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Nuisance Control and Waste Management 

27. 
26. 

Best Management Practices Nuisance Management Plan 
The CAFO shall comply with best management practices for odor, waste, dust, and 
pests in accordance with the approved Nuisance Management Plan approved by the 
Department and consistent with the requirements of the Idaho Department of 
Environmental Quality and the Idaho State Department of Agriculture. 

Staff Comment: This condition was added by Staff and is not a requirement in Idaho 
State Statutes and was added to address Elmore County Code §7-12-5(A)(6) and (8) 
that requires the Applicant to submit an odor management plan and pest management 
plan if required by regulatory agencies. Although no regulatory agencies required this 
document in response to the agency notifications for the public hearing, the condition 
was added to address CUP Finding 10, which requires that a proposed use shall not 
involve activities that create a nuisance.  

This condition was revised to correct typos.  

28. 
27.  

Nuisance Nutrient Management Plan 
The permit holder shall comply with the Nuisance Nutrient Management Plan approved 
by the Idaho State Department of Agriculture Department.  

Staff Comment: Under Idaho Statute Title 7 Chapter 6, Dairy Environmental Control Act 
§37-606, every licensed dairy farm in Idaho is required to have a Nutrient Management 
Plan (NMP) approved by the Idaho State Department of Agriculture (ISDA). The purpose 
of an NMP is to prevent unauthorized discharges and releases, violations of state water 
quality standards, contamination of groundwater and surface water, and risks to human 
health and the environment. The NMP must be implemented by the operator and enforced 
by ISDA. The NMP covers the dairy site and other land owned or operated by the owner 
or operator of the dairy to which dairy by-products may be applied and includes details on 
where the by-products are being exported, the amount exported, and the number of acres 
that the by-products are being applied.  

This condition was revised to correct typos.  

29. 
28.  

Dead Animal Disposal 
The permit holder shall comply with all IDAPA rules governing dead animal movement 
and disposal. 

30. 
29.  

Land Application of Waste 
The CAFO shall comply with the terms of its Nutrient Management Plan for Land 
Application approved by the Idaho State Department of Agriculture and any other 
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regulatory agency. 

31. 
30. 

Seasonal Restrictions 
Liquid animal waste shall not be applied on snow, ice, or frozen soil. 

 

Setbacks 

32. 
31. 

Setback Compliance 
The facility shall comply with all CAFO site setbacks, including the following. 

a. Regulatory Compliance 
The location of animal waste management systems, corrals, wells, and septic 
systems shall conform to all applicable rules, regulations, and specifications as 
required by any regulatory agencies. 

b. Feed and Silage Storage 
Silage, potatoes, or any feed product resulting from the ensilage process shall be 
located a minimum of 700 feet from any existing residence not belonging to the 
CAFO’s owner or operator. 

c. Property Line and Right-of-Way Setbacks 
All agricultural buildings, feed bunks or feed racks, corrals, and feed storage areas 
shall be setback a minimum of 100 feet from property lines and public rights of way. 
All agricultural buildings, feed bunks or feed racks, corrals, and feed storage areas 
will be required to submit a site plan showing the proposed location and setback 
to the Department for approval prior to construction or activity. 

d. Lighting Standards 
All exterior lighting shall be fully shielded, downward facing (full cutoff), and limited 
to minimum brightness necessary for safety to prevent upward or horizontal light 
pollution. All direct glare from the CAFO lights shall be contained within the CAFO 
facility area. Lighting details for exterior doors shall be provided to the Department 
with all building permits. No exterior light poles shall be installed without the 
submittal and approval of a photometric lighting plan.  Before the Operation Permit 
is issued, the Applicant shall submit cut sheets, plans, and other information to the 
Department for all outdoor lighting fixtures installed or planned on the Site, 
necessary to show the location, orientation, height, shielding, wattage, luminous 
area, and photometric test report, along with an analysis that the lighting standards 
of Title 7, Chapter 6 are met and does not create light emissions that could impact 
aircraft entering and leaving Mountain Home Air Force Base. Ongoing, no lighting 
shall be installed on the Site unless first found by the Department to comply with 
the ordinance.  
 
Staff Comment: At the July 23, 2026, Public Hearing, the Application provided the 
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following comment: 
 
“Would request that, unless lighting is significantly changed, that lighting details 
for exterior doors be provided and approved by staff in lieu of a full photometric 
plan. No exterior light poles are proposed.” 
 
This condition was revised since the Applicant clarified that they will not be 
installing any outdoor lighting except for lighting about exterior doors. The revised 
condition adequately mitigates potential lighting impacts by requiring full cutoff 
fixtures, downward-directed lighting, on-site containment of glare, and Department 
review of exterior door lighting. The condition further requires the submission and 
approval of a photometric lighting plan before the installation of any exterior lighting 
poles, if proposed in the future, to ensure that future high-intensity lighting can be 
evaluated for off-site impacts. This change provides clear, enforceable standards 
while avoiding unnecessary administrative review of routine lighting fixtures that 
are unlikely to create adverse impacts.  

e. Waste Management System Setbacks 
Any existing animal waste management systems shall not be located closer than 
1,320’ feet from an existing residence belonging to someone other than the Applicant 
and shall not be located and/or operated closer than a minimum of 300 feet from 
non-contiguous property lines. No new animal waste management systems are 
approved for CUP-2024-06 and CAFO-2025-01. Any new animal waste 
management systems shall require the approval of a new CAFO Siting Permit and 
CUP. 

f. Domestic Well Setbacks 
All existing animal waste management systems shall be located in their existing 
location that is located more than 3,000 feet from a domestic well. No new animal 
waste management systems are approved for CUP-2024-06 and CAFO-2025-01. 
Any new animal waste management systems shall require the approval of a new 
CAFO Siting Permit and CUP. 

g. Public Right-of-Way Setbacks 
All existing animal waste management systems shall be located in their existing 
location that meets the 300 foot setback from the public right-of-way. No new animal 
waste management systems are approved for CUP-2024-06 and CAFO-2025-01. 
Any new animal waste management systems shall require the approval of a new 
CAFO Siting Permit and CUP. 

h. Land Application Exemption 
The setbacks contained herein shall not apply to land application. 
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PHASE 2 PARKING

TYPE NUMBER

DAIRY OPERATIONS, STD / ADA 65 / 3

OFFICE SPACES, STD / ADA 10 / 1

FARM EQUIP / TRUCKS 20

ADEQUATE PARKING IS PROVIDED TO ACCOMMODATE EMPLOYEES; ON
STREET PARKING IS NOT REQUIRED. PARKING LAYOUT IS CONCEPTUAL
AND MAY BE ADJUSTED TO MEET FACILITY NEEDS

NOTE:
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PARKING CAPACITY

PHASE LOT CAPACITY

EXISTING OFFICE 10 / 1

1 WEST 15 / 1

1 EAST 15 / 1

1 NORTH 20

1 SEMI 20 - FARM EQUIP / TRUCKS

2 WEST 15 / 1 ADJUSTED LOCATION(S)

2 EAST 15 / 1 ADJUSTED LOCATION(S)
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SCALE:1" = 20'

TOTAL

TYPE NUMBER

PHASE 1: DAIRY OPERATIONS, STD / ADA 50 / 2

PAHSE 2: DAIRY OPERATIONS, STD / ADA 65 / 3

OFFICE SPACES, STD / ADA 10 / 1

FINAL COUNT, STD / ADA 75 / 4

FARM EQUIP / TRUCKS 20
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CUP-2025-30 and CAFO-2025-01 Sunview Dairy   15 
Planning and Zoning Commission Supplemental Staff Report 

Attachment 2 

Applicant requested changes to the original proposed conditions 
of approval. 

 



 

1. Approval 
A CUP (CUP-2025-30) with MSP dated May 11, 2026, and CAFO Siting Permit (CAFO-
2025-01) is granted to Sunview Dairy (“Applicant”) to expand Sunview Dairy, classified as 
Dairy (CAFO Permit Category) under Elmore County Zoning Ordinance §7-2-87 on 
assessor’s parcel numbers RP05S06E067210, RP05S06E070010, RP05S06E080100, 
RP05S06E082000, and RP05S06E081800. 

2. Regulatory Compliance 
The CAFO and all facility plans shall comply with the Elmore County Amended Zoning and 
Development Ordinance, Title 7, Chapter 12, and all relevant federal, state, and local laws 
and ordinances. Any such violation will result in the revocation of this Conditional Use 
Permit and CAFO Siting Permit. 

3. Air Base Hazard Zone Restriction 
No further expansion of CAFO activities shall occur within the Air Base Hazard Zone located 
in the NW 1/4, Section 7, Township 5 South, Range 6 East, B.M. 

 
4. Radio Frequency / Electromagnetic Interference (RF/EMI) and Airspace Coordination 

All communication devices, telemetry systems, and drone control equipment shall comply 
with FCC regulations and operate on frequencies that do not cause electromagnetic 
interference with Mountain Home Air Force Base communication and navigational systems. 
All drone flight profiles and operating schedules shall be coordinated with Mountain Home 
Air Force Base airfield operations command to prevent physical conflicts in the shared 
airspace. 

 
5. Water Rights 

Prior to the issuance of building permits or commencement of the expanded operation, the 
Applicant shall demonstrate that an adequate legal water supply is available to serve the 
approved CAFO and/or the proposed herd size post-construction. Documentation may include 
valid water rights, approved transfers, leases, or other authorizations from the Idaho 
Department of Water Resources, as applicable. Water use shall comply with all applicable 
Idaho water-right requirements. 

Prior to the issuance of building permits or commencement of the expanded operation, the 
Applicant shall demonstrate that an adequate legal water supply exists to serve the 
expanded CAFO. The operator shall provide documentation of valid water rights, approved 
transfers, leases, or other authorizations from the Idaho Department of Water Resources 
sufficient to meet the projected annual and peak-day water demand associated with the 
expansion. The approved animal unit capacity shall not exceed the quantity of water lawfully 
available under such authorizations. Any material increase in animal unit capacity beyond 
that analyzed in the Application shall require County review and documentation of an 
adequate legal water supply. Water use under this approval shall comply with all applicable 
Idaho water-right conditions and limitations. 
 

6. Animal Unit Limitation 
The total number of bovine animal units shall not exceed 26,000 without further 
jurisdictional approval required. No other species of animal is permitted under this approval. 



 

7. Permit Modifications 
Any proposed modification to the approved CAFO that may deviate from the terms or 
conditions of this permit shall require submission of a written change request to the Director 
pursuant to §7-12-11 (CAFO Operation Permit and Modifications). 
 

8.  Liability Insurance 
The Applicant shall submit proof of liability insurance to Elmore County annually for the 
duration that liquid animal waste is managed on Site. 
Applicant Comment: “We request that condition No. 8 be removed. The requirement to 
maintain and annually submit proof of liability insurance is not required under Idaho law or 
the State's CAFO regulatory program and does not mitigate a land use impact associated 
with the proposed development. Compliance with applicable federal, state, and local 
regulations governing manure management and environmental protection already provides 
the appropriate regulatory framework for operation of the facility. In addition, the insurance 
requirement appears unrelated to the land use approval and creates an ongoing 
administrative obligation without a corresponding land use purpose.” 

9. Taxes and Property Maintenance 
The permit holder shall ensure all property taxes are kept current, and the Site is maintained 
in compliance with all state, federal, and local laws and regulations. 

Phasing 

10. Phase I Commencement Phasing 
CUP-2025-30 and CAFO-2025-01 may be developed in phases consistent with the 
approved Master Site Plan. Prior to commencement of a subsequent phase, the Applicant 
shall provide documentation sufficient for the Department to verify that the proposed 
improvements remain substantially consistent with the approved Master Site Plan and 
conditions of approval. Material deviations from the approved Master Site Plan or 
conditions of approval shall require review through the applicable County process prior to 
implementation. Phase I activities shall commence construction within 1 year of issuance of 
CUP-2025-30 and CAFO-2025-01 and shall include: 

a. Conversion of herd composition from Jersey to Holstein dairy cows, including the addition 
of heifers and calves; 

b. Increase in herd size; and 

c. Construction of heifer corrals along the west end of the facility. 

If construction does not commence within 1 year, the Applicant shall appear before the 
Planning and Zoning Commission to demonstrate measurable progress toward initiation of 
Phase 1. The Applicant shall continue to appear annually thereafter until construction 
commences. 

11. Phased Consistency Review 
Prior to the initiation of Phase II and Phase III, the Applicant shall submit a phased 
consistency review to the Department verifying that: 

a. The proposed phase remains consistent with the approved MSP, operational 



 

assumptions, and conditions of approval; 

b. No material changes have occurred to surrounding land uses, regulatory standards, 
or environmental conditions that would invalidate the original findings; and 

c. Prior phases have been implemented in substantial compliance with this approval. 
Applicant Comment: “Addressed in revised language above with #9” 
 
 

12. Timing Between Phases 
No more than 6 years shall elapse between the completion of one phase and the 
commencement of the next phase. If this interval is exceeded, the subsequent phase shall 
require Commission review and reaffirmation through a public hearing. 
Applicant Comment: “Expiration of Phased Approval listed below. This is an additional 
condition that is unnecessary. Construction of improvements are an operational decision.” 
 

13. Biennial Status Reports 
Beginning 1 year after Phase I approval and continuing until all phases are complete, the 
Applicant shall submit a biennial written status report to the Department that includes: 

a. Progress on completed and pending phases; 
b. Anticipated timing of the next phase; and 

c. Any proposed changes to the phasing schedule. 
 

Applicant Comment: “We request that this condition be removed. The proposed development 
does not include public infrastructure or other improvements that require ongoing monitoring 
of the construction schedule. Agricultural operations are commonly implemented in phases 
based on market conditions, financing, herd management, and other operational 
considerations that may change over time without affecting compliance with the approved 
Conditional Use Permit. The County retains authority to enforce the approved Master Site 
Plan and conditions of approval if future improvements deviate from the approved project. 
Accordingly, biennial status reports regarding anticipated phasing provide limited regulatory 
benefit while creating an ongoing administrative burden for both the Applicant and the 
County” 

14. Expiration of Phased Approval 
Any phase not initiated within 15 years of the original approval date shall require a new 
CAFO Siting Permit and CUP application. 

Conditions to Be Satisfied Prior to the Commencement of Construction 

15. Turn Warrant Analysis 
Prior to the start of Phase I construction, the Applicant shall provide a turn-lane warrant 
analysis for the intersection of Blanksma Road and Highway 51 to ITD and the Department. 
The analysis should consider the increase in trips generated by all phases. If a turn lane is 
deemed necessary, the Applicant shall construct it in accordance with ITD requirements. 



 

16. Private Road 
Prior to the start of Phase I construction, a Private Road Application shall be reviewed and 
approved by the County Engineer. 

17. Parking 
Prior to the issuance of a building permit for each phase that includes parking 
improvements, the Applicant shall demonstrate compliance with the minimum parking and 
ADA-accessible parking requirements of Title 10, Chapter 8 by submitting a phase-specific 
parking plan for the Department's review and approval. Based on the proposed employment 
at full build-out of 150 employees, a minimum of seventy-five (75) standard parking stalls 
and eight (8) ADA-accessible parking stalls are required. Any additional parking proposed 
shall require additional ADA-accessible parking stalls in accordance with Title 10, Chapter 
8. 
Applicant Comment: “Due to the nature of the operation: biosecurity, not open to the public, 
farming operations; we request this requirement be removed/reduced. ADA parking is 
provided at the office where the general public would access the facility. The remaining part 
of the facility is not open to the public nor can it be designed to be accessible.” 

18. Notice of Construction 
The permit holder shall notify the Director in writing when construction of each phase 
begins. 

19. Building Permits 
A building permit shall be obtained for each crossvent barn, milking parlor, or any structure 
prior to construction. 

20. Site Plan 

21. Construction shall be completed in substantial conformance with the approved Master Site 
Plan. Minor modifications may be approved administratively in accordance with Elmore County 
Code §10-6-3(C). Proposed modifications that exceed the administrative modification 
allowances or otherwise constitute a substantial change to the approved Master Site Plan shall 
require submission of a revised site plan and approval through the applicable County review 
process prior to implementation. A final site plan, in compliance with the approved MSP, shall 
be provided to the Department for review and approval prior to the start of construction for each 
phase. The site plan shall include all improvements, including, but not limited to, standard and 
ADA parking stalls, access, wells, septic systems, setbacks, grading, and drainage. Any 
modification from the approved MSP shall be consistent with the administrative modification 
allowances of Elmore County Code §10-6-3(C), including limits on changes to building size, 
height, parking, lighting, setbacks, landscaping, and other approved dimensional standards or 
site elements. Proposed modifications exceeding the thresholds established in §10-6-3(C), 
including changes greater than ten percent (10%) of approved dimensions or site elements, shall 
require review and approval through the applicable County approval process prior to 
implementation. 

22. Nuisance Management Plan 
A revised Nuisance Management Plan that incorporates strict wildlife and waste 
management to effectively mitigate attractants, covering wastewater lagoons, and securing 
feed supplies where possible shall be provided to the Department. The revised Nuisance 



 

Management Plan shall also include robust and continuous dust mitigation for unpaved 
roads. 
Applicant Comment: “Wastewater lagoons are not an attractant” 

Conditions to Be Satisfied Prior to Commencement of Operations of Each Phase 

23. Operation Permit Required 
Upon completion of construction of all phases of the CAFO expansion, the permit holder 
shall apply for and obtain an Operation Permit from the Director.  
Applicant Comment: “We request clarification on what this is and its purpose”  
 

24. Agency Approvals 
An Operation Permit shall not be issued until the permit holder provides proof that all 
required permits and management plans have been approved by the Idaho State 
Department of Agriculture and any other applicable regulatory agencies. 

25. Wells and Septic Systems 
If a new well or septic system is required at any phase, the Applicant shall comply with the 
requirements of the Idaho Department of Water Resources and Central District Health. No 
building permit and operation permit will be issued until agency approval is obtained and a 
copy provided to county staff. 

Transportation 

26. Driveway and Access Approval 
Any new driveways or access points on Blanksma Road shall be subject to review and 
approval by the Glenns Ferry Highway District. 

Nuisance Control and Waste Management 

27. Best Management Practices 
The CAFO shall comply with best management practices for odor, waste, dust, and pests 
in accordance with the approved Nutrient Management Plan and consistent with the 
requirements of the Idaho Department of Environmental Quality and the Idaho State 
Department of Agriculture. 

28. Nuisance Management Plan 
The permit holder shall comply with the Nuisance Management Plan approved by the 
Department. 

29. Dead Animal Disposal 
The permit holder shall comply with all IDAPA rules governing dead animal movement and 
disposal. 

30. Land Application of Waste 
The CAFO shall comply with the terms of its Nutrient Management Plan for Land Application 
approved by the Idaho State Department of Agriculture and any other regulatory agency. 

31. Seasonal Restrictions 
Liquid animal waste shall not be applied on snow, ice, or frozen soil. 



 

Setbacks 

32. Setback Compliance 
The facility shall comply with all CAFO site setbacks, including the following. 

a. Regulatory Compliance 
The location of animal waste management systems, corrals, wells, and septic 
systems shall conform to all applicable rules, regulations, and specifications as 
required by any regulatory agencies. 

b. Feed and Silage Storage 
Silage, potatoes, or any feed product resulting from the ensilage process shall be 
located a minimum of 700 feet from any existing residence not belonging to the 
CAFO’s owner or operator. 

c. Property Line and Right-of-Way Setbacks 
All agricultural buildings, feed bunks or feed racks, corrals, and feed storage areas 
shall be setback a minimum of 100 feet from property lines and public rights of way. 
All agricultural buildings, feed bunks or feed racks, corrals, and feed storage areas 
will be required to submit a site plan showing the proposed location and setback to 
the Department for approval prior to construction or activity. 

d. Lighting Standards 
All exterior lighting shall be fully shielded, downward facing (full cutoff), and limited 
to minimum brightness necessary for safety to prevent upward or horizontal light 
pollution. All direct glare from the CAFO lights shall be contained within the CAFO 
facility area. Before the Operation Permit is issued, the Applicant shall submit cut 
sheets, plans, and other information to the Department for all outdoor lighting fixtures 
installed or planned on the Site, necessary to show the location, orientation, height, 
shielding, wattage, luminous area, and photometric test report, along with an 
analysis that the lighting standards of Title 7, Chapter 6 are met and does not create 
light emissions that could impact aircraft entering and leaving Mountain Home Air 
Force Base. Ongoing, no lighting shall be installed on the Site unless first found by 
the Department to comply with the ordinance.  
Applicant Comment: “Would request that, unless lighting is significantly changed, 
that lighting details for exterior doors be provided and approved by staff in lieu of a 
full photometric plan. No exterior light poles are proposed.” 

e. Waste Management System Setbacks 
Any existing animal waste management systems shall not be located closer than 
1,320’ feet from an existing residence belonging to someone other than the Applicant 
and shall not be located and/or operated closer than a minimum of 300 feet from 
non-contiguous property lines. No new animal waste management systems are 
approved  for  CUP-2024-06  and  CAFO-2025-01.  Any  new  animal  waste 
management systems shall require the approval of a new CAFO Siting Permit and 
CUP. 

f. Domestic Well Setbacks 
All existing animal waste management systems shall be located in their existing 



 

location that is located more than 3,000 feet from a domestic well. No new animal 
waste management systems are approved for CUP-2024-06 and CAFO-2025-01. 
Any new animal waste management systems shall require the approval of a new 
CAFO Siting Permit and CUP. 

g. Public Right-of-Way Setbacks 
All existing animal waste management systems shall be located in their existing 
location that meets the 300 foot setback from the public right-of-way. No new animal 
waste management systems are approved for CUP-2024-06 and CAFO-2025-01. 
Any new animal waste management systems shall require the approval of a new 
CAFO Siting Permit and CUP. 

h. Land Application Exemption 
The setbacks contained herein shall not apply to land application. 


