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PLANNING DIVISION STAFF REPORT 
 

CASE NUMBER: RZ2025-0004 
 

APPLICANT/   
PROPERTY OWNER: Kevin and Kimberly Slazas 
 

APPLICATION: Conditional Rezone (RZ2025-0004) to “CR-R-1” (Single-
Family Residential)  

 

LOCATION: 7718 Elko Lane, Middleton, ID 83644 
 Also referenced as Lot 3, Block 1 of Blue Heron Subdivision, 

a portion of the SW1/4 of Section 2, T4N, R2W, BM, Canyon 
County, Idaho 

 R33822102 (+/- 7.83 acres) 
 

ANALYST: Karla Nelson 
 

STAFF RECOMMENDATION: Approval 
 

REQUEST:  
The applicant, Kevin and Kimberly Slazas, is requesting an amendment to the official zoning map in order 
to conditionally rezone approximately 7.83 acres from the “A” (Agricultural) zone to a “CR-R-1” 
(Conditional Rezone Single Family Residential) zone. The request includes a development agreement 
limiting the future subdivision into no more than three (3) residential lots and prohibiting secondary 
dwellings on the two (2) lots that are proposed to be approximately 1.25 acres in size.  
 

PARCEL INFORMATION REPORT: See Exhibit C.1 for information 
 

APPLICABLE CODE: 
The following laws and ordinances apply to this decision: Canyon County Code of Ordinances (CCCO) 
§01-17 (Land Use/Land Division Hearing Procedures), CCCO §07-05 (Notice, Hearing and Appeal 
Procedures), CCCO §07-06-01 (Initiation of Proceedings), CCCO §07-06-07 (Conditional Rezone 
Criteria), CCCO §07-10-27 (Land Use Regulations (Matrix)), Idaho Code §67-6511 (Zoning Map 
Amendments and Procedures), CCCO §09-19-12 (Area of City Impact Agreement), and §67-6519 
(Application Granting Process). 
 

BACKGROUND: 
The subject property is zoned “A” Agricultural with a 2030 Comprehensive Plan Future Land Use Map 
designation for residential use. The subject property is a portion of Blue Heron Subdivision, more 
specifically Lot 3 of Block 1. The five (5) lot Blue Heron Subdivision was platted in 2002 with an average 
lot size of 7.49 acres. Portions of the subject property are encumbered by a 50-foot irrigation easement 
(Exhibit B3). Directly south of the subject property, Lots 1 and 2, Block 1 of the Blue Heron Subdivision 
have been rezoned to CR-R-1 and re-subdivided into 14 buildable lots within the Solitude Creek 
Subdivision. The final plat for this neighboring subdivision was signed in July of 2025.  

The subject property is within the City of Star Area of Impact. Property annexed into the City of Star is 
found approximately 415 feet to the east and 800 feet to the north. The City of Middleton is approximately 
760 feet to the west, across Kingsbury Road. 

The property contains a single-family dwelling (BP2020-0763), a secondary dwelling (BP2020-0764), 
accessory structures (BP2021-0006), an in-ground pool (BP2022-0518), and five (5) acres of irrigated 
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grazing land. The applicant originally submitted a straight rezone but decided to amend the request to a 
conditional rezone on January 27, 2026 (Exhibit A8). The RZ2025-0004 case number has been retained.   

HEARING CRITERIA: 

Table 1. Conditional Rezone Standards of Evaluation  

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

 County Ordinance and Staff Review 
Criteria 

Met? 
Code 

Section 
Analysis 

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

Staff 
Analysis 

The proposed zone change is generally consistent with the Comprehensive Plan. The 2030 Canyon County 
Comprehensive Plan designates the future land use of the parcel as “Residential” (Exhibit B2.4). The parcel 
is located within the City of Star’s Area of Impact, and Star’s comprehensive plan designates the area for 
“Estate Urban Residential,” which is defined as being suitable for single-family residential development with 
a maximum of 3 dwelling units per acre (Exhibit B2.5). COMPASS forecasts residential growth of 116 
households by the year 2050 for the associated Traffic Analysis Zone (TAZ 2113, Exhibit B2.11). 
 

The 2030 Canyon County Comprehensive Plan states that the residential designation is for residential 
development and that residential development should promote compatibility with the existing agricultural 
activity. The requested CR-R-1 zone is listed as an applicable zoning district for the residential designation. 
The property is in a transitional area near the cities of Star and Middleton, in an area where residential zones 
and uses are common and planned (Exhibits B2.1, B2.3, B2.4, B2.5). 
 

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

Property Rights 

The request was processed per the following laws and ordinances, Canyon County Code §01-17 (Land 
Use/Land Division Hearing Procedures), Canyon County Code §07-05 (Notice, Hearing and Appeal 
Procedures), §07-06-01 (Initiation of Proceedings), Canyon County Code §07-06-07 (Conditional Rezones), 
and Idaho Code §67-6511 (Zoning Map Amendments and Procedures). 

 Goal 1: “Protect the integrity of individual property rights while safeguarding public health, safety, 
and welfare.”  

 Policy 1: “No person shall be deprived of private property without due process of law.” 
 Policy 3: “Ordinances and land-use decisions should avoid imposing unnecessary conditions or 

procedures in development approvals.” 
 

Population Component  

COMPASS forecasts an increase of 116 households over the next 25 years in Traffic Analysis Zone 2113, 
where the subject parcel is located (Exhibit B2.11). Planned growth in the area supports the requested 
conditional rezone to single-family residential.  

 Goal 2: “Promote housing, business, and service types needed to meet the demand of the future and 
existing population.”  

Economic Development 

 Goal 5: “Support a diverse economy in Canyon County and recognize that residential, commercial, 
and industrial uses are necessary components of overall economic stability.” 

Land Use 
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The proposed conditional rezone limits development to three (3) residential lots with restrictions on secondary 
dwellings on two (2) of the lots. This limited scale aligns with nearby development and protects the rural 
character of the area while allowing for residential development in a defined growth area within the Star Area 
of Impact. The proposed site plan preserves grazing land on the east side of the property.  

 Policy 1.1: “Maintain a balance between residential growth and agriculture that protects the rural 
character.” 

 Policy 1.2: “Planning, zoning, and land-use decisions should balance the community’s interests and 
protect private property rights. “ 

 Goal 2: “Ensure that growth maintains and enhances the unique character throughout the County.” 

 Goal 3: “Develop land in a well-organized and orderly manner while mitigating or avoiding 
incompatible uses, protecting public health and safety, and creating a vibrant economy through 
sustainable land use planning.” 

 Policy 4.2: “Align planning efforts in areas of city impact.” 

 Goal 7: “Protect rural qualities that make the County distinct and conserve and enhance the elements 
contributing to the good quality of life. “ 

 Policy 7.1: “Plan land uses that are compatible with the surrounding community.” 

 Policy 8.1: “Protect and enhance the rural landscape as an essential feature of the County.” 

Housing  

The proposed rezone will allow for two additional residential lots in an area where similar rezones and lot 
sizes have been approved and will not further fragment agricultural resources. 

 Goal 1: “Encourage opportunities for a diversity of housing choices in the County.” 

 Goal 2: “Maintain the rural character of Canyon County while providing sufficient housing without 
fragmenting agricultural and natural resources.”  

Criteria 
Met? 2 

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

Yes 

Staff 
Analysis 

In consideration of the surrounding land uses, the proposed zone change to “CR-R-1” Single-Family 
Residential is more appropriate than the current zoning designation of “A” Agricultural. The parcel is located 
within Star’s Area of Impact, where residential growth is anticipated. Residential development is further 
supported through Canyon County and Star’s Future Land Use Maps, which both designate the area for 
residential land use (Exhibits B2.4 and B2.5).  
 

Pursuant to Canyon County ordinance CCCO §07-10-25(3), the purpose of the “R-1” Single-Family 
Residential zoning district is to promote and enhance predominantly single-family living areas at a low-density 
standard. Proximity to the City of Star, the City of Middleton, nearby residential zoning and lot sizes, as well 
as recent land use cases, all demonstrate that the area is trending towards residential use and indicate that “CR-
R-1” zoning is more appropriate than the current “A” Agricultural zone (Exhibit B2.1, B2.3, B2.4, B2.5, 
B2.12, and B2.13).  
 

The Lakes Subdivision within the City of Middleton is 0.15 miles from the subject property on the west side 
of Kingsbury Road and primarily contains lots less than one-acre in size (Exhibit B2.9). There are 38 platted 
subdivisions within a one-mile radius of the subject property with an average lot size of 2.52 acres (Exhibit 
B2.8 and B2.9). Solitude Creek Subdivision is located directly south of the subject property and has an average 
lot size of 1.10 acres (Exhibit B2.9). The applicant has agreed to enter into a development agreement that will 
limit division of the property into three (3) residential lots and will prohibit secondary dwellings on two (2) 
of the lots. If the rezone is approved, the applicant’s proposed subdivision will be commensurate with nearby 
properties and will result in two (2) lots of 1.25 acres and one 5.33-acre lot. Even without a development 
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agreement, if the applicant were able to fully realize the full development potential of the R-1 zone, the 
allowable seven (7) approximately 1-acre lots could be considered transitional and consistent with 
development trends in the immediate vicinity (Exhibits B2.1, B2.3, B2.8, B2.9, B2.12, and B2.13).  
 

The surrounding area is a mix of “A” Agricultural, “R-R” Rural Residential, “CR-R-1” Conditional Rezone 
Single-Family Residential, “R-1” Single-Family Residential zoning, as well as property zoned within the City 
of Middleton and the City of Star (Exhibits B2.3 and B2.1). The “CR-R-1” zoning directly south of the 
subject property has been in place since 2019 (RZ2018-0018).  
 

Existing Conditions within a 1-mile Radius: 
Direction Existing Use Adjacent Zone Other Zone 

N Agricultural and 
Residential Use 

A City of Star, R-
R, CR-R1 

S Residential and 
Agricultural Use 

CR-R1 A, C-1, R-R, 
City of Star 

E Residential and 
Agricultural Use 

A City of Star 

W Residential Use A City of 
Middleton, R-R, 
R-1, 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:  
The following land use cases were submitted since 2019 and are located within one mile of the subject 
property.  

 RZ2021-0020 – Rezone from “A” to “R-R”-Approved 
 RZ2020-0016 – Rezone from “A” to “R-R” - Approved  
 CR2022-0003 – Conditional rezone from “A” to “CR-R-1” – Approved 
 SD2019-0006 – Monument Place Subdivision – Approved 
 SD2020-0016 – Solitude Creek Subdivision – Approved 
 SD2022-0046 – Vanwinkle Subdivision – Approved 
 SD2019-0039 – Watt’s Hollow Subdivision - Approved 

 

Other: 
RZ2018-0018 – Rezone from “A” to “CR-R-1” – Approved 
 

The land use cases approved since 2019 demonstrate that the area is trending toward more residential use.  
 

See further analysis located in section 07-06-07(6)A3 & A4. 
Criteria 

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

Staff 
Analysis 

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

Pursuant to Canyon County Ordinance 07-02-03, land uses are compatible if: a) they do not directly or 
indirectly interfere or conflict with or negatively impact one another and b) they do not exclude or diminish 
one another's use of public and private services. A compatibility determination requires a site-specific analysis 
of potential interactions between uses and potential impacts of existing and proposed uses on one another. 
Ensuring compatibility may require mitigation from or conditions upon a proposed use to minimize 
interference and conflicts with existing uses. 
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The subject property is in the City of Star Impact Area and is a planned growth area designated for future 
residential use both within the county and the city's future land use maps (Exhibits B2.4 and B2.5). The 
property is a transitional area between residential developments within the City of Middleton, unincorporated 
Canyon County, and the City of Star. There are still some agricultural fields in this transitional area, and one 
(1) feedlot is found within a one-mile radius of the property (Exhibits B2.2 and B2.6). However, subdivisions 
with average lot sizes smaller than those proposed by the applicant are found directly south of the subject 
property and 760 feet to the west, in the Solitude Creek, Lakes Phase I, Lakes at Telaga Phase 1, and Crescent 
Lakes Subdivisions. The applicant’s proposed average lot size is approximately 2.6 acres, compared to 1.1, 
1.12, 0.44, and 0.3 acres, respectively (Exhibits B2.8 and B2.9). The proposed development is not anticipated 
to interfere with nearby agricultural production, nor detract from established or planned residential uses.  
 

Adding two (2) new lots for a total of three from the subject property is consistent with residential use and 
characteristics of this area. The applicant has agreed to enter into a development agreement to ensure that the 
property is only divided into three (3) parcels and to prohibit secondary residences on the two (2) 
approximately 1.25-acre lots. The property currently contains a single-family residence and a secondary 
residence, which will be retained on an approximately 5.33-acre lot. The proposed conditions, along with the 
setbacks of the R-1 zone and the irrigation easement on the property, will ensure appropriate distances are 
maintained from adjacent properties and that the density of the development is compatible with surrounding 
land uses.  
 

See further analysis located in section 07-06-07(6)A2 & A4. 
Criteria 

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

Yes 

Staff 
Analysis 

The proposed conditional rezone will not negatively affect the character of the area. Any necessary measures 
to mitigate impacts are detailed below.  
 

Character of the Area 
The surrounding area is characterized by residential and agricultural uses (Exhibit B2.1 and B2.3). The 
property is in a transitional area between the cities of Star and Middleton, within the Star Area of Impact. 
Subdivisions with lot sizes smaller than those proposed are found directly to the south and approximately 760 
feet to the west, across Kingsbury Road (Exhibits B2.8 and B2.9). Fifteen-acre residential parcels with 
pastures and grazing land are found directly to the north. Larger, productive agricultural fields ranging in size 
from approximately 20 to 76 acres, without any residential use, are found approximately 450 feet to the east, 
800 feet to the north, and 1,000 feet to the south. Much of the productive agricultural land to the north has 
been annexed into the City of Star and will likely be developed into residential subdivisions as envisioned in 
the City of Star Comprehensive Plan (Exhibits B2.3 and B2.5). While the area still has productive agriculture, 
the rural character is transitioning to a suburban residential character as the cities of Star and Middleton grow 
near the subject property, approximately 800 feet to the north, 415 feet to the east, and 760 feet to the west 
(Exhibits B2.1, B2.3, B2.4, and B2.12).  
 

The following measures will be implemented to mitigate the impact 
The applicant has agreed to enter into a development agreement to limit the future subdivision of the property 
into no more than three (3) lots and to prohibit secondary dwellings on two (2) lots that are proposed to be 
approximately 1.25 acres in size. With these restrictions in place, the proposal is not anticipated to negatively 
affect the character of the area, as only two new residences will be allowed in an area that is transitioning to 
residential use. The Planning and Zoning Commission could recommend additional conditions if deemed 
necessary.  

Criteria 
Met? 5 

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

Yes 
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Staff 
Analysis 

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

Sewer: 
The applicant proposes individual septic systems on the two (2) new proposed lots (Exhibit A.4). The lot that 
will retain the existing home and secondary residence is served by existing septic systems with a conjoined 
drainfield. Comments from Southwest District Health detail that there are no concerns with the request, 
provided the applicant can meet all SWDH requirements (Exhibit D.1). SWDH pre-development meeting 
notes state that a lateral spans west to east of the two (2) proposed 1.25 parcels, and septic systems might not 
be allowable on the proposed lots due to separation distances from the lateral to the proposed drainfields 
(Exhibit D1.1). Options to address sewer include a wastewater incinerator or granting of an easement onto 
the portion of the property with the existing septic system (Exhibit D1.1). The proposal will require 
subdivision platting if the conditional rezone is approved, and at that time, the applicant will need to receive 
approval from Southwest District Health. 
 

Water: 
Per the applicant’s land use worksheet, two (2) new individual domestic wells are proposed. The existing 
home and secondary residence are served by existing domestic wells. Notice was provided to the Idaho 
Department of Water Resources, but no comments were received. The property is not within a nitrate priority 
area (Exhibit B2.10). 
 

Drainage: 
The applicant intends to retain drainage on site (Exhibit A.4). 
 

Irrigation: 
According to the Lemp Lateral Association, surface irrigation water is available to the property, and the 
applicant intends to provide pressurized irrigation to the new lots (Exhibits D3.1 and A10). Comments from 
Sawtooth Law Offices representing the Middleton Mill Ditch Company and Middleton Irrigation Association 
state that ditches and easements run through or abut the subject property. The easement is 25 feet from each 
side of the top of the bank. If the rezone is approved, the developer must contact the Ditch Companies’ 
attorneys for approval before any encroachment, change of easement, or drainage discharge into Ditch 
Company facilities. The Ditch Company must review drainage plans and construction plans before subdivision 
approval (Exhibit D.3). 
 

Utility: 
Utility agencies, including Idaho Power, Intermountain Gas, CenturyLink, and Ziply, were notified of the 
application on June 13, 2025, and March 12, 2026.  Comments from Idaho Power detail that an old Idaho 
Power easement crosses the subject property and that the applicant should pursue relinquishment of the 
easement (Exhibit D7). No other agency comments from utility providers were provided 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 
utilities needed.  

Criteria 
Met? 

6 

Does the proposed zoning map amendment require public street improvements in order to 
provide adequate access to and from the subject property to minimize undue interference 
with existing or future traffic patterns created by the proposed development? What 
measures have been taken to mitigate road improvements or traffic impacts? Yes 

Staff 
Analysis 

The proposed conditional rezone will not require public street improvements to provide adequate access to 
and from the subject property to minimize undue interference with existing and/or future traffic patterns 
created by the proposed development.  
 

Comments from Highway District No. 4 state that the proposed two additional residential lots are not 
anticipated to impact the existing or proposed transportation system significantly. Traffic impacts from the 
new development will be mitigated by the collection of transportation impact fees at the time of building 
permit issuance (Exhibit D.5).  
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The Idaho Transportation Department provided a comment stating that the application does not meet 
thresholds for a traffic impact study, nor does it pose any safety concern (Exhibit D.2). 
 

Criteria 
Met? 7 

Does legal access to the subject property for the zoning map amendment exist or will it exist 
at the time of development? 

Yes 

Staff 
Analysis 

The subject property does have legal access for the zoning map amendment, and as conditioned, legal access 
will exist at the time of development. See the review and analysis detailed below.  
 

The subject property has access granted in the Solitude Creek Subdivision Plat via a plat note to Winter Horses 
Drive (Public) via Quail Creek Lane, a 56-foot-wide private road lot (Exhibit D.5 and B.4). Per a letter from 
the highway district, the existing Quail Creek Lane approach to Winter Horse Drive meets current standards 
for private road access and is acceptable (Exhibit D.5). The proposed two (2) additional residential lots are 
not anticipated to significantly impact the existing or proposed transportation system. 
 

North of the access granted through the Solitude Creek Subdivision, there is an ingress-egress easement that 
provides direct access to the subject property over Parcel R33822103 and Drainage Ditch No. 10 along the 
subject property's southern boundary (Exhibit A.7 and B.6). The applicant constructed a culvert with a license 
agreement from Drainage District No. 2 (Exhibit B.5) to serve as the driveway for the existing home and 
secondary residence (BP2020-0763 and BP2020-0764). The culvert is approximately 37 feet at its narrowest. 
The existing culvert bridge serving the subject property is sufficiently wide to accommodate the required 
20-foot all-weather driving surface for private roads serving 100 Average Daily Trips (ADT) or fewer. 
 

For access, in addition to the driving surface, Canyon County Code requires either an easement or frontage of 
60 feet. The width may be reduced to 28 feet for a driveway or 50 feet for a private road within a subdivision 
when physical site characteristics justify the reduction and adequate access can still be provided. Canyon 
County’s subdivision regulations also require that private roads serving three or more residential units be 
contained within a dedicated private road lot rather than within an easement. Easement and private road lot 
width requirements exceed the minimum roadway surface width to allow the highway district to assume 
jurisdiction over the roadway in the future, if necessary.  
 

Ideally, the applicant will be able to acquire a portion of Parcel R33822103 through a minor replat to provide 
sufficient width for a private road lot fully connected to Quail Creek Lane within the Solitude Creek 
Subdivision. However, because Parcel R33822103 is not included in the proposed subdivision, the private 
road lot will only be required on the portion of the access located on the subject property that serves more than 
two residences. The two new lots will be restricted from establishing secondary residences and, therefore, may 
be served by a shared driveway extending from the private road. 
 

The access easement across the ditch on Parcel R33822103 must be at least 50 feet wide. Instrument No. 2020-
040278 states that each party to the agreement grants the other a permanent easement across their respective 
properties for ingress and egress to adjoining parcels. The agreement does not specify ingress-egress locations 
or easement widths (Exhibit B.6). The applicant also provided a warranty deed that specifies a 30-foot ingress-
egress easement (Exhibit A.7). Access arrangements must be finalized before platting. If the applicant cannot 
demonstrate a 50-foot easement across the ditch, alternative access locations may need to be pursued.  
 

Criteria 
Met? 8 

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

Staff 
Analysis 

The proposed use is not anticipated to impact essential public services and facilities, including, but not limited 
to, schools, police, fire, and emergency medical services. Any necessary measures to mitigate impacts are 
detailed below. 

 

Schools: 
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The subject property is served by Middleton School District No. 134. It is not anticipated that the proposal 
will have a negative impact on the district or that accommodation will be needed. Only two additional lots are 
requested, and secondary residences will be prohibited on the new lots. Agency comments were sent out on 
June 13, 2025, and March 12, 2026, and no comments were received by the school district.  
 

Police:  
Parcel R33822102 is under the jurisdiction of the Canyon County Sheriff’s Office. The Canyon County 
Sheriff’s Office is required to provide services to the parcel. Overall, the use is not anticipated to be significant 
enough to cause a negative impact or require additional public funding. Agency comments were sent out on 
June 13, 2025, and March 12, 2026, and no comments were received by the Sheriff’s Office. 
 

Fire protection & Emergency Medical Services: 
The subject property is under the jurisdiction of the Star Fire Protection District. Agency comments were sent 
out on June 13, 2025, and March 12, 2026, and follow-up requests for comment were sent on March 4, 2026, 
and March 18, 2026, but none were received.  
 

Emergency Medical Services are provided to the property. Canyon County Paramedics sent over estimated 
response times from three (3) different stations – Station M53 would be approximately 7.2 minutes, Station 
M52 would be approximately 16.7 minutes, and Station M44 would be approximately 23.4 minutes (Exhibit 
D8). 
 

Should the conditional rezone be approved, platting as a residential subdivision is required. The Preliminary 
Plat will be provided for review and comments by all affected essential service agencies. The applicant does 
not propose any mitigation for school, police, fire protection, or emergency service impacts. 
 

Table 2. Area of City Impact 

CCCO §09-19-01: Star Area of City Impact (Plans and Ordinances/Map) Ordinance Applicable Ordinances and 
Standards: Within the Star area of city impact, the following ordinances apply, but the city of Star ordinances are subject 
to the waiver provisions in subsection (6) of this section. 

 County Ordinance and Staff Review 

Criteria 
Met? 

Code 
Section 

Analysis 

Yes 09-19-09 

Applicable Ordinances and Standards:  
   (1)   Canyon County zoning ordinance, as lawfully amended. 
   (2)   City of Star's subdivision ordinance, Title 8, Chapter 6, of the Unified Development Code, 
in the form existing as of January 1, 2022, or as may be amended, except for simple division (lot 
split) provisions and except for hearing procedures. The county's hearing procedures shall apply. 
   (3)   The following City of Star ordinances apply, even when in conflict with otherwise 
applicable county provisions: 
      A.   City road widths and profiles found in Title 8, Chapter 6, Article B of the City of Star 
Unified Development Code, in the form existing as of January 1, 2022, or as may be amended; 
      B.   Unified Development Code of the City of Star, Title 8, Chapter 8, Article D, "Star 
Landscape Ordinance", in the form existing as of January 1, 2022, or as may be amended. 
      C.   City of Star adopted Economic Corridors Access and Roadway Connection Management 
Plan ("ECMAP"), in the form existing as of January 1, 2022, or as may be amended. The ECAMP 
shall be given the same consideration as the adopted Canyon County functional classification 
map. 
   (4)   Except as set forth above, all other standards of applicable Canyon County codes and 
ordinances; and 
   (5)   For subdivisions and planned unit developments applied for in the Star area of city impact, 
Canyon County will require on the face of each final plat a certification line for execution by the 
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City of Star engineer attesting to the plat's conformance with the city standards set forth above. 
Also, Canyon County will not sign a final plat, or authorize the plat to be recorded, prior to the 
city engineer's signing the plat. 
   (6)   Waiver of City of Star Ordinance Provisions: The requirements listed in the Star 
ordinances, identified in subsections (2) and (3) of this section, may be waived by the Canyon 
County board of commissioners in its discretion. An applicant for such waiver bears the burden 
of persuasion and must specifically state the reasons why a waiver is necessary and prove said 
waiver will not cause an adverse effect to the health, safety and welfare of the community and 
that the requirements sought to be waived constitute an undue hardship. For the purpose of this 
section, increased financial expense associated with a requirement, by itself, does not constitute 
an undue hardship. Notice of the requested waiver must be given to the City of Star not less than 
thirty (30) days prior to the hearing on the waiver application. Any further notice on the proposed 
waiver will be provided to the City of Star at least seven (7) days prior to any public hearing. 
Written objections from the City of Star will be considered by the Canyon County commissioners. 
The application for waiver must show that prior to filing the application, the applicant first sought 
consent from the City of Star to the waiver, indicating the date of the request and the response, if 
any, from the city of Star. In granting any waiver, the county may impose any conditions the 
county deems necessary to help mitigate any adverse effect to the health, safety and welfare of 
the community. The application for waiver will first be considered by the Canyon County 
planning and zoning commission at a public hearing, which shall make recommendations to the 
Canyon County board of commissioners for their consideration at a public hearing. The public 
hearings held before the Canyon County planning and zoning commission and the Canyon County 
board of commissioners will be conducted in accordance with the notice and hearing procedures 
provided by subsections 07-17-09(4) and (5) of this code. (Ord. 22-003, 3-15-2022) 
 

09-19-10 Zoning Ordinance Amendment Proposals: All proposed amendments to the text 
and/or map of the Canyon County zoning ordinance or subdivision regulations, which may relate 
to the Star area of city impact, shall be referred by the county to the City of Star in the same 
manner as provided for in subsection 09-01-08(3) of this chapter. Any recommendation of the 
City of Star shall be considered in the same manner as provided for in subsection 09-01-08(3) of 
this chapter. (Ord. 22-003, 3-15-2022) 
 

Staff 
Analysis 

Area of City Impact: 
Notification of the proposal was sent to the City of Star on June 13, 2025, and no comments were received. A 
representative from the City of Star did sign the agency acknowledgement form with the application (Exhibit 
A.6). The City of Star Future Land Use Map designates the property for Estate Urban Residential use in the 
future (Exhibit B2.5). Estate Urban Residential is defined in the City of Star Comprehensive Plan as being an 
area suitable primarily for single-family residential use. Densities in this land use area are a maximum of 3 
dwelling units per acre. While the City of Star did not provide a comment, the proposed conditional rezone 
aligns with the use anticipated in the area. 

 

NOTIFICATION AND COMMENTS: 
Notice of the public hearing was provided as per CCCO §07-05-01.  Agencies were notified on June 13, 
2025, and March 12, 2026. Property owners within 600 feet of the subject property boundaries were notified 
on March 12, 2026. Full political notice was completed on March 12, 2026. A newspaper notice was 
published on March 17, 2026. The subject property was posted with a notice on March 17, 2026. 
 

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

AGENCY COMMENTS 

https://codelibrary.amlegal.com/codes/canyoncountyid/latest/canyoncounty_id/0-0-0-3774#JD_07-17-09
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All agency comments received by the aforementioned materials deadline are located in Exhibit D.  
 

PUBLIC COMMENTS 
Staff received “Four” (4) total written public comments by the materials deadline of April 6, 2026. 
Generally, of the comments received, all were concerned about septic systems, access, and neighborhood 
compatibility. All public comments received by the aforementioned materials deadline are located in 
Exhibit E.  

 

RECOMMENDATION AND DECISION OPTIONS: 
In consideration of the application and supporting materials, staff concludes that the proposed conditional 
rezone is compliant with Canyon County Ordinance 07-06-05. A full analysis is detailed within the staff 
report.  

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

1. The development shall comply with all applicable federal, state, and county laws, ordinances, rules, 
and regulations that pertain to the subject property and the proposed use. Compliance with the 
following, but not limited to, affected agencies shall be met before the commencement of any use: 

a. Southwest District Health (Exhibit D.1 and D1.1) 

b. Lemp Lateral and Middleton Mill Ditch Company and Middleton Irrigation 
Association (Exhibit D.3) 

c. Highway District No. 4 (Exhibit D.5) 

d. Idaho Power (Exhibit D7) 

2. The subject parcel, R33822102, shall be subdivided in compliance with Chapter 7, Article 17 of the 
Canyon County Code of Ordinances (CCCO), subject to the following restrictions: 

a. The parcel shall be divided into a maximum of three lots. 

3. Secondary residences per CCCO §07-02-03, §07-10-27, and §07-14-25 are prohibited on future 
development on the two new lots proposed to be approximately 1.25 acres in size. 

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

 
 

DECISION OPTIONS 
 Recommend Approval of the Application: “I move to recommend approval of RZ2025-0004, 

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

 Recommend Denial of the Application: “I move to recommend denial of RZ2025-0004, Slazas 
finding the application does not meet the criteria for approval under 07-06-07 of Canyon County 
Zoning Ordinance, finding that [cite findings for denial based on the express standards outlined in 
the criteria & the actions, if any, the applicant could take to obtain approval (ref.ID.67-6519(5)]. 

 Table the Application: “I move to continue RZ2025-0004, Slazas to a [date certain or uncertain] 
 

EXHIBITS:  
A. Application Packet & Supporting Materials 

1. Master Application 
2. Letter of Intent 
3. Site Plan 
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4. Land Use Worksheet 
5. Neighborhood Meeting 
6. Agency Acknowledgements 
7. Warranty Deed 
8. Applicant Email Correspondence January 28, 2026 
9. Applicant Email Correspondence March 5, 2026 
10. Applicant Email Correspondence: March 17, 2026 

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

2.1. Small Air Ortho (1-Mile) 
2.2. Small Vicinity Map 
2.3. Zoning and Classification  
2.4. Canyon County 20230 Future Land Use Map 
2.5. City Future Land Use Map 
2.6. Dairy, Feedlot, and Gravel Pit 
2.7. Soil and Prime Farmlands Map with Report 
2.8. Subdivision Map  
2.9. Lot Report 
2.10. Nitrate Priority Wells 
2.11. TAZ Households 
2.12. Lot Classification Map 
2.13. Case Map (1-Mile) and Summary Report 
2.14. Slope Percent Map 

3. Blue Heron Subdivision Plat 
4. Solitude Creek Subdivision RUMA 
5. Drainage District No. 2 License Agreement 
6. Shared Road and Maintenance Agreement (Lot 5, Lot 4, and Lot 3, Block 1 of Blue 

Heron Subdivision, and owners of proposed Sage Creek Subdivision (later Solitude 
Creek)) 

C. Site Visit Photos:  December 3, 2025 
D. Agency Comments Received by:  April 6, 2026 

1. Southwest District Health; Received: June 13, 2025 
1.1. SWDH Pre-Development Notes: October 7, 2024 

2. Idaho Transportation Department; Received:  June 17, 2025 
3. Lemp Lateral, Middleton Mill Ditch Company and Middleton Irrigation Association; 

Received: June 17, 2025 
3.1. Lemp Lateral Association; Received: March 16, 2026 

4. Department of Environmental Quality; Received: June 23, 2025 
5. Highway District No. 4; Received: June 30, 2025 
6. Idaho Power; Received: March 13, 2026 

6.1. Idaho Power Easement 
7. Idaho Department of Water Resources, Floodplain Specialist; Received: March 12, 2026 
8. Canyon County Paramedics; Received: March 6, 2026 

E. Public Comments Received by:  April 6, 2026 
1. Arlene and Curt Custock; Received:  April 6, 2026 
2. Chad Custock; Received:  April 6, 2026 
3. Craig and Susan Lee; Received:  April 6, 2026 
4. Ryan Mathews; Received: April 6, 2026 

F. Draft FCOS 



 

 

 

 

 

 

 

 

 

 

EXHIBIT A 

Application Packet & Supporting Materials 

Planning & Zoning Commission 

Case# RZ2025-0004 

Hearing date: April 16, 2026 



Canyon County, ID Web Map

Bureau of Land Management, State of Oregon, State of Oregon DOT, State of
Oregon GEO, Esri Canada, Esri, HERE, Garmin, INCREMENT P, Intermap,
USGS, METI/NASA, EPA, USDA

Multiple Parcel Search _Query result

CC_PrivateRoads

CanyonCountyRoads

Roads

Imagery_2025_3in

Red:   Band_1

Green: Band_2

Blue:  Band_3

6/3/2025, 4:05:16 PM
0 0.1 0.20.05 mi

0 0.15 0.30.07 km

1:9,028

Canyon County, ID

Bureau of Land Management, State of Oregon, State of Oregon DOT, State of Oregon GEO, Esri Canada, Esri, HERE, Garmin, INCREMENT P, Intermap, USGS, METI/NASA, EPA, USDA | City of Nampa |
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Karla Nelson

From: Kevin Slazas <

Sent: Wednesday, January 28, 2026 3:05 PM

To: Karla Nelson

Subject: Re: [External] Slazas rezone application RZ2025-0004

Yes I support those conditions.  
Sorry I should have been more clear.  

Kevin Slazas 
 

On Wed, Jan 28, 2026, 2:31 PM Karla Nelson <Karla.Nelson@canyoncounty.id.gov> wrote: 

Hi Kevin,

Before I can schedule, I still need to know what conditions you are comfortable with, given past hearings, I 
think the following will come up:

1. Limit the number of divisions to allow for the property to be split into no more than three (3) lots.
2. Prohibit secondary residences on the two new undeveloped lots (approximately 1.25 acres in size).

Are you supportive of these conditions, it is ok if you are not, I just need to know what you are or are not 
supportive of.

You will also need to pay the additional fee before I can schedule. They will typically only take 4 items per 
hearing, and it is first come first serve so we will want to iron out those final details as soon as possible to 
schedule in March.

Thanks!

Karla Nelson, AICP

Principal Planner

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

Direct Line:  208-455-6036          

Email:  Karla.Nelson@canyoncounty.id.gov

Website:  www.canyoncounty.id.gov

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

From: Kevin Slazas <   
Sent: Tuesday, January 27, 2026 1:51 PM 
To: Karla Nelson <Karla.Nelson@canyoncounty.id.gov> 
Subject: Re: [External] Slazas rezone application RZ2025-0004

Thanks! 

Kevin Slazas 
 

On Tue, Jan 27, 2026, 1:50 PM Karla Nelson <Karla.Nelson@canyoncounty.id.gov> wrote: 

The meeting will be held at the Canyon County administrative building, 111 N. 11th Ave. The Planning and 
Zoning Commission meets on the 1st floor. The meeting will start at 6:30, but depending on where we are on 
the agenda, it can be a late night. The administration building is across the street from the Canyon County 
courthouse. If we are able to secure that date, I’ll send you an official scheduling letter.

Karla Nelson, AICP

Principal Planner
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Canyon County Development Services Department

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

Direct Line:  208-455-6036          

Email:  Karla.Nelson@canyoncounty.id.gov

Website:  www.canyoncounty.id.gov

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

From: Kevin Slazas <   
Sent: Tuesday, January 27, 2026 1:47 PM 
To: Karla Nelson <Karla.Nelson@canyoncounty.id.gov> 
Subject: Re: [External] Slazas rezone application RZ2025-0004

Yes March 19 works for me. Is the meeting in Caldwell's council chambers? 

Kevin Slazas 
 

On Tue, Jan 27, 2026, 1:29 PM Karla Nelson <Karla.Nelson@canyoncounty.id.gov> wrote: 

Also, I do need to include recommended conditions. Let me know which of the following you would support 
(these are conditions that often come up):

1. Limit the number of divisions to allow for the property to be split into no more than three (3) lots.
2. Prohibit secondary residences on the two new undeveloped lots (approximately 1.25 acres in size).

If you are not comfortable with either of those conditions, that is ok I just need to know, or if you have suggested 
revisions, please let me know that as well.
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Thanks,

Karla Nelson, AICP

Principal Planner

Canyon County Development Services Department

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

Direct Line:  208-455-6036          

Email:  Karla.Nelson@canyoncounty.id.gov

Website:  www.canyoncounty.id.gov

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

From: Kevin Slazas < >  
Sent: Tuesday, January 27, 2026 1:22 PM 
To: Karla Nelson <Karla.Nelson@canyoncounty.id.gov> 
Subject: [External] Slazas rezone application RZ2025-0004

Hello Karla, per our conversations about our rezone I am happy to follow through with a conditional 
rezone. I don't have a problem with the commissioners having their say. I understand the fee is $500 
additional and I will go downtown later this week to pay that.  

Kevin Slazas 
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Karla Nelson

From: Karla Nelson

Sent: Thursday, March 5, 2026 3:11 PM

To: 'Kevin Slazas'

Subject: RE: [External] Slazas rezone application RZ2025-0004

That is ok, I have it conditioned right now that it will be resolved before the preliminary plat phase. 

Karla Nelson, AICP 
Principal Planner 
Canyon County Development Services Department

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

Direct Line:  208-455-6036           

Email:  Karla.Nelson@canyoncounty.id.gov

Website:  www.canyoncounty.id.gov

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

From: Kevin Slazas < >  
Sent: Thursday, March 5, 2026 2:41 PM 
To: Karla Nelson <Karla.Nelson@canyoncounty.id.gov> 
Subject: Re: [External] Slazas rezone application RZ2025-0004 

Oh boy.  
I'll have to work on this.  
I think I won't get it done for an April hearing though.  

Kevin Slazas 
 

On Wed, Mar 4, 2026, 3:05 PM Karla Nelson <Karla.Nelson@canyoncounty.id.gov> wrote: 

Hi Kevin,

In looking closer at the access, it seems like the documents all point to a 30’ access easement on Elko Lane 
that seems to put your access at the drain crossing on the east side of your property, causing you to cross 
Parcel R33822103. In looking at the building permits, it seems like you built the culvert crossing by the 
existing homes around 2021 with an agreement with Drain District No. 2. Do you have any documents that 
show the width of your easement at that location? You are still crossing a portion of R33822103, but I can’t 
figure out how wide your easement is at that location, or if, in fact, you have an easement there? I have seen 
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the recorded Road Users and Maintenance Agreement with the associated properties showing that you allow 
access over each other's properties for access, but it doesn’t seem to show where or how wide (attached).

Karla Nelson, AICP

Principal Planner

Canyon County Development Services Department

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

Direct Line:  208-455-6036          

Email:  Karla.Nelson@canyoncounty.id.gov

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

From: Kevin Slazas <   
Sent: Wednesday, February 11, 2026 12:38 PM 
To: Karla Nelson <Karla.Nelson@canyoncounty.id.gov> 
Subject: Re: [External] Slazas rezone application RZ2025-0004

The only realistic option is to widen the bridge.  

Kevin Slazas 
 

On Wed, Feb 11, 2026, 12:36 PM Karla Nelson <Karla.Nelson@canyoncounty.id.gov> wrote: 

Oh, and to your question below, you can pay the $500 anytime tomorrow. We don’t close for lunch on 
Thursday. The April hearings are on April 2 and April 16. Let me know which one you would prefer. As I said 
below, I think you will want to speak to the access issue, and which options are feasible for you.

Thanks,

Karla Nelson, AICP

Principal Planner

Canyon County Development Services Department

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

Direct Line:  208-455-6036          
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Email:  Karla.Nelson@canyoncounty.id.gov

Website:  www.canyoncounty.id.gov

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

From: Karla Nelson  
Sent: Wednesday, February 11, 2026 11:48 AM 
To: Kevin Slazas  
Subject: RE: [External] Slazas rezone application RZ2025-0004

Hi Kevin,

The March date ended up filling up. We can go forward with April 2. I do think the commission will want 
some assurance that access is feasible. Do you have an idea on what option might end up working?

Karla Nelson, AICP

Principal Planner

Canyon County Development Services Department

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

Direct Line:  208-455-6036          

Email:  Karla.Nelson@canyoncounty.id.gov

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

From: Kevin Slazas <   
Sent: Wednesday, February 11, 2026 11:41 AM 
To: Karla Nelson <Karla.Nelson@canyoncounty.id.gov> 
Subject: Re: [External] Slazas rezone application RZ2025-0004

Hi Karla, I think I understand the risks here and we are ready to move forward. I will bring a check in to 
your office tomorrow. Do I need to plan around your office being closed at lunchtime? 

Kevin Slazas 
 

On Wed, Feb 4, 2026, 1:48 PM Karla Nelson <Karla.Nelson@canyoncounty.id.gov> wrote: 

Kevin,

I wanted to check in. Given the challenges below, would you like to wait until April or a later month to 
schedule the Planning and Zoning hearing? We can go forward with the Planning and Zoning Commission 
hearing and include a recommended condition that all access issues will be resolved before submittal of the 
Preliminary Plat, but the Planning and Zoning Commission might be concerned about recommending 
approval if the access is not yet resolved. The Planning and Zoning Commission does not make the final 
decisions, so you would still have time between that hearing and the board hearing to work on the access 
issue. 

Let me know what you think in terms of the hearing. I don’t have any meetings on Friday, if you want to 
give me a call.

Thanks,
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Karla Nelson, AICP

Principal Planner

Canyon County Development Services Department

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

Direct Line:  208-455-6036          

Email:  Karla.Nelson@canyoncounty.id.gov

Website:  www.canyoncounty.id.gov

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

From: Karla Nelson  
Sent: Tuesday, February 3, 2026 11:52 AM 
To: Kevin Slazas  
Subject: RE: [External] Slazas rezone application RZ2025-0004

Hi Kevin, the access easement that you provided Inst. No. 2021013048 is 30’ wide. In looking at our maps, 
the bridge leading to your property is about 35’ wide, so it doesn’t appear to be possible to get the 
minimum 50’ wide private road lot that is required for a subdivision in that location. You can see in the 
images below that the private road going through Solitude Creek is in a road lot that is 56’ wide. The road 
itself is 25’ wide, but the lot and easement are required to be wider by our code. The reasoning behind that 
is so that additional improvements could be added if needed in the future, and so that the road could 
potentially be taken over by the highway district in the future if warranted. If it could be designed so that 
the new lots take a different access, then it could still work with our code. I could see that being possible if 
the irrigation district is willing to allow it on their access or if your neighbor to the south would allow it, and 
the new lots could be moved to the east side of your home. Perhaps there are other potential access 
locations that I’m not aware of. I’m guessing that widening the existing bridge is cost-prohibitive, but that 
would also be an option. The improvements don’t need to be made until the time of the final plat, and 
bonding probably could be an option for those improvements. 
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Feel free to give me a call at a time convenient for you. I don’t have any meetings today, but I will take a 
short lunch break.

Karla Nelson, AICP
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Principal Planner

Canyon County Development Services Department

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

Direct Line:  208-455-6036          

Email:  Karla.Nelson@canyoncounty.id.gov

Website:  www.canyoncounty.id.gov

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

From: Kevin Slazas <   
Sent: Tuesday, February 3, 2026 11:32 AM 
To: Karla Nelson <Karla.Nelson@canyoncounty.id.gov> 
Subject: Re: [External] Slazas rezone application RZ2025-0004

Hi Karla- 

I got your message and I am processing it. 

I do know that my bridge access is easily as wide as the private road ( quail Creek) that feeds into it.  

Are you saying that the new road fronting the canal would need to be wider? 

Maybe we could set up a call so I can make sure I am understanding.  

Kevin Slazas 
 

On Fri, Jan 30, 2026, 9:32 AM Karla Nelson <Karla.Nelson@canyoncounty.id.gov> wrote: 

Hi Kevin,

As I’ve dived deeper into my review, I’ve come across another concern. You do currently have access to 
Kingsbury through Quail Creek Lane, but your easement across the canal is only 30’. That width is fine for 
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your current use, but if the new lots will take access from this same location, it will need to be a private 
road when you go through the subdivision process. Our subdivision code requires a private road when it 
serves three or more homes, and that private road needs to be in its own lot with a minimum lot width of 
60’. It can be reduced to a width of not less than 50’ if we can prove a hardship and that it won’t harm 
others. The private road itself needs to be 20’ wide within that 60’ or 50’ wide lot. Since your access 
already serves two homes, any increase will require conformance with private road standards.

There is a 50’ irrigation easement on the north side of the canal, if you were able to arrange with the 
irrigation company to utilize that easement for access to the two new lots then the access for your current 
home and secondary residence would only have to meet our shared driveway standards (driveway serving 
2 residences) and the new access from the irrigation company would also only need to meet the driveway 
standards as that access would also only be serving two homes.  Shared driveway easements can be 
reduced to 28’ if we can show hardship.

You can go forward with the conditional rezone but access will need to be cleared up before the subdivision and the 
commission will likely want to know that you do have a feasible option. I think your options are:

1. Obtain a larger easement at your current access point that will allow for a private road lot (I think this will 
involve constructing a wider bridge, and of course, coordination/approval from the irrigation company).

2. Working with the irrigation company to get an access easement for the two new lots along their 50’ 
easement on the north side of the canal.

3. Determining if you still have access along Elko Lane through Parcel R33822103, as shown in the Blue Heron 
subdivision, and rearranging your site plan so the new lots are on the east side of your property. 

4. Coming up with some other access point. 

Let me know your thoughts on what you think might work for your family and if you are still comfortable going 
forward with the conditional rezone in March.

Thanks,

Karla Nelson, AICP

Principal Planner

Canyon County Development Services Department
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Karla Nelson

From: Kevin Slazas 

Sent: Tuesday, March 17, 2026 9:17 AM

To: Karla Nelson

Subject: Re: FW: FW: [External] Agency Notice RZ2025-0004 / Slazas

Follow Up Flag: Follow up

Flag Status: Flagged

Thanks Karla.  
I have had that discussion with them also and I am getting quotes for pressurized irrigation fed by the 
ditch.  

Kevin Slazas 
 

On Mon, Mar 16, 2026, 12:01 PM Karla Nelson <Karla.Nelson@canyoncounty.id.gov> wrote: 

Hi Kevin,

This is what I received from Lemp Lateral. Idaho Code requires that surface irrigation be used if available 
(rather than the domestic exemption for groundwater). The Planning and Zoning Commission often has 
questions about irrigation water, so speaking about your plans to provide irrigation will be helpful.

Thanks,

Karla Nelson, AICP

Principal Planner

Canyon County Development Services Department

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

Exhibit A.10

Exhibit A.10



2

Direct Line:  208-455-6036          

Email:  Karla.Nelson@canyoncounty.id.gov

Website:  www.canyoncounty.id.gov

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

From: Gloria Stokes <irrigation.mm.mi@gmail.com>  
Sent: Monday, March 16, 2026 10:17 AM 
To: Karla Nelson <Karla.Nelson@canyoncounty.id.gov> 
Subject: Re: FW: [External] Agency Notice RZ2025-0004 / Slazas

Hi Karla, 

This is Gloria, representing Lemp Lateral, Inc. 

As far as we are aware, this property, 7718 Elko Ln., has access to surface water. 

Additionally, the water is attached to the land, and with the split, the  current owner is responsible to 
ensure that the new parcels also have access to the surface water. 

I hope this makes sense and that this information is useful to you. 

Regards, 

Gloria Stokes, Secretary 

Canyon Hill Ditch Co.

Lemp Lateral Association, Inc.
Newman Ditch Co. 
Foothill Ditch Co. 
Pollard Lateral

P.O. Box 848 
Middleton, ID  83644 

Email:  irrigation.mm.mi@gmail.com
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Phone:  208-671-7911 

On Thu, Mar 12, 2026 at 3:19 PM Karla Nelson <Karla.Nelson@canyoncounty.id.gov> wrote: 

Hello,

Thank you for your attached comments regarding this upcoming rezone application for Parcel R33822102. 
I’m curious if the applicant has access to surface irrigation water from the adjacent ditch/ditches. The 
applicant land use worksheet checked none for irrigation water, but I wanted to confirm that no surface 
irrigation water is available.

Thank you,

Karla Nelson, AICP

Principal Planner

Canyon County Development Services Department

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

Direct Line:  208-455-6036          

Email:  Karla.Nelson@canyoncounty.id.gov

Website:  www.canyoncounty.id.gov

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

Supplemental Documents 

Planning & Zoning Commission 

Case# RZ2025-0004 

Hearing date: April 16, 2026 

 



PARCEL INFORMATION REPORT 3/4/2026 1:08:15 PMR33822102
PARCEL NUMBER: R33822102

OWNER NAME: SLAZAS KEVIN

CO-OWNER: SLAZAS KIMBERLY

MAILING ADDRESS: 7718 ELKO LN MIDDLETON ID 83644

SITE ADDRESS: 7718 ELKO LN

TAX CODE: 1090000

TWP: 4N   RNG: 2W   SEC: 02  QUARTER: SW

ACRES: 7.83

HOME OWNERS EXEMPTION: Yes

AG-EXEMPT: Yes

DRAIN DISTRICT: DD2

ZONING DESCRIPTION: AG  / AGRICULTURE

HIGHWAY DISTRICT: HIGHWAY DISTRICT #4

FIRE DISTRICT: STAR FIRE

SCHOOL DISTRICT: MIDDLETON SCHOOL DIST #134

IMPACT AREA: Star

FUTURE LAND USE 2011-2022 : RES

FLU Overlay Zone Desc 2030:

FLU RR Zone Desc 2030:

FUTURE LAND USE 2030: RESIDENTIAL

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

FEMA FLOOD ZONE: X FLOODWAY: NOT In FLOODWAY FIRM PANEL: 
16027C0258G     

WETLAND: NOT In WETLAND

NITRATE PRIORITY: NO Nitrate Prio

FUNCTIONAL Classification: NOT In COLLECTOR

INSTRUMENT NO. : 2021013048

SCENIC BYWAY: NOT In Scenic Byway

LEGAL DESCRIPTION: 02-4N-2W SW BLUE HERON SUB LT 3 BLK 1

PLATTED SUBDIVISION: BLUE HERON SUB

SMALL CITY ZONING:

SMALL CITY ZONING TYPE:

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

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

CANYON COUNTY ASSUMES NO LIABILITY FOR DIRECT, INDIRECT, SPECIAL, OR  CONSEQUENTIAL DAMAGES RESULTING FROM 
THE USE OR MISUSE OF THIS PARCEL INFORMATION TOOL OR ANY OF THE INFORMATION CONTAINED HEREIN.
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SOIL CAPABILITY CLASS SOIL CAPABILITY SQUARE FOOTAGE ACREAGE PERCENTAGE

3 MODERATELY SUITED SOIL 4834.04 0.11 1.42%
3 MODERATELY SUITED SOIL 327681.71 7.52 96.02%
3 MODERATELY SUITED SOIL 8733.27 0.20 2.56%

341249.02 7.83 100%

SOIL NAME FARMLAND TYPE SQUARE FOOTAGE ACREAGE PERCENTAGE

No Prime farmland if irrigated 4834.04 0.11 1.42%
FaA Prime farmland if irrigated 327681.71 7.52 96.02%
No Prime farmland if irrigated 8733.27 0.20 2.56%

341249.02 7.83 100%

SOIL REPORT

FARMLAND REPORT

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

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

38 2232.74 885 2.52

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

4 153.61 84 1.83

NUMBER OF LOTS NOTIFIED AVERAGE MEDIAN MINIMUM MAXIMUM

33 5.87 2.09 0.58 32.49

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

SUBDIVISION NAME Label LOCATION ACRES NO. OF LOTS AVERAGE LOT SIZE CITY OF… Year
BLESSINGER WEST SUB 1 5N2W35 23.04 6 3.84 COUNTY (Canyon) 2002

BLUE HERON SUB 2 4N2W02 36.99 5 7.40 COUNTY (Canyon) 2002

BLUE MEADOWS SUBDIVISION NO. 1 3 4N2W03 25.81 18 1.43 MIDDLETON 2020

BLUE MEADOWS SUBDIVISION NO. 2 4 4N2W03 54.38 12 4.53 MIDDLETON 2022

CRESCENT LAKES SUBDIVISION 5 4N2W03 32.15 107 0.30 MIDDLETON 2021

DESERT WOLF SUB 6 4N2W02 24.49 5 4.90 COUNTY (Canyon) 2003

EEL LANE ESTATES - VACATED with Inst. # 20120137417 4N2W10 10.15 5 2.03 COUNTY (Canyon) 2008

ELK RIDGE ESTATE 8 4N2W03 9.46 9 1.05 COUNTY (Canyon) 1995

FOSTER HEIGHTS 9 4N2W01 52.31 13 4.02 COUNTY (Canyon) 1991

FOUNTAIN SPRINGS SUBDIVISION 10 4N2W03 14.80 17 0.87 MIDDLETON 2023

FOX MEADOWS SUB 11 4N2W10 8.70 6 1.45 COUNTY (Canyon) 2004

FOX MEADOWS SUB #2 12 4N2W10 39.68 13 3.05 COUNTY (Canyon) 2004

GREENVIEW ACRES 13 4N2W10 61.59 20 3.08 COUNTY (Canyon) 1988

HONEY BEE ACRES SUBDIVISION 14 4N2W10 5.25 2 2.63 COUNTY (Canyon) 2018

KINGSBURY ESTATES 15 4N2W03 46.32 17 2.72 COUNTY (Canyon) 1972

LAKES AT TELAGA PHASE 1 16 4N2W03 66.06 149 0.44 0 2006

LANKTREE ESTATES 17 5N2W35 15.01 7 2.14 COUNTY (Canyon) 1998

LANSING MEADOWS SUB 18 4N2W03 65.02 50 1.30 COUNTY (Canyon) 2002

LEIGHTON LAKE ESTATES SUBDIVISION 19 4N2W11&14 82.09 20 4.10 COUNTY (Canyon) 2020

LEMP PARK URBAN TRACTS 20 4N2W09 916.60 85 10.78 COUNTY (Canyon) 1913

LINFIELD ESTATES SUBDIVISION 21 4N2W10 18.92 13 1.46 COUNTY (Canyon) 2020

MONUMENT PLACE SUBDIVISION 22 5N2W35 54.92 39 1.41 COUNTY (Canyon) 2022

PERKEL ACREAGE 23 4N2W10 147.76 39 3.79 COUNTY (Canyon) 1911

QUAIL VIEW SUB 24 4N2W01 35.49 6 5.91 COUNTY (Canyon) 2002

RYKEN MEADOWS ESTATES 25 4N2W01 5.21 5 1.04 COUNTY (Canyon) 2020

SCHMIDT SUB 26 4N2W01 12.48 4 3.12 COUNTY (Canyon) 1996

SCHMIDT SUB #2 27 4N2W01 44.83 4 11.21 COUNTY (Canyon) 2001

SCHREINER ESTATES 28 4N2W03 49.40 20 2.47 COUNTY (Canyon) 1998

SERENDIPITY SUB 29 5N2W35 15.01 5 3.00 COUNTY (Canyon) 2006

SOLITUDE CREEK SUBDIVSION 30 4N2W02 16.55 15 1.10 COUNTY (Canyon) 2025

SQUIRES SUB 31 4N2W03 13.02 6 2.17 0 2003

THE LAKES SUBDIVISION PH. 1 32 4N2W03 40.46 36 1.12 MIDDLETON 2015

THE LAKES SUBDIVISION PHASE 2 33 4N2W03 9.78 16 0.61 MIDDLETON 2017

THE RIDGE AT QUAIL HOLLOW 34 5N2W34 41.58 26 1.60 COUNTY (Canyon) 2007

VANWINKLE SUBDIVISION 35 4N2W02 5.18 2 2.59 COUNTY (Canyon) 2024

VIEW RIDGE ESTATES 36 4N2W02 52.50 47 1.12 COUNTY (Canyon) 2005

WYATT'S HOLLOW SUBDIVISION NO. 1 37 5N2W34 20.77 13 1.60 COUNTY (Canyon) 2014

WYATT'S HOLLOW SUBDIVISION NO. 2 38 5N2W34 58.98 23 2.56 COUNTY (Canyon) 2024

ACRES NO. OF LOTS AVERAGE LOT SIZE
59.10 23 2.57

16.54 15 1.10

5.18 2 2.59

72.79 44 1.65

SITE ADDRESS ACRES NO. OF SPACES UNITS PER ACRE

SUBDIVISIONS IN PLATTING

SUBDIVISION & LOT REPORT

PLATTED SUBDIVISIONS

Wyatts Hollow Subdivision No. 2

SUBDIVISION NAME

SUBDIVISION NAME

Vanwinkle Sub

Cloud Nine Estates

Solitude Creek Sub

MOBILE HOME & RV PARKS
CITY OF…
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TAZ NO.  2129
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TAZ NO.  2099
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TAZ NO.  2100
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TAZ NO.  2133
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HOUSEHOLD. 207

TAZ NO.  2164
HOUSEHOLD. 36

TAZ NO.  2166
HOUSEHOLD. 56

TAZ NO.  2150
HOUSEHOLD. 199

TAZ NO.  2084
HOUSEHOLD. 527

TAZ NO.  2152
HOUSEHOLD. 0

TAZ NO.  2151
HOUSEHOLD. 866

TAZ NO.  2266
HOUSEHOLD. 251
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ID CASENUM REQUEST CASENAME FINALDECIS
1 RZ2021-0020 Rezone AG to RR Jeff Van Winkle APPROVED
2 RZ2020-0016 Rezone AG to RR Jensen APPROVED
3 CR2022-0003 AG to CR-R1 LWD Development, Inc APPROVED
4 CR2022-0003 AG to CR-R1 LWD Development, Inc APPROVED
5 SD2019-0006 Plat - Monument Place Sub Monument Place Sub APPROVED
6 SD2020-0016 Preliminary Plat Solitude Creek Sub Approved
7 SD2022-0046 Preliminary Plat - Vanwinkle Sub Vanwinkle Sub APPROVED
8 SD2019-0039 Plat - Watt's Hollow Sub Watt's Hollow Sub APPROVED

CASE SUMMARY
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EXHIBIT C 

Site Visit Photos: December 3, 2025 

Planning & Zoning Commission 

Case# RZ2025-0004 

Hearing date: April 16, 2026 

 



KEY NAME: CASE #:Slazas RZ2025-0004

Exhibit: C
RZ2025-0004

Site Visit Photos: 
December 3, 2025
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EXHIBIT: C.2

EXHIBIT: C.1

Facing Property from 
Elko Ln.

Irrigation Ditch 
Facing West
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EXHIBIT: C.4

EXHIBIT: C.3

Qual Creek Ln, 
Facing South

Facing East
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EXHIBIT: C.5

EXHIBIT: C.6
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Facing West
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EXHIBIT: C.7

EXHIBIT: C.8

Facing 
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Facing East & Existing 
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EXHIBIT: C.9

EXHIBIT: C.10
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EXHIBIT D 

Agency Comments Received by: April 6, 2026 

Planning & Zoning Commission  

Case# RZ2025-0004 

Hearing date: April 16, 2026 

 



1

Karla Nelson

From: Anthony Lee <Anthony.Lee@swdh.id.gov>
Sent: Friday, June 13, 2025 2:07 PM
To: Karla Nelson
Cc: Mitch Kiester
Subject: [External]  RE: Agency Notice RZ2025-0004 / Slazas
Attachments: Pre.Development.Notes.Signed.10.07.2024.pdf

Hi Karla,  
 

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? No approvals for septic systems 
have been considered at this time.  

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

 
Please see the attached pre-development notes from 10/07/2024. 
 
Please let me know if you have any questions. 
 
Thank you,  

 

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

Anthony Lee, RS/BS | Land Development Senior 

o 208.455.5384 | c 208.899.1285 | f 208.455.5300 

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

13307 Miami Ln., Caldwell, ID 83607 

From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Friday, June 13, 2025 11:38 AM 
To: 'lgrooms@msd134.org' <lgrooms@msd134.org>; 'mgee@msd134.org' <mgee@msd134.org>; 
'permits@starfirerescue.org' <permits@starfirerescue.org>; 'knute.sandahl@doi.idaho.gov' 
<knute.sandahl@doi.idaho.gov>; 'lriccio@hwydistrict4.org' <lriccio@hwydistrict4.org>; 
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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
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Karla Nelson

From: Caitlin Ross
Sent: Tuesday, June 17, 2025 9:44 AM
To: Karla Nelson
Subject: FW: [External]  RE: Agency Notice RZ2025-0004 / Slazas

FYI – thanks! 
-Caitlin 
 

From: D3 Development Services <D3Development.Services@itd.idaho.gov>  
Sent: Tuesday, June 17, 2025 9:32 AM 
To: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov> 
Subject: [External] RE: Agency Notice RZ2025-0004 / Slazas 
 
Hello, 
 
After careful review of the transmittal submitted to ITD on June 13, 2025 regarding, RZ2025-0004/Slazas, the 
Department has no comments or concerns to make at this time. This application does not meet thresholds for a Traffic 
Impact Study nor does it pose any safety concern.  If you have any questions please contact Niki Benyakhlef at (208) 334-
8337/ Niki.Benyakhlef@itd.idaho.gov. 
 
 
Thank you 

Mila Kinakh 
D3 Planning and Development 
Administrative Assistant 
 

 
 
 
 

From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Friday, June 13, 2025 11:38 AM 
To: 'lgrooms@msd134.org' <lgrooms@msd134.org>; 'mgee@msd134.org' <mgee@msd134.org>; 
'permits@starfirerescue.org' <permits@starfirerescue.org>; 'knute.sandahl@doi.idaho.gov' 
<knute.sandahl@doi.idaho.gov>; 'lriccio@hwydistrict4.org' <lriccio@hwydistrict4.org>; 
'brandy.walker@centurylink.com' <brandy.walker@centurylink.com>; 'eingram@idahopower.com' 
<eingram@idahopower.com>; 'easements@idahopower.com' <easements@idahopower.com>; 
'arobins@idahopower.com' <arobins@idahopower.com>; 'monica.taylor@intgas.com' <monica.taylor@intgas.com>; 
'jessica.mansell@intgas.com' <jessica.mansell@intgas.com>; 'Contract.Administration.Bid.Box@ziply.com' 
<Contract.Administration.Bid.Box@ziply.com>; 'chopper@hwydistrict4.org' <chopper@hwydistrict4.org>; 
'irrigation.mm.mi@gmail.com' <irrigation.mm.mi@gmail.com>; 'drain.dist.2@gmail.com' <drain.dist.2@gmail.com>; 
'bryce@sawtoothlaw.com' <bryce@sawtoothlaw.com>; 'mitch.kiester@phd3.idaho.gov' 
<mitch.kiester@phd3.idaho.gov>; 'anthony.lee@phd3.idaho.gov' <anthony.lee@phd3.idaho.gov>; D3 Development 
Services <D3Development.Services@itd.idaho.gov>; Niki Benyakhlef <Niki.Benyakhlef@itd.idaho.gov>; Brian Crawforth 
<Brian.Crawforth@canyoncounty.id.gov>; Christine Wendelsdorf <Christine.Wendelsdorf@canyoncounty.id.gov>; 
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Boise Office 
Golden Eagle Building 
1101 W. River St., Ste. 
110 
Boise, Idaho 83702 
Tel. (208) 629-7447 
 
Challis Office 
1301 E. Main Ave. 
P.O. Box 36 
Challis, Idaho 83226 
Tel. (208) 879-4488 
 
Twin Falls Office 
213 Canyon Crest Drive 
Suite 200 
Twin Falls, Idaho 83301 
Tel. (208) 969-9585 
 
Fax (all offices) 
(208) 629-7559 

 
 
 
 

Tuesday, June 17, 2025 

David P. Claiborne 
 

S. Bryce Farris 
 

Evan T. Roth 
 

Daniel V. Steenson 
 

Andrew J. Waldera 
 

Kelsea E. Ross 
 

Brian A. Faria 
 

Thomas M. Larsen 
 

Patxi Larrocea-Phillips 
 
 

Katie L. Vandenberg-Van Vliet 
 

James R. Bennetts 
(retired) 

 

www.sawtoothlaw.com 
Attorneys licensed in Idaho  Oregon and Washington 

Canyon County Development Services Department 

Attn: Karla Nelson  

111 North 11th Avenue, #310 

Caldwell, Idaho 83605 

Sent via email: Karla.Nelson@canyoncounty.id.gov  

 

 Re: Case No. RZ2025-0004/7718 Elko Ln, Middleton - Slazas property 

 

Dear Ms. Nelson: 

 

 Lemp Lateral, Inc. and the Middleton Mill Ditch Company and Middleton Irrigation Association 

(collectively referred to as “Ditch Companies”) have ditches and easements that run through or abuts this 

property.  The easement is 25 feet each side from the top of bank.   The developer must contact the Ditch 

Companies’ attorneys, Sawtooth Law Offices, PLLC, for approval before any encroachment, change of 

easement, or drainage discharge into Ditch Companies’ facilities occur.  The Ditch Companies must review 

drainage plans and construction plans prior to any approval.  

 

 The Ditch Companies generally require a License Agreement prior to any approval for the 

following reasons: 

 

 1. Relocation of a facility which would also require a new easement and    

  relinquishment of the old easement once the relocation has been completed. 

 2. Piping of a facility. 

3. Encroachment on a facility with gas, water and sewer lines, utility lines, roadways, 

bridges or any other structures. 

 4. Drainage discharges into any facilities. 
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www.sawtoothlaw.com 

 

       Also, please be advised that the Ditch Companies approve of trees within their easements.  Therefore, 

any existing trees within easement will need to be removed.  On occasion, the Ditch Companies may make 

an exception on a case-by-case basis, which requires the developers/owners to obtain written permission 

from the Ditch Companies for existing trees to remain.  

 

 Please contact me if you have any questions. 

 

      Yours very truly, 

 

Sent without signature  

                                                                                  to avoid delay   

 

      S. Bryce Farris 

 

SBF:krk 

cc: Lemp/MM-MI 
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Karla Nelson

From: Gloria Stokes <irrigation.mm.mi@gmail.com>

Sent: Monday, March 16, 2026 10:17 AM

To: Karla Nelson

Subject: Re: FW: [External] Agency Notice RZ2025-0004 / Slazas

Hi Karla, 
This is Gloria, representing Lemp Lateral, Inc. 
As far as we are aware, this property, 7718 Elko Ln., has access to surface water. 
Additionally, the water is attached to the land, and with the split, the  current owner is responsible to 
ensure that the new parcels also have access to the surface water. 
I hope this makes sense and that this information is useful to you. 
Regards, 
Gloria Stokes, Secretary 

Canyon Hill Ditch Co.
Lemp Lateral Association, Inc.
Newman Ditch Co. 
Foothill Ditch Co. 
Pollard Lateral

P.O. Box 848 
Middleton, ID  83644 
Email:  irrigation.mm.mi@gmail.com
Phone:  208-671-7911 

On Thu, Mar 12, 2026 at 3:19 PM Karla Nelson <Karla.Nelson@canyoncounty.id.gov> wrote: 

Hello,

Thank you for your attached comments regarding this upcoming rezone application for Parcel R33822102. 
I’m curious if the applicant has access to surface irrigation water from the adjacent ditch/ditches. The 
applicant land use worksheet checked none for irrigation water, but I wanted to confirm that no surface 
irrigation water is available.

Thank you,
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1445 N Orchard St 
Boise, ID 83706 • (208) 373-0550 

Brad Little, Governor 
Jess Byrne, Director 

  

June 23, 2025 

Karla  Nelson, Planner 
111 North 11th Ave.  
Ste. 310 
Caldwell, Idaho, 83605 
karla.nelson@canyoncounty.id.gov   
 

Subject:  Agency Notice RZ2025-0004 / Slazas 

Dear Ms. Nelson: 

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

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

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

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

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

From: Letson, Leon <LLetson@idahopower.com>

Sent: Friday, March 13, 2026 10:15 AM

To: Karla Nelson

Cc: Caitlin Ross

Subject: [External]  Agency Review Request - RZ2025-0004

Hi Karla, 

There is an old Idaho Power easement that crosses the subject property (see below). I would recommend 
the applicant pursue a relinquishment of this easement (attached). Below is a link to our website for 
information on how you can go about this relinquishment. 

Easement Services - Idaho Power 

Thanks, 

Leon Letson
FACILITY SITING COORDINATOR
Idaho Power | Economic & Community Development
Office 208-388-5224 | Cell 509-859-3723
idahopower.com

IDAHO POWER LEGAL DISCLAIMER

This transmission may contain information that is privileged, confidential and/or exempt from disclosure 
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Karla Nelson

From: O’Shea, Maureen <Maureen.OShea@idwr.idaho.gov>
Sent: Thursday, March 12, 2026 12:06 PM
To: Karla Nelson
Subject: [External]  re: Legal Notice RZ2025-0004 / Slazas - 7718 Elko Ln, Middleton
Attachments: NEW - P&Z Rezone full political agency notice.pdf

Karla, 
 
The site is not located in the floodplain therefore I have no comments. 
 

 
 
I am working part-time & generally available from 9:00 a.m. to noon Monday through Thursday.  
 
Thank you, 
Maureen O’Shea, CFM 
Floodplain Specialist 
Idaho Dept. of Water Resources 
322 E. Front Street, PO Box 83720, 
Boise, ID  83720-0098 
Office # 208-287-4928 
Cell # 208-830-4174 
Maureen.OShea@idwr.idaho.gov   
hƩps://www.idwr.idaho.gov/floods/  
 
From: Caitlin Ross <Caitlin.Ross@canyoncounty.id.gov>  
Sent: Thursday, March 12, 2026 9:53 AM 
To: Jackson, Peter <Peter.Jackson@idwr.idaho.gov>; O’Shea, Maureen <Maureen.OShea@idwr.idaho.gov>;  
Subject: Legal Notice RZ2025-0004 / Slazas 
 
Dear Agencies, 
 
Your agency is being notified pursuant to the Local Land Use Planning Act, Idaho Code 67-6509, to all 
political subdivisions providing services within the planning jurisdiction of Canyon County, including 
school districts and media. A copy of the application can be found on our Land Hearings website at Land 
Hearings | Canyon County. 
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Karla Nelson

From: Keaton Massie <kmassie@ccparamedics.com>
Sent: Friday, March 6, 2026 9:43 PM
To: Karla Nelson; Michael Stowell
Subject: [External]  Re: RZ2025-0004
Attachments: R33822102 Response Time 2.pdf; R33822102 Response Time.pdf

Hello Karla, 
 
Attached is the response time map for this parcel. https://arcg.is/1SW0H01 I also attached two pdf files 
with the response times. 
 
If you have any questions, please do not hesitate to reach out! 
 
Thank you, 
Capt. Massie 

From: Karla Nelson <Karla.Nelson@canyoncounty.id.gov> 
Sent: Wednesday, March 4, 2026 8:45 AM 
To: Keaton Massie <kmassie@ccparamedics.com>; Michael Stowell <mstowell@ccparamedics.com> 
Subject: RZ2025-0004  
  
Hello, 
We have a conditional rezone request going to the planning and zoning commission on April 16. They are 
always interested in emergency response times. Since we originally sent the notice, the applicant has elected 
to make the request a conditional rezone so that the commission will be able to add conditions to the 
development agreement. The proposed conditions will limit the future division into three lots, and the two 
new lots that are proposed to be 1.25 acres in size to the west of the existing home will be prohibited from 
secondary residences. The property is located at 7718 Elko Lane, Parcel # R33822102. 
  
Thank you for any comments you can provide! 
  
All the best, 
  
  

 
Karla Nelson, AICP 
Principal Planner 
Canyon County Development Services Department 
111 N. 11th Ave., #310, Caldwell, ID  83605  
Direct Line:  208-455-6036           
Email:  Karla.Nelson@canyoncounty.id.gov 
Website:  www.canyoncounty.id.gov 
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EXHIBIT E 

Public Comments Received by: April 6, 2026 

Planning & Zoning Commission 

Case# RZ2025-0004 

Hearing date: April 16, 2026 
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Karla Nelson

From: A C < >
Sent: Monday, April 6, 2026 1:51 PM
To: Karla Nelson
Subject: [External]  Public Comment -- Case No. RZ2025-0004 | Slazas Rezone, 7718 Elko Lane

To: Karla Nelson (Principal Planner at Canyon County Development Services Department) 
 
Dear Ms. Nelson, 
 
My name is Arlene Custock, and my husband Curt and I are the owners of Lot 7, Block 1 of Solitude Creek 
Subdivision (Parcel 33822206 0, NNA Quail Creek Lane, Middleton). We purchased this lot with the intention 
of building our retirement home there. This is not a casual investment for us. It is where we are planning to 
spend our retirement years, and we want to make sure we understand what we are moving next to. 
 
Our neighbors have both been following this rezone case carefully and have shared the relevant information 
with us. Based on those conversations, and after reviewing what I could on my own, I have some concerns I 
would like to be included in the public record for Case No. RZ2025-0004. 
 
Please be assured, I am not opposed to the Slazas having plans for their property. I understand that people 
want to do things with their land, and I respect that sense of freedom. I simply want to make sure that what is 
approved is well thought through, because whatever gets built across that canal will become our neighbors and 
part of our living environment in for the rest of our lives. 
 
From what I have been told and what I have been able to read, there may be a real problem with putting 
standard septic systems on the two proposed new lots. The county's health authority, Southwest District 
Health, apparently found that a sewer lateral runs through the area of both lots and that traditional septic may 
not be allowed there because of how close things are. As of their most recent formal comment last year, they 
had not approved any septic system for those lots. 
 
The option that was brought up as an alternative is something called a wastewater incinerator. I had to look 
that up because I was not familiar with it. From what I understand, it is a system that burns waste, runs for 
several hours at a time, and can produce odor that neighbors may notice depending on the wind. This is not 
something we feel is acceptable right next to our home. If something like this were to be allowed, it would 
certainly become a nuisance and would impact air quality in the immediate area. This air pollution would not be 
acceptable. Additionally, it may affect the property values for the immediate area. 
 
As someone who is planning to build my retirement home directly next door, I would really like to know before 
this rezone is approved whether there is actually a workable wastewater solution for those lots -- one that has 
been reviewed and confirmed by the health district, not just something the applicant plans to sort out later. This 
is certainly not an unreasonable request for us to make. 
 
There is a second serious concern/question I’d like addressed. I understand that the only road access to the 
Slazas property runs across a private bridge and along a private lane that is shared between several property 
owners, including Craig Lee, who developed Solitude Creek. Adding two more homes to that road will increase 
traffic on it, and I have been told that the bridge and the access easement may not currently meet the county's 
width requirements for a road serving that many homes. 
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I do not know all of the details, but it seems like this question should be considered and answered before an 
approval decision is made: Is the access situation actually resolved? And have all the neighbors who share 
that road been part of the conversation? 
 
Mr. Lee put a great deal of care into designing Solitude Creek with rules that protect everyone's investment 
and quality of life -- things like restrictions on animals, fencing standards, home approval requirements, and 
limits on running certain businesses from residential properties. Those rules exist because neighbors living 
close together want some protections for their standard of living. 
 
The new lots being proposed would sit directly across the canal from where Curt and I plan to live. I would feel 
much more comfortable knowing that those lots will be developed with some consistent standards, and that the 
development agreement being negotiated with the county includes reasonable use restrictions that reflect the 
character of the existing neighborhood that is already being developed and that  we are moving into. 
 
My husband, Curt, and I are both senior citizens and are planning a major life decision about where to retire. 
We are trusting that the county will make sure these important questions (and any other raised through this 
process) are answered before approving this rezone.  
 
If those things have not been fully worked out yet, I would ask that the hearing be delayed until they are. This is 
a fair and reasonable request from an existing property owner who is planning to be a permanent neighbor to 
whatever gets approved. 
 
Thank you very much for your time and for including this letter in the record. 
 
Sincerely 
 
Curt and Arlene Custock 
Lot 7, Block 1, Solitude Creek Subdivision 
NNA Quail Creek Lane, Middleton, ID 83644 
(Current Mailing Address: 986 Calle Verde, Martinez, CA 94553) 
Email:  
 
Case No. RZ2025-0004 
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Karla Nelson

From: Chad Custock 

Sent: Monday, April 6, 2026 9:23 AM

To: Karla Nelson

Subject: [External]  Public Comment – Case No. RZ2025-0004 | Slazas Rezone, 7718 Elko Lane

Public Comment – Case No. RZ2025-0004 | Slazas Rezone, 7718 Elko Lane 

To Whom It May Concern, 

My name is Chad Custock, and my wife Jennifer and I own the lot directly across the canal from the 
Slazas property -- Lot 8, Block 1 of Solitude Creek Subdivision (Parcel 33822207, NNA Quail Creek Lane, 
Middleton). We bought it because we love this area and we're genuinely excited about the neighborhood 
Craig Lee has been building out. We're hoping to break ground later this year with a target move-in 
around spring 2027. This isn't a speculative investment for us; it's where we're planning to live. 

I'm not writing to try to stop the Slazas from doing something with their property. They seem like 
reasonable people and I understand wanting to create a couple of lots with their property. I've spent 
some time reading through the county's public hearing materials for this case, and I have some honest 
questions that I think deserve answers before the Commission recommends approval. I'd appreciate 
these being entered into the public record for Case No. RZ2025-0004. 

1. Wastewater -- I'm not sure this is actually solved yet 

The Slazas listed "Individual Septic" on their land use worksheet, but when I read the Southwest District 
Health pre-development notes from October 2024, it sounds like that may not actually work. SWDH 
found that an existing sewer lateral runs across both of the proposed new lots, and noted that traditional 
septic systems "may not be allowable" because of the separation distance problem. They also said 
groundwater monitoring might be required. As of June 2025, SWDH's formal comment was simply that 
"no approvals for septic systems have been considered at this time." 

The alternative that came up in the SWDH meeting was a wastewater incinerator. I did some reading on 
those, and I'll be honest, I was surprised. Idaho DEQ's own guidance (Technical Guidance Manual 
Section 4.15) says incinerators should only be considered "after all other reasonable options have been 
explored." These aren't standard residential systems. They run burn cycles that last one to four hours, 
they're rated at 54 to 60 decibels during operation, and the EPA's own fact sheet acknowledges they're 
not odor-free. I've read multiple accounts from users describing a singed-hair smell that can drift to 
neighboring properties depending on wind and atmospheric conditions. With our homes sitting 
right across the canal, that's not a trivial concern.

If an incinerator is the plan, I'd want to know which specific model (Idaho DEQ only permits units listed in 
their approved table), whether a DEQ Permit to Construct is required, and whether anyone has actually 
assessed what that looks like for the neighbors directly across the water. 

I think before a rezone is approved, SWDH should be able to say on the record that there is a specific, 
viable wastewater solution for each of those lots. Not something to figure out later. 
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2. Access -- the road situation seems genuinely complicated 

I'm a party to the Shared Roadway and Maintenance Agreement (Instrument No. 2020-040278) that 
covers Elko Lane and Quail Creek Lane. That agreement was worked out between the Slazas, the Neices, 
the Martins, and the Lee Family Trust, and it runs with the land. Adding two more households to that road 
significantly changes things for everyone who signed that agreement, and as far as I know, none of us 
have been consulted about what that would look like. 

Beyond the agreement question, the county's own planner pointed out in January 2026 that the access 
easement is only 30 feet wide and the bridge is about 35 feet, which is well short of the 50 to 60 feet the 
county requires for a private road serving three or more homes. When the Slazas were asked how they'd 
solve that, the answer was widening the bridge. But the attorneys for the ditch companies (Sawtooth 
Law, in a letter from June 2025) made clear that any bridge work requires a License Agreement from 
Lemp Lateral and Middleton Mill Ditch first. As of the last materials I could find, none of that had been 
arranged. 

I think it's reasonable to ask: what exactly is the access plan, will the existing Shared Roadway and 
Maintenance Agreement need to be updated to reflect the additional users, and has any of this actually 
been worked out with the ditch companies? 

3. Land Use -- What gets built there matters to us directly 

Solitude Creek has a full set of recorded CCRs (Instrument No. 2025-030495) that govern what residents 
can do with their properties. The Blue Heron lots, including the Slazas' property, have very limited 
covenants and no real enforcement mechanism. The new lots would sit right across the canal from our 
homes. 

I don't know what the Slazas intend to build, and for all I know, it would be perfectly fine. But without any 
deed restrictions beyond the lot count cap and the secondary dwelling prohibition in the development 
agreement, there's nothing preventing uses that could affect our quality of life: a dog kennel, livestock, 
intensive outdoor operations, or other things that are technically permitted in an R-1 zone but wouldn't 
be appropriate right next to a neighborhood with enforceable standards. It seems like this would be a 
reasonable thing to address in the development agreement. 

To recap: 

A) Has SWDH confirmed a specific, approved wastewater solution for each proposed lot? 

B) If incinerators are involved, what are the impacts on adjacent neighbors, and has the DEQ permitting 
question been answered? 

C) What is the actual access plan, and has it been approved by the ditch companies? 

D) Will the existing road agreement need to be amended, and have the parties to it been included in that 
conversation? 
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E) Should the development agreement include use restrictions that reflect the character of the 
surrounding area? 

If those questions don't have solid answers yet, I'd respectfully ask that the case be continued so the 
applicant has time to work through them. I don't think anyone benefits from approving a rezone that 
creates problems down the road that could have been addressed now. 

Thank you for your time and for including this in the record. 

Chad Custock  

Lot 8, Block 1, Solitude Creek Subdivision NNA Quail Creek Lane, Middleton, ID 83644  
(Mailing Address: 2597 W. Astonte Dr., Meridian, ID 83646) 

Case No. RZ2025-0004 
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Comments/Questions on rezoning Slazas property from Agriculture to Residential. 

Case RZ2025-0004 

 

Sewer 

There is not enough distance anywhere on the property for an individual septic system. I 
understand that they will be required to enlarge and connect to the system that currently 
serves the two houses on that property or incinerate the waste, which poses additional 
concerns as pointed out in another correspondence.  

 

Irrigation 

The Land Use Worksheet prepared by Kevin and Kim Slazas does not specify how the two 
1.25 acre lots will be irrigated. It is my understanding that the water rights will run to the 
HOA on a new subdivision and pressurized irrigation or specific irrigation wells must be 
provided. The irrigation is currently gravity/flood irrigation and the source of the water is the 
Lemp Lateral at the SE corner of the property. Also, who owns the water rights? 

 

Roads 

The existing bridge utilizing a culvert will need to be widened, further encroaching on 
private property.  

Quail Creek Lane, a private road constructed by us and maintained by us, will see a 
practical increase of about 20%.  

HOA Items 

The applicant stated that the use would be consistent with the Solitude Creek 
Development.  

• Will all the roadways all be paved? 
• Will the HOA CCR’s be consistent with Solitude Creek? For example, there are no 

animal restrictions specified in the land use worksheet but Solitude Creek 
specifically prohibits certain animals due to potential odor or noise issues with the 
neighbors. They also must approve the size and color of the homes and require 
approval of the placement and exterior design of the homes.  
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• No fencing is specified but the current property is enclosed by a barb wire fence. 
Solitude Creek specifies the type and location of fences allowed. In addition, the 
Irrigation District will require a fence at the boundary of the existing easement. 

• The Non-Residential uses were not specified, does that mean there will be no 
businesses run from the homes requiring access by customers or employees? 
Solitude Creek prohibits certain types of businesses to be run from the homes and 
limits the hours and number of people that can visit the home daily. 

• Will the current mailboxes for the Blue Heron subdivision that are currently on 
Solitude Creek Sub Lot 15 be required to replaced by one unit servicing all the 
homes on Elko Lane? 

 

The Agency Acknowledgement signatures are 1.5 years old, hence no longer valid. I realize 
this was only an informal review and has no bearing on the actual approval. However, 
people reading the document may believe that the agencies “informally” support the 
application, when, in fact, there may be serious issues. 

 

We obviously have other concerns about changes to our future quality of life, especially 
restricting or eliminating our view to the north. We also wonder why they are trying to split 
the parcel to their west rather than that to their east. That parcel would seem to allow 
individual septics due to its depth and allow the access road to run along the irrigation 
ditch across from the current road, Elko Lane, and not across the ditch from our yard and 
not block anyone’s current view, except possibly the Slazas’s. . 

 

Thank you for your consideration, 

Craig and Susan Lee 
7794 Quail Creek Lane 
Middleton, ID 83644 
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Karla Nelson

From: Ryan Mathews <

Sent: Monday, April 6, 2026 11:04 AM

To: Karla Nelson

Subject: [External]  Public Comment – Case No. RZ2025-0004 | Slazas Rezone, 7718 Elko Lane

Follow Up Flag: Follow up

Flag Status: Flagged

Public Comment – Case No. RZ2025-0004 | Slazas Rezone, 7718 Elko Lane

To Whom It May Concern, 

My name is Ryan Mathews, and I am building on a lot in the Solitude Creek Subdivision adjacent to the 
Slazas property. I'm writing to express my support for the public comment submitted by Chad Custock 
regarding Case No. RZ2025-0004. 

I'm not opposed to the Slazas creating a couple of lots from their property. But I do share the concerns 
Chad raised, particularly around wastewater, the potential for incinerators and the odor they produce, 
and the access and road agreement questions that don't appear to be resolved yet. 

These seem like things that should have clear answers before the rezone moves forward, not after. I'd 
respectfully ask that the Commission ensure those issues are addressed before recommending 
approval. 

Thank you for including this in the public record. 

Ryan Mathews 
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EXHIBIT F 

DRAFT – Findings of Fact, Conclusions of Law & Order (FCOs) 

Planning & Zoning Commission 

Case# RZ2025-0004 

Hearing date: April 16, 2026 

 



 PLANNING AND ZONING COMMISSION 

FINDINGS OF FACT, CONCLUSIONS OF LAW AND ORDER 
 

 

In the matter of the application of: 
Kevin and Kimberly Slazas – RZ2025-0004 

The Canyon County Planning and Zoning Commission 
considers the following: 

1) Conditional Rezone of Parcel R33822102 from 
the “A” (Agricultural) zone to the “CR-R-1” 
(Conditional Rezone-Single-Family Residential) 
zone. The request includes a development 
agreement limiting the future subdivision into no 
more than three (3) residential lots and prohibiting 
secondary dwellings on the two (2) lots that are 
proposed to be approximately 1.25 acres in size.  

2) Location: Case RZ2025-0004: The subject 
property is located at 7718 Elko Lane, Middleton, 
ID 83644 also referenced as Lot 3, Block 1 of 
Blue Heron Subdivision, a portion of the SW ¼ of 
Section 2, T4N, R2W, BM, Canyon County, 
Idaho 

  

 
 
 
 
 
 
 
 
 
  

 

Summary of the Record 
1. The record is comprised of the following: 

 

A. The record includes all testimony, the staff report, exhibits, and documents in Case File RZ2025-0004. 

1. All exhibits can be found in the case staff report dated April 16, 2026. 
 

Applicable Law 
1. The following laws and ordinances apply to this decision: Canyon County Code of Ordinances (CCCO) §01-17 

(Land Use/Land Division Hearing Procedures), CCCO §07-05 (Notice, Hearing and Appeal Procedures), 
CCCO §07-06-01 (Initiation of Proceedings), CCCO §07-06-07 (Conditional Rezones), CCCO §07-10-27 
(Land Use Regulations (Matrix)), Idaho Code §67-6511 (Zoning Map Amendments and Procedures), CCCO 
§09-19-12 (Area of City Impact Agreement), and §67-6519 (Application Granting Process). 

 

a. Notice of the public hearing was provided per CCCO §07-05-01 and Idaho Code §67-6509.   
 

b. The presiding party may establish conditions, stipulations, restrictions, or limitations which restrict and 
limit the use of the rezoned property to less than the full use allowed under the requested zone, and 
which impose specific property improvement and maintenance requirements upon the requested land 
use. Such conditions, stipulations, restrictions, or limitations may be imposed to promote the public 
health, safety, and welfare, or to reduce any potential damage, hazard, nuisance, or other detriment to 
persons or property in the vicinity to make the land use more compatible with neighboring land uses. 
See CCCO §07-06-07(1). 
 

c. All conditional rezones for land use shall commence within two (2) years of the approval of the board. 
If the conditional rezone has not commenced within the stated time requirement, the application for a 
conditional rezone shall lapse and become void. See CCCO §07-05-01 

 

2. The commission has the authority to exercise powers granted to it by the Idaho Local Land Use and Planning 
Act (“LLUPA”) and can establish its own ordinances regarding land use, including subdivision permits. See 
I.C. §67-6504, §67-6511.  
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3. The commission shall have those powers and perform those duties assigned by the board that are provided for 
in the local land use planning act, Idaho Code, title 67, chapter 65, and county ordinances. CCCO §07-03-01, 
07-06-05.  

 

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

5. Idaho Code §67-6535(2) requires the following: The approval or denial of any application required or 
authorized pursuant to this chapter shall be in writing and accompanied by a reasoned statement that explains 
the criteria and standards considered relevant, states the relevant contested facts relied upon, and explains the 
rationale for the decision based on the applicable provisions of the comprehensive plan, relevant ordinance and 
statutory provisions, pertinent constitutional principles and factual information contained in the record. The 
County’s hearing procedures adopted per Idaho Code §67-6534 require that final decisions be in the form of 
written findings, conclusions, and orders. CCCO 07-05-03(1)(I).  

 

The application, RZ2025-0004, was presented at a public hearing before the Canyon County Planning and Zoning 
Commission on April 16, 2026. Having considered all the written and documentary evidence, the record, the staff 
report, oral testimony, and other evidence provided, including the conditions of approval and project plans, the 
Planning and Zoning Commission decides as follows: 
 

Table 1. Conditional Rezone Standards of Evaluation  

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

 County Ordinance and Review 
Criteria 

Met? 
Code 

Section 
Analysis 

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

Analysis 

The proposed zone change is generally consistent with the Comprehensive Plan. The 2030 Canyon County 
Comprehensive Plan designates the future land use of the parcel as “Residential” (Staff Report Exhibit B2.4). 
The parcel is located within the City of Star’s Area of Impact, and Star’s comprehensive plan designates the 
area for “Estate Urban Residential,” which is defined as being suitable for single-family residential 
development with a maximum of 3 dwelling units per acre (Staff Report Exhibit B2.5). COMPASS forecasts 
residential growth of 116 households by the year 2050 for the associated Traffic Analysis Zone (TAZ 2113, 
Staff Report Exhibit B2.11). 
 

The 2030 Canyon County Comprehensive Plan states that the residential designation is for residential 
development and that residential development should promote compatibility with the existing agricultural 
activity. The requested CR-R-1 zone is listed as an applicable zoning district for the residential designation. 
The property is in a transitional area near the cities of Star and Middleton, in an area where residential zones 
and uses are common and planned (Staff Report Exhibits B2.1, B2.3, B2.4, B2.5). 
 

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

Property Rights 

The request was processed per the following laws and ordinances, Canyon County Code §01-17 (Land 
Use/Land Division Hearing Procedures), Canyon County Code §07-05 (Notice, Hearing and Appeal 
Procedures), §07-06-01 (Initiation of Proceedings), Canyon County Code §07-06-07 (Conditional Rezones), 
and Idaho Code §67-6511 (Zoning Map Amendments and Procedures). 

 Goal 1: “Protect the integrity of individual property rights while safeguarding public health, safety, 
and welfare.”  

 Policy 1: “No person shall be deprived of private property without due process of law.” 
 Policy 3: “Ordinances and land-use decisions should avoid imposing unnecessary conditions or 

procedures in development approvals.” 
 

Population Component  
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COMPASS forecasts an increase of 116 households over the next 25 years in Traffic Analysis Zone 2113, 
where the subject parcel is located (Staff Report Exhibit B2.11). Planned growth in the area supports the 
requested conditional rezone to single-family residential.  

 Goal 2: “Promote housing, business, and service types needed to meet the demand of the future and 
existing population.”  

Economic Development 

 Goal 5: “Support a diverse economy in Canyon County and recognize that residential, commercial, 
and industrial uses are necessary components of overall economic stability.” 

Land Use 

The proposed conditional rezone limits development to three (3) residential lots with restrictions on secondary 
dwellings on two (2) of the lots. This limited scale aligns with nearby development and protects the rural 
character of the area while allowing for residential development in a defined growth area within the Star Area 
of Impact. The proposed site plan preserves grazing land on the east side of the property.  

 Policy 1.1: “Maintain a balance between residential growth and agriculture that protects the rural 
character.” 

 Policy 1.2: “Planning, zoning, and land-use decisions should balance the community’s interests and 
protect private property rights. “ 

 Goal 2: “Ensure that growth maintains and enhances the unique character throughout the County.” 

 Goal 3: “Develop land in a well-organized and orderly manner while mitigating or avoiding 
incompatible uses, protecting public health and safety, and creating a vibrant economy through 
sustainable land use planning.” 

 Policy 4.2: “Align planning efforts in areas of city impact.” 

 Goal 7: “Protect rural qualities that make the County distinct and conserve and enhance the elements 
contributing to the good quality of life. “ 

 Policy 7.1: “Plan land uses that are compatible with the surrounding community.” 

 Policy 8.1: “Protect and enhance the rural landscape as an essential feature of the County.” 

Housing  

The proposed rezone will allow for two additional residential lots in an area where similar rezones and lot 
sizes have been approved and will not further fragment agricultural resources. 

 Goal 1: “Encourage opportunities for a diversity of housing choices in the County.” 

 Goal 2: “Maintain the rural character of Canyon County while providing sufficient housing without 
fragmenting agricultural and natural resources.”  

Criteria 
Met? 2 

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

Yes 

Analysis 

In consideration of the surrounding land uses, the proposed zone change to “CR-R-1” Single-Family 
Residential is more appropriate than the current zoning designation of “A” Agricultural. The parcel is located 
within Star’s Area of Impact, where residential growth is anticipated. Residential development is further 
supported through Canyon County and Star’s Future Land Use Maps, which both designate the area for 
residential land use (Staff Report Exhibits B2.4 and B2.5).  
 

Pursuant to Canyon County ordinance CCCO §07-10-25(3), the purpose of the “R-1” Single-Family 
Residential zoning district is to promote and enhance predominantly single-family living areas at a low-density 
standard. Proximity to the City of Star, the City of Middleton, nearby residential zoning and lot sizes, as well 
as recent land use cases, all demonstrate that the area is trending towards residential use and indicate that “CR-
R-1” zoning is more appropriate than the current “A” Agricultural zone (Staff Report Exhibit B2.1, B2.3, 
B2.4, B2.5, B2.12, and B2.13).  
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The Lakes Subdivision within the City of Middleton is 0.15 miles from the subject property on the west side 
of Kingsbury Road and primarily contains lots less than one-acre in size (Staff Report Exhibit B2.9). There 
are 38 platted subdivisions within a one-mile radius of the subject property with an average lot size of 2.52 
acres (Staff Report Exhibit B2.8 and B2.9). Solitude Creek Subdivision is located directly south of the 
subject property and has an average lot size of 1.10 acres (Staff Report Exhibit B2.9). The applicant has 
agreed to enter into a development agreement that will limit division of the property into three (3) residential 
lots and will prohibit secondary dwellings on two (2) of the lots. If the rezone is approved, the applicant’s 
proposed subdivision will be commensurate with nearby properties and will result in two (2) lots of 1.25 acres 
and one 5.33-acre lot. Even without a development agreement, if the applicant were able to fully realize the 
full development potential of the R-1 zone, the allowable seven (7) approximately 1-acre lots could be 
considered transitional and consistent with development trends in the immediate vicinity (Staff Report 
Exhibits B2.1, B2.3, B2.8, B2.9, B2.12, and B2.13).  
 

The surrounding area is a mix of “A” Agricultural, “R-R” Rural Residential, “CR-R-1” Conditional Rezone 
Single-Family Residential, “R-1” Single-Family Residential zoning, as well as property zoned within the City 
of Middleton and the City of Star (Staff Report Exhibits B2.3 and B2.1). The “CR-R-1” zoning directly 
south of the subject property has been in place since 2019 (RZ2018-0018).  
 

Existing Conditions within a 1-mile Radius: 
Direction Existing Use Adjacent Zone Other Zone 

N Agricultural and 
Residential Use 

A City of Star, R-
R, CR-R1 

S Residential and 
Agricultural Use 

CR-R1 A, C-1, R-R, 
City of Star 

E Residential and 
Agricultural Use 

A City of Star 

W Residential Use A City of 
Middleton, R-R, 
R-1, 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:  
The following land use cases were submitted since 2019 and are located within one mile of the subject 
property.  

 RZ2021-0020 – Rezone from “A” to “R-R”-Approved 
 RZ2020-0016 – Rezone from “A” to “R-R” - Approved  
 CR2022-0003 – Conditional rezone from “A” to “CR-R-1” – Approved 
 SD2019-0006 – Monument Place Subdivision – Approved 
 SD2020-0016 – Solitude Creek Subdivision – Approved 
 SD2022-0046 – Vanwinkle Subdivision – Approved 
 SD2019-0039 – Watt’s Hollow Subdivision - Approved 

 

Other: 
RZ2018-0018 – Rezone from “A” to “CR-R-1” – Approved 
 

The land use cases approved since 2019 demonstrate that the area is trending toward more residential use.  
 

See further analysis located in section 07-06-07(6)A3 & A4. 
Criteria 

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

 Analysis 

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

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

The subject property is in the City of Star Impact Area and is a planned growth area designated for future 
residential use both within the county and the city's future land use maps (Staff Report Exhibits B2.4 and 
B2.5). The property is a transitional area between residential developments within the City of Middleton, 
unincorporated Canyon County, and the City of Star. There are still some agricultural fields in this transitional 
area, and one (1) feedlot is found within a one-mile radius of the property (Staff Report Exhibits B2.2 and 
B2.6). However, subdivisions with average lot sizes smaller than those proposed by the applicant are found 
directly south of the subject property and 760 feet to the west, in the Solitude Creek, Lakes Phase I, Lakes at 
Telaga Phase 1, and Crescent Lakes Subdivisions. The applicant’s proposed average lot size is approximately 
2.6 acres, compared to 1.1, 1.12, 0.44, and 0.3 acres, respectively (Staff Report Exhibits B2.8 and B2.9). 
The proposed development is not anticipated to interfere with nearby agricultural production, nor detract from 
established or planned residential uses.  
 

Adding two (2) new lots for a total of three from the subject property is consistent with residential use and 
characteristics of this area. The applicant has agreed to enter into a development agreement to ensure that the 
property is only divided into three (3) parcels and to prohibit secondary residences on the two (2) 
approximately 1.25-acre lots. The property currently contains a single-family residence and a secondary 
residence, which will be retained on an approximately 5.33-acre lot. The proposed conditions, along with the 
setbacks of the R-1 zone and the irrigation easement on the property, will ensure appropriate distances are 
maintained from adjacent properties and that the density of the development is compatible with surrounding 
land uses.  
 

See further analysis located in section 07-06-07(6)A2 & A4. 
Criteria 

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

Yes 

 Analysis 

The proposed conditional rezone will not negatively affect the character of the area. Any necessary measures 
to mitigate impacts are detailed below.  
 

Character of the Area 
The surrounding area is characterized by residential and agricultural uses (Staff Report Exhibit B2.1 and 
B2.3). The property is in a transitional area between the cities of Star and Middleton, within the Star Area of 
Impact. Subdivisions with lot sizes smaller than those proposed are found directly to the south and 
approximately 760 feet to the west, across Kingsbury Road (Staff Report Exhibits B2.8 and B2.9). Fifteen-
acre residential parcels with pastures and grazing land are found directly to the north. Larger, productive 
agricultural fields ranging in size from approximately 20 to 76 acres, without any residential use, are found 
approximately 450 feet to the east, 800 feet to the north, and 1,000 feet to the south. Much of the productive 
agricultural land to the north has been annexed into the City of Star and will likely be developed into residential 
subdivisions as envisioned in the City of Star Comprehensive Plan (Staff Report Exhibits B2.3 and B2.5). 
While the area still has productive agriculture, the rural character is transitioning to a suburban residential 
character as the cities of Star and Middleton grow near the subject property, approximately 800 feet to the 
north, 415 feet to the east, and 760 feet to the west (Staff Report Exhibits B2.1, B2.3, B2.4, and B2.12).  
 

The following measures will be implemented to mitigate the impact 
The applicant has agreed to enter into a development agreement to limit the future subdivision of the property 
into no more than three (3) lots and to prohibit secondary dwellings on two (2) lots that are proposed to be 
approximately 1.25 acres in size. With these restrictions in place, the proposal is not anticipated to negatively 
affect the character of the area, as only two new residences will be allowed in an area that is transitioning to 
residential use. The Planning and Zoning Commission could recommend additional conditions if deemed 
necessary.  

Criteria 
Met? 5 

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

Yes 
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 Analysis 

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

Sewer: 
The applicant proposes individual septic systems on the two (2) new proposed lots (Staff Report Exhibit 
A.4). The lot that will retain the existing home and secondary residence is served by existing septic systems 
with a conjoined drainfield. Comments from Southwest District Health detail that there are no concerns with 
the request, provided the applicant can meet all SWDH requirements (Staff Report Exhibit D.1). SWDH pre-
development meeting notes state that a lateral spans west to east of the two (2) proposed 1.25 parcels, and 
septic systems might not be allowable on the proposed lots due to separation distances from the lateral to the 
proposed drainfields (Staff Report Exhibit D1.1). Options to address sewer include a wastewater incinerator 
or granting of an easement onto the portion of the property with the existing septic system (Staff Report 
Exhibit D1.1). The proposal will require subdivision platting if the conditional rezone is approved, and at that 
time, the applicant will need to receive approval from Southwest District Health. 
 

Water: 
Per the applicant’s land use worksheet, two (2) new individual domestic wells are proposed. The existing 
home and secondary residence are served by existing domestic wells. Notice was provided to the Idaho 
Department of Water Resources, but no comments were received. The property is not within a nitrate priority 
area (Staff Report Exhibit B2.10). 
 

Drainage: 
The applicant intends to retain drainage on site (Staff Report Exhibit A.4). 
 

Irrigation: 
According to the Lemp Lateral Association, surface irrigation water is available to the property, and the 
applicant intends to provide pressurized irrigation to the new lots (Staff Report Exhibits D3.1 and A10). 
Comments from Sawtooth Law Offices representing the Middleton Mill Ditch Company and Middleton 
Irrigation Association state that ditches and easements run through or abut the subject property. The easement 
is 25 feet from each side of the top of the bank. If the rezone is approved, the developer must contact the Ditch 
Companies’ attorneys for approval before any encroachment, change of easement, or drainage discharge into 
Ditch Company facilities. The Ditch Company must review drainage plans and construction plans before 
subdivision approval (Staff Report Exhibit D.3). 
 

Utility: 
Utility agencies, including Idaho Power, Intermountain Gas, CenturyLink, and Ziply, were notified of the 
application on June 13, 2025, and March 12, 2026.  Comments from Idaho Power detail that an old Idaho 
Power easement crosses the subject property and that the applicant should pursue relinquishment of the 
easement (Staff Report Exhibit D7). No other agency comments from utility providers were provided 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 utilities needed.  

Criteria 
Met? 

6 

Does the proposed zoning map amendment require public street improvements in order to 
provide adequate access to and from the subject property to minimize undue interference 
with existing or future traffic patterns created by the proposed development? What 
measures have been taken to mitigate road improvements or traffic impacts? Yes 

 Analysis 

The proposed conditional rezone will not require public street improvements to provide adequate access to 
and from the subject property to minimize undue interference with existing and/or future traffic patterns 
created by the proposed development.  
 

Comments from Highway District No. 4 state that the proposed two additional residential lots are not 
anticipated to impact the existing or proposed transportation system significantly. Traffic impacts from the 
new development will be mitigated by the collection of transportation impact fees at the time of building 
permit issuance (Staff Report Exhibit D.5).  
 

The Idaho Transportation Department provided a comment stating that the application does not meet 
thresholds for a traffic impact study, nor does it pose any safety concern (Staff Report Exhibit D.2). 
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Criteria 
Met? 7 

Does legal access to the subject property for the zoning map amendment exist or will it exist 
at the time of development? 

Yes 

 Analysis 

The subject property does have legal access for the zoning map amendment, and as conditioned, legal access 
will exist at the time of the development. See the review and analysis detailed below.  
 

The subject property has access granted in the Solitude Creek Subdivision Plat via a plat note to Winter Horses 
Drive (Public) via Quail Creek Lane, a 56-foot-wide private road lot (Staff Report Exhibit D.5 and B.4). Per 
a letter from the highway district, the existing Quail Creek Lane approach to Winter Horse Drive meets current 
standards for private road access and is acceptable (Staff Report Exhibit D.5). The proposed two (2) 
additional residential lots are not anticipated to significantly impact the existing or proposed transportation 
system. 
 

North of the access granted through the Solitude Creek Subdivision, there is an ingress-egress easement that 
provides direct access to the subject property over Parcel R33822103 and Drainage Ditch No. 10 along the 
subject property's southern boundary (Staff Report Exhibit A.7 and B.6). The applicant constructed a culvert 
with a license agreement from Drainage District No. 2 (Staff Report Exhibit B.5) to serve as the driveway 
for the existing home and secondary residence (BP2020-0763 and BP2020-0764). The culvert is 
approximately 37 feet at its narrowest. The existing culvert bridge serving the subject property is sufficiently 
wide to accommodate the required 20-foot all-weather driving surface for private roads serving 100 Average 
Daily Trips (ADT) or fewer. 
 

For access, in addition to the driving surface, Canyon County Code requires either an easement or frontage of 
60 feet. The width may be reduced to 28 feet for a driveway or 50 feet for a private road within a subdivision 
when physical site characteristics justify the reduction and adequate access can still be provided. Canyon 
County’s subdivision regulations also require that private roads serving three or more residential units be 
contained within a dedicated private road lot rather than within an easement. Easement and private road lot 
width requirements exceed the minimum roadway surface width to allow the highway district to assume 
jurisdiction over the roadway in the future, if necessary.  
 

Ideally, the applicant will be able to acquire a portion of Parcel R33822103 through a minor replat to provide 
sufficient width for a private road lot fully connected to Quail Creek Lane within the Solitude Creek 
Subdivision. However, because Parcel R33822103 is not included in the proposed subdivision, the private 
road lot will only be required on the portion of the access located on the subject property that serves more than 
two residences. The two new lots will be restricted from establishing secondary residences and, therefore, may 
be served by a shared driveway extending from the private road. 
 

The access easement across the ditch on Parcel R33822103 must be at least 50 feet wide. Instrument No. 2020-
040278 states that each party to the agreement grants the other a permanent easement across their respective 
properties for ingress and egress to adjoining parcels. The agreement does not specify ingress-egress locations 
or easement widths (Staff Report Exhibit B.6). The applicant also provided a warranty deed that specifies a 
30-foot ingress-egress easement (Staff Report Exhibit A.7). Access arrangements must be finalized before 
platting. If the applicant cannot demonstrate a 50-foot easement across the ditch, alternative access locations 
may need to be pursued.  
 

Criteria 
Met? 8 

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

 Analysis 

The proposed use is not anticipated to impact essential public services and facilities, including, but not limited 
to, schools, police, fire, and emergency medical services. Any necessary measures to mitigate impacts are 
detailed below. 

 

Schools: 
The subject property is served by Middleton School District No. 134. It is not anticipated that the proposal 
will have a negative impact on the district or that accommodation will be needed. Only two additional lots are 
requested, and secondary residences will be prohibited on the new lots. Agency comments were sent out on 
June 13, 2025, and March 12, 2026, and no comments were received by the school district.  
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Police:  
Parcel R33822102 is under the jurisdiction of the Canyon County Sheriff’s Office. The Canyon County 
Sheriff’s Office is required to provide services to the parcel. Overall, the use is not anticipated to be significant 
enough to cause a negative impact or require additional public funding. Agency comments were sent out on 
June 13, 2025, and March 12, 2026, and no comments were received by the Sheriff’s Office. 
 

Fire protection & Emergency Medical Services: 
The subject property is under the jurisdiction of the Star Fire Protection District. Agency comments were sent 
out on June 13, 2025, and March 12, 2026, and follow-up requests for comment were sent on March 4, 2026, 
and March 18, 2026, but none were received.  
 

Emergency Medical Services are provided to the property. Canyon County Paramedics sent over estimated 
response times from three (3) different stations – Station M53 would be approximately 7.2 minutes, Station 
M52 would be approximately 16.7 minutes, and Station M44 would be approximately 23.4 minutes (Staff 
Report Exhibit D8). 
 

Should the conditional rezone be approved, platting as a residential subdivision is required. The Preliminary 
Plat will be provided for review and comments by all affected essential service agencies. The applicant does 
not propose any mitigation for school, police, fire protection, or emergency service impacts. 
 

Table 2. Area of City Impact 

CCCO §09-19-01: Star Area of City Impact (Plans and Ordinances/Map) Ordinance Applicable Ordinances and 
Standards: Within the Star area of city impact, the following ordinances apply, but the city of Star ordinances are subject 
to the waiver provisions in subsection (6) of this section. 

 County Ordinance and Review 

Criteria 
Met? 

Code 
Section 

Analysis 

Yes 09-19-09 

Applicable Ordinances and Standards:  
   (1)   Canyon County zoning ordinance, as lawfully amended. 
   (2)   City of Star's subdivision ordinance, Title 8, Chapter 6, of the Unified Development Code, 
in the form existing as of January 1, 2022, or as may be amended, except for simple division (lot 
split) provisions and except for hearing procedures. The county's hearing procedures shall apply. 
   (3)   The following City of Star ordinances apply, even when in conflict with otherwise 
applicable county provisions: 
      A.   City road widths and profiles found in Title 8, Chapter 6, Article B of the City of Star 
Unified Development Code, in the form existing as of January 1, 2022, or as may be amended; 
      B.   Unified Development Code of the City of Star, Title 8, Chapter 8, Article D, "Star 
Landscape Ordinance", in the form existing as of January 1, 2022, or as may be amended. 
      C.   City of Star adopted Economic Corridors Access and Roadway Connection Management 
Plan ("ECMAP"), in the form existing as of January 1, 2022, or as may be amended. The ECAMP 
shall be given the same consideration as the adopted Canyon County functional classification 
map. 
   (4)   Except as set forth above, all other standards of applicable Canyon County codes and 
ordinances; and 
   (5)   For subdivisions and planned unit developments applied for in the Star area of city impact, 
Canyon County will require on the face of each final plat a certification line for execution by the 
City of Star engineer attesting to the plat's conformance with the city standards set forth above. 
Also, Canyon County will not sign a final plat, or authorize the plat to be recorded, prior to the 
city engineer's signing the plat. 
   (6)   Waiver of City of Star Ordinance Provisions: The requirements listed in the Star 
ordinances, identified in subsections (2) and (3) of this section, may be waived by the Canyon 
County board of commissioners in its discretion. An applicant for such waiver bears the burden 
of persuasion and must specifically state the reasons why a waiver is necessary and prove said 
waiver will not cause an adverse effect to the health, safety and welfare of the community and 
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that the requirements sought to be waived constitute an undue hardship. For the purpose of this 
section, increased financial expense associated with a requirement, by itself, does not constitute 
an undue hardship. Notice of the requested waiver must be given to the City of Star not less than 
thirty (30) days prior to the hearing on the waiver application. Any further notice on the proposed 
waiver will be provided to the City of Star at least seven (7) days prior to any public hearing. 
Written objections from the City of Star will be considered by the Canyon County commissioners. 
The application for waiver must show that prior to filing the application, the applicant first sought 
consent from the City of Star to the waiver, indicating the date of the request and the response, if 
any, from the city of Star. In granting any waiver, the county may impose any conditions the 
county deems necessary to help mitigate any adverse effect to the health, safety and welfare of 
the community. The application for waiver will first be considered by the Canyon County 
planning and zoning commission at a public hearing, which shall make recommendations to the 
Canyon County board of commissioners for their consideration at a public hearing. The public 
hearings held before the Canyon County planning and zoning commission and the Canyon County 
board of commissioners will be conducted in accordance with the notice and hearing procedures 
provided by subsections 07-17-09(4) and (5) of this code. (Ord. 22-003, 3-15-2022) 
 

09-19-10 Zoning Ordinance Amendment Proposals: All proposed amendments to the text 
and/or map of the Canyon County zoning ordinance or subdivision regulations, which may relate 
to the Star area of city impact, shall be referred by the county to the City of Star in the same 
manner as provided for in subsection 09-01-08(3) of this chapter. Any recommendation of the 
City of Star shall be considered in the same manner as provided for in subsection 09-01-08(3) of 
this chapter. (Ord. 22-003, 3-15-2022) 
 

Analysis 

Area of City Impact: 
Notification of the proposal was sent to the City of Star on June 13, 2025, and no comments were received. A 
representative from the City of Star did sign the agency acknowledgement form with the application (Staff 
Report Exhibit A.6). The City of Star Future Land Use Map designates the property for Estate Urban 
Residential use in the future (Staff Report Exhibit B2.5). Estate Urban Residential is defined in the City of 
Star Comprehensive Plan as being an area suitable primarily for single-family residential use. Densities in this 
land use area are a maximum of 3 dwelling units per acre. While the City of Star did not provide a comment, 
the proposed conditional rezone aligns with the use anticipated in the area. 

 
 
 

Order 
Based upon the Findings of Fact, Conclusions of Law and Order contained herein, the Planning and Zoning 
Commission recommends approval of Case # RZ2025-0004, a zoning map amendment of Parcel R33822102 (+/-7.83 
acres).  
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DATED this ________ day of _________________________, 2026. 

 
PLANNING AND ZONING COMMISSION 

                                          CANYON COUNTY, IDAHO 
  
                                                                                               ____________________________________ 
                                                                                                              Robert Sturgill, Chairman 
 

State of Idaho  ) 

    SS 

County of Canyon County ) 

On this ______day of _____________, in the year 2026, before me_________________________, a notary public, personally appeared 

__________________________________, personally known to me to be the person whose name is subscribed to the within instrument, 

and acknowledged to me that he (she) executed the same. 

Notary:         

 My Commission Expires:      

 
 
 
 
 

ATTACHMENT A 
 

CONDITIONS OF APPROVAL 
 

1. The development shall comply with all applicable federal, state, and county laws, ordinances, rules, and regulations that 
pertain to the subject property and the proposed use. Compliance with the following, but not limited to, affected agencies 
shall be met before the commencement of any use: 

a. Southwest District Health (Staff Report Exhibit D.1 and D1.1) 

b. Lemp Lateral and Middleton Mill Ditch Company and Middleton Irrigation Association (Staff Report 
Exhibit D.3) 

c. Highway District No. 4 (Staff Report Exhibit D.5) 

d. Idaho Power (Staff Report Exhibit D7) 

2. The subject parcel, R33822102, shall be subdivided in compliance with Chapter 7, Article 17 of the Canyon County 
Code of Ordinances (CCCO), subject to the following restrictions: 

a. The parcel shall be divided into a maximum of three lots. 

3. Secondary residences per CCCO §07-02-03, §07-10-27, and §07-14-25 are prohibited on future development on the 
two new lots proposed to be approximately 1.25 acres in size. 

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