
 

       Cassia County Planning  & Zoning Commission 

    EXHIBIT LIST
 

Application Number:   2025-07-CU  

Applicant:  Fybercom Albion Permit   

Property Owner:  George and JoAnn Kelley 

P&Z Hearing:  August 21, 2025    

 

1. Conditional Use Application (Fees Paid) 

2. Site Plan 

3. Legals 

4. Narrative Statement and Generally Applicable Standards 

5. District Impact Statements 

Water District 140 – Jaxon Higgs 

6. Weed Plan 

7. Property Owners 1 Mile 

8. Affidavits: Notice of Hearing, Certificate of Mailing, Affidavit of Publication and  
Posting. 

9. Departmental Report 

10. Aerials, Topo Map, Zone Map 

 



Cassia County Planning and Zoning Printed: 06/10/2025

FyberCom Albion Permit
06/10/2025 - 06/09/2026 0378673

Land Use
General 6d3d94a0-4647-11f0-bc03-332f2c70d9b7

New Active

Application Review Status
Pre-Review Not Reviewed

Final-Review Not Reviewed
06/10/2025

Fees Payments
Conditional Use Permit Fee $600.00 There are no payments

Subtotal $600.00

Amount Paid $0.00

Application Form Data
(Empty fields are not included)

Project Name
FyberCom Albion Permit

Land Use Project Type
Conditional Use Permit

First Name
Tyler

Last Name
Smith

Email
tyler.smith@fybercom.net
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Phone
(208) 403-0505

Mailing Address
3780 N Yellowstone Hwy

City
Idaho Falls

State
ID

Zip Code
83401

Property Owner Name RP Number Deed Number

George Kelley RP11S24E263600 2018001771

JoAnn Kelley RP11S24E263600 2018001771

Property Location/Address
42.433670, -113.624824

Existing Use of Property
Multi-Use: non-irr ag, dry grazing, and telecommunication tower hosting

Current Zoning Designation
Multiple Use (MU)

Parcel Number(s)
RP11S24E263600

Brief Description of Proposed Conditional Use
Request to build a 100-foot, manufactured, un-guyed communications tower site to deliver
fixed wireless internet services.

Is CUP for a CAFO Permit?
No

Upload Project Narrative
[3 Cassia County CUP_FyberCom - Narrative Statement.pdf

Upload Site Plan/Vicinity Sketch
[3 Access Map.pdf



Upload List of Surrounding Property Owners (Available from Assessor's Office)
[3 Parcel Owners w:in 1 Mile.jpg

Upload Impact Statements from all applicable Water Systems
[3 WD140 Impact Letter to Fybercom.pdf

Upload Legal Description
[3 Screenshot 2025-06-10 at 4.07.17 PM.png

Upload Any Additional Documents or Files
[) Site Plan.pdf
[3 Property Deed.pdf
[3 Access Map.pdf
Project Description
A proposal from Fybercom, LLC on behalf of George and JoAnn Kelley, principals of Kelley
Trust, request to build a 100-foot, manufactured, un-guyed communications tower site to
deliver fixed wireless internet services (see Exhibit “Site Plan”). Property is zoned Multi
Use, and currently used for agricultural operations and other telecommunication tower sites
to comply with County Code 9-13-3. Surrounding areas are primarily agriculture. Proposed
tower site meets the setback requirements outlined in Cassia County Code Title 9, Chapter
8. Additionally, site location and tower height provide adequate coverage to best serve the
public.

The reason for this tower is to provide additional coverage to the Fybercom network to
improve the quality of, and expand upon, internet service to Cassia County residents.

The tower will be designed, constructed, operated and maintained to be reasonably
harmonious and appropriate in appearance with the existing character of the general
vicinity. Construction, maintenance, and operation of the proposed tower site will not result
in destruction, damage, or loss to any natural, scenic, or historic feature of importance to
the public.

Select Fire District
Albion Fire District

Select Transportation District
Albion Highway District

Select Irrigation or Canal District
WD 140 Oakley Valley Area

If needed, I hereby authorize agents of the county to enter upon this subject property for purposes of
review concerning the pending application and for determining compliance with applicable county
regulations.



v
Upload Map of Property (INCLUDE:property address,all existing buildings, and all proposed changes)
[3 Access Map.pdf

[acknowledge that I understand and agree with all terms above as they pertain to this subject
property
v
Type Name
Tyler Smith

Date of Signature
06/10/2025

Signature
| hereby certify that all information submitted for this application is true and accurate, is prepared to the best of my
ability and knowledge, and request that this application be processed for consideration.

Tyler Smith - 06/10/2025 4:08 pm



Cassia County, ID

Tower Site Plan
Parcel: RP11S24E263600
Site Coordinates: 42.433783, -113.623843 
Property Owner: George and Jo Ann Kelley
Zoning District: Multi Use

Tower Details: Manufactured 100 foot tall, lattice style tower (un-guyed). Construction year 2025. Purpose is to deliver fixed wireless internet service. 
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CASSIA COUNTY PLANNING AND ZONING COMMISSION 
CUP FOR COMMUNICATIONS TOWER 

 
APPLICANT: FYBERCOM, LLC 
PROPERTY OWNER: GOERGE AND JOANN KELLEY 
LOCATION: PARCEL NO. RP11S24E263600, TRS 11S24E26 
 
 

NARRATIVE STATEMENT 
 

A proposal from Fybercom, LLC on behalf of George and JoAnn Kelley, principals of 
Kelley Trust, request to build a 100-foot, manufactured, un-guyed communications tower site to 
deliver fixed wireless internet services (see Exhibit “Site Plan”). Property is zoned Multi Use, 
and currently used for agricultural operations and other telecommunication tower sites to comply 
with County Code 9-13-3. Surrounding areas are primarily agriculture. Proposed tower site 
meets the setback requirements outlined in Cassia County Code Title 9, Chapter 8. Additionally, 
site location and tower height provide adequate coverage to best serve the public.  
 
The reason for this tower is to provide additional coverage to the Fybercom network to improve 
the quality of, and expand upon, internet service to Cassia County residents. 
 
Fybercom also seeks Planning and Zoning Commission approval for a variance request on the 
tower height of 100 feet. 
  
This proposed site will comply with FCC design and radio frequency requirements, and also 
comply with Cassia County, State of Idaho, and federal requirements. If for any reason the 
proposed tower site becomes obsolete or unused, Fybercom agrees to dismantle the site and 
equipment within a required timeframe set forth in Cassia County code or 180 days, whichever is 
sooner. 
 
An impact statement from the State of Idaho Water District 140 (see Exhibit “Water District 
Impact Statement Letter”) states no expected impact on the water resources or water 
infrastructure in Cassia County. 
  
Proposed tower site and equipment will have little to no impact on the surrounding land, 
properties, structures, operations, and to the public to meet the standards set forth in Cassia 
County Code Section 9-13-2. The tower will be designed, constructed, operated and maintained 
to be reasonably harmonious and appropriate in appearance with the existing character of the 
general vicinity. Construction, maintenance, and operation of the proposed tower site will not 
result in destruction, damage, or loss to any natural, scenic, or historic feature of importance to 
the public. 
 
There is current access to the site using established private dirt roads currently used for property 
operations (see Exhibit “Access Map”). 
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Cassia County, ID

Tower Site Access Map
1- Hwy 77
2- E 625 S
3- S 950 E
4- Private Road
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Cassia County Code 9-13-3: 
Provide an explanation and evidence for each of the following standards on how 
The proposal meets each individual standard. 
 

GENERALLY APPLICABLE STANDARDS: The commission shall review the particular facts and 
circumstances of each proposed conditional use in terms of the following standards and shall 
determine if adequate evidence has been presented showing that such use at the proposed 
location:  
 
A. Qualify: Will, in fact, constitute a conditional use as established by the official schedule of 
zoning regulations for the zone involved.  
 
B. Meet General Obligations: Will be harmonious with and in accordance with the general 
objectives or with any specific objective of the zoning ordinance.  
 
C. Maintain Character: Will be designed, constructed, operated and maintained to be reasonably 
harmonious and appropriate in appearance with the existing or intended character of the general 
vicinity; and that such use will not change the essential character of the general vicinity.  
 
D. Hazards: Will not be unreasonably hazardous or disturbing to existing or future neighboring 
uses.  
 
E. Facilities: Will be served adequately by essential public facilities and services such as highways, 
streets, police and fire protection, drainage structures, refuse disposal, water and sewer and 
schools; or that the persons or agencies responsible for the establishment of the proposed use 
will provide adequately for any such services.  
 
F. Economic Welfare: Will not create excessive additional requirements at public cost for public 
facilities and services and will not be unreasonably detrimental to the economic welfare of the 
community.  
 
G. Conditions Of Operation: Will not involve uses, activities, processes, materials, equipment or 
conditions of operation that will be detrimental to any persons, property or the general welfare 
by reason of excessive production of traffic, noise, smoke, fumes, glare, pollution or odors.  
 
H. Harmful Conditions: Will not be or create conditions that are unreasonably harmful or 
dangerous to the individual safety or welfare of persons on the premises of the use or living or 
working in the vicinity of the use; or will not be or create conditions that could be unreasonably 
harmful to the general safety, health or welfare of the community.  
 
I. Vehicular Approaches: Will have vehicular approaches to the property which are so designed as 
not to create safety hazards or interference with traffic on surrounding public thoroughfares.  
 
J. Scenic And Historic Features: Will not result in the destruction of loss or damage to any natural, 
scenic or historic feature of importance to the public.  

 



FyberCom’s Response to Generally Applicable Standards 

A. Qualify: 
The proposed telecommunications tower, intended to enhance internet service in 
the rural area, has been thoroughly reviewed and designed to fully comply with all 
local zoning regulations. We understand that telecommunications facilities are 
typically designated as conditional uses within this zone, and this application is 
submitted in accordance with that understanding, meeting all necessary 
preliminary qualifications for such a designation.


B. Meet General Obligations:  
The installation of this telecommunications tower directly aligns with the county's 
general objectives of improving essential infrastructure and fostering economic 
development within its rural communities. By providing reliable high-speed 
internet access, the project supports local businesses, educational opportunities, 
and remote work, contributing positively to the overall well-being and connectivity 
of the area, consistent with the spirit and specific objectives of the zoning 
ordinance.


C. Maintain Character:  
The tower will be strategically located on the side of a hill near other 
telecommunications towers. Its design will be as unobtrusive as possible. Given 
its location and the rural nature of the vicinity, the tower is not anticipated to alter 
the essential character of the area but rather enhance it through improved 
connectivity.


D. Hazards: 
The telecommunications tower will be constructed and operated in full adherence 
to all federal, state, and local safety standards, including those set by the FCC. 
The chosen location is sufficiently distant from existing residences and future 
development areas to ensure there will be no unreasonable hazards, 
disturbances, or interference with neighboring uses. Safety protocols will be 
rigorously followed throughout construction and operation.


E. Facilities: 
The site selection considered accessibility for emergency services, and the tower 
itself will not place any additional burden on public facilities or services. Access 
will be via existing roadways, and the facility will generate minimal refuse, which 
will be handled through standard commercial services. The project does not 
require new water, sewer, or school services. Any necessary utilities will be self-
contained or sourced with minimal impact on existing public infrastructure.




F. Economic Welfare: 
The installation and operation of the telecommunications tower are designed to 
be self-sufficient, requiring no significant additional public cost for facilities or 
services. In fact, by providing enhanced internet connectivity, the project is 
expected to have a positive impact on the economic welfare of the community, 
attracting new businesses, supporting existing ones, and improving the quality of 
life for residents without creating a burden on public resources.


G. Conditions Of Operation: 
The operational footprint of a telecommunications tower is minimal. Once 
constructed, the site will require only periodic maintenance visits, resulting in 
negligible traffic generation. The equipment is designed for quiet operation, 
producing no excessive noise, smoke, fumes, glare, pollution, or odors that could 
be detrimental to the general welfare. All equipment will meet environmental 
standards.


H. Harmful Conditions:  
Safety is paramount in the design and operation of this facility. The tower will 
comply with all structural integrity, electromagnetic field (EMF) emission, and 
security standards mandated by federal and state regulations, including the FCC. 
Access to the site will be controlled, and the distance from the town ensures that 
it will not pose any unreasonable harm or danger to individuals on or near the 
premises, or to the broader community's safety, health, or welfare.


I. Vehicular Approaches:  
Access to the tower site will utilize existing, well-maintained roadways, with any 
necessary new approaches designed to ensure safe ingress and egress without 
creating hazards or interfering with traffic flow on surrounding public 
thoroughfares. Construction and maintenance traffic will be minimal and 
managed to prevent disruption.


J. Scenic And Historic Features:  
Prior to site selection, a thorough assessment was conducted to ensure the 
proposed location on the side of the hill would not impact any natural, scenic, or 
historic features of public importance. The chosen site avoids sensitive ecological 
areas, historical landmarks, or designated scenic vistas. The project's minimal 
footprint and adherence to blending with the natural landscape are intended to 
preserve the inherent beauty and character of the region.


6/18/25

TylerS
Tyler Smith



 
 STATE OF IDAHO 

 WATER DISTRICT 140 
 c/o Water Well Consultants, Inc. 
 355 West 500 South, Burley, ID 83318 
 Phone (208) 650-6605 
 Fax (866) 604-4640 
 
        WATERMASTER   ASST. WATERMASTER 
         JAXON B HIGGS    
         208.604.1282                     
        adam@waterwellconsultants.com                 
 

 
 
Tyler Smith 
Fybercom, LLC 
3780 N Yellowstone Hwy 
Idaho Falls, ID 83401 
 
 
 
Mr. Smith, 
 
This letter is in response to your request for an impact statement for Cassia County related to 
the construction of a communications tower in central Cassia County. Due to the nature and 
location of the project, I do not expect any measurable impact on the water resources or water 
infrastructure in the county. 
 
 
Sincerely,  

 
Jaxon Higgs 
WD140 Watermaster 
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Parcel_Num MailToName MailToAddr MailToCity MailToStat MailToPost

RP11S24E235750 ANDERSON, JOSEPH 866 E PEBBLE DR BURLEY ID 83318

RP11S24E280000 CAPITAL S INVESTMENTS LLC 707 E 500 S BURLEY ID 83318

RP11S24E270605 EVARD LLC 134 E HWY 81 BURLEY ID 83318

RP11S24E235700 GIBBY, BENJAMIN 873 PEBBLE DR BURLEY ID 83318

RP11S24E276200 GIBBY, HYRUM J 669 S 250 E BURLEY ID 83318

RP11S24E274800 GIBBY, REED W 134 E HWY 81 BURLEY ID 83318

RP11S24E343290 GIBBY, VON 715 S 750 E BURLEY ID 83318

RP11S24E360710 KELLEY, GEORGE BILL P O BOX 575 ALBION ID 83311

RP12S24E022400 KELLEY, GEORGE M P O BOX 25 ALBION ID 83311

RP11S24E232501 KOEPNICK, KENNY D 883 E 500 S DECLO ID 83323

RP11S24E272401 LOVELAND, GARY B 796 EAST 600 SOUTH BURLEY ID 83318

RP11S24E237801 SEARLE, BEVERLY 522 E 600 S BURLEY ID 83318

RP11S24E286151 SEARLE, CG LLC 474 E 550 S BURLEY ID 83318

RP11S24E284804 SEARLE, CLIFFORD, TRUSTEE 498 S 450 E BURLEY ID 83318

RP11S24E224799 SEARLE, DAKOTA 548 RABBIT RUN RD BURLEY ID 83318

RP11S24E245402 SEARLE, KELLY C FAMILY TRUST 739 S 50 W BURLEY ID 83318

RP11S24E230001 SEARLE, KENT R  FAMILY TRUST 476 E 600 S BURLEY ID 83318

RP11S24E240000 SIX S RANCH LLC 1354 EAST SIX S RANCH ROAD DECLO ID 83323

RP11S24E226400 STANGER, STEVEN L 756 EAST 600 SOUTH BURLEY ID 83318

RP11S24E253752 STATE OF IDAHO 3311 WEST STATE STREET BOISE ID 83703

RP11S24E224785 STOKER, LAVEL & WENDY, TRUST 707 E 500 S BURLEY ID 83318

RP11S24E222405 STOKER, LAVEL D 546 RABBIT RUN RD BURLEY ID 83318

RP11S24E224790 STOKER, LAVEL D, TRUSTEE 707 E 500 S BURLEY ID 83318

RP11S24E224781 STOKER, SPENCER 550 RABBIT RUN RD BURLEY ID 83318

RP11S24E343001 V & R FARMS LLC 715 S 750 E BURLEY ID 83318

RP11S24E274650 WILLOW CREEK ENTERPRISES LLC 134 E HWY 81 BURLEY ID 83318

RP11S24E349999 BLM
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KELLEY, GEORGE BILL
P O BOX 575, ALBION

RP11S24E360710

KELLEY, GEORGE M
P O BOX 25, ALBION

RP11S24E354800

KELLEY, GEORGE BILL
P O BOX 575, ALBION

RP11S24E250101

V & R FARMS LLC
715 S 750 E, BURLEY

RP11S24E274852

SEARLE, CG LLC
474 E 550 S, BURLEY

RP11S24E260000

KELLEY, GEORGE M
P O BOX 25, ALBION

RP11S24E263600

SIX S RANCH LLC
1354 EAST SIX S RANCH ROAD, DECLO

RP11S24E240000

 ,  
RP11S24E349999

KELLEY, GEORGE BILL
P O BOX 575, ALBION

RP11S24E253760

SEARLE, KELLY C FAMILY TRUST
739 S 50 W, BURLEY

RP11S24E245402

KELLEY, GEORGE M
P O BOX 25, ALBION

RP12S24E022400

V & R FARMS LLC
715 S 750 E, BURLEY

RP11S24E227200

KELLEY, GEORGE M
P O BOX 25, ALBION

RP11S24E340000

KELLEY, GEORGE M
P O BOX 25, ALBION

RP11S24E347200

SEARLE, CG LLC
474 E 550 S, BURLEY

RP11S24E286151

V & R FARMS LLC
715 S 750 E, BURLEY

RP11S24E272411

 ,  
RP11S24E349999

SEARLE, CLIFFORD, TRUSTEE
498 S 450 E, BURLEY

RP11S24E284804

 ,  
RP11S24E269999

KELLEY, GEORGE M
P O BOX 25, ALBION

RP12S24E020000

KELLEY, GEORGE M
P O BOX 25, ALBION

RP11S24E352400

KELLEY, GEORGE M
P O BOX 25, ALBION

RP11S24E268400

KELLEY, GEORGE M
P O BOX 25, ALBION

RP11S24E350000

KELLEY, GEORGE M
P O BOX 25, ALBION

RP11S24E351200
KELLEY, GEORGE M
P O BOX 25, ALBION

RP11S24E353600

 ,  
RP11S24E239999

CAPITAL S INVESTMENTS LLC
707 E 500 S, BURLEY

RP11S24E220002

CAPITAL S INVESTMENTS LLC
707 E 500 S, BURLEY

RP11S24E280000

CAPITAL S INVESTMENTS LLC
707 E 500 S, BURLEY

RP11S24E224803

STOKER, LAVEL D
546 RABBIT RUN RD, BURLEY

RP11S24E222405 SEARLE, KENT R  FAMILY TRUST
476 E 600 S, BURLEY

RP11S24E230001

 ,  
RP11S24E279999

EVARD LLC
134 E HWY 81, BURLEY

RP11S24E270605

GIBBY, REED W
134 E HWY 81, BURLEY

RP11S24E235412

KOEPNICK, KENNY D
883 E 500 S, DECLO

RP11S24E232501

SEARLE, CG LLC
474 E 550 S, BURLEY

RP11S24E252403

 ,  
RP11S24E239999

KELLEY, GEORGE M
P O BOX 25, ALBION

RP11S24E279000
V & R FARMS LLC

715 S 750 E, BURLEY
RP11S24E266000

SEARLE, BEVERLY
522 E 600 S, BURLEY

RP11S24E237801

V & R FARMS LLC
715 S 750 E, BURLEY

RP11S24E343001

SEARLE, CG LLC
474 E 550 S, BURLEY

RP11S24E252403

SEARLE, KENT R  FAMILY TRUST
476 E 600 S, BURLEY

RP11S24E230001

CAPITAL S INVESTMENTS LLC
707 E 500 S, BURLEY

RP11S24E233201

GIBBY, HYRUM J
669 S 250 E, BURLEY

RP11S24E276200

STATE OF IDAHO
3311 WEST STATE STREET, BOISE

RP11S24E237600

STATE OF IDAHO
3311 WEST STATE STREET, BOISE

RP11S24E253752

STANGER, STEVEN L
756 EAST 600 SOUTH, BURLEY

RP11S24E226400

GIBBY, REED W
134 E HWY 81, BURLEY

RP11S24E274800

GIBBY, BENJAMIN
873 PEBBLE DR, BURLEY

RP11S24E235700

SEARLE, CG LLC
474 E 550 S, BURLEY

RP11S24E252403

GIBBY, HYRUM J
699 S 750 E, BURLEY

RP11S24E276500

STOKER, LAVEL D, TRUSTEE
707 E 500 S, BURLEY

RP11S24E224500

LOVELAND, GARY B
796 E 600 S, BURLEY

RP11S24E227191

STATE OF IDAHO
3311 WEST STATE STREET, BOISE

RP11S24E258850

STATE OF IDAHO
3311 WEST STATE STREET, BOISE

RP11S24E254500
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RP11S24E263600
Property Owner

KELLEY, GEORGE M
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Fybercom Proposed Tower Site CUP
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Albion City limits
Albion Impact _ MU ±
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RP11S24E263600
KELLEY, GEORGE M

200acres+/-
2024-003479

BLM
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