality Permitting Hotline at 1-877-573-7648.  

 DEQ recommends the city/county require the development and submittal of a dust prevention 
and control plan to the city/county for incorporation into the conditional use permit.  Dust 
prevention and control plans incorporate appropriate best management practices to control 
fugitive dust that may be generated at sites.  
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June 2025  Page 2 of 4 

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 district health department.  

 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 the potential for development of a community treatment system along with best 
management practices for communities to protect ground water. 

 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 planning 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. 

 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.   

 DEQ recommends verifying if the current and/or proposed drinking water system is a 
regulated public drinking water system (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. 

 If any private wells are 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 planning development and implementation.   
 
For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-0550. 
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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 James Craft, IPDES Compliance Supervisor, at (208) 373-0144. 

 If this project is near a source of surface water, DEQ requests that projects incorporate the 
best construction 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 GROUND WATER 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 
58.01.02.851 and 852).   Petroleum releases must be reported to DEQ in accordance with 
IDAPA 58.01.02.851.01 and 04.  Hazardous material released 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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 Ground Water 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, the site should be evaluated to determine whether the UST is regulated by DEQ.  EPA 
regulates ASTs.  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 conditions: wash water from cleaning vehicles, fertilizers and pesticides, animal 
facilities, composted waste, and ponds.  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 
 



 
 
Richard Sims 
Associate Supervisor 
Canyon County Soil Conservation District 
2208 E. Chicago Ste A, Caldwell Idaho 83605 
Middletown.rich@gmail.com 
1 208-897-9297 
June 10, 2025 
 
Canyon County Planning and Zoning Commission 
Canyon County Development Services 
111 North 11th Ave., Ste 310, Nampa, Idaho 83686 
 
RE: Case No. CR2024-0005, Joseph and Joy Young and CU2025-0011 Knife River Corp, 
Mountain West 
 
Attention: Karla Nelson 
karla.nelson@canyoncounty.id.gov 
 
Thanks you for sending Canyon County Soil Conservation District (SCD)  zoning requests.  
The acreage amounts on the maps are an estimate.  Percentages of soils are rounded to a 
whole number. 
  
CR2024-0005, Joseph and Joy Young zoning request is 100% irrigated capability Class 3.   
Irrigated Capability Class 3 has moderate limitations and appropriate management practices 
can make any irrigated class 3 productive.  We do NOT recommend a land use change. 
 
CU2025-0011, Knife River Corp-Mountain West zoning request is 63% irrigated class 3 and 
37% irrigated class 4.  We do NOT recommend a land use change. 
 

 
 
 

Signing for Clay Erskine 
Chairman Soil Conservation District 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:Middletown.rich@gmail.com
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Preface
Soil surveys contain information that affects land use planning in survey areas. 
They highlight soil limitations that affect various land uses and provide information 
about the properties of the soils in the survey areas. Soil surveys are designed for 
many different users, including farmers, ranchers, foresters, agronomists, urban 
planners, community officials, engineers, developers, builders, and home buyers. 
Also, conservationists, teachers, students, and specialists in recreation, waste 
disposal, and pollution control can use the surveys to help them understand, 
protect, or enhance the environment.

Various land use regulations of Federal, State, and local governments may impose 
special restrictions on land use or land treatment. Soil surveys identify soil 
properties that are used in making various land use or land treatment decisions. 
The information is intended to help the land users identify and reduce the effects of 
soil limitations on various land uses. The landowner or user is responsible for 
identifying and complying with existing laws and regulations.

Although soil survey information can be used for general farm, local, and wider area 
planning, onsite investigation is needed to supplement this information in some 
cases. Examples include soil quality assessments (http://www.nrcs.usda.gov/wps/
portal/nrcs/main/soils/health/) and certain conservation and engineering 
applications. For more detailed information, contact your local USDA Service Center 
(https://offices.sc.egov.usda.gov/locator/app?agency=nrcs) or your NRCS State Soil 
Scientist (http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?
cid=nrcs142p2_053951).

Great differences in soil properties can occur within short distances. Some soils are 
seasonally wet or subject to flooding. Some are too unstable to be used as a 
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as 
septic tank absorption fields. A high water table makes a soil poorly suited to 
basements or underground installations.

The National Cooperative Soil Survey is a joint effort of the United States 
Department of Agriculture and other Federal agencies, State agencies including the 
Agricultural Experiment Stations, and local agencies. The Natural Resources 
Conservation Service (NRCS) has leadership for the Federal part of the National 
Cooperative Soil Survey.

Information about soils is updated periodically. Updated information is available 
through the NRCS Web Soil Survey, the site for official soil survey information.

The U.S. Department of Agriculture (USDA) prohibits discrimination in all its 
programs and activities on the basis of race, color, national origin, age, disability, 
and where applicable, sex, marital status, familial status, parental status, religion, 
sexual orientation, genetic information, political beliefs, reprisal, or because all or a 
part of an individual's income is derived from any public assistance program. (Not 
all prohibited bases apply to all programs.) Persons with disabilities who require 
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alternative means for communication of program information (Braille, large print, 
audiotape, etc.) should contact USDA's TARGET Center at (202) 720-2600 (voice 
and TDD). To file a complaint of discrimination, write to USDA, Director, Office of 
Civil Rights, 1400 Independence Avenue, S.W., Washington, D.C. 20250-9410 or 
call (800) 795-3272 (voice) or (202) 720-6382 (TDD). USDA is an equal opportunity 
provider and employer.

3



Contents
Preface.................................................................................................................... 2
Soil Information for All Uses.................................................................................5

Suitabilities and Limitations for Use......................................................................5
Land Classifications.......................................................................................... 5

Irrigated Capability Class (CU2025-0011 Knife River Corp)......................... 5

4



Soil Information for All Uses

Suitabilities and Limitations for Use
The Suitabilities and Limitations for Use section includes various soil interpretations 
displayed as thematic maps with a summary table for the soil map units in the 
selected area of interest. A single value or rating for each map unit is generated by 
aggregating the interpretive ratings of individual map unit components. This 
aggregation process is defined for each interpretation.

Land Classifications

Land Classifications are specified land use and management groupings that are 
assigned to soil areas because combinations of soil have similar behavior for 
specified practices. Most are based on soil properties and other factors that directly 
influence the specific use of the soil. Example classifications include ecological site 
classification, farmland classification, irrigated and nonirrigated land capability 
classification, and hydric rating.

Irrigated Capability Class (CU2025-0011 Knife River 
Corp)

Land capability classification shows, in a general way, the suitability of soils for most 
kinds of field crops. Crops that require special management are excluded. The soils 
are grouped according to their limitations for field crops, the risk of damage if they 
are used for crops, and the way they respond to management. The criteria used in 
grouping the soils do not include major and generally expensive landforming that 
would change slope, depth, or other characteristics of the soils, nor do they include 
possible but unlikely major reclamation projects. Capability classification is not a 
substitute for interpretations that show suitability and limitations of groups of soils 
for rangeland, for woodland, or for engineering purposes.

In the capability system, soils are generally grouped at three levels-capability class, 
subclass, and unit. Only class and subclass are included in this data set.

Capability classes, the broadest groups, are designated by the numbers 1 through 
8. The numbers indicate progressively greater limitations and narrower choices for 
practical use. The classes are defined as follows:

5



Class 1 soils have few limitations that restrict their use.

Class 2 soils have moderate limitations that reduce the choice of plants or that 
require moderate conservation practices.

Class 3 soils have severe limitations that reduce the choice of plants or that require 
special conservation practices, or both.

Class 4 soils have very severe limitations that reduce the choice of plants or that 
require very careful management, or both.

Class 5 soils are subject to little or no erosion but have other limitations, impractical 
to remove, that restrict their use mainly to pasture, rangeland, forestland, or wildlife 
habitat.

Class 6 soils have severe limitations that make them generally unsuitable for 
cultivation and that restrict their use mainly to pasture, rangeland, forestland, or 
wildlife habitat.

Class 7 soils have very severe limitations that make them unsuitable for cultivation 
and that restrict their use mainly to grazing, forestland, or wildlife habitat.

Class 8 soils and miscellaneous areas have limitations that preclude commercial 
plant production and that restrict their use to recreational purposes, wildlife habitat, 
watershed, or esthetic purposes.

Custom Soil Resource Report
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Custom Soil Resource Report
Map—Irrigated Capability Class (CU2025-0011 Knife River Corp)
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Rating Polygons

Capability Class - I

Capability Class - II

Capability Class - III

Capability Class - IV

Capability Class - V

Capability Class - VI

Capability Class - VII

Capability Class - VIII

Not rated or not available

Soil Rating Lines
Capability Class - I

Capability Class - II

Capability Class - III

Capability Class - IV

Capability Class - V

Capability Class - VI

Capability Class - VII

Capability Class - VIII

Not rated or not available

Soil Rating Points
Capability Class - I

Capability Class - II

Capability Class - III

Capability Class - IV

Capability Class - V

Capability Class - VI

Capability Class - VII

Capability Class - VIII

Not rated or not available

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:20,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Canyon Area, Idaho
Survey Area Data: Version 21, Aug 22, 2024

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Sep 9, 2023—Sep 
14, 2023

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.

Custom Soil Resource Report
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Table—Irrigated Capability Class (CU2025-0011 Knife River Corp)

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

FaA Falk fine sandy loam, 0 
to 2 percent slopes

3 4.5 7.7%

LsA Letha fine sandy loam, 0 
to 1 percent slopes

3 33.1 56.6%

MtA Moulton fine sandy loam, 
0 to 1 percent slopes

4 19.3 33.0%

MuA Moulton fine sandy loam, 
saline, 0 to 1 percent 
slopes

4 0.3 0.5%

MwA Moulton loam, saline, 0 
to 1 percent slopes

4 1.3 2.2%

Totals for Area of Interest 58.5 100.0%

Rating Options—Irrigated Capability Class (CU2025-0011 Knife 
River Corp)

Aggregation Method: Dominant Condition

Component Percent Cutoff: None Specified 

Tie-break Rule: Higher

Custom Soil Resource Report
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Archived: Monday, November 3, 2025 10:43:31 AM
From: Wilder Rural Fire Protection District 
Mail received time: Thu, 25 Sep 2025 12:40:31
Sent: Thu, 25 Sep 2025 18:40:20
To: Amber Lewter Amber Lewter 
Cc: Chad Christiansen 
Subject: [External] FW: Conditional Use Permit Review
Importance: Normal
Sensitivity: None
Attachments:
Agency Acknowledgement Knife River Corp.pdf;

Amber, per your email from today, attached is the Agency Acknowledgement we emailed in April.

\~

Regarding your question about average response time – it’s approx. seven miles to the Howe
Road/Centerpoint Avenue area and Wilder Fire’s response would be approximately 7-10 minutes.

\~

Let us know if you need any other details.

\~

Jeanne Maloney, District Secretary

Wilder Rural Fire Protection District

601 Patriot Way, Wilder ID\~ 83676

Tel: (208) 482-7563

https://wilderfire.org/

\~

From: Wilder Rural Fire Protection District 
Sent: Monday, April 21, 2025 12:15 PM
To: Winter, Megan <Megan.Winter@kniferiver.com>
Subject: RE: Conditional Use Permit Review

mailto:jmaloney@wilderfire.org
mailto:Amber.Lewter@canyoncounty.id.gov
mailto:amber.lewter@canyoncounty.id.gov
mailto:chad@wilderfire.org
https://linklock.titanhq.com/analyse?url=https%253A%252F%252Fwilderfire.org%252F&data=eJxtjEsOwiAUAE8DS1KBVF28hZvewAMgvLY0fPSVSrh92ZqYzGomGQvjKC_qplHNUt-5A2tSy8nmI5UmvBNL_vIIwV3Nuj2r_EyJ77BFE3LCxvRQfXBIsycUmRZOYOILSQSsBan3f78D1lLeO1MPJqfO76OLE1wDNIM%25
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October 1, 2025 
 
Canyon County Development Services Department 
Attn: Amber Lewter, Associate Planner 
111 North 11th Ave, Suite 310 
Caldwell, ID 83605 
Phone: (208)454-6631, Email: amber.lewter@canyoncounty.id.gov   
 
RE: Case No.: CU2025-0011, Knife River, Conditional Use Permit Application Review 
 
Dear Amber, 

On behalf of Golden Gate Highway District No. 3 (GGHD), J-U-B Engineers, Inc. has reviewed the subject 
Conditional Use Permit Application submitted by Knife River Corporation – Mountain West for property 
owned by Lewis Living Trust located on the northwest corner of the Centerpoint Rd/Howe Rd 
intersection. The property includes Parcels #R35968010 (~30 acres) and R35973010 (~28 acres) and is in 
the SE quarter of Section 5, T4N, R4W, BM, Canyon County. 

The application requests a Conditional Use Permit to allow long-term mineral extraction, mining sand 
and aggregate to be crushed, screened, washed, and stockpiled for a maximum of twenty (20) years. 
Phase 1 of the mining operation (~20 acres) consists of the plant area and soil/aggregate stockpiles. 
Phase 2 will result in approximately 30 acres of disturbance. The property is zoned Agricultural “A”. One 
access point is proposed near the northeast corner of the site adjacent to Centerpoint Road. Information 
regarding proposed traffic increases and possible impacts to the existing transportation network are not 
included in the application.  

A Conditional Use Permit Application (CU2025-0009) submitted by Knife River for property located 
approximately ½ mile east of the Lewis Living Trust property along Howe Rd was reviewed by GGHD 
with comments summarized in a review letter dated June 12, 2025. It was determined the following are 
required for CU2025-0009: 

1. Traffic Impact Study (TIS) 
2. Pavement Analysis and Improvements/Reconstruction Recommendations 
3. Approach Permit  

Centerpoint Rd and Howe Rd are under the jurisdiction of GGHD and are classified as Local Road and 
Minor Collector, respectively, according to GGHD’s 2024 Functional Classification Map.  

At this time, and based upon information provided with the application, the following items apply: 

1. Section 3110.010 Traffic Impact Studies of the 2022 Association of Canyon County Highway 
Districts Highway Standards & Development Procedures (ACCHD Standards) states a Traffic 
Impact Study (TIS) is required for rural developments if the Peak Hour Trips and Average Annual 
Daily Trips exceed 50 and 500, respectively. If a project has special circumstances associated 
with it, the District may require a TIS even if the aforementioned criteria are not met. Based on 
the information provided and proposed use for mineral extraction operation, a TIS is warranted. 
Due to the proximity and likely impacts of the CU2025-0011 site to the previously reviewed 
CU2025-0009 site, it is recommended the TIS be combined for both sites. A scoping meeting with 
GGHD and a licensed engineer registered in Idaho responsible for preparing the TIS is required. 

mailto:amber.lewter@canyoncounty.id.gov
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2. A Pavement Analysis and Improvements/Reconstruction Recommendations prepared by a 

registered licensed professional Idaho engineer are required for Centerpoint Rd from Boise River 
Rd to Howe Rd. A scoping meeting with GGHD and the engineer responsible for the pavement 
analysis is required. Due to the proximity and likely impacts of the CU2025-0011 site to the 
previously reviewed CU2025-0009 site, it is recommended the pavement analysis for CU2025-
0009 include possible additional impacts created by the CU2025-011 site on Howe Rd. 

 
3. An Approach Permit Application is required to be submitted, and the proposed access is 

required to be constructed in accordance with Standard Drawing ACCHD-106 – Commercial & 
Multiple Residential Approach of the ACCHD Standards. 

 
4. If the minimum driveway spacing requirement of Section 3061.020.A Rural Roadway Driveway 

Spacing of the ACCHD Standards cannot be met, a Variance Application is required. 
 

5. A site visit by a GGHD representative is required to address possible sight distance issues, if any. 
 
GGHD reserves the right to provide amended comments/conditions of approval in the event of 
application revision or when additional information becomes available. GGHD requests Canyon County 
Development Services incorporate these comments into proposed Conditions of Approval for 
consideration/approval by Canyon County. 

Respectfully,  
 
 

Christopher S. Pettigrew, P.E.    
Transportation Services Group, Project Manager/Engineer 

CC: Bob Watkins, GGHD Director of Highways 



Archived: Monday, November 10, 2025 12:01:51 PM
From: Tony Almeida 
Sent: Thu, 6 Nov 2025 16:03:54
To: Amber Lewter 
Subject: FW: Agency Notice CU2025-0011 / Knife River Corp-Mountain West
Importance: Normal
Sensitivity: None
Attachments:
30 day AGENCY notice PZ hearing.pdf;

If the operation is year round, an address will be required, if it doesn’t have one.

Tony

From: Caitlin Ross 
Sent: Thursday, October 16, 2025 10:22 AM
To: 'krantza@notusschools.org' ; 'jmaloney@wilderfire.org' ; 'knute.sandahl@doi.idaho.gov' ; 'bobw@gghd3.org' ;
'brandy.walker@centurylink.com' ; 'eingram@idahopower.com' ; 'easements@idahopower.com' ; 'arobins@idahopower.com' ;
'jessica.mansell@intgas.com' ; 'monica.taylor@intgas.com' ; 'Contract.Administration.Bid.Box@ziply.com' ;
'mitch.kiester@phd3.idaho.gov' ; 'anthony.lee@phd3.idaho.gov' ; 'D3Development.services@itd.idaho.gov' ;
'niki.benyakhlef@itd.idaho.gov' ; Brian Crawforth ; Christine Wendelsdorf ; Michael Stowell ; 'middletown.rich@gmail.com' ;
Dalia Alnajjar ; Lucy Ostyn ; Tom Crosby ; Code Enforcement ; GIS and Addressing Division ; 'cenww-rd-boi-
tv@usace.army.mil' ; 'jshoemaker@blm.gov' ; 'MGRodriguez@usbr.gov' ; 'BRO.Admin@deq.idaho.gov' ;
'smith.carolyn.d@epa.gov' ; 'file@idwr.idaho.gov' ; 'stevie.harris@isda.idaho.gov' ; 'laura.johnson@isda.idaho.gov' ;
'kenny.huston@oer.idaho.gov' ; 'Brenna.Garro@oer.idaho.gov' ; 'makline2@marathonpetroleum.com' 
Subject: Agency Notice CU2025-0011 / Knife River Corp-Mountain West

Dear Agencies,

Please see the attached agency notice regarding the scheduled Planning and Zoning Commission hearing on this project. We had
previously requested your agency provide comments for the noticed land use application and if any agency comments were
received, they were included in the Staff report. No response is required unless there is an update to your original comments.

This is the notification that a hearing date of November 20, 2025 at 6:30 pm has been set for this case along with a final deadline
of November 10, 2025 for agency comments. If the comment deadline is on a weekend or holiday, it will move to close of
business 5pm the next business day.

Please direct your comments or questions to Planner Amber Lewter at amber.lewter@canyoncounty.id.gov.

Thank you,

Caitlin Ross

mailto:tony.almeida@canyoncounty.id.gov
mailto:Amber.Lewter@canyoncounty.id.gov
mailto:amber.lewter@canyoncounty.id.gov



 


Planning  Zoning  Building  Code Enforcement  Engineering  GIS 


While balancing diverse interests, the Canyon County Development Services Department (DSD) delivers 
community development services to implement the County’s vision and values, provide stewardship of public 


resources, and maintain a prosperous future for all. 


Canyon County, 111 North 11th Avenue, Suite 310, Caldwell, ID  83605 
Administration : 208-402-4162    dsdadmin@canyoncounty.id.gov    www.canyoncounty.id.gov 


 
 


NOTICE OF HEARING DATE 


Response is not required for this notification. We had previously requested your agency provide comments 
for the noticed land use application and if any agency comments were received, they have been included 
in the Staff report. The Planning and Zoning Commission will be hearing the following land use case on 
November 20, 2025 at 6:30 p.m. 


Case No. CU2025-0011: The applicant, Knife River Corp. – Mountain West, represented by Megan Winter 
& Joseph Smith, is requesting a Conditional Use Permit to allow a long-term mineral extraction permit to 
include stockpiling, crushing, staging, and hauling the sand and gravel off the site on approximately 59.55 
acres in an “A” (Agricultural) zone for a period not to exceed ten (10) years. The proposed general hours of 
operation are 7am-5pm, Monday through Saturday, hauling of materials may take place 24 hours a day, 
seven days a week to support construction activity that requires nighttime operations. The subject property 
is located at 0 Centerpoint Rd, Caldwell, Idaho, also referenced as Parcels R35968010 and R35973010, a 
portion of the SE quarter of Section 05, T4N, R4W, BM, Canyon County, Idaho. 


Public comments and concerns are important in evaluating this case and you are invited to provide oral 
testimony at the hearing. Written testimony should be submitted to Development Services by November 
10, 2025 and all written testimony will be provided to the Planning and Zoning Commission for 
consideration. If the comment deadline is on a weekend or holiday, it will move to close of business 5pm 
the next business day. 


Copies of all documents concerning public hearing items can be obtained from the county website 
https://www.canyoncounty.id.gov/land-hearings/ or from Development Services during office hours. The 
Development Service Department’s office hours are 8:00 a.m. to 5:00 p.m., Monday through Friday, except 
on Wednesdays when we are open from 1:00 p.m. to 5:00 p.m. If you have questions or would like 
additional information, please contact the Case Planner, Amber Lewter at 
amber.lewter@canyoncounty.id.gov. In all correspondence concerning this case, please refer to the case 
number above. 


 
Respectfully, 


Caitlin Ross 
Hearing Specialist 
Canyon County DSD  



mailto:dsdadmin@canyoncounty.id.gov

http://www.canyoncounty.id.gov/
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IDAHO TRANSPORTATION DEPARTMENT 
P.O. Box 8028  •  Boise, ID  83707-2028 

(208) 334-8300  •  itd.idaho.gov 

 

 
 
 
 

November 7, 2025 
 
Amber Lewter 
Planner 
111 N. 11th Ave #310 
Caldwell, ID 83605 
 
VIA EMAIL 
 

Development 
Application CU-2025-0011 

Project Name Knife River Corp 
Project Location Parcels R35968010 & R35973010 
Project Description Long-term Mineral Extraction  
Applicant Megan Winter & Joseph Smith 

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

1. Per ITD’s comments for application CU-2024-0007, the Department had conditioned IMC for a westbound right-turn lane 
at SH-19 & Notus Rd.  As of today, this improvement has not been made.  

2. While it should not be the sole responsibility of the current applicant to make this improvement, the turn lane must be 
installed for the highway to safely serve increased traffic demand at this intersection. ITD recommends the applicant work 
with IMC to get these intersection improvements completed.  

3. Since application CU-2024-0007 has already been approved, ITD also asks the county to help hold IMC responsible for this 
improvement.  

4. I have also attached previous application comments and correspondence for reference.  
5. ITD reserves the right to make further comments upon review of the submitted documents.  

 
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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IDAHO TRANSPORTATION DEPARTMENT 
P.O. Box 8028  •  Boise, ID  83707-2028 

(208) 334-8300  •  itd.idaho.gov 

 

 
 
 
 

January 22, 2025 
 
 
Dan Lister 
Principal Planner, Canyon County Development Services 
111 North 11th Ave. Suite 310 
Caldwell, ID 83605 
 
VIA EMAIL 
 

Development 
Application CU2024-0007 

Project Name JMAC Resources 
Project Location Approx. 1-mile north of SH-19 MP 14.55.  
Project Description  Long term mineral extraction expansion and concrete batch plant. 
Applicant JMAC Resources, Inc.  

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

1. This project does not abut the state highway system. 
2. ITD identified improvements to the intersection of Notus Rd and SH-19 for application CUC2019-0018 IMC 

Greenleaf. Please see attached ITD Development Condition Memo dated October 17, 2022 indicating ITD 
requirement for a westbound right-turn lane to be installed.  

3. Once IMC installs required improvements, any concerns ITD has for the intersection of SH-19 and Notus Rd will 
be addressed.   
 

If you have questions regarding this application, you may contact Niki Benyakhlef at Niki.Benyakhlef@itd.idaho.gov or 
(208)334-8337. 
 
 
Sincerely, 

Niki Benyakhlef 
Niki Benyakhlef 
Development Services Coordinator 
ITD District 3 
Niki.Benyakhlef@itd.idaho.gov   
 

mailto:Niki.Benyakhlef@itd.idaho.gov
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Niki Benyakhlef

From: Niki Benyakhlef
Sent: Monday, March 25, 2024 12:27 PM
To: Ryan.Russell@idaho.materials.com
Cc: Deb Root
Subject: IMC Greenleaf CU2019-0018
Attachments: IMC Gravel Pits TIS - 05102022.pdf

Hello Ryan, 
 
Thanks for the phone call about the IMC projects near Greenleaf today. I think there is some 
confusion due to the number of projects you have in the area.  
 
From what I understand the project that is referenced in Canyon County application CU2019-0018 
and the TIS that ITD reviewed includes three phases. If any of this development’s phases are 
operational, any conditions that ITD set forth in the attached IMC Greenleaf – ITD Development 
Condition Memo dated October 17, 2022, must be constructed. It appears that both Phases 1 and 2 
are operational, therefore, construction of the mitigations must be completed.   
 
Below is a snippet of the TIS showing the phases to eliminate any confusion. 
 

 



2

 
Call me or have John Stevenson give me a call so we may discuss next steps at either of your earliest 
convenience’s.  
 
Thanks, 
 

 

Niki Benyakhlef 
Development Services Coordinator 
 
 
District 3 Development Services 
O: 208.334.8337 | C: 208.296.9750 
Email: niki.benyakhlef@itd.idaho.gov 
Website: itd.idaho.gov 

 
 



Archived: Monday, November 10, 2025 4:23:09 PM
From: Shari Doramus 
Mail received time: Mon, 10 Nov 2025 22:58:32
Sent: Mon, 10 Nov 2025 15:57:48 
To: Amber Lewter 
Subject: Re: [External] Fwd: Eureka Ditch Co #2
Importance: Normal
Sensitivity: None

I spoke with Greg Shaw about this last week regarding Knife River Notus Pit West and the answer was the same. We have not
granted access for any operations to discharge into Eureka. Steve at Knife River is aware of this restriction.

On Mon, Nov 10, 2025 at 3:53 PM Amber Lewter <Amber.Lewter@canyoncounty.id.gov> wrote:

Thank you, Shari. I just spoke with Mike at Drain District 6; he asked if water could be drained into the irrigation canal during
the summer months. Is this a possibility?

From: Shari Doramus <sdoramus@parmaschools.org> 
Sent: Monday, November 10, 2025 3:48 PM
To: Amber Lewter <Amber.Lewter@canyoncounty.id.gov>
Subject: [External] Fwd: Eureka Ditch Co #2

Good Afternoon Amber

In regards to the Knife River application for the property currently owned by Brodie Lewis, we just want to specify that no
water is allowed to be discharged into the Eureka Ditch or any of it's laterals or sub laterals.

Thank you

Shari Doramus

Eureka Ditch Co. #2

mailto:sdoramus@parmaschools.org
mailto:Amber.Lewter@canyoncounty.id.gov
mailto:Amber.Lewter@canyoncounty.id.gov
mailto:sdoramus@parmaschools.org
mailto:Amber.Lewter@canyoncounty.id.gov
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Archived: Monday, November 10, 2025 4:25:14 PM
From: Amber Lewter 
To: 'farmerhouston@gmail.com' 
Subject: CU2025-0011
Importance: Normal
Sensitivity: None

Hello Mike,

Thank you for taking my call. I just wanted to recap our conversation that for Drainage District 6, it is requested that drainage
occurs in the irrigation canal during the summer months.

Thank you,

Amber Lewter

Associate Planner

Canyon County Development Services Department

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

Direct Line: 208-454-6631

Email: amber.lewter@canyoncounty.id.gov

Website: www.canyoncounty.id.gov

Development Services Department (DSD)

Public office hours

Monday, Tuesday, Thursday and Friday

8am – 5pm

Wednesday

1pm – 5pm

**We will not be closed during lunch hour **

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

mailto:Amber.Lewter@canyoncounty.id.gov
mailto:farmerhouston@gmail.com
mailto:amber.lewter@canyoncounty.id.gov
http://www.canyoncounty.id.gov/
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EXHIBIT E 

Public Comments Received by: November 10, 2025 

Planning & Zoning Commission 

Case #: CU2025-0011 

Hearing date: November 20, 2025 
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EXHIBIT IV 

Appeal Staff Report Packet 

- 

Board of County Commissioners 

Case #: CU2025-0011-APL 

Hearing Date: March 10, 2026 

 

alewter
Text Box
Exhibit 4:




alewter
Text Box
Exhibit 4a:




Canyon County, ID Web Map
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EXHIBIT V 

Public Comments Received by: March 2, 2026 

- 

Board of County Commissioners 

Case #: CU2025-0011-APL 

Hearing Date: March 10, 2026 
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877 W. Main Street, Suite 200 
P.O. Box 1617 

Boise, Idaho 83701-1617 
T 208.344.6000 

H A W L E Y T R O X E L L . C O M  

 
DAVID T. KRUECK 
EMAIL: DKRUECK@HAWLEYTROXELL.COM 
DIRECT DIAL: 208.388.4079 
DIRECT FAX: 208.954.5293 

 

56818.0042.4938-7350-6701.1 

 
I D A H O  |  N E V A D A  |  W A S H I N G T O N  

February 26, 2026 

Via Electronic and U.S. Mail 
 
Canyon County Board of Commissioners 
1115 Albany Street 
Caldwell, ID 83605 
 

 

 

Re: Knife River Corporation – Mountain West’s Appeal of Denial of its CUP 
Application, Canyon County File No. CU2025-0011 

Dear Commissioners: 

Our firm serves as legal counsel for Knife River Corporation – Mountain West (“Knife 
River”) regarding its appeal to the Board of Commissioners (the “Board”) from the decision of 
the Planning and Zoning Commission (the “Commission”)’s denial of Knife River’s Conditional 
Use Permit Application (“CUP Application”) number CU2025-0011.  

As set forth below, the denial is not supported by substantial and competent evidence in 
the record, is inconsistent with the Canyon County Code and Idaho Code § 67-6512, and ignores 
key factors that support approval. For these reasons, we respectfully request that the Board 
reverse the Commission’s decision and approve the CUP Application, subject to appropriate 
special conditions. 

Introduction 

The property at issue consists of two (2) parcels located in Canyon County (the 
“County”) on Howe Road in Caldwell, Idaho, identified as Parcel Nos. 35968010 and 35973010 
(collectively the “Subject Property”).The two parcels making up the Subject Property together 
consist of approximately 59.55 acres in an area zoned “A” (Agricultural).  

Knife River’s proposed Conditional Use Permit (“CUP”) seeks to allow for mineral 
extraction, including the stockpiling, crushing, staging, and hauling of sand and gravel materials, 
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Dear Members of the Canyon County Board of County Commissioners, 

I am writing to reiterate my strong opposition to Knife River’s proposal for long-term mineral 
extraction on approximately 60 acres surrounding my property on three sides within the Intensive 
Agricultural Zone designated under the Canyon County 2030 Comprehensive Plan. 

While the applicant characterizes this operation as a “temporary use” and suggests that 
reclamation would result in a private recreational lake, these arguments do not resolve the very real 
and lasting impacts to neighboring property owners or the clear conflict with the Comprehensive 
Plan. 

First, an industrial mining operation lasting decade cannot be described as temporary from the 
perspective of adjacent residents. For my family, this proposal represents potentially decades—of 
heavy truck traffic, industrial noise, dust, vibration, and constant disruption. Even if reclamation 
eventually occurs, the impacts during the operational life of mine would fundamentally alter our 
property and daily quality of life. A use that reshapes surrounding land and imposes industrial 
conditions for a generation is not temporary in any meaningful sense. 

Second, the promise of a future private lake does not mitigate the incompatibility of industrial 
mining within an Intensive Agricultural Zone. The Canyon County 2030 Comprehensive Plan 
emphasizes: 

• Protection and preservation of agricultural lands for long-term viability 

• Prevention of incompatible land uses within designated agricultural areas 

• Protection of rural character and existing property owners 

• Predictability and stability in land-use planning 

The permanent removal of agricultural soils and their replacement with a private recreational water 
feature does not preserve agricultural land — it permanently converts it. Once soils are excavated 
and replaced with open water, the land is no longer viable for agricultural production. This outcome 
is inconsistent with both the intent and the language of preserving agricultural land for long-term 
use. 

Additionally, while the landowner may desire a recreational lake for private enjoyment, neighboring 
property owners were not consulted in that decision, yet we would bear the decades-long industrial 
burden required to achieve it. Private recreational objectives should not supersede the broader 
public interest reflected in the Comprehensive Plan, nor should they override the reasonable 
expectations of property owners who relied upon the County’s zoning framework when choosing to 
live and invest in this area. 

It is also significant that the Canyon County Planning and Zoning Commission has already denied 
this proposal. That decision reflects careful consideration of compatibility, policy consistency, and 
long-term land-use integrity. Overturning that denial would weaken public confidence in the 
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County’s land-use process and diminish the predictability that the Comprehensive Plan is intended 
to provide. 

The integrity of the Intensive Agricultural Designation matters. If industrial-scale extraction can 
occur here for decades and convert farmland into a private recreational lake, it sets a concerning 
precedent for other agricultural lands throughout the County. 

For these reasons, I respectfully urge the Board to uphold the Planning and Zoning Commission’s 
decision and protect the intent of the 2030 Comprehensive Plan. The long-term agricultural integrity 
of this area, the rural character of our community, and the quality of life of existing residents should 
not be compromised by an industrial use that conflicts with the zoning designation. 

 

Thank you for your thoughtful consideration and your service to Canyon County. 

 

Sincerely, 

 
Chris Taylor 
23267 Centerpoint Rd 
Caldwell, ID 807 
208-860-3382 
cthomedesign@gmail.com 
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Megan Taylor 

23267 Centerpoint Rd. 

Caldwell, ID 83607 

RE: CU2025-0011-APL 

 

To Canyon County Board of Canyon Commissioners, 

I am here to provide information on how my family and livestock would be impacted with 
the mineral extraction from Mr. Lewis’s property.   

We purchased our property in 2017 with dreams of raising my family in peace, quiet, and in 
nature. We are a family of seven with animals that include horses, chickens, pigs, dogs, 
cats, and cattle on occasions. Our lifestyle is to raise our kids with understanding the life 
cycle, hard work, kindness, and respect.  

There are three major concerns that I would like to address in hopes of clarity for myself 
and others. 

The first concern is regarding the water table and personal wells surrounding this project. 
My well was dug in 1995 at the depth of 65 feet deep. The water table around my house is 3-
4 feet deep. In hindsight, it’s great when a post needs to be replaced and concrete is all you 
need to add, as the water is already there to mix. There is also a concern as Knife River is 
wanting to dig 20 feet down, that’s a third of my wells depth. We all know water will take the 
path of least resistance. What will happen if my well goes out? My family and I will be 
displaced. My family and our livestock will not be able to live at our residence for the 
unforeseen time. In today’s economy, there is no way a family can afford a mortgage and a 
rental. On top of the extra time and gas to and from our residence to ensure the property is 
not damaged or stolen. This extraction of minerals could disrupt my family completely.  

The second concern is the intersection of Centerpoint Rd and Howe Rd. previously 
provided images of this intersection were the “clean” pictures. They did not justify the 
current condition of the intersection. A large semi and trailer will not be able to turn north 
onto Centerpoint Rd. from Howe Rd. if there is a vehicle at the stop sign. A semi and trailer 
turning East onto Howe Rd. from Centerpoint cuts into oncoming traffic and into the North 
bound lane to make the turn. With the amount of semis Knife River is suggesting for a daily 
travel, this intersection will rapidly break down. I have provided images to help understand 
the current condition.  
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The last item is how close the rock crusher will be to surrounding houses, livestock, and 
humans and effects it can do. Knife River’s proposed location of the rock crusher is roughly 
600 feet from my residence. Just a few of the effects from the proximity are health hazards, 
structural damage, air pollution, and environmental and water impact. I would like to touch 
base on health hazards and water impact. Health hazards do not affect human health but 
livestock as well. A fine crystalline silica dust is released when rocks or concrete is crushed 
which can lead to lung cancer and chronic obstruction pulmonary disease. My youngest is 
four years old and if he’s playing in the backyard, I as a mother, should not have to worry 
about him inhaling dust particles that could cause long term effects. With this fine dust in 
the air, it can contaminate the local water tables too. There is no exact time frame for how 
long it will take surface water to reach the aquifers but as quick as a few days. As previously 
stated, our well is at a depth of 65 feet, it puts our aquifer at greater risk for contamination.  

 

Thank you for listening to my concerns, 

 

Megan Taylor 

208-880-8626 



 

 

 

 

 

 

 

 

 

 

EXHIBIT VI 

Additional Supplemental Documents 

Received by: March 2, 2026 

- 

Board of County Commissioners 

Case #: CU2025-0011-APL 

Hearing Date: March 10, 2026 
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Brodie Lewis 
Pond Project
Applicant: Megan Winter 
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Proposal

CU2025-0011 seeks approval of a mineral 
extraction permit on the property located at the 
corner of Howe Road and Centerpoint Road in 
Caldwell, Idaho. 

Onsite operations would include stockpiling, 
crushing, staging, and hauling sand and gravel 
materials from the subject property.



Need Assessment

• Canyon County’s 2020 Comprehensive Plan projects a 51% increase in 
population between the years 2000 and 2030. 

• Additionally, by year 2030 the number of households is forecasted to be 
115,118, representing a 27% increase from 2020.

• There are also many public works projects active in this area, including 
improvement projects to the I-84 corridor and SH-55. 

• This area of Canyon County is rich with mineral reserves that are 
essential to support the current and anticipated growth in the area.



Project Scope 

• Approximately 50-acre site.

• Hours of operation 7:00am to 5:00pm, Monday through Saturday. 
Hauling of material may take place 24 hours a day, seven days a week, 
to support construction activities that require nighttime operations. 
This is dictated by state safety protocols. 

• The stockpile area will be relocated to the northwestern corner of the 
site to better accommodate nearby neighbors.

• The mine will be depleted and reclaimed within 20 years.

• Idaho Department of Lands has approved the proposed reclamation 
plan.

 



Groundwater Table 
Technical Memo

GSI Environmental was asked to analyze the hydrology of 
the area, to determine if mining operations will affect 
neighboring water wells. 

GSI found that due to the proposed depth of mining, 20 
feet from surface elevation, operations will not 
negatively affect water quantity or quality of nearby 
water wells. 

If operations do affect any domestic water wells on 
adjoining properties, Knife River will fix or replace those 
wells. 



Dust Abatement 



Dust Abatement



Traffic Impact Study

Golden Gate Highway District requested that a traffic 
impact study (TIS) be performed and combined with 
CU2025-0009.

Idaho Transportation Department requested a 
westbound right-turn lane at SH-19 and Notus Road. 

Knife River agrees to both requests and is prepared 
to comply with the requested TIS.



Surrounding Area

CU2025-0009
Approved: 11/19/2025

CU2024-0014
Approved: 6/1/2025

CU2025-0022
In progress

CU2023-0019
Approved: 2/5/2025

CU2021-0011
Approved: 12/15/2021

CU2023-0013
Approved: 4/17/2024CU2023-0013

Approved: 4/17/2024

CU2020-0005
Approved: 1/7/2021

CU2022-0001
Approved: 11/15/2022

Proposed Site 
CU2025-0011
Denied: 12/4/2025



Summary

The proposed use will not be injurious to the other property in the area, nor would it 
negatively change the essential character of the area. As previously mentioned, the area 
already contains multiple mineral extraction sites, some of which are much larger than 
this proposed site. 

The proposed use will not negatively impact existing and/or future traffic patterns, and 
any interference will be mitigated by the proposed conditions of approval, as permitted by 
Idaho Code § 67-6512 and CCCO § 07-07-17. 

Knife River will work diligently with County staff and other agencies to address all 
concerns over the proposed conditional use. 



Thank you

Megan Winter
Knife River Corporation
Regional Sustainability Coordinator
Megan.Winter@kniferiver.com
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