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P&Z Hearing: AUGUST 26, 2026 

 

 

 
CR2023-0004 / LACY 
 
APPLICANT/REPRESENTATIVE:   TJ Wellard, Skinner Land Survey 
 
PROPERTY OWNER:   Debra Lacy Living Trust 
 
REQUEST: Conditionally Rezone 6.4± acres from “A” (Agricultural) to “CR-

RR” (CR-Rural Residential) for the purpose of creating three (3) 
residential parcels. (Platting will be required) 

 
LOCATION:    18247 Goodson Road, Caldwell, ID 
 
ANALYST:     Deb Root, Principal Planner 
 

P&Z RECOMMENDATION:   Denial   

 

SUMMARY:   

The applicant requests a conditional rezone from “A” (Agricultural) to “RR” (Residential Rural). The 

original application included a request to amend the 2030 Comprehensive Plan from Agriculture to 

Residential.  On April 13, 2026, application OR2023-0001, was withdrawn by the applicant 

representative just prior to the Planning and Zoning Commission hearing.  The PZ staff report, written 

prior to the withdrawal of OR2023-0001, includes that application review.  BOCC Exhibit 3 PZ Staff 

Report Packet includes the same information that the Commission reviewed for this case inclusive of 

staff’s analysis for the withdrawn case file OR2023-0001. 

 

The Planning & Zoning Commission heard the requested conditional rezone case, CR2023-0004, at a 

public hearing held on April 16, 2026. After deliberation, the Planning & Zoning Commission 

recommended DENIAL of the conditional rezone request (BOCC Exhibit 1 PZ FCOS and Exhibit 2 PZ 

Minutes).   The P&Z found that the application is not consistent with the Comprehensive Plan.  The 

subject property acts as a rural transition to larger agricultural properties and the Plan does not support 

residential growth in this area of the county.  They found that the agricultural zone is more appropriate 

and compatible for the area and that the property should remain a transitional area between the 

productive agriculture to the south and west and the more dense residential to the east.  Additionally, 

rezoning property in an area intended and planned for agricultural use has the potential to promote 

further residential sprawl in an agricultural zoned and planned area.  Acknowledging the existing 

residential development in the area, the Commission found that rezoning the property to a residential 

zoning district could serve to provide support for further residential development creep in an area not 

planned for residential growth.  The Commission also acknowledged that Caldwell Fire District has 

concerns with ongoing rural development and their ability to meet service levels for response (BOCC 

Exhibit 3.E7). 
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If approved for the conditional rezone to rural residential, the applicant is proposing three individual 

residential lots through platting (BOCC Exhibit 3.B2 and 3.B3) and there is a fourth parcel with a 

residential permit available located to the south of the subject property that takes access via an 

easement and access point at Goodson Road.   The applicant does not desire to provide for a private 

road/road lot to serve the proposed Lacy lots and the existing parcel to the south.  They are currently 

proposing to have each existing access (east and west) serve two residences thus not triggering the 

private road lot platting requirement.  Staff notes that each of the proposed Lacy parcels would be 

eligible for a secondary residence unless restricted by a condition prohibiting secondary residences.  A 

private road is required when three residences or inhabited structures are to be served by the road.  The 

property to the south (not a part of this application) would not be subject to the development 

agreement conditions and under the current zoning code would be eligible for a primary and secondary 

residence thus requiring a private road at the time of building permit submittal.  Staff recommends that 

a private road lot be required for the west access to serve the existing and available entitlements on 

both the Lacy property and the south parcel, R38435011A.   

 

 

For the Lacy subject property, there are development challenges associated with requiring a road lot 

(minimum of 50 feet wide) that complies with the subdivision code §07-17-31(1)A.2 and provides for the 

development potential of the affected properties.  The existing shop/secondary residence structure 

would not meet setbacks to the new minimum 50 foot private road lot.  Currently the shop is 
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approximately 56 feet from the west property line.  A conforming front setback of 20 feet would be 

required if a 50 foot road lot is required on the plat.  A variance would be required for an approximate 

six (6) foot front setback from the new private road lot.  The Board may consider a condition addressing 

the non-conforming setback through code section §07-06-07(1) Restrictions: In approving a conditional 

rezone application, 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. When the presiding party finds that such conditions, stipulations, restrictions or limitations are 
necessary, land may be rezoned upon condition that if the land is not used as approved, or if an approved 
use ends, the land use will revert back to the zone applicable to the land immediately prior to the 

conditional rezone action. 

 

In addition to the setback concerns with the existing shop/residence, a 50 foot private road lot would 

also reduce the calculable residential acreage by approximately 0.62± acres and the required right-of-

way dedication is an additional 0.48 ± acres which effectively reduces the number of residential lots that 

could be created on the Lacy property to two (2) lots with a minimum two acre average lot size.  The 

applicant would need to reduce the number of lots requested in order to comply with the rural 

residential zoning district requirements and the subdivision code.  Staff notes that there may be a few 

options that the applicant and Board could consider: 

1. Potentially change the requested zone to “CR-R1” ( CR-Single Family Residential) and restrict the 

number of lots by condition to the proposed three residential lots with a minimum lot size of 1.7 

acres each (5.33 acres /3).  BOCC Exhibit 3C.5 Subdivision & Lot Report indicates that the 

average lot size for the replat of the Stadium No. 2 property is 1.65 acres; Coombes Sub #1 has 

an average lot size of 1.57 acres, and Stafford Heights Subdivision is 1.87 acre average lot size. 

2. There may also be the potential to work with the adjacent property owner to the south.  The 

two property owners may be able to work together to complete a property boundary 

adjustment to increase the acreage of the Lacy property to meet a two acre minimum average 

of the Lacy property to offset the acreage for the private road lot that helps to ensure that the 

southern property is able to develop and/or utilize the existing entitlements. 

 

The applicant provided a letter from Notus-Parma Highway district that indicates that legal access to the 

subject property does not currently exist for the intended use and that a new commercial approach 

application to NPHD is required for commercial & multiple residential use (BOCC EXHIBIT 4.1).  The 

challenge with the proposed plan is that the applicant does not desire or intend to provide for a private 

road lot(s) from either access point.   

 

The property owner, Debra Lacy, applied for and received a change of occupancy permit (BP2026-0364) 

for the existing shop structure in the northwest corner of the property to recognize the secondary 

residence (living quarters) located within the shop (BP2005-615 shop only).  The C of O was issued on 

May 29, 2026 after compliance with building conditions of approval and special inspection (SI2026-0029) 

corrections.  The existing connex container was brought into compliance through permitting at this time 

as well (BP2026-0365).  Currently the property is in compliance with the zoning and building codes.  The 
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secondary residence/shop utilizes a shared well with the primary residence and has a separate septic 

system. 

 

The Draft FCOS (recommendation of denial from the Planning and Zoning Commission) are attached as 

BOCC Exhibit 1.1; for the Board’s convenience, Staff Draft FCOs recommending approval with conditions 

are attached as BOCC Exhibit 1.2.  The Planning and Zoning Commission Minutes may be found in BOCC 

Exhibit 2.  The Staff report packet dated April 16, 2026, and all supporting material are contained in 

Exhibit 3. Any additional agency & public comments received for the public hearing, or received as a late 

exhibit at the previous public hearing may be found in Exhibits 4 and 5.   Any Additional supporting 

documentation provided by the applicant to considered by the Board can be found in Exhibit 6.   

 

BOCC EXHIBITS:  

1. DRAFT FCO’S:   

1. Planning & Zoning Commission Recommendation FCOs Dated: May 21, 2026 

2. DRAFT staff FCOS for approval and recommended conditions 

2. Planning & Zoning Commission Minutes Dated April 16, 2026 

3. PZ Staff Report Packet Dated: April 16, 2026 (Exhibits A-F) 

4. Agency Comments Received by: August 17, 2026  

1. JUB for NPHD; Received: July 1, 2026 

2. NPHD/JUB response to staff inquiry; June 8, 2026 

5. Public Comments Received by: August 17, 2026 

1. Waldenmyer support letter; Received: August 11, 2026 

6. Application Materials Received by: August 17, 2026 

1. Debra Lacy letter; Received: August 14, 2026 

2. Representative communication with staff; Received:  June 2, 2026 

 

 

 

 

 

 

 

 

 

 

 

 

  

 



BOARD OF COUNTY COMMISSIONERS 

EXHIBIT 1: 

DRAFT FCOs 
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BOARD OF COUNTY COMMISSIONERS 

FINDINGS OF FACT, CONCLUSION OF LAW AND ORDER 

 

Case #: OR2023-0001 / CR2023-0004 – Lacy Conditional Rezone  
Hearing Date:  April 16, 2026 Page 1 of 10 

 

In the matter of the application of: 
Lacy- CR2023-0004 

The Canyon County Board of Commissioners consider 
the following: 

The applicant Debra Lacy Living Trust requests a 
Conditional Rezone of parcel R38435011 (6.43 acres 
more or less) “A” (Agricultural) to “CR-RR” (CR-Rural 
Residential) subject to conditions to be enumerated in a 
Development Agreement for the purpose of creating a 
proposed residential subdivision.  The property is located 
at 18181 Goodson Road, 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 OR2023-0001 & 
CR2023-0004. 

1. All exhibits can be found in the case staff report dated April 16, 2026. 
2. The Planning and Zoning Commission heard this case on April 16, 2026 and forwarded a recommendation 

of denial to the Board of County Commissioners. 
 

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 §07-06-03 (Comprehensive Plan Amendment Criteria), 
CCCO §07-06-07 (Conditional Rezones), CCCO §07-10-27 (Land Use Regulations (Matrix)), and §67-6519 
(Application Granting Process). 

 

a. Notice of the public hearing was provided in accordance with 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 Board 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, §67-6509. 
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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, CR2023-0004, was presented at a public hearing before the Canyon County Board of 
Commissioners on August 26, 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 Board decides as follows: 

 

CONDITIONAL REZONE HEARING CRITERIA: 
Table 1. Conditional Rezone Standards of Evaluation Analysis 
Standards of Evaluation (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 

Meets Criteria 1 
Is the proposed conditional rezone generally consistent with the 
comprehensive plan; 

Analysis 

The proposed conditional rezone is not generally consistent with the Comprehensive plan.  
However, although the Plan designation is Agriculture the Plan supports growth that maintains the 
rural character and lifestyle of the area.  
 
The applicant is requesting to conditionally rezone for the purpose of further dividing the property 
for residential development and creating an additional residential subdivision that requires platting.  
There is not an intended plan for the properties other than to provide for residential development.  
The two acre minimum average lot size is consistent with many of the developed properties in the 
immediate area.  
 
Although the requested type of growth is generally in conformance with the area development and 
with some goals and policies of the 2030 Comprehensive Plan including Policy P4.01.01 which 
speaks to maintaining a balance between residential growth and agriculture that protects the rural 
character. Policy P4.01.02 indicates that, “Planning, zoning, and land-use decisions should balance 
the community’s interests and protect private property rights.” P4.03.02 talks about encouraging the 
development of property that does not fragment existing development patterns.  The subject 
property is not in production nor are the developed properties immediately adjacent but, the property 
is on the western boundary of this rural development area along Goodson Road where developed 
properties transition to large agricultural fields.   
 

https://advance.lexis.com/api/document/collection/statutes-legislation/id/5HD6-49V0-004D-D2GJ-00000-00?context=1000516
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The Board could consider minimizing the impact by restricting the development of this property to 
two (2) total parcels. 
 

Criteria Met? 

2 
When considering the surrounding land uses, is the proposed conditional 
rezone more appropriate than the current zoning designation; 

Meets Criteria 

Analysis 

In consideration of the surrounding land uses, the proposed conditional zone change to “CR-RR” 
(CR-Rural Residential) is as appropriate as the current zoning designation of “A” (Agriculture).  
 

The 6.43 acre subject property is not and has not been in agricultural production and does not have 
surface irrigation water available.  The property is developed with a single-family residence and also 
has a shop with living quarters.  Within the surrounding 1500 foot area there are 49 parcels ranging 
in size from 0.38 acres to 7.82 acres.  There are multiple platted developments lying east of the 
subject property including Stafford Heights, Coombes Subdivision, The Stadium No. 1 and No. 2, 
Overview Acres, Elm Crest, Edenbrook, Goodson and Butterfly Ridge.   
 

Pursuant to Canyon County ordinance §07-10-25:  Purposes of Zones: 
 (1)   The purposes of the A (Agricultural) Zone are to: 

      A.    Promote the public health, safety, and welfare of the people of the County by encouraging 
the protection of viable farmland and farming operations; 

      B.    Limit urban density development to Areas of City Impact in accordance with the 
comprehensive plan; 

      C.    Protect fish, wildlife, and recreation resources, consistent with the purposes of the "Local 
Land Use Planning Act", Idaho Code title 67, chapter 65; 

      D.    Protect agricultural land uses, and rangeland uses, and wildlife management areas from 
unreasonable adverse impacts from development; and 

      E.    Provide for the development of schools, churches, and other public and quasi-public uses 
consistent with the comprehensive plan. 

 
(2)   The purpose of the R-R (Rural Residential) Zone is to encourage and guide growth in areas 

where a rural lifestyle may be determined to be suitable. 
 
Adjacent Existing Conditions: 

Direction Existing Use Primary Zone Other Zone 
N Rural Residential and 

Agriculture 
Agricultural NE-CR-Rural 

Residential 
S Agriculture and Ag 

Residential 
Agricultural na 

E Rural Residential and 
Agricultural 

Agricultural CR-Rural 
Residential 

W Agricultural and Ag 
Residential 

Agricultural na 

“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) 

 
Development has been occurring in this area of the county through legacy conditional use permit 
processes to current date where rezoning of the properties has occurred to provide for rural 
residential development on primarily unfarmed ground in this region. See Exhibits C2, C4, C5.  
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Surrounding Land Use Cases:  
The Stadium Subdivision Lot 1, Block 1 is currently being replatted in phases to reflect the 
conditions of the development agreement.  Phase 1 final plat has been completed with phase 2 and 3 
in process. (CR-Rural Residential) 
 
Edenbrook Estates Subdivision was completed with the final plat signed in 2024. (CR-Rural 
Residential) 
 
Kimber Ridge phase 1-3 were final platted in 2021-2024 (Rural Residential) 
 

Criteria Met? 

3 Is the proposed conditional rezone compatible with surrounding land uses; 

Meets Criteria 

Analysis 

The proposed conditional rezone to “CR-Rural Residential” is compatible with surrounding land 
uses.  The Board finds that there is substantial residential development in this region and that 
although on the transitional boundary to larger productive agricultural parcels, the proposed 
development plan is compatible with the area.  Consideration should be given to impact on the 
property immediately adjacent to the south.  The requirement for platting the proposed development 
has the potential to limit the development on the property to the south due to road/private road 
requirements. 
 
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. 
 
The surrounding land uses are agricultural, ag-residential, and rural residential development.  The 
area along Goodson Road easterly between the subject property and Interstate 84 is primarily 
developed as rural residential uses inclusive of single-family residential and hobby or small ag-
residential farms.  The proposed development of the subject property is not anticipated to negatively 
impact the existing uses in the area.  See Exhibit C2.   
 
Consideration should be given to the impact upon the property immediately adjacent to the south.  
Currently the access easement does not comply with the zoning ordinance requirements.  The 
applicant has agreed to provide additional easement width (from 25’ to 28’) to ensure legal access to 
the parcel (R38435011A).  The property has the potential for development of a primary and 
secondary residence under the current ordinances,  The northern 6.43 acre subject property must be 
platted as a residential subdivision regardless whether two or three lots are approved.  Each of the 
subject property lots could have primary and secondary residences unless restricted by conditions.  
The applicant is proposing for only one lot to take access to the  west approach so that a private road 
lot is not required on the plat. Staff evaluation of the properties indicates that the western boundary 
access road should be a road lot on the required subdivision plat to provide for adequate access and 
development potential of the 6.43 acres to the south.  A road lot cannot be less than 50 feet in width 
per §07-17-31(1)A2, the subject property will not have adequate remaining acreage to create three 
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desired lots and meet the two (2) acre minimum average lot size required for the rural residential 
zone.  With the right of way dedication for Goodson Road, one lot is already proposed to be less 
than two acres. 
 

Criteria Met? 

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

Meets Criteria 

Analysis 

The proposed conditional rezone will not negatively affect the character of the area. Any necessary 
measures to mitigate impacts are detailed below.  The area consists of a variety of ag-residential and 
residential lots similar in nature to the requested development. 
 
Character of the Area: 
This area of the county is a mix of rural residential and agricultural uses with significant residential 
development of properties along this Goodson Road corridor that is not utilized for crop production 
due to topography restricting irrigation resources in spite of the existing canal systems that course 
through the area.  Much of the developed property lies above the canals and is therefore not 
allocated surface irrigation rights.  The 6.43 acre subject property is part of a 28.4 acre original 
parcel that has been divided many times and reflects the uses of this and other properties as rural 
residential development with an agricultural character.  The property is bounded by lots of similar 
size and use as proposed.  The larger 19 acre parcel to the west is owned by the Bureau of 
Reclamation and is not farmed.  The region surrounding this legacy development node is 
agricultural. 
 
The following measures will be implemented to mitigate impact 
The development lot size is restricted to a minimum two (2) acre average providing for a maximum 
of three (3) total parcels on the 6.43 acers in conformance with zoning and subdivision ordinance 
requirements.  The proposed development, BOCC Exhibit 3B2, shall meet subdivision requirements 
including the development of a named private road and road lot that shall also serve the 6.43 acres 
(R38435011A) to the south of the subject property.  Currently each parcel that could take access to 
this proposed access and easement has the potential to develop a secondary residence.  A private 
road is required when there are three or more residences.  The majority of the properties in the area 
are not developed with secondary residences—the hearing body may consider restricting secondary 
residences on the properties if approved.  The hearing body may also consider that two (2) lots of 
approximately three (3) acres each would be more appropriate for transition to the agricultural 
region west of the proposed development. 
 

Criteria Met? 

5 
Will adequate facilities and services including sewer, water, drainage, 
irrigation and utilities be provided to accommodate proposed conditional 
rezone; Meets Criteria 

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 developer proposes individual well and septic for the lots within the development.  It is not 
anticipated that there will be an issue with locating septic systems and replacement fields on the 
approximate two (2) acre lots if approved.  The development plat shall comply with Southwest 
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District Health requirements; a signatory on the final plat.  Two septic systems currently exist on the 
property serving the two residential structures that exist on the property. 
 
Water: 
The developer proposes individual well and septic for the lots within the development.  It is not 
anticipated that there will be an issue with locating individual wells for the proposed development.  
The development plat shall comply with Southwest District Health requirements; a signatory on the 
final plat. 
 
Per Idaho Statute §42-111 a domestic well may be utilized as follows:  (a) The phrase "domestic 
purposes" or "domestic uses" means: 
(i)  The use of water for homes, organization camps, public campgrounds, livestock, and for any 
other purpose in connection therewith, including irrigation of up to one-half (1/2) acre of land, if the 
total use does not exceed thirteen thousand (13,000) gallons per day; 
 
Drainage: 
Drainage shall be retained on site.  An engineered grading and drainage plan should be required at 
time of building permit application due to the topography of the subject property with slopes in 
excess of 6 to 12%. 
 
Irrigation: 
The subject property does not have irrigation water available (see Exhibit E6).  See “Water” above 
for permitted usage of domestic well for irrigation purposes. 
 
Utility: 
Idaho Power and Intermountain Gas Company were provided notice of the application for 
development.  No comments were received from those agencies.  The existing structures on the 
property have electrical service.  It is not anticipated that services will not be available for the 
proposed use. 
  

Criteria Met? 

6 

Does the proposed conditional rezone 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? What measures 
have been taken to mitigate traffic impacts? Meets Criteria 

Analysis 

The proposed conditional rezone may require public street improvements (approach improvements) 
in order to provide adequate access to and from the subject property.  The proposal is not expected 
to create undue interference with existing and/or future traffic patterns.  Any necessary measures to 
mitigate traffic impacts are detailed below. 
 
The proposed development is not anticipated to create undue interference with existing or future 
traffic.  The development shall meet the requirements of the Notus/Parma Highway District (NPHD) 
inclusive of access/approach permitting and obtaining district approval as evidenced by NPHD 
signing the final plat. 
 
The development, as proposed, will require the development of a private road lot on the subdivision 
plat if the rezone is approved.  The developer must provide access to the parcel that lies to the south, 
parcel R38435011A, in conformance with current zoning ordinance requirements for access. 
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Criteria Met? 
7 

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

Meets Criteria 

Analysis 

The subject property has legal access and legal access for the proposed development will exist at the 
time of the signing of the final plat. See review and analysis detailed below.  
 

The subject property is currently developed with a single-family residence that takes access to 
Goodson Road at the northeast corner of the property.  There is also a shared access in the northwest 
corner that serves the shop with living quarters and parcel R38435011A (6.43 acres) south of the 
subject property.   NPHD will require that the development comply with the ACCHD Standards 
Manual and the access will be approved as evidenced by the highway district’s signature on the final 
plat.  Adequate access to the property to the south must be provided in accordance with zoning 
ordinance and subdivision platting requirements.    
 

Access in conformance with the current zoning ordinance and subdivision requirements must be 
provided to parcel R38435011A located on the southern boundary of the subject parcel. 
 

Criteria Met? 
8 

Will the proposed conditional rezone amendment impact essential public 
services and facilities, such as schools, police, fire and emergency medical 
services? What measures will be implemented to mitigate impacts? (Ord. 16-
007, 6-20-2016) Meets Criteria 

Analysis 

The proposed use as a three (3) lot residential subdivision 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. 
 

The services are not anticipated to be negatively impacted by such use, and/or require additional 
public funding in order to meet the needs created by the requested use.  
 

Schools: 
The subject property lies within the Notus School District.  The District was notified of the 
application.  Staff did not receive comment from the school district.  Development of two additional 
properties is not anticipated to significantly impact student enrollment. 
 

Police:  
The Canyon County Sheriff’s office was notified of the application for development and no 
comments were received. 
 

Fire protection & Emergency Medical Services: 
The Caldwell Rural Fire District and EMS were notified of the application.  Staff did not receive 
any comments from EMS.  Caldwell Rural Fire indicates that the approximate response time to the 
site is seven (7) minutes with the nearest station 4.3 miles away.  The Fire Department further states 
that, “ongoing population increases will directly affect service levels until CFD can enhance and 
expand its operational capabilities.”  Properties located within 3-4 miles from a fire station are at 
the limit of effective coverage and may experience service delays.  Developments beyond five (5) 
miles are generally not recognized by ISO as having fire protection and response to these areas will 
be significantly delayed. (Exhibit E7) 
 

The following measures will be implemented to mitigate impacts:  
The Commission and Board may consider restricting the development to one single-family 
residential unit per lot. 
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ORDER: 

Based upon the Findings of Fact, Conclusions of Law, and Order contained herein, the Board of County 
Commissioners APPROVES Case #CR2023-0004, a conditional rezone of parcel R38435011 (6.43 acres) from 
“A” (Agricultural) to “CR-RR” (CR-Rural Residential) subject to conditions of approval to be enumerated in a 
development agreement. 

 

For denial: 

Pursuant to Idaho Code Section 67-6519, the following actions may be taken to obtain approval: 

 

1. Submit an application to rezone the property to “CR-R1” (CR-Single Family Residential) to potentially gain 
approval and obtain the desired number of development lots. 

2. Reduce the number of development lots requested to comply with the zoning code requirements for this 
property. 

 
DATED this ________ day of _________________________, 2026. 
 
 
CANYON COUNTY BOARD OF COMMISSIONERS 
 

   Motion Carried Unanimously 
   Motion Carried/Split Vote Below 
   Motion Defeated/Split Vote Below 
 
 Did Not 
 Yes No  Vote 
 

________________________________________ ______ ______ ______ 
Commissioner Leslie Van Beek 
 

 
 
________________________________________ ______ ______ ______ 
Commissioner Brad Holton  
 

 
________________________________________ ______ ______ ______ 
Commissioner Zach Brooks 
 
 
 
Attest: Jess Urresti, Clerk 
 
By: _____________________________________  Date: __________________ 
Deputy 
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ATTACHMENT A 
 

DRAFT 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.  

2. The developer shall comply with CCZO §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." 

3. Platting as a residential subdivision is required for any further division of this 6.43 acre parcel. 

4. The preliminary and final plat shall be reviewed by the Caldwell Rural Fire District and a letter of 

review and approval shall be provided to Development Services prior to the Board of County 

Commissioners signing the final plat. 

5. The development shall comply with the Notus Parma Highway District access requirements as 

evidenced by the District’s signature on the final plat. 

6. The developer shall provide legal access to the residential parcel to the south, parcel R38435011A 

(6.43 acres).  The current easement of 25 feet is not sufficient to meet current county road and 

driveway requirements.  The property was created through approval of CU2005-84 for a land division 

of 12.86 acres more or less into two 6.43 acre parcels. 

7. The developer shall locate the access and easement for the subject property and parcel R38435011A 

in a platted road lot in compliance with 07-17-31(1)A2 along the western boundary of the proposed 

subdivision.   

8. The subject property contains a shop (BP2005-615) with living quarters which is currently a secondary 

residence on the property.  As proposed for division and platting into three lots this shop will become 

the primary residence on a separate platted parcel.  If a new primary residence is constructed the 

living quarters may be removed or re-classified [permit with the building department] as the 

secondary residence on the created platted lot.   

9. The shop/living quarters should meet setback requirements if a private road lot is required during the 

subdivision platting process.  The front setback; code §07-10-21(1)A1 is a minimum 20 foot front 

setback “…measured from the greatest of either the front property line, public street right-of-way line, 

or private road easement line…”.  The Board recognizes the existing shop/residence to be a legal non-

conforming structure with a minimum six (6) foot setback from the required private road lot to be 

located along the western boundary of the subject property from the north property line extending to 

the southern property boundary.   
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10. Should the Board and applicant be amenable to modify the conditional rezone to “CR-R1” (CR-Single 

Family Residential) to provide for the requested development of three (3) total residential lots on the 

subject property; accounting for the right-of-way dedication for Goodson Road and the private road 

lot (conditions #7 and #9) the minimum lot size of each platted residential parcel shall be no less than 

1.7 acres. 

11. The shared well and water lines from the primary residence to the secondary residence/shop shall be 

located within an easement providing for access, maintenance and repair of that structure.   

12. A Shared Well users’ agreement shall be established and recorded with the Canyon County Recorder’s 

Office prior to the Board’s signature on the final plat. 

13. Road Users’ agreement(s) for any shared private driveways/roads shall be established and Recorded 

with the Canyon County Recorders’ office prior to the Board’s signature on the final plat. 
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Planning Commission 
Hearing Date: April 16, 2026 
Canyon County Development Services Department 
 

Case #: OR2023-0001 / CR2023-0004 – Lacy Conditional Rezone  
Hearing Date:  April 16, 2026 Page 1 of 15 

 
STAFF REPORT 

 
CASE NUMBER: OR2023-0001 / CR2023-0004 
APPLICANT/REPRESENTATIVE:  Skinner Land Survey, T.J. Wellard 
PROPERTY OWNER: Debra Lacy Living Trust 
 
APPLICATION: Comprehensive Plan Amendment and  
 Conditional Rezone (Rural Residential 6.4± acres) 
 
LOCATION: 18247 Goodson Road 
 R38435011 6.4 (+/-acres) 
 
ANALYST: Deb Root, Principal Planner 
 
REQUEST:  
The applicant Debra Lacy Living Trust requests a Comprehensive Plan Amendment to modify the 
Agricultural designation to Residential and concurrently requests a conditional rezone of the 6.4 acre 
property from Agricultural “A” to CR-Rural Residential “CR-RR” for the purpose of creating a proposed 
three (3) lot subdivision. 
 

PUBLIC NOTIFICATION: 

Neighborhood meeting conducted on: February 9, 2023 

JEPA notice sent on: N/A 

Agency and Full Political notice: October 9, 2024, March 12, 2026 

Neighbor notification within 600 feet mailed on: March 12, 2026 

Newspaper notice published on: February 24, 2026 

Notice posted on site on: February 25, 2026 

 

 

1. BACKGROUND: 

The property was part of an original parcel, R38435 (28.24± ac), that was administratively split into two 

parcels in 1983.  In 1988 the 25.2± ac was divided further through an unauthorized division.  CU2004-

568 was approved for the 12.85 subject property to recognize the 1988 action providing for one 

residential building permit on R38485011.  In 2005, a conditional use permit, CU2005-84 (Mel & Debra 

Lacy), was approved to further divide the subject parcel into two approximate 6.43 acre parcels.  The 

adjacent 12.33 acres was also subsequently divided by LS2005-110 into four parcels of non-viable 

farmland and then two of those parcels were divided by conditional use permit and platted as Stafford 

Heights, a four-lot development.  The historic pattern of this immediate area has been a progression of 

divisions into smaller lots to accommodate residential uses.  Exhibit C11 documents these splits visually.   

 

The applicant applied for the required entitlements on February 23, 2023.  The current request is to 

subdivide approximately 6.43 acres into three lots.  The applicant has applied for a comprehensive plan 
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map amendment to designate the property as Residential on the Future Land Use Map.  They have also 

applied to conditionally rezone the subject property to “CR-RR” (CR-Rural Residential).  There are 

currently eight parcels on the original 28.24 acres.  If the conditional rezone is approved, the property 

will require platting as a residential subdivision.   

 

2. HEARING BODY ACTION: 

Pursuant to Canyon County Ordinance Article 07-06-01 (3) requests for comprehensive plan changes and 

ordinance amendments may be consolidated for notice and hearing purposes. Although these procedures 

can be considered in tandem, pursuant to Idaho Code section 67-6511(b), the commission, and 

subsequently the board, shall deliberate first on the proposed amendment to the comprehensive plan; 

then, once the commission, and subsequently the board, has made that determination, the commission, 

and the board, should decide the appropriateness of a rezone within that area. This procedure provides 

that the commission, and subsequently the board, considers the overall development scheme of the 

county prior to consideration of individual requests for amendments to zoning ordinances. The 

commission, and subsequently the board, should make clear which of its findings relate to the proposed 

amendment to the comprehensive plan and which of its findings relate to the request for an amendment 

to the zoning ordinance. 

 

Pursuant to Canyon County Ordinance Article 07-06-07(1) Restrictions: In approving a conditional rezone 

application, 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. When the presiding party finds that such conditions, stipulations, restrictions or limitations are 

necessary, land may be rezoned upon condition that if the land is not used as approved, or if an approved 

use ends, the land use will revert back to the zone applicable to the land immediately prior to the 

conditional rezone action.  

 

Additionally, pursuant to Canyon County Ordinance Article 07-06-07(3) Conditional Rezoning Designation: 

Such restricted land shall be designated by a CR (conditional rezoning) on the official zoning map upon 

approval of a resolution by the board for an "order of intent to rezone."  An "order of intent to rezone" 

shall be submitted to the board for approval once the specific use has commenced on the property and 

all required conditions of approval have been met and any required improvements are in place. Land uses 

that require approval of a subdivision shall have an approved final plat in accordance with this chapter 

before the "order of intent to rezone" is submitted for approval by the board. Designation of a parcel as 

CR shall not constitute "spot" zoning and shall not be presumptive proof that the zoning of other property 

adjacent to or in the vicinity of the conditionally rezoned property should be rezoned the same. 

 

Should the Commission wish to approve the subject conditional rezone, all applicable Canyon County 

standards pertaining to the required development agreement shall be strictly adhered to.  
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The commission should consider the procedures outlined above within Canyon County Ordinance 07-06-

01(3).  

 

OPTIONAL MOTIONS: 

Comprehensive Plan Amendment—Agriculture to Residential 
Approval of the Comprehensive Plan Amendment: “I move to approve OR2023-0001, Lacy 
Comprehensive Plan Amendment changing the Future Land Use designation from Agriculture to 
Residential, finding the application meets the criteria for approval under Article 07.06.03 of Canyon 
County Zoning Regulations, finding that; [Cite reasons for approval & Insert any additional conditions of 
approval].  
 
Denial of the Comprehensive Plan Amendment: “I move to deny OR2023-0001, Lacy Comprehensive 
Plan Amendment, finding the application does not meet the criteria for approval under Article 07.06.05 
of Canyon County zoning Regulations, 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)]. 
 
Note:  If the Commission denies the Comprehensive Plan Amendment; the Commission can consider the 
application for a conditional rezone separately from the Comprehensive Plan amendment if the 
conditional rezone maintains the rural character of the area and agricultural zoning components. 
 
Conditional Rezone—Agricultural to Conditionally zoned Rural Residential (CR-RR) 
Approval of the Application: “I move to approve CR2023-0004, Lacy Conditional Rezone, finding the 
application meets the criteria for approval under Article 07.06.07 of Canyon County Zoning Regulations, 
with the conditions listed in the staff report, finding that; [Cite reasons for approval & Insert any 
additional conditions of approval].  
 
Denial of the Application: “I move to deny CR2023-0004, Lacy Conditional Rezone, finding the 
application does not meet the criteria for approval under Article 07.06.07 of Canyon County Zoning 
Regulations, 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 OR2023-0001 / CR2023-0004, Lacy Conditional Rezone, to a 
[date certain or uncertain] 
 

 

 

 

 

3. HEARING CRITERIA 

Table 1. Comprehensive Plan Amendment Criteria Analysis 

HEARING CRITERIA §07-06-03 (1): The commission shall review the particular facts and circumstances of each proposed 

comprehensive plan amendment and make a recommendation regarding the same to the board. The commission and 

the board shall determine whether the proposed amendment meets the requirements of the Local Land Use Planning 

Act (LLUPA), Idaho Code title 67, chapter 65, and is consistent with the comprehensive plan's purposes, goals and 

policies: 
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Compliant  County Ordinance and Staff Review 

Yes No N/A Code Section Analysis 

☐ ☒ ☐ 

07-06-03 (1)A Is the requested type of growth generally in conformance with the 

comprehensive plan; 

Staff Analysis The 2030 Plan Future Land Use (FLU) designation for this area of the county is 

‘Agriculture’.  The primary zoning classification is “A” (Agricultural).  The current 

use of the property is residential with an approximate half acre patch of berry 

bushes and the remainder consisting of dry land.  The overall area is comprised of 

primarily agricultural uses as designated in the plan.  The area is not planned for 

residential, however, there is residential development and residential zoning in 

the immediate area including rural residential and single family residential.  

Legacy conditional use permit processes and administrative land division 

processes have allowed for clustered development inclusive of platted 

subdivisions along this Goodson Road corridor in rural Canyon County.   

 

The 2030 Plan strongly encourages the preservation of agriculture and 

agricultural lands.  It also recognizes that some areas are suited for residential 

growth that can maintain the rural character of the area.  Although the requested 

type of growth is generally in conformance with the area development and with 

some goals and policies of the 2030 Comprehensive Plan including Policy P4.01.01 

which speaks to maintaining a balance between residential growth and 

agriculture that protects the rural character and Policy P4.03.02 talks about 

encouraging the development of property that does not fragment existing 

development patterns; establishing a ‘Residential’ designation where there is no 

plan for continued growth or planned residential development is consistent with 

the current designation and overall 2030 Plan.  Modifying the 2030 Plan to 

designate this property as ‘Residential’ indicates a trend in development towards 

residential that is not supported by the Plan.   

 

☐ ☒ ☐ 

07-06-03 (1)B When considering the surrounding land uses, is the proposed land use more 

appropriate than the current comprehensive plan designation; 

Staff Analysis In consideration of the immediate surrounding land uses, the proposed 

Comprehensive Plan amendment to Residential is not more appropriate than the 

current comprehensive plan designation of Agriculture.  The primary zone and 

land use in the vicinity is Agriculture with rural residential development along the 

Goodson Road corridor. 

 

Adjacent Existing Comprehensive Plan Designation: 

Direction Existing Designation Existing Land Use 

N Agriculture Rural Residential along road corridor 
and Agricultural 

S Agriculture Primarily Agricultural 

E Agriculture Rural Residential along road corridor 
and north of irrigation lateral 
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W Agriculture and one parcel 

of Conservation/Open Space 

Agricultural & Bureau of 
Reclamation parcel  

Residential, Agriculture, Commercial, Industrial, Conservation and Public/Open Space 
 

There is a pattern of rural residential land use along the Goodson Road corridor 
with parcels having been divided into lots of similar sizes to the applicant’s 
proposal.  Much of the residential development has been created through land 
divisions and legacy conditional use permit development.  There is a large 
residential development, The Stadium, located to the northeast and two older 
platted developments including Coombes Subdivision and Stafford Heights in the 
immediate vicinity.  The subject property does not have irrigation water rights 
available and is currently developed as a residential property with a single-family 
residence and a shop with unpermitted living quarters.  The existence of 
residential development, much of what was approved twenty years ago, is not 
justification for amending the 2030 Plan adopted more recently in 2030 which 
calls for this area to be Agriculture not Residential. 
  

☐ ☒ ☐ 

07-06-03 (1)C Is the proposed comprehensive plan amendment compatible with surrounding 

land uses; 

Staff Analysis The proposed comprehensive plan amendment may be compatible with 

surrounding land uses although there are no residential designations on the 

current Comprehensive Plan Future Land Use Map.  The 2030 Plan, as adopted in 

2022, did not contemplate encouraging additional residential development in this 

area of the county.  Creating Residential designations in areas where agriculture is 

the primary use throughout the area is counter to the overall goal of the Plan to 

preserve agriculture.   The requested use could potentially be accomplished 

through the conditional rezone process in alignment with the goals and policies of 

the plan. 

 

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. 

 

The subject property is 6.43 acres and contains a residence and a shop with a 

currently unpermitted living quarters.  There are 49 parcels and lots within 1500 

feet of the subject property that range in size from 0.38 acres to 7.82 acres.  It is 

not anticipated that the proposed use will conflict with existing uses in the area.  

The conditional rezone request is to provide for the division of the parcel to be 

divided into three residential properties in conformance with the Rural 

Residential zoning provisions.  This property lies on the western edge of where 
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the clustered development has occurred previously.  The existing property is 

transitional to the larger productive agricultural properties in the area. 

☐ ☒ ☐ 

07-06-03 (1)D Do development trends in the general area indicate that the current designation 

and circumstances have changed since the comprehensive plan was adopted; 

and 

Staff Analysis Development trends in the general area do not indicate that the current 

designation and circumstances have changed since the comprehensive plan was 

adopted.  

Staff notes that this specific area is currently developed as rural residential along 

this section of Goodson Road corridor easterly to the interstate, however, the 

Plan does not support residential growth in this area of the county at this time.  

 

The overarching goal of the 2030 Plan is the preservation of agriculture and 
agricultural lands in the county.  The plan also recognizes that growth and 
housing is important and that maintaining the character of the area should be 
considered.  This area of development to the east of this parcel has previously 
been identified for rural residential either through plan designation or public 
hearing actions.  The Plan designation of Agriculture for this area ensures that 
requests are reviewed in order to minimize the potential impact to agriculture 
and the agricultural properties that can be affected by residential development in 
a primarily agricultural region.  The subject property is in an area that has already 
been developed for residential purposes under former policies.  The development 
has primarily been occurring on properties that do not have irrigation water due 
to topography and orientation to the existing canal systems.  The Plan does not 
encourage further residential growth in this region.  Development of The Stadium 
properties that is currently occurring to the east along Goodson Road was 
originally approved in 2005 by conditional use permit and then conditionally 
rezoned to preserve development rights through the market downturn under 
former policies. 
 

☒ ☐ ☐ 

07-06-03 (1)E Will the proposed comprehensive plan amendment impact public services and 

facilities. What measures will be implemented to mitigate impacts? (Ord. 11-

003, 3-16-2011) 

Staff Analysis The proposed comprehensive plan amendment is not anticipated to impact public 
services and facilities. Any necessary measures to mitigate impacts are detailed 
below. 
 
The requested Plan amendment to designate the property as Residential for the 
purpose of developing the 6.43 acre subject property as a Rural Residential 
subdivision is not anticipated to affect public services and facilities.  The 
properties will be served by individual wells and septic systems and have access 
to the existing public road, Goodson Road.   
 
Caldwell Rural Fire indicates that the approximate response time to the site is 
seven (7) minutes with the nearest station 4.3 miles away.  The Fire Department 
further states that, “ongoing population increases will directly affect service levels 
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until CFD can enhance and expand its operational capabilities.”  Properties 
located within 3-4 miles from a fire station are at the limit of effective coverage 
and may experience service delays.  Developments beyond 5 miles are generally 
not recognized by ISO as having fire protection and response to these areas will 
be significantly delayed. (Exhibit E7) 
 
The following measures will be implemented to mitigate impacts:  
The property, if approved for the conditional zoning to Rural Residential with a 

minimum average lot size of two (2) acres provides for a maximum of three lots. 

 

Table 1. Conditional Rezone Standards of Evaluation Analysis 

Standards of Evaluation (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: 

Compliant  County Ordinance and Staff Review 

Yes No N/A Code Section Analysis 

☒ ☐ ☐ 

07-06-07(6)A1 Is the proposed conditional rezone generally consistent with the comprehensive 
plan; 

Staff Analysis The proposed conditional rezone is not generally consistent with the 
Comprehensive plan.  However, although the Plan designation is Agriculture the 
Plan supports growth that maintains the rural character and lifestyle of the area.  
 
The applicant is requesting to conditionally rezone for the purpose of further 
dividing the property for residential development and creating an additional 
residential subdivision that requires platting.  There is not an intended plan for 
the properties other than to provide for residential development.  The two acre 
minimum average lot size is consistent with many of the developed properties in 
the immediate area.  
 
Although the requested type of growth is generally in conformance with the area 
development and with some goals and policies of the 2030 Comprehensive Plan 
including Policy P4.01.01 which speaks to maintaining a balance between 
residential growth and agriculture that protects the rural character. Policy 
P4.01.02 indicates that, “Planning, zoning, and land-use decisions should balance 
the community’s interests and protect private property rights.” P4.03.02 talks 
about encouraging the development of property that does not fragment existing 
development patterns.  The subject property is not in production nor are the 
developed properties immediately adjacent but, the property is on the western 
boundary of this rural development area along Goodson Road where developed 
properties transition to large agricultural fields.   
 
The Commission could consider minimizing the impact by restricting the 
development of this property to two (2) total parcels. 
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☒ ☐ ☐ 

07-06-07(6)A2 When considering the surrounding land uses, is the proposed conditional rezone 
more appropriate than the current zoning designation; 

Staff Analysis In consideration of the surrounding land uses, the proposed conditional zone 
change to “CR-RR” (CR-Rural Residential) is as appropriate as the current zoning 
designation of “A” (Agriculture).  
 

The 6.43 acre subject property is not and has not been in agricultural production 
and does not have surface irrigation water available.  The property is developed 
with a single-family residence and also has a shop with unpermitted living 
quarters.  Within the surrounding 1500 foot area there are 49 parcels ranging in 
size from 0.38 acres to 7.82 acres.  There are multiple platted developments lying 
east of the subject property including Stafford Heights, Coombes Subdivision, The 
Stadium No. 1 and No. 2, Overview Acres, Elm Crest, Edenbrook, Goodson and 
Butterfly Ridge.   
 

Pursuant to Canyon County ordinance §07-10-25:  Purposes of Zones: 
 (1)   The purposes of the A (Agricultural) Zone are to: 

      A.    Promote the public health, safety, and welfare of the people of the 
County by encouraging the protection of viable farmland and farming 
operations; 

      B.    Limit urban density development to Areas of City Impact in accordance 
with the comprehensive plan; 

      C.    Protect fish, wildlife, and recreation resources, consistent with the 
purposes of the "Local Land Use Planning Act", Idaho Code title 67, 
chapter 65; 

      D.    Protect agricultural land uses, and rangeland uses, and wildlife 
management areas from unreasonable adverse impacts from 
development; and 

      E.    Provide for the development of schools, churches, and other public and 
quasi-public uses consistent with the comprehensive plan. 

 
(2)   The purpose of the R-R (Rural Residential) Zone is to encourage and guide 

growth in areas where a rural lifestyle may be determined to be suitable. 
 
Adjacent Existing Conditions: 

Direction Existing Use Primary Zone Other Zone 

N Rural Residential and 
Agriculture 

Agricultural NE-CR-Rural 
Residential 

S Agriculture and Ag 
Residential 

Agricultural na 

E Rural Residential and 
Agricultural 

Agricultural CR-Rural 
Residential 

W Agricultural and Ag 
Residential 

Agricultural na 

“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) 
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Development has been occurring in this area of the county through the legacy 
conditional use permit processes to current date were rezoning of the properties 
have occurred to provide for rural residential development on primarily unfarmed 
ground in this region. See Exhibits C2, C4, C5.  
 
Surrounding Land Use Cases:  
The Stadium Subdivision Lot 1, Block 1 is currently being replatted in phases to 
reflect the conditions of the development agreement.  Phase 1 final plat has been 
completed with phase 2 and 3 in process. (CR-Rural Residential) 
 
Edenbrook Estates Subdivision was completed with the final plat signed in 2024. 
(CR-Rural Residential) 
 
Kimber Ridge phase 1-3 were final platted in 2021-2024 (Rural Residential) 
 

☒ ☐ ☐ 

07-06-07(6)A3 Is the proposed conditional rezone compatible with surrounding land uses; 

Staff Analysis The proposed conditional rezone to “CR-Rural Residential” 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. 
 
The surrounding land uses are agricultural, ag-residential, and rural residential 
development.  The area along Goodson Road easterly between the subject 
property and Interstate 84 is primarily developed as rural residential uses 
inclusive of single-family residential and hobby or small ag-residential farms.  The 
proposed development of the subject property is not anticipated to negatively 
impact the existing uses in the area.  See Exhibit C2. 
 

☒ ☐ ☐ 

07-06-07(6)A4 Will the proposed conditional rezone negatively affect the character of the area? 
What measures will be implemented to mitigate impacts? 

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: 
This area of the county is a mix of rural residential and agricultural uses with 
significant residential development of properties along this Goodson Road 
corridor that is not utilized for crop production due to topography restricting 
irrigation resources in spite of the existing canal systems that course through the 
area.  Much of the developed property lies above the canals and is therefore not 
allocated surface irrigation rights.  The 6.43 acre subject property is part of a 28.4 
acre original parcel that has been divided many times and reflects the uses of this 
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and other properties as rural residential development with an agricultural 
character.  The property is bounded by lots of similar size and use as proposed.  
The larger 19 acre parcel to the west is owned by the Bureau of Reclamation and 
is not farmed.  The region surrounding this legacy development node is 
agricultural. 
 
The following measures will be implemented to mitigate impact 
The development lot size is restricted to a minimum two (2) acre average 
providing for a maximum of three (3) total parcels on the 6.43 acers in 
conformance with zoning and subdivision ordinance requirements.  The proposed 
development shall meet subdivision requirements including the development of a 
named private road lot that shall also serve the 6.43 acres (R38435011A) to the 
south of the subject property.   The majority of the properties in the area are not 
developed with secondary residences—the commission may consider restricting 
secondary residences on the properties if approved.  The Commission may also 
consider that two (2) lots of approximately three (3) acres would be more 
appropriate for transition to the agricultural region west of the proposed 
development. 
 

☒ ☐ ☐ 

07-06-07(6)A5 Will adequate facilities and services including sewer, water, drainage, irrigation 
and utilities be provided to accommodate proposed conditional rezone; 

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 developer proposes individual well and septic for the lots within the 
development.  It is not anticipated that there will be an issue with locating septic 
systems and replacement fields on the approximate two (2) acre lots if approved.  
The development plat shall comply with Southwest District Health requirements; 
a signatory on the final plat.  Two septic systems currently exist on the property 
serving the two structures that are on the property. 
 
Water: 
The developer proposes individual well and septic for the lots within the 
development.  It is not anticipated that there will be an issue with locating 
individual wells for the proposed development.  The development plat shall 
comply with Southwest District Health requirements; a signatory on the final plat. 
 
Per Idaho Statute §42-111 a domestic well may be utilized as follows:  (a) The 
phrase "domestic purposes" or "domestic uses" means: 
(i)  The use of water for homes, organization camps, public campgrounds, 
livestock, and for any other purpose in connection therewith, including irrigation 
of up to one-half (1/2) acre of land, if the total use does not exceed thirteen 
thousand (13,000) gallons per day; 
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Drainage: 
Drainage shall be retained on site.  An engineered grading and drainage plan 
should be required at time of building permit application due to the topography 
of the subject property with slopes in excess of 6 to 12%. 
 
Irrigation: 
The subject property does not have irrigation water available (see Exhibit E6).  
See “Water” above for permitted usage of domestic well for irrigation purposes. 
 
Utility: 
Idaho Power and Intermountain Gas Company were provided notice of the 
application for development.  No comments were received from those agencies.  
The existing structures on the property have electrical service.  It is not 
anticipated that services will not be available for the proposed use. 
  

☒ ☐ ☐ 

07-06-07(6)A6 Does the proposed conditional rezone 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? What measures have 
been taken to mitigate traffic impacts? 

Staff Analysis The proposed conditional rezone will not require public street improvements in 
order to provide adequate access to and from the subject property.  The proposal 
is not expected to create undue interference with existing and/or future traffic 
patterns.  Any necessary measures to mitigate traffic impacts are detailed below. 
 
The proposed development is not anticipated to create undue interference with 
existing or future traffic.  The development shall meet the requirements of the 
Notus/Parma Highway District (NPHD) inclusive of access/approach permitting 
and obtaining district approval as evidenced by NPHD signing the final plat. 
 
The development, as proposed, will require the development of a private road lot 
on the subdivision plat if the rezone is approved.  The developer must provide 
access to the parcel that lies to the south, parcel R38435011A, in conformance 
with current zoning ordinance requirements for access. 
 

☒ ☐ ☐ 

07-06-07(6)A7 Does legal access to the subject property for the conditional rezone exist or will 
it exist at time of development; and 

Staff Analysis The subject property has legal access and legal access for the proposed 
development will exist at the time of the signing of the final plat. See review and 
analysis detailed below.  
 

The subject property is currently developed with a single-family residence that 
takes access to Goodson Road at the northeast corner of the property.  There is 
also a shared access in the northwest corner that serves the shop with living 
quarters and parcel R38435011A south of the subject property.   NPHD will 
require that the development comply with the ACCHD Standards Manual and the 
access will be approved as evidenced by the highway district’s signature on the 
final plat.  Adequate access to the property to the south must be provided in 
accordance with zoning ordinance and subdivision platting requirements.    
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Access in conformance with the current zoning ordinance and subdivision 
requirements must be provided to parcel R38435011A located on the southern 
boundary of the subject parcel. 
 

☒ ☐ ☐ 

07-06-07(6)A8 Will the proposed conditional rezone amendment impact essential public 
services and facilities, such as schools, police, fire and emergency medical 
services? What measures will be implemented to mitigate impacts? (Ord. 16-007, 
6-20-2016) 

Staff Analysis The proposed use as a three (3) lot residential subdivision 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. 
 

The services are not anticipated to be negatively impacted by such use, and/or 
require additional public funding in order to meet the needs created by the 
requested use.  
 

Schools: 
The subject property lies within the Notus School District.  The District was 
notified of the application.  Staff did not receive comment from the school 
district.  Development of two additional properties is not anticipated to 
significantly impact student enrollment. 
 

Police:  
The Canyon County Sheriff’s office was notified of the application for 
development and no comments were received. 
 

Fire protection & Emergency Medical Services: 
The Caldwell Rural Fire District and EMS were notified of the application.  Staff did 
not receive any comments from EMS.  Caldwell Rural Fire indicates that the 
approximate response time to the site is seven (7) minutes with the nearest 
station 4.3 miles away.  The Fire Department further states that, “ongoing 
population increases will directly affect service levels until CFD can enhance and 
expand its operational capabilities.”  Properties located within 3-4 miles from a 
fire station are at the limit of effective coverage and may experience service 
delays.  Developments beyond 5 miles are generally not recognized by ISO as 
having fire protection and response to these areas will be significantly delayed. 
(Exhibit E7) 
 

Staff recommends that a condition be placed requiring fire district review and 
approval for the required subdivision plat.  Evidence of condition compliance will 
be a letter of review and approval for the final plat from the fire district. 
 

The following measures will be implemented to mitigate impacts:  
The Commission and Board may consider restricting the development to one 
single-family residential unit per lot. 
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4. AGENCY COMMENTS: 

Agencies including the Canyon County Sheriff’s Office, Canyon County Paramedics/EMT, Caldwell Rural 

Fire District, Black Canyon Irrigation District, Notus-Parma Highway District, Notus School District, Idaho 

Transportation Department, Idaho Power, Intermountain Gas, CenturyLink, Ziply, Canyon County 

Assessor’s Office, Canyon County Building Department, Canyon County Code Enforcement Department, 

Canyon County Engineering, Canyon County Soil Conservation District, and Southwest District Health  

were notified of the subject application.  

 

Staff received agency responses from Notus Parma Highway District, ITD, Soil Conservation District, DSD 

Engineering, Southwest District Health, Caldwell Rural Fire District, and Black Canyon Irrigation District.  

All agency comments received by the aforementioned materials deadline are located in Exhibit E.  

 

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

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

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

become part of the record.  

 

5. PUBLIC COMMENTS: 

Staff received one written public comments by the materials deadline of April 6, 2026. One public 

comment was received in opposition to the application for a Comprehensive Plan Amendment and 

Rezone citing that it is continued residential creep in an agricultural area. All public comments received 

by the aforementioned materials deadline are located in Exhibit F.  

 

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

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

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

become part of the record.  

 

6. SUMMARY & RECOMMENDED CONDITIONS:  

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

comprehensive plan amendment should be denied as the area is not planned for residential 

development. The conditional rezone is minimally compliant with Canyon County Ordinance 07-06-05 as 

the proposed development is not incompatible with the existing development in the area; however, 

there is no specific plan in the application materials to protect or preserve agriculture consistent with 

current policies for a conditional rezone in an agricultural region.  A full analysis is detailed within the 

staff report.  

The Commission can determine that the application is not in conformance with the Comprehensive Plan 

and not change the designation on the Future Land Use Map to Residential.  The Commission may also 

consider the application for the conditional rezone on its own merit and approve the conditional rezone 

to rural residential which reflects the type of rural development in the immediate vicinity of the 

property with minimal impact to the surrounding properties or area. 
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Should the Commission approve the conditional rezone application, staff recommends the following 

conditions be attached:  

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

2. The developer shall comply with CCZO §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." 

3. Platting as a residential subdivision is required for division of this 6.42 acre parcel. 
4. The preliminary and final plat shall be reviewed by the Caldwell Rural Fire District and a 

letter of review and approval shall be provided to Development Services prior to the Board 
of County Commissioners signing the final plat. 

5. The development shall comply with the Notus Parma Highway District access requirements 
as evidenced by the District’s signature on the final plat. 

6. The developer shall provide legal access to the residential parcel to the south, parcel 

R38435011A (6.43 acres).  The current easement of 25 feet is not sufficient to meet current 

county road and driveway requirements.  The property was created through approval of 

CU2005-84 for a land division of 12.86 acres more or less into two 6.43 acre parcels as 

shown on ROS#20060628.   

7. The subject property contains a shop (BP2005-615) with an unpermitted living quarters.  

The developer had a special inspection completed in October of 2025 (Exhibit C12).  The 

developer shall submit a proof of completion for the listed items in the special inspection 

and complete a change of occupancy permit for the structure as a residence.   

8. The accessory shop must be permitted as a residence in order to standalone on a lot created 

through the subdivision development.  If a new primary residence is constructed the living 

quarters can be removed or re-classified as the secondary residence on the created platted 

lot.   

9. The shop/living quarters must meet setback requirements if a private road lot is required 

during the platting process.  A private road lot is required if the road will serve three 

residential properties/residences in accordance with CCCO §07-10-03 and §07-17-31. 

7. EXHIBITS:    

A. Draft FCOs 

B. Application Packet & Supporting Materials 

1. Master Application 
2. Letter of Intent  
3. Site Plan (proposed plat) 
4. Land Use Worksheet and Subdivision Worksheet 
5. Other Application Materials/Communication 

C. Supplemental Documents 
1. Parcel Tool 
2. Small Aerial Photo 
3. Future Land Use Map 
4. Zoning and Classification Map 
5. Subdivision Map and Report 
6. Case Map and Report 
7. Lot Classification Map 
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8. Soil, Prime Farm Lands and Report 
9. Contour and Slope % Map 
10. Staff Property Research 

D. Site Visit Photos:  
E. Agency Comments Received by:  April 6, 2026 

1. Notus Parma Hwy (JUB); Received:  September 29, 2025 (amendment) 
1.1.  

2. ITD; Received:  October 10, 2024 
3. Canyon Soil Conservation District; October 10, 2024 
4. DSD Engineering; November 7, 2024 
5. Southwest District Health; October 10, 2024 
6. Black Canyon Irrigation District; September 29, 2025 
7. Caldwell Rural Fire District; April 3, 2026 

 
F. Public Comments Received by:  April 6, 2026 

1. Ottens; April 2, 2026   
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PLANNING OR ZONING COMMISSION 

FINDINGS OF FACT, CONCLUSION OF LAW AND ORDER 
 

Case #: OR2023-0001 FINDINGS OF FACT, CONCLUSIONS OF LAW AND ORDER 
Hearing Date:  April 16, 2026 Page 1 of 6 

 
In the matter of the application of: 
Lacy- OR2023-0001 

The Canyon County Planning and Zoning Commission 
considers the following: 

The applicant Debra Lacy Living Trust requests a 
Comprehensive Plan Amendment to modify the 
Agricultural designation to Residential for a 6.43 acre 
parcel R38435011 and concurrently requests a 
conditional rezone of the 6.43 acre property from 
Agricultural “A” to CR-Rural Residential “CR-RR” for 
the purpose of creating a proposed three (3) lot 
subdivision.  The property is located at 18181 
Goodson Road, 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 OR2023-0001 & 
CR2023-0004 

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 §07-06-03 (Comprehensive Plan Amendment Criteria), 
CCCO §07-10-27 (Land Use Regulations (Matrix)), and §67-6519 (Application Granting Process). 

 

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

 

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, §67-6509. 

 

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. No plan shall be effective unless adopted by resolution by the governing board. A resolution enacting or 
amending a plan or part of a plan may be adopted, amended, or repealed by definitive reference to the 
specific plan document. A copy of the adopted or amended plan shall accompany each adopting resolution 
and shall be kept on file with the city clerk or county clerk. See I.C. §67-6509(c).   

 

The application, OR2023-0001, 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 
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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: 

 
COMPREHENSIVE PLAN AMENDMENT HEARING CRITERIA: 

Table 1. Comprehensive Plan Amendment Criteria Analysis 

HEARING CRITERIA §07-06-03 (1): The commission shall review the particular facts and circumstances of each proposed 

comprehensive plan amendment and make a recommendation regarding the same to the board. The commission and 

the board shall determine whether the proposed amendment meets the requirements of the Local Land Use Planning 

Act (LLUPA), Idaho Code title 67, chapter 65, and is consistent with the comprehensive plan's purposes, goals and 

policies: 

Compliant  County Ordinance and Staff Review 

Yes No N/A Code Section Analysis 

☐ ☒ ☐ 

07-06-03 (1)A Is the requested type of growth generally in conformance with the 

comprehensive plan; 

Staff Analysis The 2030 Plan Future Land Use (FLU) designation for this area of the county is 

‘Agriculture’.  The primary zoning classification is “A” (Agricultural).  The current 

use of the property is residential with an approximate half acre patch of berry 

bushes and the remainder consisting of dry land.  The overall area is comprised of 

primarily agricultural uses as designated in the plan.  The area is not planned for 

residential, however, there is residential development and residential zoning in 

the immediate area including rural residential and single family residential.  

Legacy conditional use permit processes and administrative land division 

processes have allowed for clustered development inclusive of platted 

subdivisions along this Goodson Road corridor in rural Canyon County.   

 

The 2030 Plan strongly encourages the preservation of agriculture and 

agricultural lands.  It also recognizes that some areas are suited for residential 

growth that can maintain the rural character of the area.  Although the requested 

type of growth is generally in conformance with the area development and with 

some goals and policies of the 2030 Comprehensive Plan including Policy P4.01.01 

which speaks to maintaining a balance between residential growth and 

agriculture that protects the rural character and Policy P4.03.02 talks about 

encouraging the development of property that does not fragment existing 

development patterns; establishing a ‘Residential’ designation where there is no 

plan for continued growth or planned residential development is consistent with 

the current designation and overall 2030 Plan.  Modifying the 2030 Plan to 

designate this property as ‘Residential’ indicates a trend in development towards 

residential that is not supported by the Plan.   

 

☐ ☒ ☐ 

07-06-03 (1)B When considering the surrounding land uses, is the proposed land use more 

appropriate than the current comprehensive plan designation; 

Staff Analysis In consideration of the immediate surrounding land uses, the proposed 

Comprehensive Plan amendment to Residential is not more appropriate than the 

current comprehensive plan designation of Agriculture.  The primary zone and 
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land use in the vicinity is Agriculture with rural residential development along the 

Goodson Road corridor. 

 

Adjacent Existing Comprehensive Plan Designation: 

Direction Existing Designation Existing Land Use 

N Agriculture Rural Residential along road corridor 
and Agricultural 

S Agriculture Primarily Agricultural 

E Agriculture Rural Residential along road corridor 
and north of irrigation lateral 

W Agriculture and one parcel 

of Conservation/Open Space 

Agricultural & Bureau of 
Reclamation parcel  

Residential, Agriculture, Commercial, Industrial, Conservation and Public/Open Space 
 

There is a pattern of rural residential land use along the Goodson Road corridor 
with parcels having been divided into lots of similar sizes to the applicant’s 
proposal.  Much of the residential development has been created through land 
divisions and legacy conditional use permit development.  There is a large 
residential development, The Stadium, located to the northeast and two older 
platted developments including Coombes Subdivision and Stafford Heights in the 
immediate vicinity.  The subject property does not have irrigation water rights 
available and is currently developed as a residential property with a single-family 
residence and a shop with unpermitted living quarters.  The existence of 
residential development, much of what was approved twenty years ago, is not 
justification for amending the 2030 Plan adopted more recently in 2030 which 
calls for this area to be Agriculture not Residential. 
  

☐ ☒ ☐ 

07-06-03 (1)C Is the proposed comprehensive plan amendment compatible with surrounding 

land uses; 

Staff Analysis The proposed comprehensive plan amendment may be compatible with 

surrounding land uses although there are no residential designations on the 

current Comprehensive Plan Future Land Use Map.  The 2030 Plan, as adopted in 

2022, did not contemplate encouraging additional residential development in this 

area of the county.  Creating Residential designations in areas where agriculture is 

the primary use throughout the area is counter to the overall goal of the Plan to 

preserve agriculture.   The requested use could potentially be accomplished 

through the conditional rezone process in alignment with the goals and policies of 

the plan. 

 

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 
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from or conditions upon a proposed use to minimize interference and conflicts 

with existing uses. 

 

The subject property is 6.43 acres and contains a residence and a shop with a 

currently unpermitted living quarters.  There are 49 parcels and lots within 1500 

feet of the subject property that range in size from 0.38 acres to 7.82 acres.  It is 

not anticipated that the proposed use will conflict with existing uses in the area.  

The conditional rezone request is to provide for the division of the parcel to be 

divided into three residential properties in conformance with the Rural 

Residential zoning provisions.  This property lies on the western edge of where 

the clustered development has occurred previously.  The existing property is 

transitional to the larger productive agricultural properties in the area. 

 

☐ ☒ ☐ 

07-06-03 (1)D Do development trends in the general area indicate that the current designation 

and circumstances have changed since the comprehensive plan was adopted; 

and 

Staff Analysis Development trends in the general area do not indicate that the current 

designation and circumstances have changed since the comprehensive plan was 

adopted.  

Staff notes that this specific area is currently developed as rural residential along 

this section of Goodson Road corridor easterly to the interstate, however, the 

Plan does not support residential growth in this area of the county at this time.  

 

The overarching goal of the 2030 Plan is the preservation of agriculture and 
agricultural lands in the county.  The plan also recognizes that growth and 
housing is important and that maintaining the character of the area should be 
considered.  This area of development to the east of this parcel has previously 
been identified for rural residential either through plan designation or public 
hearing actions.  The Plan designation of Agriculture for this area ensures that 
requests are reviewed in order to minimize the potential impact to agriculture 
and the agricultural properties that can be affected by residential development in 
a primarily agricultural region.  The subject property is in an area that has already 
been developed for residential purposes under former policies.  The development 
has primarily been occurring on properties that do not have irrigation water due 
to topography and orientation to the existing canal systems.  The Plan does not 
encourage further residential growth in this region.  Development of The Stadium 
properties that is currently occurring to the east along Goodson Road was 
originally approved in 2005 by conditional use permit and then conditionally 
rezoned to preserve development rights through the market downturn under 
former policies. 
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☒ ☐ ☐ 

07-06-03 (1)E Will the proposed comprehensive plan amendment impact public services and 

facilities. What measures will be implemented to mitigate impacts? (Ord. 11-

003, 3-16-2011) 

Staff Analysis The proposed comprehensive plan amendment is not anticipated to impact public 
services and facilities. Any necessary measures to mitigate impacts are detailed 
below. 
 
The requested Plan amendment to designate the property as Residential for the 
purpose of developing the 6.43 acre subject property as a Rural Residential 
subdivision is not anticipated to affect public services and facilities.  The 
properties will be served by individual wells and septic systems and have access 
to the existing public road, Goodson Road.   
 
Caldwell Rural Fire indicates that the approximate response time to the site is 
seven (7) minutes with the nearest station 4.3 miles away.  The Fire Department 
further states that, “ongoing population increases will directly affect service levels 
until CFD can enhance and expand its operational capabilities.”  Properties 
located within 3-4 miles from a fire station are at the limit of effective coverage 
and may experience service delays.  Developments beyond 5 miles are generally 
not recognized by ISO as having fire protection and response to these areas will 
be significantly delayed. (Exhibit E7) 
 
The following measures will be implemented to mitigate impacts:  
The property, if approved for the conditional zoning to Rural Residential with a 

minimum average lot size of two (2) acres provides for a maximum of three lots. 

 

 

Order 
Based upon the Findings of Fact, Conclusions of Law and Order contained herein, the Planning and Zoning 
Commission recommends denial of Case #OR2023-0001, a comprehensive plan map amendment of parcel 
R38435011, approximately 6.43 acres, from a “Agriculture” designation to a “Residential” designation. 

 

 
 
DATED this ________ day of _________________________, 2026. 

 

 
PLANNING AND ZONING COMMISSION 

                                          CANYON COUNTY, IDAHO 
  
 
 
                                                                                               ____________________________________ 
                                                                                                              Robert Sturgill, Chairman 
  



Page 6 of 6 

 

State of Idaho  ) 

    SS 

County of Canyon County ) 

On this ______day of _____________, in the year of 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:      

 
 



PLANNING OR ZONING COMMISSION 

FINDINGS OF FACT, CONCLUSION OF LAW AND ORDER 

 

Case #: OR2023-0001 / CR2023-0004 – Lacy Conditional Rezone  
Hearing Date:  April 16, 2026 Page 1 of 9 

 

In the matter of the application of: 
Lacy- CR2023-0004 

The Canyon County Planning and Zoning Commission 
considers the following: 

The applicant Debra Lacy Living Trust requests a 
Conditional Rezone of parcel R38435011 (6.43 acres 
more or less) “A” (Agricultural) to “CR-RR” (CR-Rural 
Residential) subject to conditions to be enumerated in a 
Development Agreement for the purpose of creating a 
proposed residential subdivision.  The property is located 
at 18181 Goodson Road, 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 OR2023-0001 & 
CR2023-0004. 

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 §07-06-03 (Comprehensive Plan Amendment Criteria), 
CCCO §07-06-07 (Conditional Rezones), CCCO §07-10-27 (Land Use Regulations (Matrix)), and §67-6519 
(Application Granting Process). 

 

a. Notice of the public hearing was provided in accordance with 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, §67-6509. 
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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, CR2023-0004, 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: 

 

CONDITIONAL REZONE HEARING CRITERIA: 

Table 1. Conditional Rezone Standards of Evaluation Analysis 

Standards of Evaluation (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: 

Compliant  County Ordinance and Staff Review 

Yes No N/A Code Section Analysis 

☒ ☐ ☐ 

07-06-07(6)A1 Is the proposed conditional rezone generally consistent with the comprehensive 
plan; 

 Analysis The proposed conditional rezone is not generally consistent with the 
Comprehensive plan.  However, although the Plan designation is Agriculture the 
Plan supports growth that maintains the rural character and lifestyle of the area.  
 
The applicant is requesting to conditionally rezone for the purpose of further 
dividing the property for residential development and creating an additional 
residential subdivision that requires platting.  There is not an intended plan for 
the properties other than to provide for residential development.  The two acre 
minimum average lot size is consistent with many of the developed properties in 
the immediate area.  
 
Although the requested type of growth is generally in conformance with the area 
development and with some goals and policies of the 2030 Comprehensive Plan 
including Policy P4.01.01 which speaks to maintaining a balance between 
residential growth and agriculture that protects the rural character. Policy 
P4.01.02 indicates that, “Planning, zoning, and land-use decisions should balance 
the community’s interests and protect private property rights.” P4.03.02 talks 
about encouraging the development of property that does not fragment existing 
development patterns.  The subject property is not in production nor are the 
developed properties immediately adjacent but, the property is on the western 

https://advance.lexis.com/api/document/collection/statutes-legislation/id/5HD6-49V0-004D-D2GJ-00000-00?context=1000516
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boundary of this rural development area along Goodson Road where developed 
properties transition to large agricultural fields.   
 
The Commission could consider minimizing the impact by restricting the 
development of this property to two (2) total parcels. 
 

☒ ☐ ☐ 

07-06-07(6)A2 When considering the surrounding land uses, is the proposed conditional rezone 
more appropriate than the current zoning designation; 

Analysis In consideration of the surrounding land uses, the proposed conditional zone 
change to “CR-RR” (CR-Rural Residential) is as appropriate as the current zoning 
designation of “A” (Agriculture).  
 

The 6.43 acre subject property is not and has not been in agricultural production 
and does not have surface irrigation water available.  The property is developed 
with a single-family residence and also has a shop with unpermitted living 
quarters.  Within the surrounding 1500 foot area there are 49 parcels ranging in 
size from 0.38 acres to 7.82 acres.  There are multiple platted developments lying 
east of the subject property including Stafford Heights, Coombes Subdivision, The 
Stadium No. 1 and No. 2, Overview Acres, Elm Crest, Edenbrook, Goodson and 
Butterfly Ridge.   
 

Pursuant to Canyon County ordinance §07-10-25:  Purposes of Zones: 
 (1)   The purposes of the A (Agricultural) Zone are to: 

      A.    Promote the public health, safety, and welfare of the people of the 
County by encouraging the protection of viable farmland and farming 
operations; 

      B.    Limit urban density development to Areas of City Impact in accordance 
with the comprehensive plan; 

      C.    Protect fish, wildlife, and recreation resources, consistent with the 
purposes of the "Local Land Use Planning Act", Idaho Code title 67, 
chapter 65; 

      D.    Protect agricultural land uses, and rangeland uses, and wildlife 
management areas from unreasonable adverse impacts from 
development; and 

      E.    Provide for the development of schools, churches, and other public and 
quasi-public uses consistent with the comprehensive plan. 

 
(2)   The purpose of the R-R (Rural Residential) Zone is to encourage and guide 

growth in areas where a rural lifestyle may be determined to be suitable. 
 
Adjacent Existing Conditions: 

Direction Existing Use Primary Zone Other Zone 

N Rural Residential and 
Agriculture 

Agricultural NE-CR-Rural 
Residential 

S Agriculture and Ag 
Residential 

Agricultural na 

E Rural Residential and 
Agricultural 

Agricultural CR-Rural 
Residential 
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W Agricultural and Ag 
Residential 

Agricultural na 

“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) 

 
Development has been occurring in this area of the county through the legacy 
conditional use permit processes to current date were rezoning of the properties 
have occurred to provide for rural residential development on primarily unfarmed 
ground in this region. See Exhibits C2, C4, C5.  
 
Surrounding Land Use Cases:  
The Stadium Subdivision Lot 1, Block 1 is currently being replatted in phases to 
reflect the conditions of the development agreement.  Phase 1 final plat has been 
completed with phase 2 and 3 in process. (CR-Rural Residential) 
 
Edenbrook Estates Subdivision was completed with the final plat signed in 2024. 
(CR-Rural Residential) 
 
Kimber Ridge phase 1-3 were final platted in 2021-2024 (Rural Residential) 
 

☒ ☐ ☐ 

07-06-07(6)A3 Is the proposed conditional rezone compatible with surrounding land uses; 

Analysis The proposed conditional rezone to “CR-Rural Residential” 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. 
 
The surrounding land uses are agricultural, ag-residential, and rural residential 
development.  The area along Goodson Road easterly between the subject 
property and Interstate 84 is primarily developed as rural residential uses 
inclusive of single-family residential and hobby or small ag-residential farms.  The 
proposed development of the subject property is not anticipated to negatively 
impact the existing uses in the area.  See Exhibit C2. 
 

☒ ☐ ☐ 

07-06-07(6)A4 Will the proposed conditional rezone negatively affect the character of the area? 
What measures will be implemented to mitigate impacts? 

 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: 
This area of the county is a mix of rural residential and agricultural uses with 
significant residential development of properties along this Goodson Road 
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corridor that is not utilized for crop production due to topography restricting 
irrigation resources in spite of the existing canal systems that course through the 
area.  Much of the developed property lies above the canals and is therefore not 
allocated surface irrigation rights.  The 6.43 acre subject property is part of a 28.4 
acre original parcel that has been divided many times and reflects the uses of this 
and other properties as rural residential development with an agricultural 
character.  The property is bounded by lots of similar size and use as proposed.  
The larger 19 acre parcel to the west is owned by the Bureau of Reclamation and 
is not farmed.  The region surrounding this legacy development node is 
agricultural. 
 
The following measures will be implemented to mitigate impact 
The development lot size is restricted to a minimum two (2) acre average 
providing for a maximum of three (3) total parcels on the 6.43 acers in 
conformance with zoning and subdivision ordinance requirements.  The proposed 
development shall meet subdivision requirements including the development of a 
named private road lot that shall also serve the 6.43 acres (R38435011A) to the 
south of the subject property.   The majority of the properties in the area are not 
developed with secondary residences—the commission may consider restricting 
secondary residences on the properties if approved.  The Commission may also 
consider that two (2) lots of approximately three (3) acres would be more 
appropriate for transition to the agricultural region west of the proposed 
development. 
 

☒ ☐ ☐ 

07-06-07(6)A5 Will adequate facilities and services including sewer, water, drainage, irrigation 
and utilities be provided to accommodate proposed conditional rezone; 

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 developer proposes individual well and septic for the lots within the 
development.  It is not anticipated that there will be an issue with locating septic 
systems and replacement fields on the approximate two (2) acre lots if approved.  
The development plat shall comply with Southwest District Health requirements; 
a signatory on the final plat.  Two septic systems currently exist on the property 
serving the two structures that are on the property. 
 
Water: 
The developer proposes individual well and septic for the lots within the 
development.  It is not anticipated that there will be an issue with locating 
individual wells for the proposed development.  The development plat shall 
comply with Southwest District Health requirements; a signatory on the final plat. 
 
Per Idaho Statute §42-111 a domestic well may be utilized as follows:  (a) The 
phrase "domestic purposes" or "domestic uses" means: 
(i)  The use of water for homes, organization camps, public campgrounds, 
livestock, and for any other purpose in connection therewith, including irrigation 
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of up to one-half (1/2) acre of land, if the total use does not exceed thirteen 
thousand (13,000) gallons per day; 
 
Drainage: 
Drainage shall be retained on site.  An engineered grading and drainage plan 
should be required at time of building permit application due to the topography 
of the subject property with slopes in excess of 6 to 12%. 
 
Irrigation: 
The subject property does not have irrigation water available (see Exhibit E6).  
See “Water” above for permitted usage of domestic well for irrigation purposes. 
 
Utility: 
Idaho Power and Intermountain Gas Company were provided notice of the 
application for development.  No comments were received from those agencies.  
The existing structures on the property have electrical service.  It is not 
anticipated that services will not be available for the proposed use. 
  

☒ ☐ ☐ 

07-06-07(6)A6 Does the proposed conditional rezone 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? What measures have 
been taken to mitigate traffic impacts? 

Analysis The proposed conditional rezone will not require public street improvements in 
order to provide adequate access to and from the subject property.  The proposal 
is not expected to create undue interference with existing and/or future traffic 
patterns.  Any necessary measures to mitigate traffic impacts are detailed below. 
 
The proposed development is not anticipated to create undue interference with 
existing or future traffic.  The development shall meet the requirements of the 
Notus/Parma Highway District (NPHD) inclusive of access/approach permitting 
and obtaining district approval as evidenced by NPHD signing the final plat. 
 
The development, as proposed, will require the development of a private road lot 
on the subdivision plat if the rezone is approved.  The developer must provide 
access to the parcel that lies to the south, parcel R38435011A, in conformance 
with current zoning ordinance requirements for access. 
 

☒ ☐ ☐ 

07-06-07(6)A7 Does legal access to the subject property for the conditional rezone exist or will 
it exist at time of development; and 

Analysis The subject property has legal access and legal access for the proposed 
development will exist at the time of the signing of the final plat. See review and 
analysis detailed below.  
 

The subject property is currently developed with a single-family residence that 
takes access to Goodson Road at the northeast corner of the property.  There is 
also a shared access in the northwest corner that serves the shop with living 
quarters and parcel R38435011A south of the subject property.   NPHD will 
require that the development comply with the ACCHD Standards Manual and the 
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access will be approved as evidenced by the highway district’s signature on the 
final plat.  Adequate access to the property to the south must be provided in 
accordance with zoning ordinance and subdivision platting requirements.    
 

Access in conformance with the current zoning ordinance and subdivision 
requirements must be provided to parcel R38435011A located on the southern 
boundary of the subject parcel. 
 

☒ ☐ ☐ 

07-06-07(6)A8 Will the proposed conditional rezone amendment impact essential public 
services and facilities, such as schools, police, fire and emergency medical 
services? What measures will be implemented to mitigate impacts? (Ord. 16-007, 
6-20-2016) 

Analysis The proposed use as a three (3) lot residential subdivision 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. 
 

The services are not anticipated to be negatively impacted by such use, and/or 
require additional public funding in order to meet the needs created by the 
requested use.  
 

Schools: 
The subject property lies within the Notus School District.  The District was 
notified of the application.  Staff did not receive comment from the school 
district.  Development of two additional properties is not anticipated to 
significantly impact student enrollment. 
 

Police:  
The Canyon County Sheriff’s office was notified of the application for 
development and no comments were received. 
 

Fire protection & Emergency Medical Services: 
The Caldwell Rural Fire District and EMS were notified of the application.  Staff did 
not receive any comments from EMS.  Caldwell Rural Fire indicates that the 
approximate response time to the site is seven (7) minutes with the nearest 
station 4.3 miles away.  The Fire Department further states that, “ongoing 
population increases will directly affect service levels until CFD can enhance and 
expand its operational capabilities.”  Properties located within 3-4 miles from a 
fire station are at the limit of effective coverage and may experience service 
delays.  Developments beyond 5 miles are generally not recognized by ISO as 
having fire protection and response to these areas will be significantly delayed. 
(Exhibit E7) 
 

The following measures will be implemented to mitigate impacts:  
The Commission and Board may consider restricting the development to one 
single-family residential unit per lot. 
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Order 
Based upon the Findings of Fact, Conclusions of Law and Order contained herein, the Planning and Zoning 
Commission recommends approval of Case #CR2023-0004, a conditional rezone of parcel R38435011, 
approximately 6.43 acres, from “A” (Agricultural) to “CR-RR” (CR-Rural Residential) subject to conditions 
attached hereto to be enumerated in a Development Agreement. 
 

 

 
 
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 of 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:      
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ATTACHMENT A 
 

DRAFT 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.  

2. The developer shall comply with CCZO §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." 

3. Platting as a residential subdivision is required for division of this 6.42 acre parcel. 

4. The preliminary and final plat shall be reviewed by the Caldwell Rural Fire District and a letter of 

review and approval shall be provided to Development Services prior to the Board of County 

Commissioners signing the final plat. 

5. The development shall comply with the Notus Parma Highway District access requirements as 

evidenced by the District’s signature on the final plat. 

6. The developer shall provide legal access to the residential parcel to the south, parcel R38435011A 

(6.43 acres).  The current easement of 25 feet is not sufficient to meet current county road and 

driveway requirements.  The property was created through approval of CU2005-84 for a land division 

of 12.86 acres more or less into two 6.43 acre parcels as shown on ROS#20060628.   

7. The subject property contains a shop (BP2005-615) with an unpermitted living quarters.  The 

developer had a special inspection completed in October of 2025 (Exhibit C12).  The developer shall 

submit a proof of completion for the listed items in the special inspection and complete a change of 

occupancy permit for the structure as a residence.   

8. The accessory shop must be permitted as a residence in order to standalone on a lot created through 

the subdivision development.  If a new primary residence is constructed the living quarters can be 

removed or re-classified as the secondary residence on the created platted lot.   

9. The shop/living quarters must meet setback requirements if a private road lot is required during the 

platting process.  A private road lot is required if the road will serve three residential 

properties/residences in accordance with CCCO §07-10-03 and §07-17-31. 



droot
Text Box
EXHIBIT
B




droot
Text Box
EXHIBIT
B1




droot
Text Box
EXHIBIT
B2








droot
Text Box
EXHIBIT 
B3






droot
Text Box
EXHIBIT
B4










droot
Text Box
EXHIBIT
B5












droot
Text Box
EXHIBIT
C




droot
Text Box
EXHIBIT
C1




THE STADIUM SUBDIVISION

COOMBES SUB #1

STAFFORD HEIGHTS SUBDIVISION

Goodson Rd

Indecision Ln

S
ta

ff
o

rd
 R

d

H
o

w
lin

g
 H

ill
s 

L
n

Vaquero Ln

Lacy
Small Air Photo 1 Mile

IMAGES WERE FLOWN IN THE FALL OF 2020.

0 0.25 0.5
Miles

City_Limits

Wetlands

droot
Text Box
EXHIBIT
C2




H
o

p
 R

d

Goodson Rd

Galloway Rd

W
ag

n
er

 R
d

Market Rd
Sand Hollow Rd

S
ta

ff
o

rd
 R

d

I 84 EB
I 84 W

B

Indecision Ln

O
ld H

w
y 30

G
ra

y 
S

ag
e 

R
d

Vaquero Ln

M
ar

g
ar

et
 L

n E
d

en
b

ro
o

k L
n

G
o

ld
en

 Y
ea

rs
 L

n

R
o

ya
l A

cr
es

 W
ay

Deena Ln

E
d

g
ew

o
o

d
 D

r

W
ag

n
er

 R
d

0 0.80.4

Miles

Legend
Future Land Use 2030

COMMERCIAL
INDUSTRIAL
RESIDENTIAL

SUBJECT PROPERTY

Lacy
Future Land Use map

droot
Text Box
EXHIBIT
C3




H
O

P
 R

D

GOODSON RD

GALLOWAY RD W
A

G
N

E
R

 R
D

MARKET RD

I 84 EB

SAND HOLLOW RD

I 84 W
B

S
TA

F
F

O
R

D
 R

D

INDECISION LN

O
LD

 H
W

Y 30

G
R

A
Y

 S
A

G
E

 R
D

H
O

W
L

IN
G

 H
IL

L
S

 L
N

VAQUERO LN

E
D

E
N

B
R

O
O

K
 L

NE
L

M
C

R
E

S
T

 D
R

W
A

G
N

E
R

 R
D

Lacy
Zoning & Classification Map

Subject Property

0 10.5

Miles

CurrentZoning

RR

CR-RR

R1

CR-R1

R2

C

C1

CR-C1

C2

CR-C2

M1

CR-M1

M2

AG

ITD Functional Classification

Interstate

Major Collector

Minor Arterial

Minor Collector

Other Principal Arterials

droot
Text Box
EXHIBIT
C4




4

2
13

Stadium Sub No.2

Edenbrook Estates

Saskatoon Hill Sub

Kimber Ridge Sub No. 3

GOODSON RD

GALLOWAY RD
W

A
G

N
E

R
 R

D

MARKET RD

I 84 EB

H
O

P
 R

D

I 84 W
B

SAND HOLLOW RD

S
TA

F
F

O
R

D
 R

D

H
O

P
 L

N

INDECISION LN

O
LD

 H
W

Y 30

H
O

W
L

IN
G

 H
IL

L
S

 L
N

VAQUERO LN

W
E

S
T

 T
R

A
IL

 W
A

Y

VISTA SOLEADA LN

H
O

P
 R

D

W
A

G
N

E
R

 R
D

SUBDIVISIONS

Plat Type,Plat Status

Preliminary,Approved

Preliminary,Pending

0 0.60.3
Miles

Lacy
Subdivision Map

SUBJECT PROPERTY

droot
Text Box
EXHIBIT
C5




NUMBER OF SUBS ACRES IN SUB NUMBER OF LOTS AVERAGE LOT SIZE
4 423.57 65 6.52

NUMBER OF SUBS IN PLATTING ACRES IN SUB NUMBER OF LOTS AVERAGE LOT SIZE
2 228.29 139 1.64

NUMBER OF LOTS NOTIFIED AVERAGE MEDIAN MINIMUM MAXIMUM
20 16.29 4.67 1.65 102.51

NUMBER OF MOBILE HOME PARKS ACRES IN MHP NUMBER OF SITES AVG HOMES PER ACRE MAXIMUM
0 0 0 0 0

Label LOCATION ACRES NO. OF LOTS AVERAGE LOT SIZE CITY OF… Year

1 5N3W19 25.10 16 1.57 COUNTY (Canyon) 1972
2 5N3W19 35.23 41 0.86 COUNTY (Canyon) 1973
3 5N4W24 5.60 3 1.87 COUNTY (Canyon) 2008
4 5N3W18 357.64 5 71.53 COUNTY (CANYON) 2018

ACRES NO. OF LOTS AVERAGE LOT SIZE

221.86 136 1.63
6.43 3 2.14

SITE ADDRESS ACRES NO. OF SPACES UNITS PER ACRE CITY OF…

SUBDIVISIONS IN PLATTING

SUBDIVISION & LOT REPORT

SUBDIVISION NAME

COOMBES SUB #1
ELM CREST SUB

STAFFORD HEIGHTS SUBDIVISION
THE STADIUM SUBDIVISION

PLATTED SUBDIVISIONS

Saskatoon Hill Sub

MOBILE HOME & RV PARKS

Stadium Sub No.2

SUBDIVISION NAME

SUBDIVISION NAME



1

2

H
O

P
 R

D

GOODSON RD

GALLOWAY RD

W
A

G
N

E
R

 R
D

MARKET RD

I 84 EB

SAND HOLLOW RD

I 84 W
B

S
TA

F
F

O
R

D
 R

D

INDECISION LN

O
LD

 H
W

Y 30

G
R

A
Y

 S
A

G
E

 R
D

H
O

W
L

IN
G

 H
IL

L
S

 L
N

S
E

R
E

N
IT

Y
 L

N

VAQUERO LN

E
D

E
N

B
R

O
O

K
 L

N

M
A

R
G

A
R

E
T

 L
N

W
E

S
T

 T
R

A
IL

 W
A

Y

G
O

L
D

E
N

 Y
E

A
R

S
 L

N

VISTA SOLEADA LN

DEENA LN

W
A

G
N

E
R

 R
D

Lacy
Case Map

0 10.5

Miles

SUBJECT PROPERTY

YEAR

2023

2022

2021

2020

2019

2018

droot
Text Box
EXHIBIT
C6




ID CASENUM REQUEST CASENAME FINALDECIS
22835 SD2020-0027 Prelim Plat - Stadium Sub 2 Stadium Sub 2 APPROVE
4409 CR2021-0013 Rezone AG to CR-RR Stark APPROVED

CASE SUMMARY



H
O

P
 R

D

GOODSON RD

GALLOWAY RD W
A

G
N

E
R

 R
D

MARKET RD

I 84 EB

SAND HOLLOW RD

I 84 W
B

S
TA

F
F

O
R

D
 R

D

INDECISION LN

O
LD

 H
W

Y 30

G
R

A
Y

 S
A

G
E

 R
D

H
O

W
L

IN
G

 H
IL

L
S

 L
N

VAQUERO LN

E
D

E
N

B
R

O
O

K
 L

NE
L

M
C

R
E

S
T

 D
R

W
A

G
N

E
R

 R
D

Lacy
Lot Classification Map

Subject Property

0 0.5

Legend
0.0 - 1.0

1.1 - 2.0

2.1 - 3.0

3.1 - 4.0

4.1 - 5.0

5.1 - 6.0

ITDFunctionalClassification
Interstate

Minor Arterial

Major Collector

Minor Collector

Other Principal Arterials

droot
Text Box
EXHIBIT
C7




!.

!.

!.
Goodson

Indecision

S
ta

ff
o

rd

H
o

w
lin

g
 H

ill
s

Vaquero

M
ar

g
ar

et

R
o

ya
l A

cr
esC
h

ar
re

d
 O

ak

B
re

ak
aw

ay

4
4

Lacy
Soil Map

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

0 0.25 0.5
Miles

Nitrate Priority Wells

!. 0.005000 - 2.000000

!. 2.000001 - 5.000000

"/ 5.000001 - 10.000000

#0 10.000001 - 49.800000

!m IDWR_2C_Geothermal_

Wetlands

!m

droot
Text Box
EXHIBIT
C8




GOODSON RD

INDECISION LN

S
TA

F
F

O
R

D
 R

D

VAQUERO LN

MARGARET LN
R

O
Y

A
L

 A
C

R
E

S
 W

A
Y

Lacy
Prime Farm Lands

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

0 0.250.125

Miles

Subject Property

TAXLOTS

City_Limits

WETLANDS

2C_Hydro

FARMLAND
Farmland of statewide importance

Farmland of statewide importance, if irrigated

Farmland of statewide importance, if irrigated and reclaimed of excess salts and sodium

Not prime farmland

Water/Gravel Pit/ Rock outcrop/ Riverwash/ Terrace Escarpments

Prime farmland if irrigated

Prime farmland if irrigated and drained

Prime farmland if irrigated and reclaimed of excess salts and sodium

droot
Text Box
EXHIBIT
C8




SOIL CAPABILITY CLASS SOIL CAPABILITY SQUARE FOOTAGE ACREAGE PERCENTAGE

3 MODERATELY SUITED SOIL 1709.56 0.04 0.61%
4 MODERATELY SUITED SOIL 95514.36 2.19 34.12%
4 MODERATELY SUITED SOIL 182678.80 4.19 65.27%

279902.72 6.43 100%

SOIL NAME FARMLAND TYPE SQUARE FOOTAGE ACREAGE PERCENTAGE

EsB Prime farmland if irrigated 1709.56 0.04 0.61%
LkC Farmland of statewide importance, if irrigated 95514.36 2.19 34.12%
EvC Farmland of statewide importance, if irrigated 182678.80 4.19 65.27%

279902.72 6.43 100%

SOIL REPORT

FARMLAND REPORT

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



GRADE SOILTYPE

1 BEST SUITED SOIL
2 BEST SUITED SOIL
3 MODERATELY SUITED SOIL
4 MODERATELY SUITED SOIL
5 LEAST SUITED SOIL
6 LEAST SUITED SOIL
7 LEAST SUITED SOIL
8 LEAST SUITED SOIL
9 LEAST SUITED SOIL
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Subject Property:  R38435011A  Google Maps Street View  image date September 2025
South from Goodson Road near center of property



The proposed private road to serve the 
properties runs parallel approximately 40 
feet from edge of the adjacent driveway to 
the west.  As proposed the access would 
serve three properties requiring a private 
road lot for the purpose of platting.

The long driveway is for parcel R38435 
(first division) a.k.a. 18249 Goodson Road, 
Caldwell (not a part of application).

Subject property 
west driveway and 
secondary residence 
18247 Goodson Rd, 
Caldwell (small apt. 
in shop)

Pictures taken 
April 6, 2026



Goodson Road looking down private road, 
Royal Acres Way, adjacent to east 
boundary of subject property

Subject property eastern driveway 
and primary residence 18181 
Goodson Rd, Caldwell

Subject property from northwest 
corner looking southeast towards 
primary residence 18181 Goodson 
Rd, Caldwell

Pictures taken 
April 6, 2026



From east of the property on Goodson Road looking southeasterly across 
property to primary residence on knoll.  Picture taken April 6, 2026



Subject Property:  R38435011A  Google Maps Street View  image date September 2025
South from Goodson Road with primary residence in distance behind rows of berry bushes along the road frontage.



Subject Property:  R38435011A  Google Maps Street View  image date September 2025
East driveway approach to subject property on the left side Goodson Road facing westerly.



Subject Property:  R38435011A  Google Maps Street View  image date September 2025
Facing easterly on Goodson Road; Bureau of Reclamation property on right with subject property on the right in distance



Subject Property:  R38435011A  Google Maps Street View  image date September 2025
Facing easterly on Goodson Road; Bureau of Reclamation property on right with subject property on the right in distance



Subject Property:  R38435011A  Google Maps Street View  image date September 2025
Facing westerly on Goodson Road; subject property on left at second access 
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403 Blaine Street • Caldwell, ID  83605 • Phone 208-649-1266 • Fax 208-455-3014 

 

Date: 04/03/2026 

  

Canyon County Development Services 

Rezone / Zoning Map Amendment 

Parcel: R3843501100 

Re: Case Number: CR2023-004 

 

The Caldwell Rural Fire District has reviewed the application and can approve the 

applicants request regarding Rezoning subject to compliance with all the 

following code requirements and conditions set forth by the 2018 International Fire 

Code (IFC) as adopted by the Idaho State Fire Marshal’s Office. 

 

Details: 

 

Station 18 707 Notus Rd. Caldwell 

 

National Standards for Travel Time (90% of time) for first 

arriving unit: 

4 minutes 

Nearest Fire Station:  Station 18 

Closest fire station (in miles) to site: 4.3 Miles 

Approximate response time to site: 7 minutes 

Will this development have other significant impacts on 

the ability to provide services? 

No 

Will this development necessitate additional fire resources 

and/or equipment beyond current levels? 

If yes, please explain under “Adverse Impact Comments, 

Recommendations, and Fiscal Impact”. 

• Ongoing population increases will directly affect service 

levels until CFD can enhance and expand its operational 

capabilities. 

No 

 

 

Distance 

from Station 

Service 

Expectation Staffing & Apparatus 

Typical Response Time 

Goal 
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403 Blaine Street • Caldwell, ID  83605 • Phone 208-649-1266 • Fax 208-455-3014 

0–1 mile 
Immediate—high-

priority 

First-due company 

(engine) 
≤4min travel, ≤5min total 

1–2 miles 
Very rapid—high-

priority 

First-due company, 

backup 
≤4min travel, ≤5min total 

2–3 miles 
Rapid—standard 

coverage 
First-due w/ backup 

≤6min travel, ≤9min total 

(full alarm) 

3–4 miles Slower—moderate 
Closest available, 

limited 
6–8min travel 

4–5 miles Extended 
Closest company, 

delayed 
>8min travel, variable 

 

 

Properties located 3–4 miles from a fire station are at the limit of effective 

coverage and may experience service delays. 

 

Developments beyond 5 miles are generally not recognized by ISO as having fire 

protection, and response to these areas will be significantly delayed. 

 

 

 

Conditions for Canyon County Rural Construction: 

Commercial & Residential building plans shall be submitted to the Canyon 

County Development Services Department first. Once the Canyon County 

Development Services Department provides the applicant with receipt of fees, 

the applicant can then submit the project to the Caldwell Fire Department 

through the Caldwell City’s CitizanServe (CS) & Project Dox (PD) portal. The CS 

portal will issue the project an “FCP” number for tracking purposes and be 

assigned to a plan reviewer. Citizenserve Online Portal 

The application can be found at Permits/Inspections | Caldwell, ID 

General Requirement: 

Fire Department required fire Water, Access, and Street Identification shall be installed 

prior to construction or storage of combustible materials on site.  Provisions may be made 

for temporary access and identification measures. 

 

Homes constructed on new parcels will be subject to water supply requirements 

(depending on size) and access requirements for fire, police and EMS services. 

 

 

 

 

 

https://www4.citizenserve.com/Portal/PortalController?Action=showHomePage&ctzPagePrefix=Portal_&installationID=263
https://www.cityofcaldwell.org/departments/fire-/fire-prevention/permits


 
 

 

403 Blaine Street • Caldwell, ID  83605 • Phone 208-649-1266 • Fax 208-455-3014 

Specific building construction requirements of the International Building Code, 

International Fire Code. However, these provisions are best addressed by a licensed 

Architect at time of building permit application. 

 

 

Regards, 

 

 
 

Joseph Bongiorno 

Fire Prevention Office 

Caldwell Rural Fire Protection District 

jbongiorno@cityofcaldwell.org 
 
 

mailto:jbongiorno@cityofcaldwell.org
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To: Canyon County Planning and Zoning Commission 
Re: Case No. CR2023-0004 and OR2023-0001 
Date: April 2, 2026 
 
We are neighbors living about a quarter of a mile to the east of this proposed development. 
 
We are writing because this request is a further fulfillment of our predictions made to the County15 years ago 
when protesting the (now approved) 200 lot subdivision across from our home on Goodson in an area 
designated in your comprehensive plan as agricultural, an area once primarily agricultural with a few homes and 
a small 10 lot subdivision (on dry land on a hill). 
 
At that time the justification was made that due to housing a mile east of our home, and several administrative 
lot splits that increased the number of houses along Goodson, that this area (despite being in agricultural use) 
should be designated rural residential.  Then over the past years came request after request for zone changes 
until the proliferation of homes now extends down Goodson more than a half a mile to our west.  And each time 
someone wants to change the zone from agricultural to residential, the previous development is used as 
justification and the County approves it.  This is zone creep one property at a time making us believe that there is 
no real protection of ag land in this county. 
 
This continual creep of the residential zones seems to violate your own policies stated in the comprehensive 
Plan including: 
 
P4.01.01 Maintain a balance between residential growth and agriculture that protects the rural character. 
 
P4.03.01 Designate areas that may be appropriate for industrial, commercial, and residential land uses while 
protecting and conserving farmland and natural resources. 
 
P4.03.02 Encourage the development of individual parcels and subdivisions that do not fragment existing land 
use patterns. 
 
A4.04.02c Align zoning districts with communities, corridors, and landscapes to achieve consistency in the 
development pattern while protecting natural resources and farmland. 
 
P4.05.01 Promote future development and land-use decisions that do not create hardship for farmers and 
agricultural operators. 
 
G4.07.00 Protect rural qualities that make the County distinct and conserve and enhance the elements 
contributing to a good quality of life.  
 
P4.07.02 Discourage incompatible development near existing agricultural businesses that would cause the 
operator undue hardship through complaints, traffic, or other complications 
 
All that said, in good conscious, we do not protest our neighbor trying to obtain 2 additional lots on their 6 
acre piece of land, considering they are already surrounded on all sides 2 to 3 acre lots.  Our concern is that 
this move simply adds to the residential creep into ag land and frankly will be used as justification when the next 
property owner decides to quit farming or a developer asks for a residential zone change.  In addition, the zoning 
requested allows for 1 acre lots, allowing for further division of this land in the future.   
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We were once told by a developer that we were being selfish in opposing their development.  They said we got to 
live in the ‘country’ and should not deny others the same opportunity.   But the reality is that our fears have come 
to pass - we do not live in the ‘country’ anymore due to the inappropriate creep of subdivisions in our area.   
 
Mark and Teri Ottens 
17949 Goodson Rd 
Caldwell, ID 83607 
 



BOARD OF COUNTY COMMISSIONERS 

EXHIBIT 4: 

AGENCY COMMENTS 
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a  2760 W Excursion Ln, STE 400, Meridian, ID 83642     p  208-376-7330    w  www.jub.com 

 

 

 

 

October 25, 2024 

Amended: September 29, 2025 

Amended: July 1, 2026 

 

Dan Lister 

daniel.lister@canyoncounty.id.gov 

111 North 11th Ave., Ste. 310 

Caldwell, ID  83605 

 

RE: CASE NO. CR2023-0004 AND OR2023-0001, DEBRA LACEY TRUST   

 

Dear Dan: 

On behalf of the Notus Parma Highway District No. 2 (NPHD), I have reviewed the application dated 

10/10/2024, for the property located at 18247 Goodson Road for the subject Parcel #R38435011. 

Goodson Road is under the jurisdiction of the NPHD.  The functional classification for Purple Sage Rd.  

per NPHD’s 2017 Transportation Plan is a Major Collector roadway.  Existing right-of-way (R/W) at the 

subject parcel and along the centerline of Goodson Road appears to be a 50-ft wide prescriptive 

easement (25-ft each side of roadway centerline).   

Legal access to the subject parcel does not currently exist for the intended use.  The applicant will be 

required to submit a new commercial approach application to NPHD to re-construct the existing 

approach (located adjacent the Easterly property line to Goodson Road) into a Commercial & Multiple 

Residential approach per Standard Drawing ACCHD-106 application that meets the current Association 

of Canyon County Highway District Standards. Approach reconstruction would be required after the new 

approach permit is submitted and approved.  

At this time and based upon said written information provided with the application, the following 

Conditions of Approval apply: 

1. Application requirements shall meet 2022 ACCHD Standards. 

2. A Traffic Impact Study (TIS) is required per ACCHD Section 2010 Land Use Applications.  The P&Z 

hearing should be delayed until the TIS is complete. 

3. The TIS will determine mitigation of traffic impacts from the proposed residential development. 

Details of the TIS scope will be determined at a scoping meeting with the Applicant, their traffic 

engineer, and the NPHD.  The TIS shall include the following: 

a. Trip generation by the facility operations 

b. Site access including potential turn lanes  

c. Designated route to State Highway 

d. Proposed secondary access (if any) 

e. Intersection operation and level of service along said route 

f. Structural capacity of Purple Sage Rd. and designated route 
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www.jub.com                                                                                                                                                            J-U-B ENGINEERS, Inc. 

g. Calculation of proportionate share of costs by the Applicant for mitigation 

improvements and roadway reconstruction. 

4. Completion of the TIS for the required improvements (yet to-be-determined) shall be listed as a 

specific Condition of Approval in the event the Comprehensive Plan Map Amendment and 

Conditional Rezone is approved. 

5. TIS mitigation improvements by the Applicant shall require a separate engineering plan approval 

and construction permits from the NPHD for Goodson Rd. 

6. NPHD requires 80-ft width (40-ft half width) ultimate R/W dedicated from the centerline of a 

local rural road or the Section/Quarter Section Line, whichever is greater, from the applicant per 

ACCHD Section 3030 Right of Way.  

7. Rural Roadway Spacing or Rural Roadway Driveway Spacing shall be per ACCHD Section 3061 

Intersection and Approach Policy per the intended use. 

 

NPHD reserves the right to provide amended comments/conditions of approval in the event of 

application revision or when additional information becomes available. 

NPHD requests Canyon County Development Services incorporate these comments into proposed 

Conditions of Approval for consideration/approval by the Planning & Zoning Commission and the 

Canyon County Commissioners in the event the Comprehensive Plan Map Amendment and Conditional 

Rezone is approved. 

 

Respectfully,  

J-U-B ENGINEERS, Inc. 

Timothy Blair, P.E. (ID, OR)   
Area Manager - Meridian 

 

CC:  

• Lynn Troxel, NPHD#2 Director of Highways 

• Jay Kiiha, White Peterson 
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Debbie Root

From: Tim Blair <tblair@jub.com>
Sent: Monday, June 8, 2026 10:43 AM
To: Debbie Root
Cc: Lynn Troxel (lynntroxel@nphd.net)
Subject: RE: [External]  RE: OR2023-0001 AND CR2023-0004 Debra Lacy Living Trust

Good morning Debbie – Thanks for reaching out and I included responses to your questions below in red. 
 
Tim 
Timothy Blair, P.E. (ID, OR)   
 
From: Lynn Troxel <lynntroxel@nphd.net>  
Sent: Monday, June 8, 2026 6:56 AM 
To: Tim Blair <tblair@jub.com> 
Subject: [EXTERNAL] FW: [External] RE: OR2023-0001 AND CR2023-0004 Debra Lacy Living Trust 
 
From: Debbie Root <Debbie.Root@canyoncounty.id.gov>  
Sent: Tuesday, June 2, 2026 2:13 PM 
To: Lynn Troxel <lynntroxel@nphd.net> 
Subject: FW: [External] RE: OR2023-0001 AND CR2023-0004 Debra Lacy Living Trust 
 
Lynn, 
 
Who knew you’d be on popularity list this week.  I am looking at the Debra Lacy case file (R38435011) for 
a conditional rezone and eventually a plat if the rezone is approved. 
 
Currently I am trying to understand required roadway dedications for Goodson Road in this area.  JUB 
indicated that the ROW dedication is 40’ half width for Goodson at this location. Goodson Rd is a Major 
Collector that requires 80-ft width (40-ft half width) ultimate R/W dedicated.  But the development, The 
Stadium plat, to the east required to dedicate 50 feet half width?  If I recall correctly the Stadium 
Development needed additional RW for extreme cut/fill sections.  Just trying to understand that and 
make sure that 40’ is correct at this location. 
 
                (Makes a difference as I look at setbacks for the existing shop) 
 
Also, TJ Wellard, indicated that he is working with you guys on the driveways and that you are not likely to 
make them change the two access points currently on the property when the plat is reviewed?  Tim (JUB) 
indicated in a follow-up email that one of them may have to be removed or combined …I am assuming 
because nothing matches up out there with regards to the driveways on Lacy’s property and adjacent 
development.  I don’t have enough information to speak to this scenario.  It will depend upon if the plat 
that gets submitted meets ACCHD Standards for driveway separation or if the applicant submits a 
variance application to NPHD for a non-standard approach. 
 
The west access point also provides access to the six acre parcel to the south of the Lacy property and it 
has a building permit available. 
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Respectfully, 
 
Deb Root, MBA 
Canyon County Development Services 
debbie.root@canyoncounty.id.gov  
208-455-6034 
 
From: Tim Blair <tblair@jub.com>  
Sent: Tuesday, September 30, 2025 7:46 AM 
To: Debbie Root <Debbie.Root@canyoncounty.id.gov> 
Subject: [External] RE: OR2023-0001 AND CR2023-0004 Debra Lacy Living Trust 
 
2nd Try with Attachment. 
  
Timothy Blair, P.E. (ID, OR)   
  

From: Tim Blair  
Sent: Monday, September 29, 2025 4:16 PM 
To: Debbie Root <droot@canyonco.org> 
Cc: Lynn Troxel (lynntroxel@nphd.net) <lynntroxel@nphd.net>; Genia Watkins (gwatkins@nphd.net) 
<gwatkins@nphd.net> 
Subject: RE: OR2023-0001 AND CR2023-0004 Debra Lacy Living Trust 
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Hey good afternoon, Debbie – Thanks for circling back on this.  Attached is an updated response letter and conditions of 
approval.  Rural Roadway Driveway spacing will need to meet current ACCHD standards so the applicant will need to 
apply for a new approach permit from the Highway District.   Depending upon spacing, all three residential lots may 
need to access Goodson Road from the same approach location. 
  
Tim 
Timothy Blair, P.E. (ID, OR)   
  

From: Debbie Root <Debbie.Root@canyoncounty.id.gov>  
Sent: Monday, September 22, 2025 1:55 PM 
To: Lynn Troxel <lynntroxel@nphd.net> 
Subject: OR2023-0001 AND CR2023-0004 Debra Lacy Living Trust 
  
Lynn, 
  
Hope this finds you well.  I am in the process of reviewing an application that was recently reassigned to me and in 
reading the agency comments I note that the NPHD is requesting a TIS for a three lot development on 6.4 acres out off 
of Goodson Road.   This seems out of the norm to me so I am reaching out to verify the requirement as it is outside of 
the normal standards.  If you need the TIS completed could you provide the context?  There is currently one single family 
residence on the property and a barn.  Each takes access separately. 
  
  
Again, is a TIS warranted to two additional residential lots? 
  
  

 
  
  
  
  
Respectfully, 
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Deb Root, MBA 
Canyon County Development Services 
debbie.root@canyoncounty.id.gov  
208-455-6034 
  
Disclaimer  

Note: This e-mail and any attachments involving J-U-B or a subsidiary business may contain information that is confidential and/or proprietary. Prior to 
use, you agree to the provisions found on the Electronic Documents/Data License, which can be accessed from the footer on the J-U-B home page. If you 
believe you received this email in error, please reply to that effect and then delete all copies. 
 
This email has been scanned for viruses and malware, and may have been automatically archived. 

To help protect your privacy, Microsoft Office prevented automatic download of this picture from the Internet.
JUB_Image

 



BOARD OF COUNTY COMMISSIONERS 
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BOARD OF COUNTY COMMISSIONERS 

EXHIBIT 6: 

NEW/REVISED APPLICATION MATERIALS 
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Debbie Root

From: Debra Lacy <debraloulacy@icloud.com>
Sent: Friday, August 14, 2026 2:06 PM
To: Debbie Root
Subject: [External]  Re: Letter for county

 
Sent from my iPad 
 
 

On Aug 14, 2026, at 2:05 PM, Mark Peterson <mbpeterson2015@gmail.com> wrote: 

 

Canyon county commissioners, Thank you for allowing us to submit this testimony. 

My name is Debra Lacy. My husband and I purchased this property to be used as our 
primary residence. In 2006 We started to build the shop first, which is when Mel, my 
husband caught West Nile virus that put him in the hospital for 6mon. Because the virus 
took out  his ability to walk he was wheelchair bound. In 2017, Mel was able to gain back 
some strength and wanted to start building our dream home while still in the wheelchair. In 
2019 With the help of family and friends, we were able to move into our home ADA 
accessible for his comfort.  Mel was able to enjoy it until 2022 when he died of a heart 
attack. Loosing him was devastating to me since I was working a full time job and unable to 
take care of 6 1/2 acres by myself. Our dream diminished. This is when my son and his 
wife, my daughter and her husband  stepped up and said they would help take care of this 
property that we so loved.  

 

Since we owned this property in 2005, there has been an influx of houses being built 
through this area. “The stadium” subdivision has been approved for 80 houses to be built. 
Across the street from us is 8 new houses that have been built. I feel that the past 
commissioners allowed this because there isn’t anything you can do in this area, where 
the soil isn’t conducive to farming.  

 

On April 26, 2026 the planning and zoning commission denied our request by saying we 
could dry farm or dry graze on this property .  

 

According to Farmbrite who is the software for farmers record keeping, their quote;  
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On 2 acres of dry unirrigated land, you cannot support a full sized cow purely on 
grazing.  Dry land produces very little grass, so a standard cow/calf pair usually needs 2-10 
acres depending 

On the climate. However, you can keep zero to 2 animals if you plan to buy and feed them 
extra hay everyday. This would take 6 yrs to break even.  

 

County press is quoted in saying; 

Dry farming; growing crops without irrigation by relying on stored soil moisture, is 
historically rare in  canyon county idaho. Because the region is part of the arid treasure 
valley with low annual rainfall of around 10” per year.  Commercial agriculture relies 
heavily on an extensive network of surface water and ground water. 

 

Because of the soil is made up of clay and sand throughout the property with noxious 
weeds plus the fact that the previous owner sold the water rights to this land, no 
agriculture 

would be able to produce any crops or livestock.  The wind dries everything up, there isn’t a 
wind break around except for the trees that we planted around the house.   

 

This split that I am asking for is so that my son and his wife and family can build just one 
house.  This will help me out tremendously.  I am 64yrs old and need to be able to manage 
this property with the help of my children and leave a legacy for my grandchildren.   

 

Thank you 

 

 

 

 



1

Debbie Root

From: TJ Wellard <TJ@skinnerlandsurvey.com>
Sent: Tuesday, June 2, 2026 10:43 AM
To: Debbie Root
Subject: Re: [External]  Re: Staff Report and recommendations

We are working with the Highway District, it doesn't sound like they will take away our existing 
approaches, I am trying to get them to send you a confirmation of that. They already "re-approved" the 
shop access with no issues. With that we will probably shift the new lots access to the existing house 
access to avoid the private road issue along the West boundary. 
Since we applied for this back in 2023 do you think we can still get an easement reduction for that 
easement? 
 

Thanks, 

T.J. Wellard, PLS 

Skinner Land Survey 

17842 Sand Hollow Road 
Caldwell, Idaho 83607 
208-454-0933  
www.skinnerlandsurvey.com 
ID PLS #15352, OR PLS #88835 

Privileged and Confidential Communication. 

This electronic transmission, and any documents attached hereto, (a) are protected by the Electronic Communications Privacy 
Act (18 USC 2510-2521),(b) may contain confidential and/or legally privileged information, and (c) are for the sole use of the 
intended recipient named above. If you have received this electronic message in error, please notify the sender and delete the 
electronic message. Any disclosure, copying, distribution, or use of the contents of the information received in error is strictly 
prohibited. 

  

From: Debbie Root <Debbie.Root@canyoncounty.id.gov> 
Sent: Monday, June 1, 2026 3:02 PM 
To: TJ Wellard <TJ@skinnerlandsurvey.com> 
Subject: RE: [External] Re: Staff Report and recommendations  
  
TJ, 
  
At the hearing and after I spoke with Tanya and we discussed some of what was covered in the hearing as 
well as getting the shop brought into conformance.  I thought I was waiting for a new site plan and 
possible reduction of the number of lots or change of access points but if not then I will go ahead and 
schedule for hearing.  If the west access has to be a private road lot serving three lots inclusive of the 6 
acres to the south then there is not enough acreage remaining to create three lots with a 2 acre minimum 
average. 
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I’m ok scheduling and moving it forward with the recommendation of denial, the BOCC probably will 
approve the conditional rezone but we still have to make the plat work and meet the average lot size 
inclusive of the road lot. 
  
I will request a hearing date. 
  
Respectfully, 
  
Deb Root, MBA 
Canyon County Development Services 
debbie.root@canyoncounty.id.gov  
208-455-6034 
  
From: TJ Wellard <TJ@skinnerlandsurvey.com>  
Sent: Monday, June 1, 2026 3:04 PM 
To: Debbie Root <Debbie.Root@canyoncounty.id.gov> 
Cc: 'debraloulacy@icloud.com' <debraloulacy@icloud.com> 
Subject: Re: [External] Re: Staff Report and recommendations 
  
Hey Deb, 
I just got off the phone with Debra Lacy and she was telling me you were waiting on us to ask for a hearing 
date with the BOCC. Is this a new process? I thought they were automatically scheduled from one to the 
next. If that isn't the case then please get us scheduled.  
  
Thanks, 

T.J. Wellard, PLS 

Skinner Land Survey 

17842 Sand Hollow Road 
Caldwell, Idaho 83607 
208-454-0933  
www.skinnerlandsurvey.com 
ID PLS #15352, OR PLS #88835 
Privileged and Confidential Communication. 

This electronic transmission, and any documents attached hereto, (a) are protected by the Electronic Communications Privacy 
Act (18 USC 2510-2521),(b) may contain confidential and/or legally privileged information, and (c) are for the sole use of the 
intended recipient named above. If you have received this electronic message in error, please notify the sender and delete the 
electronic message. Any disclosure, copying, distribution, or use of the contents of the information received in error is strictly 
prohibited. 

  

From: Debbie Root <Debbie.Root@canyoncounty.id.gov> 
Sent: Monday, April 13, 2026 9:58 AM 
To: TJ Wellard <TJ@skinnerlandsurvey.com>; 'debraloulacy@icloud.com' <debraloulacy@icloud.com> 
Cc: brentorton@ortonengineers.com <brentorton@ortonengineers.com>; Orton Engineering 
<office@ortonengineers.com>; Dan Lister <Dan.Lister@canyoncounty.id.gov>; Joshua Johnson 
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<Joshua.Johnson@canyoncounty.id.gov> 
Subject: RE: [External] Re: Staff Report and recommendations  
  
TJ and team, 
  
To clarify, the Comprehensive Plan Amendment would still very likely be required if you applied 
today.  DSD would continue to discourage residential development in an area that the County 
determined was not planned for residential growth (deny the application for amendment of Plan to 
Residential).  The conditional rezone needs to show how the property remains in compliance with the 
agricultural uses and characteristics of the area.  Continued division into smaller residential parcels with 
no plan or intent that the property have an agricultural characteristic of an agricultural use (hobby farm, 
animals, etc.) is not in keeping with the agricultural character and uses in this area especially to the 
south and west of the subject property where the parcels are much larger agricultural fields.   
  
Further, the hearing bodies could still deny the conditional rezone as it is not in conformance with the 
Comprehensive Plan. 
  
Respectfully, 
  
Deb Root, MBA 
Canyon County Development Services 
debbie.root@canyoncounty.id.gov  
208-455-6034 
  
From: TJ Wellard <TJ@skinnerlandsurvey.com>  
Sent: Monday, April 13, 2026 9:18 AM 
To: Debbie Root <Debbie.Root@canyoncounty.id.gov>; 'debraloulacy@icloud.com' <debraloulacy@icloud.com> 
Cc: brentorton@ortonengineers.com; Orton Engineering <office@ortonengineers.com> 
Subject: Re: [External] Re: Staff Report and recommendations 
  
We are requesting the withdrawal of the Comprehensive Plan Amendment, OR2023-0001 portion of our 
application. It is now understood that this administration is no longer requiring it as part of our 
conditional rezone, and we are requesting a refund of the fees paid associated with that portion of the 
application. 
  
Thanks, 

T.J. Wellard, PLS 

Skinner Land Survey 

17842 Sand Hollow Road 
Caldwell, Idaho 83607 
208-454-0933  
www.skinnerlandsurvey.com 
ID PLS #15352, OR PLS #88835 
Privileged and Confidential Communication. 

This electronic transmission, and any documents attached hereto, (a) are protected by the Electronic Communications Privacy 
Act (18 USC 2510-2521),(b) may contain confidential and/or legally privileged information, and (c) are for the sole use of the 
intended recipient named above. If you have received this electronic message in error, please notify the sender and delete the 
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electronic message. Any disclosure, copying, distribution, or use of the contents of the information received in error is strictly 
prohibited. 

  

From: Debbie Root <Debbie.Root@canyoncounty.id.gov> 
Sent: Monday, April 13, 2026 8:01 AM 
To: TJ Wellard <TJ@skinnerlandsurvey.com>; 'debraloulacy@icloud.com' <debraloulacy@icloud.com> 
Cc: brentorton@ortonengineers.com <brentorton@ortonengineers.com>; Orton Engineering 
<office@ortonengineers.com> 
Subject: RE: [External] Re: Staff Report and recommendations  
  
TJ, 
  
Yes, an email specifically requesting to withdraw the Comprehensive Plan Amendment, OR2023-0001, 
and request a refund of the fees paid for that specific portion of the application. 
  
  
  
Respectfully, 
  
Deb Root, MBA 
Canyon County Development Services 
debbie.root@canyoncounty.id.gov  
208-455-6034 
  
From: TJ Wellard <TJ@skinnerlandsurvey.com>  
Sent: Monday, April 13, 2026 8:58 AM 
To: Debbie Root <Debbie.Root@canyoncounty.id.gov>; 'debraloulacy@icloud.com' <debraloulacy@icloud.com> 
Cc: brentorton@ortonengineers.com; Orton Engineering <office@ortonengineers.com> 
Subject: Re: [External] Re: Staff Report and recommendations 
  
What do you need from me to withdraw the Comp Plan Amendment and request the refund? Does an 
email suffice? 
  
Thanks, 

T.J. Wellard, PLS 

Skinner Land Survey 

17842 Sand Hollow Road 
Caldwell, Idaho 83607 
208-454-0933  
www.skinnerlandsurvey.com 
ID PLS #15352, OR PLS #88835 
Privileged and Confidential Communication. 

This electronic transmission, and any documents attached hereto, (a) are protected by the Electronic Communications Privacy 
Act (18 USC 2510-2521),(b) may contain confidential and/or legally privileged information, and (c) are for the sole use of the 
intended recipient named above. If you have received this electronic message in error, please notify the sender and delete the 
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electronic message. Any disclosure, copying, distribution, or use of the contents of the information received in error is strictly 
prohibited. 

  

From: Debbie Root <Debbie.Root@canyoncounty.id.gov> 
Sent: Friday, April 10, 2026 2:21 PM 
To: TJ Wellard <TJ@skinnerlandsurvey.com>; 'debraloulacy@icloud.com' <debraloulacy@icloud.com>; Jay Gibbons 
<Jay.Gibbons@canyoncounty.id.gov>; Dan Lister <Dan.Lister@canyoncounty.id.gov>; Joshua Johnson 
<Joshua.Johnson@canyoncounty.id.gov> 
Cc: brentorton@ortonengineers.com <brentorton@ortonengineers.com>; Orton Engineering 
<office@ortonengineers.com> 
Subject: RE: [External] Re: Staff Report and recommendations  
  
Mr. Wellard, 
  
In speaking with my team it has been determined that you may formally withdraw the Comprehensive 
Plan Amendment application and request a refund of the fees prior to the hearing and our management 
team will work towards refunding approximately 75% of the fees. 
  
Respectfully, 
  
Deb Root, MBA 
Canyon County Development Services 
debbie.root@canyoncounty.id.gov  
208-455-6034 
  
From: TJ Wellard <TJ@skinnerlandsurvey.com>  
Sent: Friday, April 10, 2026 2:12 PM 
To: Debbie Root <Debbie.Root@canyoncounty.id.gov>; 'debraloulacy@icloud.com' <debraloulacy@icloud.com>; Jay 
Gibbons <Jay.Gibbons@canyoncounty.id.gov>; Dan Lister <Dan.Lister@canyoncounty.id.gov>; Joshua Johnson 
<Joshua.Johnson@canyoncounty.id.gov> 
Cc: brentorton@ortonengineers.com; Orton Engineering <office@ortonengineers.com> 
Subject: [External] Re: Staff Report and recommendations 
  

Dear Deb, 

I am writing to express my significant frustration with the current situation surrounding our application. 
We have waited nearly three years for this hearing, and it is now apparent that the DSD department is no 
longer supporting the approach we were explicitly instructed to pursue at the time of submission. This 
has resulted in wasted application fees, substantial time and effort on our part, and increased risk that 
the application may not be approved. 

While I understand staff turnover has been significant since our original submission, the underlying 
ordinance has not changed. It feels as though the goalposts have been moved—if we are even playing 
the same game. 

I am aligned with the direction you have suggested. However, the previous administration effectively 
made amendment of the Comprehensive Plan a de facto requirement for any approval, even though it 
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was never something we wanted or intended to pursue. To avoid wasting additional time for all parties, 
my strong recommendation is that we simply withdraw the Comprehensive Plan amendment portion of 
the application. 

In light of this, I believe it would be appropriate and fair for the County to refund the fees specifically 
associated with that portion of the application. 

My second major concern involves the County's apparent insistence that the landowner grant additional 
easement access to an existing, conforming parcel that they do not own. The southern parcel already 
benefits from an existing easement and has a permit available; it is not part of this application. I do not 
believe the County has the legal authority to require our client to provide additional easement rights to an 
adjoining property owner. Should the County maintain this position, we will have no choice but to 
request a formal takings analysis, as this would effectively constitute a regulatory taking of private land. 

Finally, please be advised that Tonya Orton of Orton Engineering will be attending the hearing in my 
place, as I have a prior commitment that evening. She is fully prepared to represent our position. 

If you have any questions or if you would like to discuss these matters further before the hearing, please 
do not hesitate to contact me. 

Thank you for your attention to these issues. 

  
Thanks, 

T.J. Wellard, PLS 

Skinner Land Survey 

17842 Sand Hollow Road 
Caldwell, Idaho 83607 
208-454-0933  
www.skinnerlandsurvey.com 
ID PLS #15352, OR PLS #88835 
Privileged and Confidential Communication. 

This electronic transmission, and any documents attached hereto, (a) are protected by the Electronic Communications Privacy 
Act (18 USC 2510-2521),(b) may contain confidential and/or legally privileged information, and (c) are for the sole use of the 
intended recipient named above. If you have received this electronic message in error, please notify the sender and delete the 
electronic message. Any disclosure, copying, distribution, or use of the contents of the information received in error is strictly 
prohibited. 

  

From: Debbie Root <Debbie.Root@canyoncounty.id.gov> 
Sent: Friday, April 10, 2026 12:32 PM 
To: TJ Wellard <TJ@skinnerlandsurvey.com>; 'debraloulacy@icloud.com' <debraloulacy@icloud.com> 
Subject: Staff Report and recommendations  
  
TJ and Debra 
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I wanted to let you know that I have recommended denial of the Comprehensive Plan Amendment as this 
is not an area that the County desires to encourage additional residential development by placing a 
residential designation on the Comprehensive Plan Future Land Use Map. 
  
I encouraged the PZ to consider the Conditional Rezone on its own merit.  I have suggested conditions 
and noted items that must be remedied on the proposed plat which may affect the lot count due to the 
requirement of a private road lot. 
  
If you have concerns please reach out early next week. 
  
The staff report is located at:   https://landhearingsagenda.canyoncounty.id.gov/Landing    then go to 
April 16  Lacy and then to Staff Report 
  
Respectfully, 
  
Deb Root, MBA 
Canyon County Development Services 
debbie.root@canyoncounty.id.gov  
208-455-6034 
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